Oakland City Planning Commission STAFF REPORT

Case File Number APL19008 (Appeal of PLN18502) September 18,2019

Location:

1415 Harrison Street (See map on the reverse)

Assessor’s Parcel Number(s):
Proposal:

Applicant and Contact
Number:

Appellant:

Owner:

Case File Number

Planning Permits Required:

General Plan:
Zoning:
Environmental Determination:

Historic Status:

City Council District:
Date Appeal Filed:

Staff Recommendation:

Finality of Decision:

For Further Information:

008-0625-045-00

To have a Supportive Housing Residential Activity located within
thirty (30) feet of the front lot line on the ground floor of an existing
principal building fronting a Commercial Corridor.

At the Appeal hearing before the Planning Commission on May 15,
2019, the Commission directed the Applicant/Appellant and staff to
work together to develop a design that would include a sizeable retail
space along 14" Street in order to make the Minor Variance
Findings. The motion was to return to the Planning Commission with
the proposed plan at a date uncertain. The Applicant/Appellant has
modified the ground floor, and staff supports the modified proposal
and has made the required Findings.

Resources for Community Development /Jessica Sheldon

510 841-4410

Resources for Community Development — Jessica Sheldon

Resources for Community Development

APL19008 (Appeal of PLN18502)

Minor Variance for a Supportive Housing Residential Activity
located within thirty (30) feet of the front lot line on the ground floor
of an existing principal building fronting a Commercial Corridor.
Central Business District

D-LM-2 Lake Merritt Station Area District Zone

Exempt, Section 15301 of the State CEQA Guidelines: Existing
Facilities

OCHS Rating B+1+, Local Register Property

3

2/15/19

Uphold the Appeal and deny the Zoning Manager’s decision based on
the modified project plans submitted on August 28, 2019 and the new
Minor Variance Findings.

Decision of the Planning Commission shall be final immediately
pursuant to Planning Code Sec. 17.148.060.)

Contact case planner Heather Klein, Planner IV at 510-238-3659 or ‘
HKlein@oaklandca.gov

SUMMARY

~ In September of 2017, the Zoning Manager approved a proposal to restore the Harrison Hotel located at
1415 Harrison Street and convert the Single Room Occupancy (SRO) building to 100% fully affordable
Dwelling and Rooming Units for the homeless with a second floor social service office and a ground floor
lobby and commercial space. The Applicant then requested a revision to reduce the Dwelling units and
increase the Rooming Units on the second floor and move the social service offices and counselor meeting
rooms to the ground floor in place of the commercial uses.

Staff reviewed the proposal and determined that the ground floor use would be a continuation of the
Supportive Housing Residential Activity on the upper floors, and per the Planning Code, these activities may
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not be located on the ground floor within thirty feet of the front lot line if the building fronted a Commercial
Corridor. Therefore, a Minor Variance application was required.

The Applicant filed a Minor Variance application which was denied on February 5, 2019.0n February 15,
2019, the Applicant/Appellant filed a timely Appeal of the Zoning Manager’s decision.

At the Appeal hearing before the Planning Commission on May 15, 2019, the Commission directed the
Applicant/Appellant and staff to work together to develop a design that would include a sizeable retail space
along 14th Street.

MODIFIED PROJECT DESIGN

The Applicant/Appellant has modified the ground floor (Attachment A) to now include a sizeable 500 sq.
ft. retail space that fronts the entire length of 14™ Street (the Commercial Corridor). The 900 sq. ft. counselor
offices are accessed from Harrison Street. This is appropriate as this activity requires privacy for clients and
Harrison Street in not a Commercial Corridor; therefore, the regulations regarding facade transparency do
not apply. Staff supports the modified proposal and has made the required Findings in support.

The Appellant’s original Appeal documents and the City’s May 15" Appeal staff report with the attachments
can be found in Attachment C.

MINOR VARIANCE

The Zoning Manager has the authority to grant the Minor Variance administratively. If the Planning
Commission supports the project as modified and denies the Zoning Manager’s previous decision, the
Zoning Manager will issue the Minor Variance following the decision. The new Findings and Minor
Variance will be appealable by any interested party to the Planning Commission within 10 days of the
Zoning Manager’s decision.

ENVIRONMENTAL DETERMINATION

The California Environmental Quality Act (CEQA) Guidelines list the projects that qualify as categorical
exemptions from environmental review. The proposed project is categorically exempt from CEQA per
Section 15301 because the building is existing and the Minor Variance permit is for interior ground floor
alterations to the building to allow for the Supportive Housing Residential Activity.

CONCLUSION

While the project still requires a Minor Variance for the depth of the ground floor retail space, this space is
sizeable and fronts onto the Commercial Corridor taking up all the 14 Street frontage. Staff supports the
re-design per the revised Findings in the report.
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RECOMMENDATIONS:
Reviewed by'
R@ﬁERT D, MERICAMP

Zoning Manager

Approved for forwarding to the
City Planning Commission:

Ed Manasse Interlm ]jeputy Director
Bureau of Planning

ATTACHMENTS:

Uphold the Appeal,

Deny the Zoning Manager’s decision on the project
based on the modified plans and new Minor Variance
Findings; and

Affirm staff’s environmental determination.

Prepared by:

-y

)y

Heather A Klein
Planner IV

A. Revised Ground Floor Plans and Applicant/Appellant narrative

B. Proposed Draft Findings

C. Appellant’s Appeal and City staff’s May 15, 2019 staff report
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ATTACHMENT B: FINDINGS

This proposal meets all the required findings under the Minor Variance criteria (Section 17.148.050A), of
the Oakland Planning Code (OMC Title 17) as set forth below and which are required to approve your
application. Required findings are shown in bold type; reasons your proposal satisfies them are shown in
normal type.

SECTION 17.148.050(A) - MINOR VARTANCE FINDINGS:

A. That strict compliance with the specified regulation would result in practical difficulty or
unnecessary hardship inconsistent with the purposes of the zoning regulations, due to unique
physical or topographic circumstances or conditions of design; or as an alternative in the case of
a minor variance, that such strict compliance would preclude an effective design solution
improving livability, operational efficiency, or appearance.

The project involves the restoration of a historic building with 100% fully affordable dwelling and
rooming units above the ground floor, and the conversion of the ground floor from a convenience
market and barbershop (both of which are legal non-conforming) to ground floor offices for social
service counselors and meeting rooms for small and large groups. As stated by the applicant: “the
activities in the spaces would include one-on-one meetings with counselors to discuss topics such as
housing stability, benefits, health and wellness, and employment, among other topics. The group
meetings include regular ‘coffee and conversation’ groups, support groups such as alcoholics
anonymous and narcotics anonymous, and education classes such as money management. The one-on-
one meetings are offered only to residents of the project. Some of the group meetings are exclusively
for the Harrison project residents, and others are open to anyone who is interested.”

The Applicant has submitted a revised floor plan which now provides an effective design solution that
improves livability, operational efficiency and appearance. Specifically, the 500 sq. ft. retail space is
oriented along 14th Street taking up all the 40’ of the frontage and providing active, pedestrian oriented
uses along the Commercial Corridor. The 900 sq. ft. counselor meeting spaces are accessed from
Harrison Street. This is also appropriate due to the private nature of the counselor spaces and the fact
that the Planning Code does not include a transparency requirement for secondary streets like Harrison.

Second, with this orientation of the retail space along the entire 14™ Street front, the concentration and
continuity of retail facilities would not be weakened and would be consistent with the Lake Merritt
Specific Plan which notes:

“While 14th Street will continue to be an important street for vehicular travel, the Plan
seeks to enhance the pedestrian and bicycle environment to increase multi-modal access.
A diversity of new uses and more active ground floor uses aim to make the area more
inviting, and the increased activity and additional lighting will add to the safety of the
public realm.”

B. That strict compliance with the regulations would deprive the applicant of privileges enjoyed by
owners of similarly zoned property; or, as an alternative in the case of a minor variance, that
such strict compliance would preclude an effective design solution fulfilling the basic intent of the
applicable regulation.

This Finding can now be met. The basic intent of the regulation is to ensure that viable retail spaces are
created. If the retail space is too narrow than the space is not attractive to potential tenants. In addition,
because retail uses are more viable when near other retail uses, the overall concentration of retail spaces
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must be retained. In this instance, the re-designed ground floor provides an effective design solution
where all the fagade along 14" Street will have a pedestrian-oriented, active use. Further, since the retail
space is oriented to the front and for 40°, the depth is less of the concern.

C. That the variance, if granted, will not adversely affect the character, livability, or appropriate
development of abutting properties or the surrounding area, and will not be detrimental to the
public welfare or contrary to adopted plans or development policy.

This Finding can now be met. First, while the re-designed retail space still requires a Variance for the
depth of the space, by turning the orientation of this space to front entirely on 14" Street, the project
will not adversely affect the character or appropriate development of the Commercial Corridor.
Specifically, since retail uses work best in proximity to other retail uses, with the inclusion of this space,
the viability of the rest of the street is not impaired for retail in the future. Second, Figure 4.3 of the
Lake Merritt Specific Plan envisions active ground-floor uses, and the revised plans with the orientation
at the corner and along 14™ Street will result in an active ground floor on 14" Street. Third, the revised
plans show a sizeable 500 sq. ft. retail space.

The variance will not be detrimental to the public welfare or contrary to adopted plans, including the
Land Use and Transportation Element (LUTE) of the City’s General Plan and the Lake Merritt Specific
Plan. Specifically, the project is consistent with the following objectives, goals and policies.

LUTE Obijective

D9: Emphasize the establishment, promotion, and retention of commercial businesses that serve the
needs of downtown workers and residents.

N1: Provide for healthy, vital, and accessible commercial areas that help meet local consumer needs in
the neighborhoods.

The revised project now includes a sizeable ground floor retail space with all the frontage along the 14"
Street Commercial Corridor.

Lake Merritt Specific Plan

Vision- Provide services and retail options in the station area.

Goal - Attract and promote a variety of new businesses, including small businesses and start-ups, larger
businesses that provide professional-level jobs (e.g., engineers, attorneys, accountants, etc.), and
businesses that serve the local community (such as grocery stores, farmers markets, restaurants,
pharmacies, banks, and bookstores).

Policy LLU-3 Ground floor commercial uses. Expand active commercial uses, including retail and
restaurants, throughout the Planning Area.

The revised project now includes a sizeable ground floor retail space with all the frontage along the
14th Street Commercial Corridor which was intentionally mapped for active ground floor use. Because
of the size and length of the space along 14" Street, the Commercial Corridor is not impaired.

D. That the variance will not constitute a grant of special privilege inconsistent with limitations
imposed on similarly zoned properties or inconsistent with the purposes of the zoning regulations.

This Finding can now be met. Variances have been granted for the depth of retail spaces in the past
based on mitigating factors such as the length of the front facade, orientation of the retail space, and
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overall square footage of the space. For example, staff has supported less depth if the retail frontage is
longer than if the frontage was narrow.

In this instance, the frontage along 14" Street is 40’ long, and the Applicant has oriented the re-designed
retail space to provide all 40 of the frontage for retail. In addition, as stated above, the proposed retail
will facilitate the retention and concentration of an important shopping frontage along the 14" Street
Commercial Corridor which connects Downtown to Lake Merritt. As such, approval of the Variance is
not a grant of special privilege.

E. For proposals involving one or two dwelling units on a lot: That the elements of the proposal
requiring the variance (e.g. elements such as buildings, walls, fences, driveways, garages and
carports, etc.) conform with the design review criteria set forth in the design review procedure at
Section 17.136.050.

This Finding is not applicable as the proposal does not involve exterior alterations. Should exterior
changes be proposed, a Design Review application must be filed and reviewed for compliance.

F. For proposals involving one or two residential dwelling units on a lot: That, if the variance would
relax a regulation governing maximum height, minimum yards, maximum lot coverage or
building length along side lot lines, the proposal also conforms with at least one of the following
criteria:

a. The proposal when viewed in its entirety will not adversely impact abutting residences to the
side, rear, or directly across the street with respect to solar access, view blockage and privacy
to a degree greater than that which would be possible if the residence were built according to
the applicable regulation and, for height variances, the proposal provides detailing,
articulation or other design treatments that mitigate any bulk created by the additional
height; or

b. Over 60 percent of the lots in the immediate vicinity are already developed and the proposal
does not exceed the corresponding as-built condition on these lots and, for height variances,
the proposal provides detailing, articulation or other design treatments that mitigate any bulk
created by the additional height. The immediate context shall consist of the five closest lots
on each side of the project site plus the ten closest lots on the opposite side of the street (see
INustration I-4b); however, the Director of City Planning may make an alternative
determination of immediate context based on specific site conditions. Such determination
shall be in writing and included as part of any decision on any variance.

This Finding is not applicable as the subject site and proposal does not involve a one-two family
residential facility, but rather a multi-unit residential facility and Supportive Housing Activity.
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Creating & Presgrving Affordable Housing

August 30, 2019

Heather Klein

Planning & Building Department

City of Oakland

250 Frank H. Ogawa Plaza, Suite 2113
Oakland, CA 94612

Re: 1415 Harrison St
Ground floor use

Dear Ms. Klein,

I am writing with an update on the proposed use at the ground floor of 1415 Harrison St, at the
corner of 14" Street and Harrison Street (the Harrison Hotel). The Harrison has been owned
and controlled by Resources for Community Development (RCD) since the 1990s. RCD is a
non-profit organization whose mission is to provide affordable housing for low-income
communities. The Harrison Hotel is an affordable housing apartment building that is home to
residents who are low-income, formerly homeless, and/or living with mental iliness. To fully
support these residents, there is a robust social services program in the building that offers
classes, one-on-one meetings, counseling, and resource referral. This program is staffed by
three part-time counselors as well as interns (in addition to on-site property managers and front
desk clerks); on any given day, there are typically five services staff on-site.

The Harrison is currently in the midst of a substantial renovation, which began in February 2019
and will last approximately one year. The renovation addresses critical life-safety issues
including a new roof, plumbing repairs, and elevator repairs. One of the major components of
the renovation is a seismic retrofit, which involves opening up the walls and floors on floors one
through three of the building to install and repair structural braces.

Since the ground floor of the Harrison is now partly opened up for this work, RCD is proposing
to reconfigure its use. The corner of the Harrison had previously had about 1,400 square feet of
retail space. Approximately 400 sq ft had been occupied by a small barbershop, and about
1,000 sq ft by a beer/wine/liquor store. In 2018, RCD submitted an application for a minor
variance to convert this area to community- and resident-serving space, in order to improve and
expand on the building’s social service program. That application was denied by staff, and RCD
appealed that decision to the Planning Commission.

The Planning Commission heard our appeal on May 15, 2019. At that hearing, staff presented
their determination that the location was zoned for retail. RCD explained that we considered the
proposed use to be a Community Education, Civic Activity, which is allowed by right in the code.
RCD also explained the critical role that services play in maintaining a safe and healthy
community at the Harrison, and the need for improved spaces.



The Commission did not make a determination at the meeting, but rather suggested that RCD
examine opportunities to provide both retail and services in the ground floor space. In response
to that feedback, RCD has worked with on-site services staff, the project architect, and local
business advocates to redesign the space. The attached proposal is a revised site plan which
includes approximately 500 sq ft of retail and 900 sq ft of community/resident serving space.

This layout achieves the City’s goal of concentrating active retail along 14 Street. In this
proposal, the entire 14 Street face of the building is devoted to retail. The retail main entrance
is at the corner of 14" and Harrison. This entrance will be right below the newly restored
“Harrison Hotel” marquee, an iconic part of the historic building. RCD met with staff from
Councilmember McElhaney’s office as well as the Mayor’s Policy Director of Art Spaces to walk
the building in June 2019, and both representatives urged us to include the corner entrance in a
retail space.

Destructive, investigative testing at the building suggests we should be able to remove part of a
wall and create a door between the existing community space and the newly proposed space.
This allows the retail space to occupy the 14 Street side of the property, while the community
and resident serving space is concentrated in the area further back from 14t Street. Staff and
residents can enter the new space through the newly created connecting door.

This proposal includes less area for community and resident serving space than initially
proposed, so some services will continue to be based out of the second floor offices where they
are currently hosted. RCD'’s first preference was to concentrate all services and community
activities on the ground floor, so residents could access a ‘one-stop shop’ for all the services
provided. Under the revised scenario, some staff will be based in the new ground floor space
while others will continue to work out of the existing second floor space.

We appreciate your review of this revised proposal. We believe it is in line with the
Commission’s direction to include some retail in the ground floor, and to focus such retail along
the 14t Street corridor. The proposed space also creates new offices and meeting space for
community and resident services, as RCD and residents have been hoping for.

Sincerely,

Jessica Sheldon
Associate Director of Housing Development

H Resources for Community Development
2220 Oxford Street « Berkeley, CA 94704
(510) 841-4410 « £ax (510) 548-3502
WWW.RCDHOUSING.ORG
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ATTACHMENT B: FINDINGS

This proposal meets all the required findings under the Minor Variance criteria (Section 17.148.050A), of
the Oakland Planning Code (OMC Title 17) as set forth below and which are required to approve your
application. Required findings are shown in bold type; reasons your proposal satisfies them are shown in
normal type.

SECTION 17.148.050(A) - MINOR VARIANCE FINDINGS:

A. That strict compliance with the specified regulation would result in practical difficulty or
unnecessary hardship inconsistent with the purposes of the zoning regulations, due to unique
physical or topographic circumstances or conditions of design; or as an alternative in the case of
a minor variance, that such strict compliance would preclude an effective design solution
improving livability, operational efficiency, or appearance.

The project involves the restoration of a historic building with 100% fully affordable dwelling and
rooming units above the ground floor, and the conversion of the ground floor from a convenience
market and barbershop (both of which are legal non-conforming) to ground floor offices for social
service counselors and meeting rooms for small and large groups. As stated by the applicant: “the
activities in the spaces would include one-on-one meetings with counselors to discuss topics such as
housing stability, benefits, health and wellness, and employment, among other topics. The group
meetings include regular ‘coffee and conversation’ groups, support groups such as alcoholics
anonymous and narcotics anonymous, and education classes such as money management. The one-on-
one meetings are offered only to residents of the project. Some of the group meetings are exclusively
for the Harrison project residents, and others are open to anyone who is interested.”

The Applicant has submitted a revised floor plan which now provides an effective design solution that
improves livability, operational efficiency and appearance. Specifically, the 500 sq. ft. retail space is
oriented along 14th Street taking up all the 40 of the frontage and providing active, pedestrian oriented
uses along the Commercial Corridor. The 900 sq. ft. counselor meeting spaces are accessed from
Harrison Street. This is also appropriate due to the private nature of the counselor spaces and the fact
that the Planning Code does not include a transparency requirement for secondary streets like Harrison.

Second, with this orientation of the retail space along the entire 14" Street front, the concentration and
continuity of retail facilities would not be weakened and would be consistent with the Lake Merritt
Specific Plan which notes:

“While 14th Street will continue to be an important street for vehicular travel, the Plan
seeks to enhance the pedestrian and bicycle environment to increase multi-modal access.
A diversity of new uses and more active ground floor uses aim to make the area more
inviting, and the increased activity and additional lighting will add to the safety of the
public realm.”

B. That strict compliance with the regulations would deprive the applicant of privileges enjoyed by
owners of similarly zoned property; or, as an alternative in the case of a minor variance, that
such strict compliance would preclude an effective design solution fulfilling the basic intent of the
applicable regulation.

This Finding can now be met. The basic intent of the regulation is to ensure that viable retail spaces are
created. If the retail space is too narrow than the space is not attractive to potential tenants. In addition,
because retail uses are more viable when near other retail uses, the overall concentration of retail spaces

Page 4



QOakland City Planning Commission September 18, 2019
Case File Number APL19008 (Appeal of PL.N18502) Page 5

must be retained. In this instance, the re-designed ground floor provides an effective design solution
where all the fagade along 14™ Street will have a pedestrian-oriented, active use. Further, since the retail
space is oriented to the front and for 40°, the depth is less of the concern.

C. That the variance, if granted, will not adversely affect the character, livability, or appropriate
development of abutting properties or the surrounding area, and will not be detrimental to the
public welfare or contrary to adopted plans or development policy.

This Finding can now be met. First, while the re-designed retail space still requires a Variance for the
depth of the space, by turning the orientation of this space to front entirely on 14™ Street, the project
will not adversely affect the character or appropriate development of the Commercial Corridor.
Specifically, since retail uses work best in proximity to other retail uses, with the inclusion of this space,
the viability of the rest of the street is not impaired for retail in the future. Second, Figure 4.3 of the
Lake Merritt Specific Plan envisions active ground-floor uses, and the revised plans with the orientation
at the corner and along 14" Street will result in an active ground floor on 14% Street. Third, the revised
plans show a sizeable 500 sq. ft. retail space.

The variance will not be detrimental to the public welfare or contrary to adopted plans, including the

Land Use and Transportation Element (LUTE) of the City’s General Plan and the Lake Merritt Specific
Plan. Specifically, the project is consistent with the following objectives, goals and policies.

LUTE Objective

D9: Emphasize the establishment, promotion, and retention of commercial businesses that serve the
needs of downtown workers and residents.

N1: Provide for healthy, vital, and accessible commercial areas that help meet local consumer needs in
the neighborhoods.

The revised project now includes a sizeable ground floor retail space with all the frontage along the 14%
Street Commercial Corridor.

Lake Merritt Specific Plan

Vision- Provide services and retail options in the station area.

Goal - Attract and promote a variety of new businesses, including small businesses and start-ups, larger
businesses that provide professional-level jobs (e.g., engineers, attorneys, accountants, etc.), and
businesses that serve the local community (such as grocery stores, farmers markets, restaurants,
pharmacies, banks, and bookstores).

Policy LU-3 Ground floor commercial uses. Expand active commercial uses, including retail and
restaurants, throughout the Planning Area.

The revised project now includes a sizeable ground floor retail space with all the frontage along the
14th Street Commercial Corridor which was intentionally mapped for active ground floor use. Because
of the size and length of the space along 14" Street, the Commercial Corridor is not impaired.

D. That the variance will not constitute a grant of special privilege inconsistent with limitations
imposed on similarly zoned properties or inconsistent with the purposes of the zoning regulations.

This Finding can now be met. Variances have been granted for the depth of retail spaces in the past
based on mitigating factors such as the length of the front fagade, orientation of the retail space, and
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overall square footage of the space. For example, staff has supported less depth if the retail frontage is
longer than if the frontage was narrow.

In this instance, the frontage along 14™ Street is 40° long, and the Applicant has oriented the re-designed
retail space to provide all 40° of the frontage for retail. In addition, as stated above, the proposed retail
will facilitate the retention and concentration of an important shopping frontage along the 14" Street
Commercial Corridor which connects Downtown to Lake Merritt. As such, approval of the Variance is
not a grant of special privilege.

E. For proposals involving one or two dwelling units on a lot: That the elements of the proposal
requiring the variance (e.g. elements such as buildings, walls, fences, driveways, garages and
carports, etc.) conform with the design review criteria set forth in the design review procedure at
Section 17.136.050.

This Finding is not applicable as the proposal does not involve exterior alterations. Should exterior
changes be proposed, a Design Review application must be filed and reviewed for compliance.

F. For proposals involving one or two residential dwelling units on a lot: That, if the variance would
relax a regulation governing maximum height, minimum yards, maximum lot coverage or
building length along side lot lines, the proposal also conforms with at least one of the following
criteria:

a. The proposal when viewed in its entirety will not adversely impact abutting residences to the
side, rear, or directly across the street with respect to solar access, view blockage and privacy
to a degree greater than that which would be possible if the residence were built according to
the applicable regulation and, for height variances, the proposal provides detailing,
articulation or other design treatments that mitigate any bulk created by the additional
height; or

b. Over 60 percent of the lots in the immediate vicinity are already developed and the proposal
does not exceed the corresponding as-built condition on these lots and, for height variances,
the proposal provides detailing, articulation or other design treatments that mitigate any bulk
created by the additional height. The immediate context shall consist of the five closest lots
on each side of the project site plus the ten closest lots on the opposite side of the street (see
Illustration I-4b); however, the Director of City Planning may make an alternative
determination of immediate context based on specific site conditions. Such determination
shall be in writing and included as part of any decision on any variance.

This Finding is not applicable as the subject site and proposal does not involve a one-two family
residential facility, but rather a multi-unit residential facility and Supportive Housing Activity.
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Location:

Proposal:

Applicant and Contact
Number:

Appellant:

Owner:

Planning Permits Required:

General Plan:
Zoning:
Environmental Determination:

Historic Status:

City Council District:
Date Appeal Filed:
Staff Recommendation:

Finality of Decision:

For Further Information:

1415 Harrison Street, (APN: 008-0625-045-00)

See map on reverse

To have a Supportive Housing Residential Activity located within
thirty (30) feet of the front lot line on the ground floor of an existing
principal building fronting a Commercial Corridor.

Resources for Community Development /Jessica Sheldon

510 841-4410

Resources for Community Development — Jessica Sheldon
Resources for Community Development

Minor Variance for a Supportive Housing Residential Activity
located within thirty (30) feet of the front lot line on the ground floor
of an existing principal building fronting a Commercial Corridor.
Central Business District

D-LM-2 Lake Merritt Station Area District Zone

Exempt, Section 15270 of the State CEQA Guidelines: Projects
which are disapproved.

OCHS Rating B+1+, Local Register Property

3

2/15/19

Deny the Appeal and uphold the Zoning Manager’s decision
Decision of the Planning Commission shall be final immediately
pursuant to Planning Code Sec. 17.148.060.)

Contact case planner Heather Klein, Planner IV at 510-238-3659 or

HKlein@oaklandca.gov

SUMMARY

Resources for Community Development (Applicant/Appellant) submitted a proposal in 2017 to restore the
historic Harrison Hotel located at 1415 Harrison Street and convert the 81 Single Room Occupancy (SRO)
units to 100% fully affordable Dwelling and Rooming Units for the homeless. The project also included a
social service office on the second floor and conversion of the ground floor from a convenience market and
barbershop into a residential lobby with commercial spaces. The project was approved by the Zoning
Manager in September of 2017.

Subsequently, as part of the building permit plans, the Applicant requested a revision to reduce the Dwelling
units by two and increase the Rooming Units by four in place of the social service office on the second floor
and change the intended ground floor commercial use to offices and meeting rooms for social service
counselors. These counselors would work directly with the residents in one-on-one and group meetings to
discuss topics such as housing stability, benefits, health and wellness, and employment. Some of the group
meetings would be exclusively for the residents, while others would be open to any interested person.

Staff reviewed the proposal and determined that these ground floor uses are a continuation of the Supportive
Housing Residential Activity located on floors two through seven as the onsite services assist the resident
in retaining housing, improving their health status, and maximizing their ability to live and work in the
community. Per Planning Code Section 17.101G.030, Supportive Housing is permitted above the ground
floor but has an associated limitation that states:

#4
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“These activities may not be located within thirty (30) feet of the front lot line on the ground
floor of an existing principal building fronting a Commercial Corridor or within thirty (30) feet
of the front lot line on the ground floor of a new principal building fronting a Transitional
Commercial Corridor, as defined in Section 17.101G.010.C, with the exception of incidental
pedestrian entrances that lead to one of these activities elsewhere in the building.”

The Applicant submitted a request on April 10, 2018 for a Zoning Manager Determination concerning the
proposed ground floor use and the interpretation of the commercial corridor in relation to the front lot line
(Attachment 4). In this request, the Applicant asked the Zoning Manager to consider the ground floor uses
as a Community Education Civic Activity and the front lot line as Harrison Street. On October 26, 2018, the
Zoning Manager determined that proposed ground floor use is Supportive Housing, and the front lot line is
14" Street. As such, Supportive Housing on the ground floor is not permitted without approval of a Minor
Variance. (Attachment B). The Applicant did not appeal this determination.

On November 21, 2018, the Applicant filed a Minor Variance application for the proposed ground floor use.
Staff reviewed the application, and the Zoning Manager denied the proposal on February 5, 2019 based on
the project not meeting the required Minor Variance findings (A#tachment C). On February 15, 2019, the
Applicant/Appellant filed a timely Appeal of the Zoning Manager’s decision (Attachment D).

Under Planning Code Section 17.148.060 (Appeal to Planning Commission—Minor Variances), the
Appellant must state where an error or abuse of discretion was made by the Zoning Administrator or where
the Zoning Administrator’s decision is not supported by evidence in the record. The arguments raised by
the Appellant fail to assert error, abuse of discretion or lack of evidence, and are summarized below in the
Basis for the Appeal portion of this report, along with staff’s response to each argument. For the reasons
stated in this report and attachments, staff recommends the Planning Commission deny the Appeal, thereby
upholding the Zoning Administrator’s approval.

PROPERTY DESCRIPTION

Project Site

The project site is a mixed use-building located at the northwest intersection of 14th Street and Harrison
Street in downtown Oakland. The Hotel Harrison is historic with an Oakland Cultural Heritage survey
rating of B+1+. The existing ground floor has a lobby for the residential units above, a barbershop and a
convenience store.

Neighborhood Characteristics

The proposal is in the Downtown Oakland neighborhood. Neighborhood characteristics include mixed-use
buildings and several new high-density residential buildings that are two stories or greater. The ground
floor commercial uses in the area and along 14" Street include restaurants, consumer service businesses
and retail establishments.

PROJECT DESCRIPTION

The original project involved the restoration of a historic building and conversion of the 81 Single Room
Occupancy (SRO) units to 52 fully 100% affordable Dwelling Units and 29 fully 100% affordable Rooming
Units on floors 2 through seven, a social service office on the second floor and the conversion of the ground
floor from a convenience market and barbershop to commercial uses.
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The revised project includes the restoration and conversion of the 81 Single Room Occupancy (SRO) units
to 50 fully 100% affordable Dwelling Units and 33 fully 100% affordable Rooming Units on floors 2
through seven, and the conversion of the ground floor from a convenience market and barbershop to offices
for social service counselors and meeting rooms for small and large groups.

As stated by the Applicant: “the activities in the spaces would include one-on-one meetings with counselors
to discuss topics such as housing stability, benefits, health and wellness, and employment, among other
topics. The group meetings include regular ‘coffee and conversation’ groups, support groups such as
alcoholics anonymous and narcotics anonymous, and education classes such as money management. The
one-on-one meetings are offered only to residents of the project. Some of the group meetings are
exclusively for the Harrison project residents, and others are open to anyone who is interested.” The
proposed floor plan places the group meeting room at the corner of 14™ and Harrison Streets and one-on-
one counseling offices on 14™ Street and the side of the building. A large administrative office area with
desks and work stations are along Harrison Street with a large community room in the center of the ground
floor between the entry fobby and the 14" Street meeting room (Attachment E).

GENERAL PLAN ANALYSIS

Land Use and Transportation Element

The proposed project is in the Central Business District land use classification of the Land Use and
Transportation Element (LUTE) of the General Plan. The Central Business District is intended to encourage,
support, and enhance the downtown area as a high density mixed-use urban center of regional importance and
primary hub for business, communications, office, government, high technology, retail, entertainment, and
transportation in northern California. Staff found that the project would be contrary to the LUTE. Specifically,
the project is inconsistent with the following objectives:

D9: Emphasize the establishment, promotion, and retention of commercial businesses that serve the needs
of downtown workers and residents.

NI: Provide for healthy, vital, and accessible commercial areas that help meet local consumer needs in the
neighborhoods.

The project would remove a ground floor space located in a zone intentionally mapped for active ground
floor uses and could impair the rest of the 14™ Street Commercial Corridor from developing these uses.

Lake Merritt Station Area Plan

The project is located within the Lake Merritt Station Area Plan Area. Figure 4.3 of the Lake Merritt Station
Area Plan envisions active ground-floor uses on Commercial Corridors which this project would not
provide. The purpose of prohibiting these uses within thirty feet of the front lot line on the ground floor on
a Commercial Corridor is to ensure that this area remains viable for retail, and retail uses work best in
proximity to other retail uses. When the street front and especially a corner property are used for a non-
retail use the whole viability of the rest of the street is impaired for this use. This affects the character or
appropriate development of abutting properties, and to date, staff has denied several applications for non-
retail uses on 14™ Street. Therefore, the project was found to be inconsistent the Lake Merritt Station Area
Plan, and specifically, the following goals and policies:

Goal - Attract and promote a variety of new businesses, including small businesses and start-ups, larger
businesses that provide professional-level jobs (e.g., engineers, attorneys, accountants, ctc.), and businesses
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that serve the local community (such as grocery stores, farmers markets, restaurants, pharmacies, banks,
and bookstores).

Policy LU-3 Ground floor commercial uses. Expand active commercial uses, including retail and
restaurants, throughout the Planning Area.

The project would remove a ground floor space intentionally mapped for active ground floor use and could
impair the rest of the 14th Street Commercial Corridor for these uses.

ZONING ANALYSIS

Existing Project Site Zoning

The Zoning designation for the project site is the Lake Merritt Station Area District Pedestrian Zone-2 (D-
LM-2). The intent of the D-LM Zones is to implement the Lake Merritt Station Area Plan. Development
in this zoning district shall be consistent with the Lake Merritt Station Area Plan, of a high-quality design,
and include active ground floor uses where appropriate and feasible.

Minor Variance

The proposal is for a Supportive Housing Residential Activity with affordable housing and onsite services
that assist the resident in the D-LM-2 Zone. Supportive Housing is permitted above the ground floor but
has an associated limitation that states: These activities may not be located within thirty (30) feet of the
front lot line on the ground floor of an existing principal building fronting a Commercial Corridor or within
thirty (30) feet of the front lot line on the ground floor of a new principal building fronting a Transitional
Commercial Corridor, as defined in Section 17.101G.010.C, with the exception of incidental pedestrian
entrances that lead to one of these activities elsewhere in the building.”

Since the proposed activity would be located on the ground floor of an existing principal building fronting
a Commercial Corridor (14™ Street), the proposed Supportive Housing activity is not permitted without a
Minor Variance. The Applicant applied for a Minor Variance (PLN18502), and staff denied the request for
such use.

ENVIRONMENTAL DETERMINATION

The California Environmental Quality Act (CEQA) Guidelines list the projects that qualify as categorical
exemptions from environmental review. The proposed project is categorically exempt from the
environmental review requirements pursuant to Section 15270, projects which are disapproved.

BASIS FOR THE APPEAL

The Appellant (former Applicant), Resources for Community Development, filed a timely Appeal on
February 15, 2019 (Attachment D) of the Zoning Manager’s decision to the deny the Variance application.
The Appeal is based on the claim (1) that Planning staff made an error in the proposed use classification
determination; (2) that Planning staff made an error in the applicability of Commercial Corridor
requirements; and (3) that Planning staff made errors in the Minor Variance findings. The Appellant also
offered a possible redesign at the end of their Appeal.

The following is a list of the specific issues raised in the Appeal along with staff’s response to each point.
The basis for the Appeal is shown in bold text and the staff response follows each point in regular type.
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1. Error in Use Classification

The Appellant believes that Planning staff should not have classified the proposed use as a Supportive
Housing Residential Activity, but rather classify the intended use as Community Education Civic
Activity. The Appellant writes: “According to 17.10.180 in the Planning Code, Community
Education, Civic Activity can encompass various activities, including: support services provided for
independent living skills development including self-improvement education, employment and job
training for both on-site and off-site residents in conjunction with Residential Activities”. The
Appellant continues by stating: “The services are targeted at homeless and formerly homeless
individuals, both Harrison residents and others. The primary goal of the service is housing retention
and stability, the most critical element of independent living. Activities include other self-
improvement groups and individual counseling to address issues dealing with health, benefits and
education.”

Staff’s Response:

As described above, the Appellant requested a determination regarding the land use classification for the
ground floor use. The City issued a determination, which was not appealed. As such, the Appellant cannot
now raise this issue as part of their Appeal of the Minor Variance decision, and the Determination that this
is Supportive Housing Residential stands.

However, staff reviewed the use classification for a Supportive Housing Residential Activity and a
Community Education Civic Activity in relation to this project. Below is a summary of the definitions per
the Planning Code.

Supportive Housing Residential Activity

Planning Code Section 17.10.114 defines a Supportive Housing Residential Activity as including housing:
(a) with no limit on length of stay; (b) that is linked to an onsite or offsite service that assist the supportive
housing resident in retaining the housing, improving his or her health status, and maximizing his or her
ability to live and, when possible, work in the community; and (c) that is occupied by the following target
population (as defined in subdivision (g) of Government Code Section 65582):

A. Adults with low incomes having one or more disabilities, including mental illness, HIV or AIDS,
substance abuse, or other chronic health conditions and may, among other populations, include adults,
emancipated minors, families with children, elderly persons, young adults aging out of the foster care
system, individuals exiting from institutional settings, veterans, and homeless people; or

B. Individuals eligible for services provided under the Lanterman Developmental Disabilities Services
Act (Division 4.5 (commencing with Section 4500) of the Welfare and Institutions Code), who include
individuals with a disability that originated before the individual was eighteen (18) years old, but not
including handicapping conditions that are solely physical in nature.

This classification also includes certain activities accessory to the above, as specified in Section 17.10.040.
Supportive Housing shall only be subject to those restrictions that apply to other residential dwellings of
the same facility type in the same zone (Government Code Section 65583(a)(5)).

Community Education Civic Activity
Planning Code Section 17.10.180 defines a Community Education Civic Activity as including the activities

typically performed by the following institutions:
A. Public and private day-care centers for fifteen (15) or more children;
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B. Public and private nursery schools and kindergartens;
C. Public and private elementary, junior high, and high schools;
D. Support services provided for independent living skills development including self-improvement

education, employment and job training for both on-site and off-site residents in conjunction with
Residential Activities.

This classification also includes certain activities accessory to the above, as specified in Section 17.10.040.
The Bureau of Planning found that the proposed use of the project, based on the information provided
including the project description and floor plan, more closely resembles Supportive Housing, which

includes onsite services within the definition. Furthermore, this determination is based on the fact that
Community Education Civic Activities do not include health-related education in the definition.

2. Error in Applicability of Commercial Corridor Requirements

The Appellant believes staff incorrectly classified the location as fronting a Commercial Corridor.
The Appellant believes that of the corner parcel, Harrison Street should be considered the front lot
line and that Harrison Street should not be considered a Commercial Corridor. The Appellant goes
on to write: “The code therefore gives the Planning Director the ability to designate front lot lines
based on the neighborhood usage. Based on actual building configuration, usage, and neighborhood
patterns, the front lot line of the ‘The Harrison’ is on Harrison Street between 14" and 15™ Street,
and therefore not in a Commercial Corridor”.

Staff’s Response:

As described above, the Appellant requested a determination regarding the applicability of the commercial
corridor requirements. The City issued a determination, which was not appealed. As such, the Appellant
cannot now raise this issue as part of their Appeal of the Minor Variance decision.

Planning Code Section 17.101G.010.C, provides a definition of corridor types:

For the purposes of this Chapter only, the following definitions shall be utilized to apply special land use
regulations and development standards to properties fronting the following two types of street corridors:

1. Commercial Corridor. The intent of regulations related to properties fronting “Commercial
Corridors” is to maintain and promote an existing pattern of continuous ground floor Commercial
Activities and Facilities along the subject corridor. The following streets are designated as
Commercial Corridors: 14th Street (between Franklin and Oak Streets), 9th Street (between
Broadway and Harrison Street, and between Madison and Fallon Streets), 8th Street (between
Broadway and Harrison Street, and between Madison and Fallon Streets), Oak Street (between 8th
and 9th Streets), Harrison Street (between 7th and 11th Streets), Webster Street (between 7th and
11th Streets), Franklin Street (between 7th and 11th Streets), and Broadway (between 7th and 10th
Streets).

2. Transitional Commercial Corridor. The intent of regulations related to properties fronting
“Transitional Commercial Corridors” is to expand the amount of ground floor Commercial
Activities and Facilities along the subject corridor. The following streets are designated as
Transitional Commercial Corridors: International Boulevard (between [st and 4th Avenues), East
12th Street (between Ist and 4th Avenues), 8th Street (between Harrison and Madison Streets), 9th
Street (between Harrison and Madison Streets), 1st Avenue (between East 12th Street and
International Boulevard), Oak Street (between 5th and 8th Streets, and between 9th and 14th
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Streets), Harrison Street (between 11th and 14th Streets), Webster Street (between 11th and 14th
Streets, and between 5th and 7th Streets), Franklin Street (between 11th and 14th Streets, and
between 5th and 7th Streets), and Broadway (between 5th and 7th Streets).

Furthermore, the Planning Code Section 17.09.040 states: "Front lot line" means: 1. On an interior lot: any
abutting street line, except where an interior lot has more than one abutting street line, the Director of City
Planning shall select one of the street lines as the front lot line; such selection shall conform with any
neighborhood patterns. 2. On a corner lot: the shorter of any adjacent two abutting street lines, or portions
thereof, which intersect at an angle of not less than forty-five (45) degrees but not more than one hundred
thirty-five (135) degrees; except that the Director of City Planning may select either as the front lot line to
conform with any neighborhood patterns. If adjacent street lines, or portions thereof, of a corner lot intersect
at an angle of less than forty-five (45) degrees, both such street lines or portions thereof shall be deemed
front lot lines.

The Planning Code does give the Planning Director or designee the ability to designate a front lot line based
on the neighborhood usage. However, that only occurs when lots are of an unusual shape or configuration
or when is the front lot line is not clear such as whole City block development site or square parcel. In this
case it is clear that 14" Street, as the narrowest street line on the corner parcel, is the front lot line. It is also
clear from the definition of a Commercial Corridor that 14™ Street between Franklin and Oak Streets, where
this parcel is located is a Commercial Corridor. It is also clear that Harrison Street between 11™ and 14"
Streets is a Transitional Commercial Corridor (See map on page 2 or the report).

3. Error in Minor Variance Findings

The Appellant believes that the minor variances findings did not address the historic and affordable
housing constraints faced by the existing building for possible expansion of services elsewhere in the
building. The Appellant writes: “In short, the fact that this is an existing building which is over 100
years old, a historic property, and encumbered by regulatory restrictions for affordable housing
impose practical difficulties that are not comparable to a building being newly constructed in this
neighborhood. There is no other option to provide the necessary space for social services.
e The building is completely built out to its lot line, providing no space for new construction on
the site.
* The building is on the local and national register of historic places, so adding additional height
or floors to the building is not permitted.
¢ The City of Oakland and State of California require that the building provide 81 apartments
for low-income housing, requirements that are on title for a 55-year period. There is
therefore no flexibility to convert other spaces in the building to new uses.
None of these conditions apply to a property that is being newly constructed in the neighborhood. If
RCD were building a new building, we would design the building footprint and encumbrances, that
is not possible”.

Staff’s Response:

The Zoning Manager took the building’s constraints into account and did not error or abuse his discretion
in determining that compliance with the active ground floor requirement would not result in a practical
difficulty or unnecessary hardship due to unique physical or topographic circumstances or conditions of
design. The Zoning Manager acted within his discretion to consider that the building is existing and has
over the years provided retail and consumer services that activated the street. It should be noted that the
original application included these services on the second floor, and so they could be accommodated within
the existing conditions of design.
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The revision would include moving the services proposed in the original application from the second floor
to the ground floor and adding additional units in that space. As such, based on the policies in the LUTE
and the Lake Merritt Specific Plan, the proposal does not include an effective design solution improving
the livability, operational efficiency, or appearance of the street and does not fulfill the intent of the
Commercial Corridor regulations. There is substantial evidence supporting the Zoning Manager’s rejection
of Appellant’s argument that the proposed ground-floor services would contribute to the street activation
more than the existing retail uses. Such a use would instead weaken the concentration and continuity of
retail facilities at the ground-level and would impair the retention or concentration of an important shopping
frontage along the 14" Street Commercial Corridor that connects Downtown to Lake Merritt. In addition,
the Lake Merritt Specific Plan notes:

“While 14th Street will continue to be an important street for vehicular travel, the Plan seeks to enhance
the pedestrian and bicycle environment to increase multi-modal access. A diversity of new uses and more
active ground floor uses aim to make the area more inviting, and the increased activity and additional
lighting will add to the safety of the public realm.”

Alameda County Health Care for the Homeless - Trust Health Center provides services to this population
at 384 14th Street, and so there are services in the area. It is clear from looking at that use on the street, that
the concentration and continuity of retail was weakened by the loss of active ground-floor uses at 384 14"
street. In addition, due to the private nature of the proposed ground floor uses, the proposal would not likely
meet the 65% open ground floor commercial fagade transparency requirements, which was also an issue at
384 14" Street.!

Finally, the Zoning Manager’s decision is consistent with previous denials or withdrawn requests to locate
non-retail Administrative Office and Medical Service uses on the ground floor of 14% street

4. Conclusion/ Re-design

The Appellant suggests a potential compromise with a re-designed project which would add
approximately 400 square-feet of retail spaces in the existing commercial barbershop space while
keeping the corner at 14™ and Harrison Streets for Supportive Housing residential activities of
counseling services. The Appellant writes: “In recognition of the staff’s denial of this application and
desire to see retail in this location, RCD would be willing to set aside the smaller of the two retail
spaces (the 400 square-foot space with an entrance on 14" Street) for traditional retail. We can revise
the design so that the other ground-floor space can accommodate the necessary offices and meeting
rooms for Life Long Medical Care. We sincerely hope the City can at least approve that proposal,
since we have no other option for expanding services to residents and the community.”

Staff’s Response:

Although the Appellant is willing to mitigate the loss of a corner retail space by adding a small,
approximately 400 square-foot retail space, the prominent corner of 14™ and Harrison Streets would remain
closed off. As noted throughout this report, this would impair the retention or concentration of an important
shopping frontage along the 14" Street commercial corridor that connects Downtown to Lake Merritt.

Again, the LUTE and Lake Merritt Specific Plan envision active ground-floor uses on Commercial
Corridors. Retail uses work best in proximity to other retail uses. When the street front and especially a
corner property is used for a non-retail use, the whole viability of the rest of the street is impaired. The

! This project was denied by the Zoning Manager in December of 2012 and was overturned by the Planning Commission in 2013
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project would remove a ground floor space on a street that has been intentionally mapped for active ground
floor use and if approved, could impair the rest of the 14th Street Commercial Corridor for these uses.

Although staff is supportive of the mission and the need to have services close to residents, staff cannot still
make the findings for approval.

* There is no practical difficulty or unnecessary hardship due to unique physical circumstances.

» The proposal, even with the re-design, does not offer an effective design solution.

» The proposal will affect the character and appropriate development of abutting properties.

» The proposal is a grant of special privilege as staff has denied non-retail requests on 14™ before.
e The proposal is not consistent with the LUTE and the Lake Merritt Station Area Plan.

CONCLUSION

As noted throughout this report, there is substantial evidence supporting the Zoning Manager’s
decision. Staff recommends that the Residential Appeals Committee uphold the Zoning Manager’s
decision and deny the Appeal.

RECOMMENDATIONS:
1. Uphold staff’s CEQA environmental determination.

2. Deny the Appeal and uphold the Zoning
Administrator’s denial of the project based on this
Appeal report.

Prepared by: /

Heather A Klein
Planner IV

Reviewed by

D

foB’éRT b. MERKAMP / L

oning Manager /

Approved for forwarding to the
City Planning Commission:

Ed Manasse, Interim Deputy Director
Bureau of Planning
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ATTACHMENTS:

Appellant’s Request Letter a for Zoning Manager Determination dated April 10, 2018
Zoning Manager’s Determination Letter dated: October 26, 2018

Denial Letter of Case File PLN18502 dated February 5, 2019

Appeal of Case File PLN18502 dated February 15,2019

Project Plans and Site Photos
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Creating & Preserving Affordable Housing

April 10, 2018

Heather Klein

Planning & Building Department

City of Oakland

250 Frank H. Ogawa Plaza, 2" Floor
Oakland, CA 94612

Re:Harrison Hotel Request for Determination Letter
PLN17192

Dear Ms. Klein:

In September 2017, the City of Oakland Planning and Building Department approved RCD’s
plans to renovate the Harrison Hotel, including the conversion of some rooming units to dwelling
units and certain exterior building alterations and modifications. RCD is now requesting approval
of revised plans that, in addition to the previously-approved work, would also (1) create two new
rooming units and (2) convert the ground floor stores to community-serving space.

The Harrison Hotel is an affordable housing apartment building that is home to residents who
are low-income, formerly homeless, and/or living with mental iliness. To fully support these
residents, there is a robust social services program in the building that offers classes, one-on-
one meetings, counseling, and resource referral. This program is staffed by three part-time
counselors as well as interns (in addition to on-site property managers and front desk clerks).
For the past 20+ years, these staff have been working out of cramped, converted units in the
building. It appears that these spaces were initially apartments or residential hotel units, but
during the 1990s renovation were converted to make-shift offices. The services staff have long
requested improved office space, in order to better serve their clients.

The building also has ground-floor retail in the form of a small barbershop and a liquor
store/market. While we manage the liquor store as best as possible, it is a use that encourages
loitering and littering, and is not the kind of community-serving space that RCD hopes to support
in our properties. Both of these spaces will be impacted by the upcoming renovation and, due to
structural work, will need to be partly and temporarily closed down during construction.

Since the stores will be impacted by construction anyway, RCD is proposing to take advantage
of the opportunity to re-vision how the ground floor space is used and propose a use more in
line with our mission as well as the City’s vision of a safe and community-oriented
neighborhood. We are proposing to permanently relocate the existing retail tenants (with all
required relocation assistance) and build out the space as with community-serving offices and
meeting rooms. The counselors who currently work in the cramped building spaces would be
moved to new offices in this ground-floor space. There would also be space for group meetings.
This move would free up space in the upper residential floors, where we can create two new
residential apartments. These apartments would be “rooming units” (with shared baths and no
cooking facilities). This would bring the total apartment count to 83.

Resources for Community Development

2220 Oxford Street * Berkeley, CA 94704

(510) 841-4410 »+ rax (510) 548-3502

WWW.RCDHOUSING.ORG

ATTACHMENT A



Creating & Preserving Affordable Housing

We believe this proposal is ‘win win’ in that it creates new community-serving space and creates
two new affordable housing units, both important goals at a time when non-profits and low-
income households are facing a critical shortage of affordable spaces and homes.

Request to create two new rooming units

In the Determination Letter dated September 14, 2017, Oakland determined that this site was
zoned for 52 dwelling units (apartments with kitchens) and 29 rooming units (apartments without
kitchens), for a total of 81 apartments. In that Letter, the Zoning Manager indicated that two
rooming units are equivalent to one dwelling unit. Per that calculation, RCD is proposing to
reduce the dwelling unit count by two and increase the rooming unit count by four.

dwelling units rooming units total apartments
approved Sept 2017 52 29 81
proposed change reduce by two increase by four
proposed total count 50 33 83

RCD requests that the City approve the proposal for up to 83 apartments, including 50 dwelling
units and 33 rooming units. It is possible that, depending on funding availability, the actual
number of dwelling units will be less than 50 (i.e., these units would remain as rooming units,
with no kitchens). In no case will the plans include more than the 50 dwelling units listed here.

Request to change ground floor use

The proposed new use of the ground floor would include offices for social service counselors
and meeting rooms for small and large groups. The activities in this space would include one-
on-one meetings with counselors to discuss topics such as housing stability, benefits, health
and wellness, and employment, among other topics. The group meetings include regular ‘coffee
and conversation’ groups, support groups such as alcoholics anonymous and narcotics
anonymous, and education classes such as money management. The one-on-one meetings are
offered only to residents of the Harrison. Some of the group meetings are exclusively for
Harrison residents, and others are open to anyone who is interested. Services are run by
Lifelong Medical Care, a federally qualified health center program that runs community clinics,
dental clinics, counseling/mental health services, and supportive housing programs. They
operate out of several affordable housing properties and clinics throughout the East Bay,
including a downtown Oakland clinic. Lifelong refers clients from among this wide range to the
classes and activities at Harrison Hotel.

The proposed use appears to fall into the category of Community Education Civic Activity. From
17.10.180 in the Planning Code, this includes: Support services provided for independent living
skills development including self-improvement education, employment and job training for both
on-site and off-site residents in conjunction with Residential Activities. This seems like a
permitted use, in this zone (D-LM-2), under table 17.101G.01 of the Planning Code.

Resources for Community Development
2220 Oxford Street « Berkeley, CA 94704
(510) 841-4410 » rax (510) 548-3502
WWW.RCDHOUSING.ORG



Creating & Preserving Affordable Housing

Alternately, the City might determine that as proposed, the entire building would be classified as
Supportive Housing Residential Activities, since more than half of the activities in the new
ground floor space will serve Harrison residents only. In that case, this use is permitted in this
zone, except ‘these activities may not be located within thirty (30) feet of the front lot line on the
ground floor of an existing principal building fronting a Commercial Corridor” (table 17.101G.01
of the Planning Code).

Determination of front lot line

In an email from Michael Bradley on April 3, 2018, in relation to the question of the ground floor
use, RCD was asked to indicate which side of the 1415 Harrison Street parcel is considered the
front lot line. Since the parcel is located on a corner lot, the front lot line is not straightforward. In
this case, the definition of front lot line should rely on common use and understanding of the
building. In the proposed renovation of the ground floor, the property would have three
entrances from Harrison Street, one entrance exactly on the corner, and one exit-only door on
13" Street. The vast majority of people entering the building will enter via the main entrance at
1415 Harrison Street. A few people may enter at 1405 or 1411 Harrison Street, or the corner
door, to directly attend community meetings. Since there are multiple entries to the space, and
the majority lie on Harrison Street with none directly on 13t Street, we believe the front lot line is
Harrison Street. In this location, Harrison Street is neither a Commercial Corridor nor a
Transitional Corridor.

Attachments

As requested, we have included here a floor plan showing the proposed layout of the new
ground floor space. This includes a line indicating the 30’ setback from the front lot line (since
this is a small parcel, that essentially encompasses the whole building). This plan also highlights
the multiple entrances to the building.

Thank you for your consideration. Please let us know if you require any additional information. |
can be contacted at (510) 841 — 4410 x335 or jsheldon@rcdhousing.org.

Sincerely,

_essica Sheldon

Jessica Sheldon
Assistant Director of Housing Development

Resources for Community Development
2220 Oxford Street * Berkeley, CA 94704
(510) 841-4410 + rax (510) 548-3502
WWW.RCDHOUSING.ORG



HARRISON HOTEL
1415 Harrison Street

Existing Entrances on Harrison St




View of Harrison at 14 St & Harrison St

Entrance #3
can enter from either 14% St or Harrison




View from Harrison St, including main building entrance

Entrance #1
Main entrance to property
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Sent via U.S. Mail

October b . 2018

Resources for Community Development
c/o Jessica Sheldon

2220 Oxford Street

Berkeley, CA 94704

RE: Case File No. DET180043; 1415 Harrison Street; APN: 008-0625-045-00

This letter is in response to your request, dated April 10, 2018, for a Zoning Manager’s Determination concerning the
proposed ground floor use and the interpretation of the commercial corridor in relation to front lot line for the subject
property. The project involves the restoration of a historic building with 100% fully affordable dwelling and rooming
units above the ground floor, and the conversion of the ground floor from a convenience market and barbershop (both of
which are legal non-conforming) to ground floor offices for social service counselors and meeting rooms for small and
large groups. As stated by the applicant: “the activities in the spaces would include one-on-one meetings with counselors
to discuss topics such as housing stability, benefits, health and wellness; and employment, among other topics. The group
meetings include regular ‘coffee and conversation’ groups, support groups such as alcoholics anonymous and narcotics
anonymous, and education classes such as money management. The one-on-one meetings are offered only to residents of
the project. Some of the group meetings are exclusively for the Harrison project residents, and others are open to anyone
who is interested.” The proposed floor plan places the group meeting room at the corner of 14 and Harrison Streets and
one-on-one counseling offices on 14% Street and the side of the building. A large administrative office area with desks
and work stations are along Harrison Street with a large community room in the center of the ground floor between the
entry lobby and the 14" Street meeting room.

The current zoning for 1415 Harrison Streét is the Lake Merritt Stdﬁon Area District Pedestrian Zone-2 (D-LM-2), The
current land use designation for the subject parcel, per the Land Use and Transportation Element (LUTE) of the General
Plan, is the Central Business District (CBD).

Staff reviewed your determination request for the use classification of Supportive Housing, Residential Activities and

Community Education, Civic Activities and the definition of a Commercial Corridor in relation to front Iot line. Below is
a summary of the definitions per the Planning Code. :

Specifically, Planning Code Section 17.10.114 defines Supportive Housing, Residential Activities,

" Supportive Housing Residential Activities include housing: (a) with no limit on length of stay; (b) that is linked to an
onsite or offsite service that assist the supportive housing resident in retaining the housing, improving his or her health
status, and maximizing his or her ability to live and, when possible, work in the community; and (c) that is occupied by
the following target population (as defined in subdivision (8) of Government Code Section 65582):

ATTACHMENT B
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A. Adults with low incomes having one or more disabilities, including mental illness, HIV or AIDS, substance
abuse, or other chronic health conditions and may, among other populations, include adults, emancipated
minors, families with children, elderly persons, young adults aging out of the foster care system, individuals
exiting from institutional settings, veterans, and homeless people; or

B. Individuals eligible for services provided under the Lanterman Developmental Disabilities Services Act
(Division 4.5 (commencing with Section 4500) of the Welfare and Institutions Code), who include individuals
with a disability that originated before the individual was cighteen (18) years old, but not including
handicapping conditions that are solely physical in nature, ' ' :

- This classification also includes certain activities accessory to the above, as specified in Section 17.10.040.
Supportive Housing shall only be subject to those restrictions that apply to other residential dwellings of the same facility
type in the same zone (Government Code Section 65583(a)(5)). .

Specifically, Planning Code Section 17.10.180 defines Community Education, Civic Activities.
Community Education Civic Activities include the activities typically performed by the following institutions:
" A. Public and private day-care centers for fifteen (15) or more children;
B. ' Public and private nursery schools and killderganehs;
C. Public and private elementary, junior high, and high schools;
D

Support services provided for independent living skills development including self-improvement education,
employment and job training for both on-site and off-site residents in conjunction with Residential Activities.

This classification also includes certain activities accessory to the above, as specified in Section 17,10.040.
Specifically, Planning Code Section 17.101G.010.C, provides a definition of corridor types:

For the purposes of this Chapter only, the following definitions shall be utilized to apply special land use regulations.and
development standards to properties fronting the following two types of street corridors: :

1. Commercial Corridor. The intent of regulations related to properties fromting “Commercial Corridors” is to
maintain and promote an existing pattern of continuous ground floor Commercial Activities and Facilities
along the subject corridor. The following streets are designated as Commercial Corriders: 14th Street (between
Franklin and Oak Streets), 9th Street (between Broadway and Harrison Street, and between Madison and Fallon
Streets), 8th Street (between Broadway and Harrison Street, and between Madison and Fallon Streets), Oak Street
(between 8th and 9th Streets), Harrison Street (between 7th and 11th Streets), Webster Street (between 7th and 11th
_Streets), Franklin Street (between 7th and 11th Streets), and Broadway (between 7th and 10th Streets).

2. Transitional Commercial Corridor. The imtent of regulations related to properties fronting “Transitional
Commercial Corridors” is to expand the amount of ground floer Commercial Activities and Facilities along

the subject corridor. The following streets are designated as Transitional Commercial Corridors: International
Boulevard (between 1st and 4th Avenues), East 12th Street (between 1st and 4th Avemies), 8th Street (between
Harrison and Madison Streets), 9th Street (between Harrison and Madison Streets), 1st Avenue (between East 12th
Street and International Boulevard), Oak Street (between Sth and 8th Streets, and between 9th and 14th Streets),
Harvison Street (between 11¢h and 14th Streets), Webster Street (between 11th and 14th Streets, and between 5th
and 7th Streets), Franklin Street (betwéen 11th and 14th Streets, and between Sth and 7th Streets), and Broadway
(between Sth and 7th Streets). : ‘ '

Furthermore, the Planning Code Section 17.09.040: Definitions states; "Front lot line" means: 1. On an interior lot: any
abutting street line, except where an interior Jot has more than one abutting street line, the Director of City Planning shall
select one of the street lines as the front lot line; such selection shall conform with any neighbothood patterns. 2. On a
corner lot: the shorter of any adjacent two abutting street limes, or portions thereof, which intersect at an angle of not
less than forty-five (45) degrees but not more than one hundred thirty-five (135) degrees; except that the Director of City
Planning may select either as the front lot line to conform with any neighborhood patterns. If adjacent street lines, or
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portions thereof, of a corner lot intersect at an angle of less than forty-five (45) degrees, both such street lines or portions
thereof shall be deemed front lot lines.

The Bureau of Planning finds that the proposed use of the project, based-on the applicant provided description and floor
plan, is Supportive Housing, a residential activity associated with the affordable housing development on the floors two
through seven with onsite services that assist the supportive housing resident in retaining the housing, improving his or
her health status, and maximizing his or her ability to live and work in the community on the ground floor. Supportive
Housing is permitted on floors above the ground floor and have an associated limitation L1 that states: These activities
may not be located within thirty (30) feet of the front lot line on the ground floor of an existing prineipal building
fronting 2 Commercial Corridor or within thirty (30) feet of the front lot line on the ground floor of a new principal
building fronting a Transitional Commercial Corridor, as defined in Section 17.101G.010.C, with the exception of
incidental pedestrian entrances that lead to one of these activities elsewhere in the building, .

Since the proposed activity would be located on the ground floor of an, existing principal building fronting a Commercia)
Corridor, the proposed Supportive Housing activity is not permitted as proposed on the ground floor at the subject site.
Such a use would weaken the concentration and continuity of retail facilities at the ground-level, and would impair the
retention or concentration of an important shopping frontage along the 14% Street commercial corridor which connects
Downtown to Lake Merritt. Additionally, due to the privacy nature of the proposed ground floor uses, the design would
not likely meet the 65% open ground floor commercial fagade transparency requirements. "

If you, or any interested party, seeks to challenge this decision, an appeal must be filed by no later than ten calendar
(10) days from the date of this letter, by 4:00 pm on November .5~ °, 2018. An appeal shall be on a form provided by
the Planning and Zoning Division of the Community and Economic Development Agency, and submitted to the same at
250 Frank H. Ogawa Plaza, Suite 2114, to the attention of Michael Bradley, Planuer III. The appeal shall state
specifically wherein it is claimed there was error or abuse of discretion by the Zoning Manager or wherein his/her
decision is not supported by substantial evidence and must include payment of $1,622.57 in accordance with the City of
Oakland Master Fee Schedule. Failure to timely appeal will preclude you, or any interested party, from challenging the
City’s decision in court. The appeal itself must raise each and every issue that is contested, along with all the arguments
and evidence in the record which supports the basis of the appeal; failure to do so may preclude you, or any interested
party, from raising such issues during the appeal and/or in court. However, the appeal will be limited to issues and/or
evidence presented to the Zoning Manager prior to the close of the previously noticed public comment period on the

1natter.

If you have further questions rcgarding this matter, please contact Michael Bradley, Planner III at (510) 238-6935 or
mbradley@oaklandca.gov. '

Sincerely,
P G
- Vo . -
ol e '/'/‘/ v /
-~ g Vi
S - 2L P
-~ Robert Merkamp *- ;

Acting Zoning Manager ..-"'..’5:""

Prepared by: Michael Bradley, Planner III
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February 5 , 2019

Resources for Community Development

c/o Jessica Sheldon

2220 Oxford Street

Berkeley, CA 94704

RE: Case File No. PLN18502; 1415 Harrison Street; APN: 008-0625-045-00
Dear Ms. Sheldon:

Your application, as described below, has been DENIED for the reasons stated in Attachment A, which contains the
findings required to support this decision. This decision is effective ten (10) days after the date of this letter unless
appealed as explained below.

The following table summarizes the proposed project:

Proposal: To have a Supportive Housing Residential Activity located within thirty
(30) feet of the front lot line on the ground floor of an existing principal
building fronting a Commercial Corridor. :
Planning Permits Required: A Minor Variance for a Supportive Housing Residential Activity located
within thirty (30) feet of the front lot line on the ground floor of an
existing principal building fronting a Commercial Corridor.
General Plan:  Central Business District '
Zoning: D-LM-2 Lake Merritt Station Area District Zone
Environmental Determination: Exempt, Section 15270 of the State CEQA Guidelines: Projects which are
disapproved.
Historic Status: OCHS Rating: B+1+, Local Register Property
City Council District: 3

If you, or any interested party, seeks to challenge this decision, an appeal must be filed by no later than ten calendar
(10) days from the date of this letter, by 4:00 pm on February |5 | 2019 An appeal shall be on a form provided by
the Planning and Zoning Division of the Community and Economic Development Agency, and submitted to the same at
250 Frank H. Ogawa Plaza, Suite 2114, to the attention of Michael Bradley, Planner IIL. The appeal shall state
specifically wherein it is claimed there was error or abuse of discretion by the Zoning Manager or wherein his/her
decision is not supported by substantial evidence and must include payment of $1,622.57 in accordance with the City of
Oakland Master Fee Schedule. Failure to timely appeal will preclude you, or any interested party, from challenging the
City’s decision in court. The appeal itself must raise each and every issue that is contested, along with all the arguments
and evidence in the record which supports the basis of the appeal; failure to do so may preclude you, or any interested
party, from raising such issues during the appeal and/or in court. However, the appeal will be limited to issues and/or
evidence presented to the Zoning Manager prior to the close of the previously noticed public comment period on the

matter.

ATTACHMENT C
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If you have any questions, please contact the case planner, Michael Bradley, Planner TIT at (510) 238-6935 or

mbradley@oaklandea.gov, however, this does not substitute for filing of an appeal as described above.

Very Truly Yours,

7S
-

L
Zoning Manager

Attachments:
A. Findings

B. Conditions of Approval, including Standard Conditions of Approvals
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ATTACHMENT A: FINDINGS

This proposal fails to meet all the required findings under the Minor Variance criteria (Section 17.148.050A), of the
Oakland Planning Code (OMC Title 17) as set forth below and which are required to approve your application. Required
findings are shown in bold type; reasons your proposal fails to satisfy them are shown in normal type.

SECTION 17.148.650(A) - MINOR VARIANCE FINDINGS:

A. That strict compliance with the specified regulation would result in practical difficulty or umnecessary
hardship inconsistent with the purposes of the zoning regulations, due to unique physical or topographic
circumstances or conditions of design; or as an alternative in the case of a2 minor variance, that such strict
compliance would preclude an effective design solution improving livability, operational efficiency, or
appearance,

and large groups. As stated by the applicant: “the activities in the spaces would include one-on-one meetings with
counselors to discuss topics such as housing stability, benefits, health and wellness, and employment, among other
topics. The group meetings include regular ‘coffee and conversation’ groups, support groups such as alcoholics
anonymous and narcotics anonymous, and education classes such as money management. The one-on-one meetings
~ are offered only to residents of the project. Some of the group meetings are exclusively for the Harrison project
residents, and others are open to anyone who is interested.” The proposed floor plan places the group meeting room at
the corner of 14" and Harrison Streets and one-on-one counseling offices on 14" Street and the side of the building.
A large administrative office area with desks and work stations are along Harrison Street with a large community
room in the center of the ground floor between the entry lobby and the 14" Street meeting room.

The proposal is for Supportive Housing, a residential activity associated with the affordable housing development on
the floors two through seven with-onsite services that assist the supportive housing resident in retaining the housing,
improving his or her health status, and maximizing his or her ability to live and work in the community on the ground
floor.  Supportive Housing is permitted on floors above the ground floor and have an associated limitation L1 that

states: These activities may not be located within thirty (30) feet of the front lot line on the ground floor of an existing

principal building fronting a Commercial Corridor or within thirty (30) feet of the front lot line on the ground floor of

a new principal building fronting a Transitional Commercial Corridor, as defined in Section 17.101G.010.C, with the
exception of incidental pedestrian entrances that lead to one of these activities elsewhere in the building.

Since the proposed activity would be located on the ground floor of an existing principal building fronting a
Commercial Corridor (14% Street), the proposed Supportive Housing activity is not permitted as proposed on the
ground floor at the subject site. :

The finding cannot be met. There is not a practical difficulty or unnecessary hardship due to unique physical or
topographic circumstances or conditions of design. The building is existing, has over the years provided retail and

“While 14th Street will continue to be an important street for vehicular travel, the Plan seeks to enhance
the pedestrian and bicycle environment to increase multi-modal access. A diversity of new uses and more
active ground floor uses aim to make the area more inviting, and the increased activity and additional
lighting will add to the safety of the public realm.”
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Furthermore, due to the private nature of the proposed ground floor uses, the design would not likely meet the 65%
open ground floor commercial fagade transparency requirements.

That strict compliance with the regulations would deprive the applicant of privileges enjoyed by owners of
similarly zoned property; or, as an alternative in the case of & minor variance, that such strict compliance
would preclude an effective design solution fulfiling the basic intent of the applicable regulation.

This finding cannot be met. The Bureau of Planning has discouraged and denied other non-retail or restaurant related

* uses on 14% Street and other parts of the Central Business District on Commercial Corridors that would weaken the

concentration and continuity of retail facilities at the ground-level, and would impair the retention or concentration of
an important shopping frontage along the 14" Street commercial corridor which connects Downtown to Lake Merritt.
Those uses included an architecture firm (315-14" Sireet), health care activities (386-14" Street) and other office
related activities. For example, the health care activities that was approved by the Planning Commission on appeal has
reduced the retail pedestrian experience for half of 14t Street between F ranklin and Webster.

That the variance, if granted, will not adversely affect the character, livability, or appropriate develepment of
abutting properties or the surrounding area, and will not be detrimental to the public welfare or contrary to

adopted plans or development policy.

This finding cannot be met. The variance could affect the character or appropriate development of abutting properties.
Figure 4.3 of the Lake Merritt Specific Plan is envisions active ground-floor uses. The purpose of not placing these
uses within thirty (30) feet of the front ot line on the ground floor of an existing principal building fronting a
Commercial Corridor is to ensure that this area remains viable for retail, Retail uses work best is proximity to other
retail uses. When the street front and especially a corner property is used for a non-retail use the whole viability of the

rest of the street is impaired for this use.

The variance will also be detrimental to the public welfare or contrary to adopted plans, inciuding the Land Use and
Transportation Element (LUTE) of the City’s General Plan and the Lake Merritt Specific Plan. Specifically, the
project is inconsistent with the following objectives, goals and policies. _

LUTE Obiective

D9: Emphasize the establishment, promotion, and retention of commercial businesses that serve the needs of
downtown workers and residents.

N1: Provide for healthy, vital, and accessible commercial areas that help meet local consumer needs in the
neighborhoods.

The project would remove a ground floor space intentionally mapped for active ground floor use and could impair the
rest of the 14™ Street Commercial Corridor for these uses. '

Lake Merritt Specific Plan

Vision- Provide services and retail options in the station area.

Goal - Attract and promote a variety of new businesses, including small businesses and start-ups, larger businesses
that provide professional-level jobs (e.g., engineers, attorneys, accountants, etc.), and businesses that serve the Jocal
community (such as grocery stores, farmers markets, restaurants, pharmacies, banks, and bookstores).

Policy LU-3 Ground floor commercial uses. Expand active commercial uses, including retail and restaurants,
throughout the Planning Area.
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The project would remove a ground floor space intentionally mapped for active ground floor use and could impair the
rest of the 14th Street Commercial Corridor for these uses.

That the variance will not constitute a grant of special privilege inconsistent with limitations imposed on
similarly zoned properties or inconsistent with the purposes of the zoning regulations.

This finding cannot be met. The granting of the variance will be inconsistent with the purposes of the zoning
regulations. As stated above, other uses that could potentially impair the retention or concentration of an important
shopping frontage along the 14" Street Commercial corridor which connects Downtown to Lake Merritt, have been
discouraged or denied, thus granting this variance would constitute special privilege.

For proposals involving one or two dwelling units on 2 lot: That the elements, of the proposal requiring the
variance (e.g. elements such as buildings, walls, fences, driveways, garages and carports, ete.) conform with the
design review criteria set forth in the design review procedure at Section 17.136.050.

This finding is not applicable as the proposal does not involve exterior alterations. Should exterior changes be
proposed, a Design Review application must be filéd and reviewed for compliarce.

For propoesals involving one or two residential dwelling umits on a lot: That, if the variance would relax a
regulation governing maximum beight, minimum yards, maximum lot coverage or building length alomg side
lot lines, the proposal alse conforms with at least one of the following criteria:

2. The proposal when viewed in its entirety will not adversely impact abutting residences to the side, rear, or
directly across the street with respect to solar access, view blockage and privacy to a degree greater than
that which would be possible if the residence were built according to the applicable regulation and, for
height variances, the proposal provides detailing, articulation or other design treatments that mitigate any
bulk created by the additional height; or '

b. Over 60 percent of the lots in the immediate vicinity are already developed and the proposal does not
exceed the corresponding as-built condition on these lots and, for height variances, the proposal provides
detailing, articulation or other design treatments that mitigate any bulk created by the additional height.
The immediate context shall consist of the five closest lots on each side of the project site plus the ten closest
lots on the opposite side of the street (see Hitustration I-4b); however, the Director of City Planning may
make an alternative determination of immediate context based on specific site comditions. Such
determination shall be in writing and included as part of any decision on any variance.

This finding is not applicable as the subject site and proposal does not involve a one-two family residential facility,
but rather a multi-unit residential facility and Supportive Housing Activity.




CITY OF OAKLAND
APPEAL FORM - o
' FOR DECISION TO PLANNING COMMISSION, CITY
- COUNCIL OR HEARING OFFICER

_PROJECT INFORMATION

Case No. of Appealed Project: PLN18502 . .
' ' 1415 Harrison Street .

Project Address of Appealed Project: _
Assigned Case Planner/City Staff: __Michael Bradley

APPELLANT INFORMATION:

Printéd Name; Jessica Sheldon : Phone Number; . 510-841-4410 X335
Mailing Address: 2220 Oxford St . Alternate Contact Number:

City/Zip Code - _Berkeley, CA 94704 Representing: Droperty owner
Email; Jsheldonercdhousing.org ‘

An appealis hereby submitted on:

'@ AN ADMINISTRATIVE DECISION (APPEALABLE TO THE CITY PLANNING
COMMISSION OR HEARING OFFICER) | o
YOU MUST INDICATE ALL THAT APPLY:

Approving an application on an Administrative Decision

Denying an application for an Adminjstrative Decision : v

Administrative Determination or Interpretation by the Zoning Administrator -
- Other (please specify)

0os 0

Please identify the specific Administraﬂve'Decfsion/])étermination Upon Which Your Appeal is
Based Pursuant to the Oakland Municipal and Planning Codes listed below:

Administrative Determination or Interpretation (OPC Sec. 17.132.020) . -
Determination of General Plan Conformity (OPC Sec. 17.01.080)

Design Review (OPC Sec.17.136.080) : o

Small Project Design Review (OPC Sec, 17.136.130)

Minor Conditional Use Permit (OPC Sec, 17.134.060)

Minot Variance (OPC Sec. 17.148.060)

Tentative Parcel Map (OMC Section 16.304.100)

Certain Environmental Determinations (OPC Sec. 17.158.220)

Creek Protection Permit (OMC Sec. 13.16.450) '

Creek Determination (OMC Sec. 13.16.460) _

City Planner’s determination regarding a revocation hearing (OPC Sec. 17.152.080)
Hearing Officer’s revocation/impose or amend conditions : .
(OPC Sec. 17.152.150 &/or 17.156.160)

Other (please specify) '

0 0Oo0DOODBCOOOO

(Continued on reverse)

' L:\Zoning Counter Files\Applic‘étién, Basic, Pre, Appeals\Originals\Appeal application (7-20-15) DRAFT.doc

ATTACHMENT D
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@ A DECISION OF -THE CITY PLANNING COMMISSION (APPEALABLE TO
THE CITY COUNCIL) O Granting an application to: OR QO Denying an application to:

YOU MUST INDICATE ALL THAT APPLY:

Pursuant to the Oakland Municipal and Planning Codes listed below:
Major Conditional Use Permit (OPC Sec. 17.134.070)

Major Variance (OPC Sec. 17.148.070)

Design Review (OPC Sec. 17.136.090)

Tentative Map (OMC Sec. 16.32,090)

Planned Unit Development (OPC Sec. 17.140,070)

Environmental Impact Report Certification (OPC Sec. 17.158.220F)
Rezoning, Landmark Designation, Development Control Map, Law Change
(OPC Sec. 17.144.070)

Revocation/impose or amend conditions (OPC Sec. 17. 152.160)
Revocation of Deemed Approved Status (OPC Sec. 17.156. 170) -

Other (please specify)

U000 O00CcOooOo

FOR ANY APPEAL: An appeal in accordance with the sections of the Oakland Municipal and Planning Codes
listed above shall state specifically wherein it is claimed there was an error or abuse of discretion by the Zoning
Administrator, other adminisirative decisionmaker or Commission (Advisory Agency) or wherein their/its decision
is not supported by substantial evidence in the record, or in the case of Rezoning, Landmark Designation,
Development Control Map, or Law Change by the Commission, shall state specifically wherein it is claimed the
Commission erred in its decision. The appeal must be accompanied by the required fee pursuant to the City’s

Master Fee Schedule.

You must raise each and every issue you wish to appeal on this Appeal Form (or attached additional sheets). Failure to
raise each and every issue you wish to challenge/appeal on this Appeal Form (or attached additional sheets), and
provide supporting documentation along with this Appeal Form, may preclude you from raising such issues during
your appeal and/or in court. However, the appeal will be limited to issues and/or evidence presented to the
decision-maker prior to the close of the public hearing/comment period on the matter. '

The appeal is based on the following: (4itach additional sheets as needed,)

See attached additional sheets.

Supporting Evidence or Documents Attached, (The appellant must submit all supporting evidence along with this Appeal
Form; howevet, the appeal will be limited evidence presented to the decision-maker prior to the close of the public

hearing/comment period on the matier.

(Continued on reverse)

Revised 7/20/15
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Signature of Appellant or Representativé of Date
Appealing Organization

T 0 BE COMPLETED BY STAFF BASED ON APPEAL TYPE AND APPLICABLE FEE

Revised 7/20/15 -




Harrison Hotel — 1415 Harrison Si'reet
PLN 18502
Appeal of Denial of Minor Variance Application

Resources for Community Development (RCD) s appealing the decision by the Agency to deny our
application for a minor variance to revise the ground floor of the Harrison Hotel at 1415 Harrison Street.
Below is a description of the proposed activities, followed by an explanation of where we believe the

Agency erred in denying the application.

PROJECT LOCATION

The Harrison Hotel is located at the 1415 Harrison Street, with a small portion.of the building frontage
on 14 Street and the majority of building frontage on Harrison Street. The main entrance to the
building is on Harrison Street. The entrance to the proposed ground floor use is at the corner of Harrison

and 14" Streets,
PROJECT DESCRIPTION

The Harrison Hotel is an affordable housing apartment building that is home to residents who are low-
income, formerly homeless, and/or living with mental iliness. To fully support these residents, there is a
robust social services program in the building that offers classes, one-on-one meetings, counseling, and
resource referral. These services are provided by a third-party, Life Long Medical Care, whose staff here
includes three part-time counselors as well as interns (in addition to on-site property managers and front
desk clerks). For the past 20+ years, these staff have been working out of cramped, converted units in the
building. It appears that these spaces were initially apartments or residential hotel units, but during an
earlier renovation were converted to make-shift offices. The services staff have long requested improved
office space, in order to better serve their clients.

RCD is preparing for a major renovation of the Harrison Hotel, to begin in March 2019. The proposed
renovation has already been approved by the Planning Department and construction documents have
been-approved by the Building Department. The renovation will include a structural retrofit, modifications
to increase ADA accessibility, a new roof, elevator repairs, plumbing repairs, and addition of kitchenettes
to a portion of the’apartments. ' '

The building also has ground-floor retail space of about 1,400 square feet, divided into one space of 400 sq
ft and another of 1,000 sq ft. In the recent past, these spaces have been occupied by a smail barbershop
and a liquor store/market. The barber retired in 2018 and ended his lease. The liquor store had been on a
month-to-month lease. RCD terminated the lease recently due to the upcoming renovation and the
desired change in use for the space. {The tenant was provided relocation benefits and moving assistance.)
Building staff and neighbors had long complained about the liquor store tenancy. It was a use that

~ encouraged loitering and littering, and is not the kind of community-serving space that RCD hopes to
support in our properties. The fact that the space would have needed to be temporarily closed for the
structural retrofit offered an opportunity to permanently pursue a change in tenancy here.

Since construction will be underway anyway, RCD is proposing to take advantage of the opportunity to re-
vision how the ground floor space is used and propose a use more in line with our mission as well as the
City’s vision of a safe and community-oriented neighborhood. Now that there are no current retail
tenants, we are proposing to build community-serving offices and meeting rooms. The Life Long Medical

Case File PLN18501 ‘ Appeal of minor variance denial




Care counselors who currently' work in the cramped building spaces would be moved to new offices in this
ground-floor space. There would also be space for group meetings. These spaces would allow services
staff to continue the activities they have offered for years, but also expand activities to better serve the
residents and neighborhood. S

As described in our Initial application, the current service activities serve both Harrison residents and the
larger community. Current activities include, and would continue to include in the new space, one-on-one
meetings with counselors to discuss topics such as housing stability, benefits, health and wellness, and

- employment, among other topics. The group meetings include regular ‘coffee and conversation’ groups,

- ‘support groups such as alcoholics anonymous and narcotics anonymous, and education classes such as -
money management. The one-on-one meetings are offered only to residents of the Harrison. Some of the
- group meetings are exclusively for Harrison residents, and. others are open to anyone who is interested.
For‘exémple, alcoholics anonymous and narcotics anonymous groups are open to the public. Services are’
run by Lifelong Medical Care, a federally qualified health center program that runs community clinics,
dental clinics, counseling/mental health services, and supportive housing programs. They operate out of
several affordable housing properties and clinics throughout the East Bay, including a downtown Oakland
clinic. Lifelong refers clients from among this wide range to the classes and activities at Harrison Hotel.

A ground floor renovation would create the opportunity to offer more community-serving activities at
Harrison. Given current configuration, it is very difficult to invite the public to activities and groups at
Harrison. But, if the use is approved and renovation moves forward, Lifelong is eager to expand the
services both for Harrison residents and the public, Lifelong would be able to recruit more interns and thus
offer more activities (currently, the ability to have on-site staff is limited by space, not interest or budget).
They will-identify what services their non-Harrison clients are in need of and not currently receiving in the
neighborhood, and see if there is a fit for the new ground floor space. Through their Oakland clinics and
other work, Lifelong has a large base of Oakland clientele and is very familiar with the needs of the
homeless and low-income population. Possible services open to the public include expandéd_ support
group activities, hypertension or diabetes clinics, or drop-in resource referrals. : :

APPLICATION APPEAL

We are appealing the denial of the Minor Variance application on three grounds. One, the use should
not be classified as a Supportive Housing Residential Activity, it should be classified as Community
Education, Civic Activity, which is a permitted use in this location, Two, the space should not be subject
to the restrictions imposed on a Commercial Corridor, since the main entrance and building frontage is
along Harrison Street, which is not a Commiercial Corridor. And third, if the City continues to decide that
.the setback limitations apply, we believe the minor variance should be granted because the historic
nature of the building means that strict compliance with the regulations results in hardship to residents
and the neighborhood. ‘ : ' ' '

1, Error in Use Classiﬂcatibn

~ Staff denied the initial proposal for the space because they classified the proposed use as Supportive
Housing Residential Activity. We believe that the proposed ground floor use should be correctly
classified as“Community Education, Civic Activity”, which is a permitted ground floor use in this zone.
According to 17.10.180 in the Planning Code, “Community Education, Civic Activity” can encompass
various activities, including: Support services provided for independent living skills development
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including self-improvement education, employment and job training for both on-site and off-site
residents in conjunction with Residential Activities.

This description is an apt summary of the activities proposed for the Harrison ground floor, The services
are targeted at homeless and formerly homeless individuals, both Harrison residents and others. The
primary goal of the services is housing retention and stability, the most critical element of independent
living. Activities include other self-improvement groups and individual counseling to address issues
dealing with health, benefits, and education. Currently, Lifelong offers a few groups open to the general
public, but these options are limited given the building configuration. The current space for group
meetings is open to the rest of the Harrison building, so inviting the public into meetings creates a
security concern for the building. But, the proposed ground floor renovation would not be accessible to
the rest of the property. Both residents and other visitors would need to enter the offices through a
direct entrance, separate from the residential entrance. This opens up new possibilities for how Lifelong
can serve the general public out of this space. If the use is approved and renovation moves forward,
Lifelong is eager to expand the services both for Harrison residents and the public. Lifelong would be
able to recruit more interns and thus offer more activities (currently, the ability to have on-site staff is
limited by space, not interest or budget). They will identify what services their non-Harrison clients are
in need of and not currently receiving in the neighborhood, and see if there is a fit for the new ground
floor space. Through their Oakland clinics and other work, Lifelong has a large base of Oakland clientele
and is very familiar with the needs of the homeless and low-income population. Possible services open .
to the public include expanded support group activities, hypertension or diabetes clinics, or drop-in
resource referrals. Lifelong and RCD would also open the space to other community-based organizations
with a similar focus for occasional (e.g. weekly, monthly) activities. The ground floor could serve as a
resource for organizations looking for spaces to host evening community meetings or activities, serving
similar populations in need of independent living skills. ‘ ' ' : :

Given this proposed use, RCD believes the correct classification is Community Education Civic Activity.
2, Error in Applicability of Commercial Corridor Requirements

In the letter denying our proposal, staff wrote the required permit was: “A Minor Variance for a
Supportive Housing Residential Activity located within thirty (30) feet of the front ot line on the ground
floor of an existing principal building fronting a Commercial Corridor.” Above, we discuss why we don’t -
believe the proposal is for a Supportive Housing Residential Activity. We also believe staff incorrectly
classified this location as fronting a Commercial Corridor. In practice and neighborhood patterns, the
front lot line of the Harrison does not front a Commercial Corridor. It fronts Harrison Street, which is not
a Commercial Corridor and therefore not subject to the minor variance requirement.

The Zoning Code defines "front lot line” as: “... On a corner lot: the shorter of any adjacent two abutting
street lines, or portions thereof, which intersect at an angle of not less than forty-five (45) degrees but
not more than one hundred thirty-five (135) degrees; except that the Director of City Planning may
select either as the front lot line to conform with any neighborhood patterns. If adjacent street lines, or
portions thereof, of a corner lot intersect at an angle of less than forty-five (45) degrees, both such
street lines or portions thereof shall be deemed front lot lines.” '

The code therefore gives the Planning Director the ability to designate front lot lines based on
neighborhood usage. Based on actual building configuration, usage, and neighborhood patterns, the
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e The City of Oakland and State of California require that the burldmg provide 81 apartments for
low-income housing, requirements that are on title for a 55 year period. There is therefore no
flexibility to convert other spaces in the buddlng to new uses.

None of these conditions apply to a property that is being newly constructed in the neighborhood. If
RCD were building a new building, we would design the building to accommodate both retail and the
. proposed services spaces. However, given the existing building footprmt and encumbrances, that is not

possible.
CONCLUSION

RCD apprecrates your re-consideration of the minor varlance appllcation The use of a portion of the
ground floor space for a civic activity is allowed and the best use of this space for the building residents -
and wider neighborhood. The City of Oakland has prioritized housing for its highest need residents,
‘including, those who are homeless and struggling with mental iliness and/or addictions. RCD is proud to
partner with the Cityto house these residents, but it is well known that housing alone is not enough to

- break the cycle of homelessness and addiction. Housing needs to be paired with extensive services in
order to be successful. Through a contract with Lifelong Medical Care, RCD is eager to provide those
services here, but options are limited by space. Providing quality services is in the best interest not only
of the residents, but for the whole community. The entlre neighborhood and city benefit when residents

stay sober and housed.

In recognition of the staff’s denial of this application and desire to see retail in this location, RCD would
be willing to set aside the smaller of the two retail spaces (the 400 sq ft space with an entrance on 14%
Street) for traditional retail. We can revise the design so that the other ground-floor space can
accommodate the necessary offices and meeting rooms for Life Long Medical Care. We sincerely hope
the City can at least approve that proposal, since we have no other option for expandmg services to
residents and the community

The City has stated tlme and again that it is doing everythrng it can to address the housing and
homelessness crisis. Providing sufficient services to allow high-risk residents-to retain their housing is a
key piece of addressing that crisis. We urge the City to prioritize these residents over a strict (and, we
believe, incorrect) interpretation of the zoning code. -
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front lot line of The Harrison is on Harrison Street between 14th and 15th Street, and therefore not in a
Commercial Corridor. The following images illustrate the main building entrance.

A Main entrance

Main entrance
Harrison Strest

Given neighborhood patterns, we request that the Director of City Pianning determine that the front lot
line is on Harrison Street. Harrison Street is not a Commercial Corridor, and therefore the setback
requirement should not apply to this building. . '

3. Error in Minor Variance Findings

The application for a Minor Variance‘detailed_the ways in which the proposal met the Findings
requirements. See list attached as Exhibit A, copied from the initial application. In short, the fact that
this is an existing building which is over 100 years old, a historic property, and encumbered by
regulatory restrictions for affordable housing impose practical difficulties that are not comparable to a
building being newly constructed in this neighborhood. There is no other option to provide the
necessary space for social services. - ' o

e The building is completely built out to its lot line, providing no space for new construction on the

site.
e The building is on the local and national register of historic places, so adding additional height or

floors to the building is not permitted.
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Exhibit A -~ Minor Varlance Findings

A. Strict compllance would result in unnecessary hardship. An effectlve design solution, compliant with

existing zoning, would result in unnecessary hardship’ here given the building’s existing construction,
historic status, and regulations as an affordable housing property. The Harrison Hotel was built in 1913
and is on the National Register of Historic Places. The property is built out to the lot line on all sides and
there are no opportunities to expand the footprint. The building is seven stories tall, and floors 2
through 7 are occupied by residential apartments. There are a total of 81 small SRO apartments in the
building. All apartments are set aside for low-income and formerly homeless households, through

. restrictions from the City, County, and State. Those restrictions call for 81 affordable apartments, so
‘there Is no available room on upper floors for addltlonal social service space.

RCD is pursulng a solution to provude expanded social service space for the resudents and communlty
This space is needed in order to better meet resident and community needs. The services provided at
Harrison are critical for residents to maintain housing, avoid returning to homelessness, maintain -
healthy and addiction-free liféstyles, and pursue education goals. The ability to fully serve the
households and other community members is limited by the lack of ground floor space.

One, existing community space is very limited. There are a few cramped offices on the building’s
mezzanine, but these barely have enough space for the over 3,0FTE services staff working in the
building. There are no areas for private, HIPAA comphant meetings with residents, other than rotating
through the small spaces The lack of prlvate space limits our ablllty to best serve resndents.

Two, there is no secure space in the existlng residential area for services to the communlty erelong
Medical Care has attempted to offer groups and activities open to community members, but there is no
closed off area for group meetings and giving visitors access to the existing community space would give
them access to the entire building. There is no way to close off the rest of the bulldmg without conﬂlcts
with the historic character. ' :

We belleve the buildings resudents and community at large would hugely benefit from expanded socnal
services at the building. Improved services would reduce loitering around thé building, reduce turnover
and homelessness, and reduce substance dependence. Existing building conditions are- preventlng the
property from provudmg these best solutions.

Strict compllance ‘with the regulations would deprive the applicant of prlvileges enjoyed by owners of
5|m|larly zoned property; or, as an alternative in the case of a minor variance, that such strict
.comphance would preclude an effective design solution fulfilling the basic intent of the applicable
regulatron. Note that, since this is a minor variance apphcation, only the latter half of this criteria need
be satisfied. Denial of the application absolutely precludes an effective desngn solution meeting the -
intent of the regulation. The intent of the regulation is to provide a pleasant pedestrian experience in .
the downtown area. The current use of the space as a liquor store, with loitering and littering, does not
contribute to the desired experience. The intent of the ground floor regulation is to create a continuous -
* corridor of active retail for properties facing 14" Street. This building, however, does not face 14t

Street. The 14% Street side is only 40’ Iong and the main bulldlng entrance is mid-way down the block on
Harrison Street. Allowing resident- and commumty—servmg spaces on the ground floor here ‘would not
be out of line with the City’s goal of active retail for propertles that do face 14 Street.
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E.

F.

Furthermore, the proposed use would still be an active ground floor use. Harrison residents will still walk
out of the building and into the new services space to join activities, creating a flow of people In and out
of the space. With the expanded space, Lifelong can also offer expanded activities open to the
community, such as more AA groups, hypertension clinics, and housing retention clinics. These activities
have not been an option to date given limited existing space. : '

Strict compliance with the regulations puts extra regulation on Harrison compared to the property just
next door at 1425 Harrison Street, which has an entirely residential ground floor. The historic Hotel

- Oakland, also affordable housing, is located cattycorner from the Harrison, and has a very similar use as

the one proposed here.

The requested variance will in no.way adversely affect the character, livability, or appropriate
development of abutting properties and will not be detrimental to public welfare. The proposed
ground floor use will result in no change to the building footprint and have no impact on future
neighboring property development. In fact, the proposed use would be beneficial to public welfare by
removing the existing beer/wine.store, which is a detriment to public welfare (through-encouraging
loitering). ‘ : "

Staff.determined that the proposed use would be contrary to adopted plans, but in fact the proposal
aligns with many elements of the Oakland General Plan and the Lake Merritt Station Area Plan. The
Station Area Plan includes, among others, the following goals:

- Anactive, vibrant, and safe district

- Encourage equitable, sustalnable, and healthy development

- Increase and diversify housing

- Provide services and retail options

- Maxirhize opportunities for preservation and re-use of historic buildings
- Model progressive innovations

The proposed ground floor use aligns with all of these goals. The proposed use will preserve the
building’s historic character (in fact, the larger renovation includes renovation of the historic blade sign
and exterior lighting to improve the historic condition). The expanded services will allow RCD to better
serve the low-income households in the property, ensuring diversified housing for the long-term future.
The proposed use will be a healthy and safe area, a vast improvement over the current use, :

The requested variance would not constitute a grant of special privilege. The proposed use is in line
with uses that are allowed at adjacent properties such as 1425 Harrison Street or the Hotel Oakland
across the street. The proposed use is consistent with the purposes of the zoning regulations, to create a
livable downtown area. The proposed use would enhance the livability of the aréa by providing greater
services to Harrison residents and community members, increasing their ability to be community-
minded citizens, ' : ‘

N/A

N/A
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HARRISON HOTEL
REHABILITATION

1415 Harrison Street
Oakland, CA 94612

VICINITY MAP

SHEET LIST

SCOPE OF WORK

Architectural
A0.00
A0OT
A1.00
'A1.10
A111

COVER SHEET & SHEET LIST

'CODE ANALYSIS, SYMBOLS & ABBREVlATIONS

'SITE PLAN

BASEMENT DEMOLITION PLAN

FIRST FLOOR & MEZZANINE DEMOLITION F PLAN

A112

A113

A1.14

2ND & 3RD FLOOR DEMOLITION PLAN

4TH (5TH 'SIM) FLOOR DEMOLITION PLAN.

[6TH - 7TH FLOOR DEMOLITION PLAN

A115
A1.40

ROOF DEMOLITION PLAN

'BASEMENT DEMOLITION RCP

A141
A142
A4S

E
A2.10

FIRST FLOOR & MEZZANINE DEMOLITION RCP

'2ND & 3RD FLOOR DEMOLITION RCP

4TH (5TH SIM) FLOOR DEMOLITION RCP, UNIT 514 RCP

'6TH - 7TH FLOOR DEMOLITION RCP
BASEMENT FLOOR PLAN

A211
A2.12

|FIRST FLOOR PLAN & MEZZANINE FLOORPLAN
2ND & 3RD FLOOR PLANS, UNIT 201 PLAN

A213
'A2.14

4TH (5TH SIM) FLOOR PLAN, UNIT 514 PLAN

'6TH - 7TH FLOOR PLAN

A2.15
A3.10

'ROOF PLAN B
SOUTH ELEVATION

pAoldl_

WEST & EAST ELEVATIONS
'NORTH ELEVATION

BUILDING SECTIONS
'BASEMENTRCP

' FIRST FLOOR & MEZZANINE RCP B
'2ND & 3RD FLOOR RCP

4TH (5TH SIM) FLOOR RCP, UNIT 514 RCP )

6TH 7TH FLOOR RCP

'A10.02

A10.03

Structural
|S1. 00

~ ELEVATIONS
ELEVATIONS

'ENLARGED UNIT PLANS

'ENLARGED ELEVATOR PLAN AND DETAILS

 WALLTYPES
INTERIOR DETAILS

TINTERIOR DETAILS

'ROOF DETAILS

TITLE & INDEX

GENERAL NOTES
"1ST FLOOR PLAW

MEZZANINE PLA

~|2ND FLOOR PLAN

" 13RD & 4TH FLOOR PLAN

5TH 6TH, 7TH FLOOR PLAN

'ELEVATIONS

'ELEVATIONS

'TYPICAL CONCRETE DETAILS

§7.10

S7.11

CONCRETE AND MASONRY DETAILS

[ TYPICAL STEEL DETAILS

|BRACED FRAME DETAILS

| BRACED FRAME DETAILS

~ DOOR SCHEDULE & DOOR TYPES, FINISH SCHEDULE

Mech/Plumbing

M0.01

MECHANICAL LEGEND

" |ELECTRICAL EXISTING AND DEMOLITION BASEMENT FLOOR

"|ELECTRICAL EXISTING AND DEMOLITION FIRST FLOOR &

|ELECTRICAL EXISTING AND DEMOLITION 4TH FLOOR PLAN

ELECTRICAL 6TH - 7TH (5TH SIMILAR) FLOOR PLAN, UNIT 514

ELECTRICAL FIRST FLOOR AND MEZZANINE LIGHTING PLAN

~ ELECTRICAL SINGLE LINE DIAGRAMS AND LOAD SUMMARIES

M2.10 'MECHANICAL BASEMENT FLOOR PLAN
‘M211  MECHANICAL FIRST FLOOR PLAN & MEZZANINE PLAN
M2.12 MECHANICAL 2ND & 3RD FLOOR PLANS, UNIT 201 PLAN
'M213  |MECHANICAL 4TH FLOOR PLAN
M2.14 MECHANICAL 5TH - 7TH FLOOR PLAN
‘M2.15 MECHANICAL ROOF PLAN
M4.01  MECHANICAL UNITPLANS
'M6.01 MECHANICAL DETAILS
'P0.01 PLUMBING LEGEND
'P0.02  PLUMBING SCHEDULES
'P210 PLUMBING BASEMENT FLOOR PLAN
P2.11 'PLUMBING FIRST FLOOR PLAN & MEZZANINE PLAN
P2.12 'PLUMBING 2ND & 3RD FLOOR PLAN, UNIT 201 PLAN
'P243  PLUMBING 4TH FLOOR PLAN B
P2.14 PLUMBING 5TH-7TH FLOOR PLAN
'P245  PLUMBING ROOF PLAN
P401 'PLUMBING UNIT PLANS
'P6.01 |PLUMBING DETAILS
Electrical
'E0.01 ELECTRICAL LEGEND, NOTES AND DRAWING LIST
E0.02  |ELECTRICAL FIXTURE SCHEDULE AND MANDATORY
MEASURES
E1.10
'PLAN
E111
MEZZANINE PLANS
E112 |ELECTRICAL EXISTING AND DEMOLITION 2ND AND 3RD
'FLOOR PLAN
E1.13 \ND DEMOLITIC
E1.14 ELECTRICAL EXISTING AND DEMOLITION 6TH - 7TH (5TH
SIMILAR) FLOOR PLAN
E115 |ELECTRICAL EXISTING AND DEMOLITION ROOF PLAN
E2.10 'ELECTRICAL BASEMENT FLOOR PLAN
E2.11 'ELECTRICAL FIRST FLOOR PLAN
E2.12 |ELECTRICAL 2ND AND 3RD FLOOR PLAN, UNIT 201 PLAN
E2.13 ELECTRICAL 4TH FLOOR PLAN
E214 ELECTRI 5TH €
PLAN
E2.15 'ELECTRICAL ROOF PLAN
'E510 | ELECTRICAL BASEMENT LIGHTING PLAN
E5.11
'E6.00 'ELECTRICAL SINGLE LINE DIAGRAMS AND L
E6.01 |ELECTRICAL PANELBOARD SCHEDULES
E701 ELECTRICAL DETAILS
E7.02  |ELECTRICAL DETAILS

Existing
14 units per floor (2nd—7th floors) = 84 units
less 1 community kitchen at 5th floor = 83 units
less 2 resident services office 201 - (x01 & x03 units above)

= 81 total units
6 Existing Mobility Units (x06)
0 Existing HVI Units

2 unit types per floor do not have cabinets, x6 = 12 units without cabinets. Therefore 69 cabinet units

Anarlmem.s
Studio / Private Bathroom 160 — 200 SF
6 Studio / Private Bathroom / Mobility246 SF
32 Studio / Shared Bathroom with 2 Units
16 Studio / Shared Bathroom with 3 Units
81 Total Apartments

146 - 199 SF
158 - 185 SF

4 New Mobility Units (605, 607, 705, 707)
4 New HVI Units (208, 315, 409, 504)

SCOPE OF WORK

Architectural Scope
Convert ground floor retail into service offices
Provide new flooring and cabinets in all units
Provide new mobility units (4 new in total, 6 existing to remain)
Floors 6-7, 2 per floor = 6
Patch roofing at new plumbing vents and exhaust
Demo & patch wall, floor & ceiling framing & finishes at areas of structural work
Provide elevator upgrades (replace & per SF Elevator

Provide new finishes as indicated

Provide minor accessibility upgrades

Demo & provide new all-in-one kitchenettes, with Cookstop
Floors 2-7, 5 per floor = 30

Slruclural Scope
Structural improvement
Add to existing steel beams and replace upper gussets at existing brace frames at lower floors

Eleclncal Scope
Provide smoke / CO alarms (with strobes at accessible and HVI units) at all renovated units
Provide power & lighting at new mobility units
Repair intercom at various rooms
Add low y horns in all
AAdd intercom at front door with operators
Add cameras - see allowance
Provide electrical patch-back at areas of structural work
Rough in for kitchenettes

strobes in and HVI units

Mechanical Scope

Provide exhaust ventilation for apartment bathrooms at new mobility bathrooms - exhaust fans & subducts

at new ventilation shafts - new shaft to roof

Provide exhaust fan at roof, below parapet height (not visible from the street)
Replace mini-split AC condenser unit and fan coil at elevator equipment room
Add humidistat control at (2) new mobility baths

Provide heat and vent to new services office on ground floor

PIumhmgISpnnkIer Scope
Modify sprinklers for mobility units
Provide domestic water, sewer & vent for mobility units
Reconnect roof drains at roofing replacement
Replace (5) san risers
Add kitchen sinks to 30 units

-
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e o © ROUGH OPENING ’ T SIGNTYPE SEE A10.03 ‘ 4th 3,286 - - - 3,286 818 - 0%
DEMO DEMOLISH RWL RAINWATER LEADER T WINDOW NUMBER 5th 3,120 166 | - N 3,286 818 5 0%
OF DRINKING FOUNTAIN s SOUTH {B05) - [ - 6th 3,286 - 4 0= - 3,286 | 818 -l 0%
DA DIAMETER SCD SEE ALSO CIVIL DRAWINGS N/ REFER TO WINDOW SCHEDULE 7th 3,286 2 Z = 3,286 818 - 0%
DIAG DIAGONAL SCHED SCHEDULE; SCHEDULED =
DI DIMENSION SED SEE ELECTRICAL DWGS WALL TYPE 19,550 902 | 24,188 7112 - 0.0%
ON DOWN SF SQUARE FOOT REFER TO WALL TYPE SHEET Existing = 7 stories Existing = 70.5' Sprinklered 29.4%
R DOOR SHT SHEET Key Plan
WG DRAWING SiM SIMILAR WALL TYPEABOVE TYPICAL WALL)
EA EACH stb SEE ALSO LANDSCAPE DWGS ;__/\ REFER TO WALL TYPE SHEET. SEE PLANS, T ! . i ;
e |-B 180", 160' depending on area increase < OK CBC t504.3
ELEV ELEVATION SMD SEE ALSO MECHANICAL DWGS Woy EXTERIOR, & INTERIOR ELEVATIONS FOR yp ) P 9 ) X
ELEC ELECTRICAL SPD SEE ALSO PLUMBING DWGS. LOCATIONS. 12 stories; 11 stores with area increase < OK CBC t504.4
EXT EXTERIOR SPEC SPECIFICATIONS A3 -Cmty B-
FAB FABRICATE $SD SEE ALSO STRUCTURAL DRAWINGS CASEWORK TYPE R2 - room Office M-
FACP FIRE ALARM CONTROL PANEL o e g REFER TO CASEWORK SCHEDULE Area (sf) Apts M tile]  Subtotal
FAR FLOOR AREA RATIO S0 e P ~ -
by FLOOR DRAN STL STEEL % . SM (without height increase) UL uL uL uL
FON FOUNDATION STRT STRUCTURAL ( ROLOR } SM (with height increase) UL UL UL UL
FE FIRE EXTINGUISHER susP SUSPEND; SUSPENDED REEE
FFE FINISHED FLOOR ELEVATION 86 TONGUE AND GROOVE R Total Allowable: uL uL uL uL uL
FIN FINISH (ED) THRU THROUGH oK oK OK OK A QK
FIXT FIXTURE T0¢ TOP OF CURB SHEET KEYNOTE
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FLR FLOOR v TYPICAL i 4 no '
’ a5 > .
S FUUGRESCET ™W TOP OF WALL N 5 slories; 4 stor:: W(I:lh ?rea mcreaseés for A-2; 5 for! < NOT OK CBC t504.4 Drawing Record
S EESERE VEEe S -Cm -
FoC FACE OF CONCRETE UON UNLESS OTHERWISE NOTED e R OESIONATES SPEGIFIGATIGN R2. y . i . _—
FOF FACE OF FINISH VERT VERTICAL DIVISION room ice v Date
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F1G FOOTING wi WITH SM-{with-height-increase) —24.000 | 24.000 24:000 55500 height increase not needed
GA GAUGE W0 WITHOUT
GAL GALLON WD W0O0D ’ - FLUSH TRANSITION | 46,500 PROGRESS SET
GALY GALVANIZED WE WIDE FLANGE (STEEL) BETWEEN ADJACENT SURFACES "OKwio "OK wio height "OK wio height oK A OK T [PERwITSUBMSSION
GEN GENERAL Wi WIOOW TYPE OF CONSTRUCTION (Table 601) heiaht incr ner e [PLAN CHi ON1
GFCI GROUND FAULT CIRCUIT INTERRUPTED YD YARD [ |OUT 0 BID SET - [2018.09-14
GND GROUND SLILEG HEIGHT CBC t601 Fire-Resistence Rating for Bullding Elements
GSM GALVANIZED SHEET METAL EontnaTyre B Roqd Tope A B -
GYPBD GYPSUM WALLBOARD Existing construction Rating Rating Req'd Rating |comments |
H8 HOSE BIB DIM DIMENSION POINT TecT columns & beams. brick extenor vials Z T
HM HOLLOW METAL ML DIM POINT NOTATION IS THE INTERSECTION : 5
HORZ HORIZONTAL POINT OF THE CENTER LINES OF THE STUDS OF earing Walls - Exterior  [none X 2
HT HEIGHT EACH WALL ASSEMBLY Bearing Walls - Interior nore 34 2 7
D INSIDE DIAMETER (DIM) [Nonbearing Walls - Exterior | Brick 34 | 1orOper602 1 or0per602 |1 hour if less than 30' fire separ.
IN INCH ! : Gl
INFO I:EORMATION [Nonbearing Walls - Interior _15’Bf’f‘l2~ li\flfl “mi‘:’?. gyp board [ 0-1 0 | 0 - )
INSUL INSULATION Floors & Floor-Ceilings  wood sheathing 072x12 joist. 558" plas clg 1 2 1 Printed: 9/21/2018 4:36:04 PM
t—:V ;?)‘(J*;TDORV Roof & Roof-Celings “wood eheathing 072x jolet, 58" piat clg T f T i Architect
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603.1 Allowable materials: 1. Fire-retardant-treated wood shall be permitted in: 1.1. Nonbearing partitions where the required fire
resistance rating is 2 hours or less
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AMANOT OK MANOT OK .
(existing stair  (existing stair Pro;ecl
enclosures non- _ enclosures non-
HARRISON HOTEL
Note: Originaly constructed in 1914, the Harison Hote! has a steel frame with wood joist fioor and roof infil and bick exterior wals. Inerior pariitions are wood framed with plaster i
(orlater gypsum board) on both sides.The construction method is closest to current Type li-A However, because of the building's height (7 stories over basement), Type ll-Ais 1 4 1 5 Har rison Street
not permissible, even with bonuses for being fully sprinklered and having increased frontage (open to street on two sides)
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BASEMENT DEMOLITION PLAN
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SHEET NOTES
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! chl(—)El\f E i SCOPE - SEE LIST BELOW B
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g 010 | L ELEVATOR
AT&T (RIRRHEE ey ABANDONED | — | . T EQUIP
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[E 7 SWITCHGEAR D
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544 SF
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() STAIR — o ooney el U B ELECTRICAL
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REPAIR EXISTING ELEVATOR:
Provide demolition associated with: |
1 Replace existing solid state control system with non- |
g g:;"ﬁg“m"gs | —————— (E) UNDER SIDEWALK —
3 Add integral battery lowering system | |
4 Renew seals on hydrauic pumping unit
5 Add ol cooler |
6 Replace door operalor & hall door equipment |
7 Replace signal fixtures & signage | |
8 Replace car ollr guides | |
9 Replace cab panels & handrail | |
10 Repiace packing on hydraulic jack & add oi retumunit | /
|
|
|
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e
NORTH
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& DEVICES - SEE MEP DRAWINGS FOR ADDITIONAL INFORMATION

3. PROTECT (E) WALLS & DOORS TO REMAIN - PROTECT FINISHES TO REMAIN
4. PROVIDE DOORBELL/STROBE AT COMMUNICATION UNITS (HVI) - SED

5. PROVIDE TEMPORARY SERVICES AT MEP EQUIPMENT TO REMOVE & REINSTALL - AS NEEDED

6. SEE STRUCTURAL, MECHANICAL, ELECTRICAL & PLUMBING DRAWINGS FOR ADDITIONAL SCOPE

7. FOR WALL TYPES SEE A10.00. FOR DOORS, DOOR TYPES & FINISH SCHEDULE SEE A8.10. FOR ACCESSIBLE MOUNTING HEIGHTS & DIMENSIONS SEE
A10.06. FOR SIGNAGE SEE A10.05. FOR CASEWORK DETAILS SEE A10.04
ALTERNATE #1: STRUCTURAL IMPROVEMENTS - REPLACEMENT OF STEEL BRACE FRAME MEMBERS & FIBER REINFORCING AT EXISTING BRICK WALLS.
ALTERNATE #2: KITCHENETTES - PROVISION OF KITCHENETTES & ASSOCIATED PLUMBING, ELECTRICAL & FINISH WORK.

" 1. PROTECT (E) STRUCTURE TO REMAIN - PROVIDE SHORING & BRACING AS REQUIRED
2. PROTECT (E) UTILITES TO REMAIN - INCLUDING ELECTRICAL, LIGHTING, PLUMBING, MECHANICAL, FIRE PROTECTION & LOW VOLTAGE

LEGEND

|ELECTRICAL WORK - SEE E2.10

11.26

|ELEVATOR SCOPE - SEE A6.15

EXISTING WALL TO REMAIN
REMOVE (E) WALL
REMOVE PLASTER WALL

FINISH, BASE & FURRING
FOR FRP ON BRICK - SSD

REMOVE (E) DOOR & FRAME

REMOVE (E) FLOORING &
FRAMING FOR VENTILATION
SHAFT

REMOVE (E) MOD. BIT. ROOFING
AND CAP SHEET

SHORE FRAMING AT FLOOR
OPENING FOR BRACE FRAME &
OTHER STRUCTURE

REMOVE (E) FLOORING & FRAMING
AS NECESSARY FOR BRACE FRAME
ORFRP - SSD

REMOVE (E) RESILIENT FLOORING
& MASTIC BACK TO SUBFLOOR
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AT EXISTING BRICK WALLS.

3.PROTECT (E) WALLS & DOORS TO REMAIN - PROTECT FINISHES TO REMAIN

4, REMOVE EXISTING SIGNAGE @ LOCATIONS OF NEW SIGNS - SEE PLANS

1. PROTECT (E) STRUCTURE TO REMAIN - PROVIDE SHORING & BRACING AS REQUIRED

5. PROVIDE TEMPORARY SERVICES AT MEP EQUIPMENT TO REMOVE & REINSTALL - AS NEEDED

6. SEE MECHANICAL, ELECTRICAL & PLUMBING DRAWINGS FOR ADDITIONAL SCOPE

2.PROTECT (E) UTILITES TO REMAIN - INCLUDING ELECTRICAL, LIGHTING, PLUMBING, MECHANICAL, FIRE PROTECTION & LOW VOLTAGE INFRASTRUCTURE &
DEVICES - SEE MEP DRAWINGS FOR ADDITIONAL INFORMATION

ALTERNATE #1: STRUCTURAL IMPROVEMENTS - SELECTIVE DEMOLITION FOR REPLACEMENT OF STEEL BRACE FRAME MEMBERS & FIBER REINFORCING

ALTERNATE #2: KITCHENETTES - SELECTIVE DEMOLITION FOR PROVISION OF KITCHENETTES & ASSOCIATED PLUMBING, ELECTRICAL & FINISH WORK.

SHEET NOTES

KEYNOTES

102.03 |

(E) STEEL BRACE FRAME TO REMAIN

0252

SAWCUT 4' X 4' FOR TREE WELL - SEE 1&2/A10.07

10255

DRILL HOLES FOR CONDUITS OR PIPING - SED,
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10256 |
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EXISTING WALL TO REMAIN
REMOVE (E) WALL
REMOVE PLASTER WALL

FINISH, BASE & FURRING
FOR FRP ON BRICK - SSD

REMOVE (E) DOOR & FRAME

REMOVE (E) FLOORING &
FRAMING FOR VENTILATION

REMOVE (E) MOD. BIT. ROOFING
AND CAP SHEET

SHORE FRAMING AT FLOOR
OPENING FOR BRACE FRAME &
OTHER STRUCTURE

REMOVE (E) FLOORING & FRAMING
AS NECESSARY FOR BRACE FRAME
OR FRP - SSD

REMOVE (E) RESILIENT FLOORING
& MASTIC BACK TO SUBFLOOR
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 SHEET NOTES | " ~ KEYNOTES 7 ’ B - LEGEND bl
-~ : , o Oakland, CA 94612
1. PROTECT (E) STRUCTURE TO REMAIN - PROVIDE SHORING & BRACING AS REQUIRED oT —] M i
0205 (B STEEL BRACE FRAVE TOREVAN i i 0
2 PROTECT (E) UTILITES TO REMAIN - INCLUDING ELECTRICAL, LIGHTING, PLUMBING, MECHANICAL, FIRE PROTECTION & LOW VOLTAGE INFRASTRUCTURE & 2.03 |(E) LBRAGE FRAME N — = = = REMOVE (E)WALL L | ANDCAP SHEET
DEVICES - SEE MEP DRAWINGS FOR ADDITIONAL INFORMATION 253 REMOVE PORTION OF WALL FOR STACK EMBVE BUASTER WAL SHORE FRAMING AT FLOOR Sheet
- REMOVAL N ittt FINISH, BASE & FURRING A OPENING FOR BRACE FRAME &
3. PROTECT (E) WALLS & DOORS TO REMAIN - PROTECT FINISHES TO REMAIN 07.13 |REMOVE (E) ROOFING @ LOW ROOF , [~ FORFRPONBRICK-SSO SIHEREIRECTURE 2ND & 3RD FLOOR
107.15 REMOVE (E) PARAPET FLASHING = REMOVE (E) FLOORING & FRAMING
4. REMOVE EXISTING SIGNAGE @ LOCATIONS OF NEW SIGNS - SEE PLANS 11,03 |(E) CABINET TO REMAIN — J b = cemove er000m rrane ! A RIRORBRACEERAME DEMOLITION PLAN
'15.02 REMOVE & STORE TUB FOR REINSTALLATION [T 77 71 REMOVE(E)FLOORNGE
 PROVIDE TEMPORARY SERVICES AT MEP EQUIPMENT TO REMOVE & REINSTALL - AS NEEDED L : il . ‘ REMOVE (E) RESILIENT FLOORING
. . 115.27 |REMOVE (E) AC CONDENSERUNIT-SMD il A PR VENTIEATION: ¢ & MASTIC BACK TO SUBFLOOR
6. SEE MECHANICAL, ELECTRICAL & PLUMBING DRAWINGS FOR ADDITIONAL SCOPE 15.29 | (E) SHAFT TO REMAIN ) |
15.45 | (E) VENTILATION DUCT TO REMAIN
ALTERNATE #1: STRUCTURAL IMPROVEMENTS - SELECTIVE DEMOLITION FOR REPLACEMENT OF STEEL BRACE FRAME MEMBERS & FIBERREINFORCING 15,53 REMOVE (E) VENT & SANITARY SEWER STACK "
AT EXISTING BRICK WALLS. :
ALTERNATE #2: KITCHENETTES - SELECTIVE DEMOLITION FOR PROVISION OF KITCHENETTES & ASSOCIATED PLUMBING, ELECTRICAL & FINISH WORK. T T e e
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2. PROTECT (E) UTILITES TO REMAIN - INCLUDING ELECTRICAL, LIGHTING, PLUMBING, MECHANICAL, FIRE PROTECTION & LOW VOLTAGE INFRASTRUCTURE &
DEVICES - SEE MEP DRAWINGS FOR ADDITIONAL INFORMATION

3.PROTECT (E) WALLS & DOORS TO REMAIN - PROTECT FINISHES TO REMAIN

4. REMOVE EXISTING SIGNAGE @ LOCATIONS OF NEW SIGNS - SEE PLANS

5. PROVIDE TEMPORARY SERVICES AT MEP EQUIPMENT TO REMOVE & REINSTALL - AS NEEDED

6. SEE MECHANICAL, ELECTRICAL & PLUMBING DRAWINGS FOR ADDITIONAL SCOPE

ALTERNATE #1: STRUCTURAL IMPROVEMENTS - SELECTIVE DEMOLITION FOR REPLACEMENT OF STEEL BRACE FRAME MEMBERS & FIBER REINFORCING

AT EXISTING BRICK WALLS.
ALTERNATE #2: KITCHENETTES - SELECTIVE DEMOLITION FOR PROVISION OF KITCHENETTES & ASSOCIATED PLUMBING, ELECTRICAL & FINISH WORK.
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Oakland City Planning Commission

STAFF REPORT

Case File Number APL19008 (Appeal of PLN18502)

May 15, 2019

Location:

Proposal:

Applicant and Contact
Number:

Appellant;

Owner:

Planning Permits Required:

General Plan:
Zoning:
Environmental Determination:

Historic Status:
City Council District:

1415 Harrison Street, (APN: 008-0625-045-00)

See map on reverse

To have a Supportive Housing Residential Activity located within
thirty (30) feet of the front lot line on the ground floor of an existing
principal building fronting a Commercial Corridor.

Resources for Community Development /Jessica Sheldon

510 841-4410

Resources for Community Development — Jessica Sheldon
Resources for Community Development

Minor Variance for a Supportive Housing Residential Activity
located within thirty (30) feet of the front lot line on the ground floor
of an existing principal building fronting a Commercial Corridor.
Central Business District

D-LM-2 Lake Merritt Station Area District Zone

Exempt, Section 15270 of the State CEQA Guidelines: Projects
which are disapproved.

OCHS Rating B+1+, Local Register Property

3

2/15/19

Deny the Appeal and uphold the Zoning Manager’s decision
Decision of the Planning Commission shall be final immediately
pursuant to Planning Code Sec. 17.148.060.)

Contact case planner Heather Klein, Planner IV at 510-238-3659 or
HKlein@oaklandca.goL

Date Appeal Filed:
Staff Recommendation:

Finality of Decision:

For Further Information:

SUMMARY

Resources for Community Development (Applicant/Appellant) submitted a proposal in 2017 to restore the
historic Harrison Hotel located at 1415 Harrison Street and convert the 81 Single Room Occupancy {SRO)
units to 100% fully affordable Dwelling and Rooming Units for the homeless. The project also included a
social service office on the second floor and conversion of the ground floor from a convenience market and
barbershop into a residential lobby with commercial spaces. The project was approved by the Zoning
Manager in September of 2017.

Subsequently, as part of the building permit plans, the Applicant requested a revision to reduce the Dwelling
units by two and increase the Rooming Units by four in place of the social service office on the second floor
and change the intended ground floor commercial use to offices and meeting rooms for social service
counselors. These counselors would work directly with the residents in one-on-one and group meetings to
discuss topics such as housing stability, benefits, health and weliness, and employment. Some of the group
meetings would be exclusively for the residents, while others would be open to any interested person.

Staff reviewed the proposal and determined that these ground floor uses are a continuation of the Supportive
Housing Residential Activity located on floors two through seven as the onsite services assist the resident
in retaining housing, improving their health status, and maximizing their ability to live and work in the
community. Per Planning Code Section 17.101G.030, Supportive Housing is permitted above the ground
floor but has an associated limitation that states:

Attachment ‘—e
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“These activities may not be located within thirty (30) feet of the front lot line on the ground
floor of an existing principal building fronting a Commercial Corridor or within thirty (30) feet
of the front lot line on the ground floor of a new principal building fronting a Transitional
Commercial Corridor, as defined in Section 17.101G.010.C, with the exception of incidental
pedestrian entrances that lead to one of these activities elsewhere in the building.”

The Applicant submitted a request on April 10, 2018 for a Zoning Manager Determination concerning the
proposed ground floor use and the interpretation of the commercial corridor in relation to the front ot line
(Attachment A). In this request, the Applicant asked the Zoning Manager to consider the ground floor uses
as a Community Education Civic Activity and the front lot line as Harrison Street. On October 26, 2018, the
Zoning Manager determined that proposed ground floor use is Supportive Housing, and the front lot line is
14" Street. As such, Supportive Housing on the ground floor is not permitted without approval of a Minor
Variance. (Aftachment B). The Applicant did not appeal this determination.

On November 21, 2018, the Applicant filed a Minor Variance application for the proposed ground floor use.
Staff reviewed the application, and the Zoning Manager denied the proposal on February 5, 2019 based on
the project not meeting the required Minor Variance findings (Attachment C). On February 15, 2019, the
Applicant/Appellant filed a timely Appeal of the Zoning Manager’s decision (4ttachment D).

Under Planning Code Section 17.148.060 (Appeal to Planning Commission—Minor Variances), the
Appellant must state where an error or abuse of discretion was made by the Zoning Administrator or where
the Zoning Administrator’s decision is not supported by evidence in the record. The arguments raised by
the Appellant fail to assert error, abuse of discretion or lack of evidence, and are summarized below in the
Basis for the Appeal portion of this report, along with staff’s response to each argument. For the reasons
stated in this report and attachments, staff recommends the Planning Commission deny the Appeal, thereby
upholding the Zoning Administrator’s approval.

PROPERTY DESCRIPTION

Project Site

The project site is a mixed use-building located at the northwest intersection of 14th Street and Harrison
Street in downtown Oakland. The Hotel Harrison is historic with an Oakland Cultural Heritage survey
rating of B+1+. The existing ground floor has a lobby for the residential units above, a barbershop and a
convenience store.

Neighborhood Characteristics

The proposal is in the Downtown Oakland neighborhood. Neighborhood characteristics include mixed-use
buildings and several new high-density residential buildings that are two stories or greater. The ground
floor commercial uses in the area and along 14" Street include restaurants, consumer service businesses
and retail establishments.

PROJECT DESCRIPTION

The original project involved the restoration of a historic building and conversion of the 81 Single Room
Occupancy (SRO) units to 52 fully 100% affordable Dwelling Units and 29 fully 100% affordable Rooming
Units on floors 2 through seven, a social service office on the second floor and the conversion of the ground
floor from a convenience market and barbershop to commercial uses,
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The revised project includes the restoration and conversion of the 81 Single Room Occupancy (SRO) units
to 50 fully 100% affordable Dwelling Units and 33 fully 100% affordable Rooming Units on floors 2
through seven, and the conversion of the ground floor from a convenience market and barbershop to offices
for social service counselors and meeting rooms for small and large groups.

As stated by the Applicant: “the activities in the spaces would include one-on-one meetings with counselors
to discuss topics such as housing stability, benefits, health and wellness, and employment, among other
topics. The group meetings include regular ‘coffee and conversation’ groups, support groups such as
alcoholics anonymous and narcotics anonymous, and education classes such as money management. The
one-on-one meetings are offered only to residents of the project. Some of the group meetings are
exclusively for the Harrison project residents, and others are open to anyone who is interested.” The
proposed floor plan places the group meeting room at the corner of 14™ and Harrison Streets and one-on-
one counseling offices on 14™ Street and the side of the building. A large administrative office area with
desks and work stations are along Harrison Street with a large community room in the center of the ground
floor between the entry lobby and the 14" Street meeting room (Attachment E).

GENERAL PLAN ANALYSIS

Land Use and Transportation Element

The proposed project is in the Central Business District land use classification of the Land Use and
Transportation Element (LUTE) of the General Plan. The Central Business District is intended to encourage,
support, and enhance the downtown area as a high density mixed-use urban center of regional importance and
primary hub for business, communications, office, government, high technology, retail, entertainment, and
transportation in northern California. Staff found that the project would be contrary to the LUTE. Specifically,
the project is inconsistent with the following objectives:

D9: Emphasize the establishment, promotion, and retention of commercial businesses that serve the needs
of downtown workers and residents,

NI: Provide for healthy, vital, and accessible commercial areas that help meet local consumer needs in the
neighborhoods.

The project would remove a ground floor space located in a zone intentionally mapped for active ground
floor uses and could impair the rest of the 14" Street Commercial Corridor from developing these uses.

Lake Merritt Station Area Plan

The project is located within the Lake Merritt Station Area Plan Area. Figure 4.3 of the Lake Merritt Station
Area Plan envisions active ground-floor uses on Commercial Corridors which this project would not
provide. The purpose of prohibiting these uses within thirty feet of the front lot line on the ground floor on
a Commercial Corridor is to ensure that this area remains viable for retail, and retail uses work best in
proximity to other retail uses. When the street front and especially a corner property are used for a non-
retail use the whole viability of the rest of the street is impaired for this use. This affects the character or
appropriate development of abutting properties, and to date, staff has denied several applications for non-
retail uses on 14™ Street. Therefore, the project was found to be inconsistent the Lake Merritt Station Area
Plan, and specifically, the following goals and policies:

Goal - Attract and promote a variety of new businesses, including small businesses and start-ups, larger
businesses that provide professional-level jobs (e.g., engineers, attorneys, accountants, etc.), and businesses
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that serve the local community (such as grocery stores, farmers markets, restaurants, pharmacies, banks,
and bookstores).

Policy LU-3 Ground floor commercial uses. Expand active commercial uses, including retail and
restaurants, throughout the Planning Area.

The project would remove a ground floor space intentionally mapped for active ground floor use and could
impair the rest of the 14th Street Commercial Corridor for these uses.

ZONING ANALYSIS

Existing Project Site Zoning

The Zoning designation for the project site is the Lake Merritt Station Area District Pedestrian Zone-2 (D-
LM-2). The intent of the D-LM Zones is to implement the Lake Merritt Station Area Plan. Development
in this zoning district shall be consistent with the Lake Merritt Station Area Plan, of a high-quality design,
and include active ground floor uses where appropriate and feasible. ,

Minor Variance

The proposal is for a Supportive Housing Residential Activity with affordable housing and onsite services
that assist the resident in the D-LM-2 Zone. Supportive Housing is permitted above the ground floor but
has an associated limitation that states: These activities may not be located within thirty (30) feet of the
front lot line on the ground floor of an existing principal building fronting a Commercial Corridor or within
thirty (30) feet of the front lot line on the ground floor of a new principal building fronting a Transitional
Commercial Corridor, as defined in Section 17.101G.010.C, with the exception of incidental pedestrian
entrances that lead to one of these activities elsewhere in the building.”

Since the proposed activity would be located on the ground floor of an existing principal building fronting
a Commercial Corridor (14™ Street), the proposed Supportive Housing activity is not permitted without a
Minor Variance. The Applicant applied for a Minor Variance (PLN18502), and staff denied the request for
such use.

ENVIRONMENTAL DETERMINATION

The California Environmental Quality Act (CEQA) Guidelines list the projects that qualify as categorical
exemptions from environmental review. The proposed project is categorically exempt from the
environmental review requirements pursuant to Section 15270, projects which are disapproved.

BASIS FOR THE APPEAL

The Appellant (former Applicant), Resources for Community Development, filed a timely Appeal on
February 15, 2019 (Attachment D) of the Zoning Manager’s decision to the deny the Variance application.
The Appeal is based on the claim (1) that Planning staff made an error in the proposed use classification
determination; (2) that Planning staff made an error in the applicability of Commercial Corridor
requirements; and (3) that Planning staff made errors in the Minor Variance findings. The Appellant also
offered a possible redesign at the end of their Appeal.

The following is a list of the specific issues raised in the Appeal along with staff’s response to each point.
The basis for the Appeal is shown in bold text and the staff response follows each point in regular type.
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1. Exror in Use Classification

The Appellant believes that Planning staff should not have classified the proposed use as a Supportive
Housing Residential Activity, but rather classify the intended use as Community Education Civic

Activity. The Appellant writes: “According to 17.10.180 in the Planning Code, Community
Education, Civic Activity can encompass various activities, including: support services provided for
independent living skills development including self-improvement education, employment and job
training for both on-site and off-site residents in conjunction with Residential Activities”. The
Appellant continues by stating: “The services are targeted at homeless and formerly homeless
individuals, both Harrison residents and others. The primary goal of the service is housing retention
and stability, the most critical element of independent living. Activities include other self-
improvement groups and individual counseling to address issues dealing with health, benefits and

education.”

Staff’s Response:

As described above, the Appellant requested a determination regarding the land use classification for the
ground floor use. The City issued a determination, which was not appealed. As such, the Appellant cannot
now raise this issue as part of their Appeal of the Minor Variance decision, and the Determination that this
is Supportive Housing Residential stands.

However, staff reviewed the use classification for a Supportive Housing Residential Activity and a
Community Education Civic Activity in relation to this project. Below is a summary of the definitions per
the Planning Code.

Supportive Housing Residential Activity

Planning Code Section 17.10.114 defines a Supportive Housing Residential Activity as including housing;
(a) with no limit on length of stay; (b) that is linked to an onsite or offsite service that assist the supportive
housing resident in retaining the housing, improving his or her health status, and maximizing his or her
ability to live and, when possible, work in the community; and (c) that is occupied by the following target
population (as defined in subdivision (g) of Government Code Section 65582):

A. Adults with low incomes having one or more disabilities, including mental illness, HIV or AIDS,
substance abuse, or other chronic health conditions and may, among other populations, include adults,
emancipated minors, families with children, elderly persons, young adults aging out of the foster care
system, individuals exiting from institutional settings, veterans, and homeless people; or

B. Individuals eligible for services provided under the Lanterman Developmental Disabilities Services
Act (Division 4.5 (commencing with Section 4500) of the Welfare and Institutions Code), who include
individuals with a disability that originated before the individual was eighteen (18) years old, but not
including handicapping conditions that are solely physical in nature.

This classification also includes certain activities accessory to the above, as specified in Section 17.10.040.
Supportive Housing shall only be subject to those restrictions that apply to other residential dwellings of
the same facility type in the same zone (Government Code Section 65583(a)(5)).

Community Education Civic Activity
Planning Code Section 17.10.180 defines a Community Education Civic Activity as including the activities

typically performed by the following institutions:
A. Public and private day-care centers for fifteen (15) or more children;
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Public and private nursery schools and kindergartens;

Public and private elementary, junior high, and high schools;

Support services provided for independent living skills development including self-improvement
education, employment and job training for both on-site and off-site residents in conjunction with
Residential Activities.

vaow

This classification also includes certain activities accessory to the above, as specified in Section 17.10.040.

The Bureau of Planning found that the proposed use of the project, based on the information provided
including the project description and floor plan, more closely resembles Supportive Housing, which
includes onsite services within the definition. Furthermore, this determination is based on the fact that
Community Education Civic Activities do not include health-related education in the definition.

2, Error in Applicability of Commercial Corridor Requirements

The Appellant believes staff incorrectly classified the location as fronting a Commercial Corridor.
The Appellant believes that of the corner parcel, Harrison Street should be considered the front lot
line and that Harrison Street should not be considered a Commercial Corridor. The Appellant goes
on to write: “The code therefore gives the Planning Director the ability to designate front lot lines
based on the neighborhood usage. Based on actual building configuration, usage, and neighborhood
patterns, the front lot line of the ‘The Harrison’ is on Harrison Street between 14" and 15" Street,
and therefore not in a Commercial Corridor”,

Staff’s Response:

As described above, the Appellant requested a determination regarding the applicability of the commercial
corridor requirements. The City issued a determination, which was not appealed. As such, the Appellant
cannot now raise this issue as part of their Appeal of the Minor Variance decision.

Planning Code Section 17.101G.010.C, provides a definition of corridor types:

For the purposes of this Chapter only, the following definitions shall be utilized to apply special land use
regulations and development standards to properties fronting the following two types of street corridors:

1. Commercial Corridor. The intent of regulations related to properties fronting “Commercial
Corridors” is to maintain and promote an existing pattern of continuous ground floor Commercial
Activities and Facilities along the subject corridor. The following streets are designated as
Commercial Corridors: 14th Street (between Franklin and Oak Streets), 9th Street (between
Broadway and Harrison Street, and between Madison and Fallon Streets), 8th Street (between
Broadway and Harrison Street, and between Madison and Fallon Streets), Oak Street (between 8th
and 9th Streets), Harrison Street (between 7th and 11th Streets), Webster Street (between 7th and
11th Streets), Franklin Street (between 7th and 11th Streets), and Broadway (between 7th and 10th
Streets).

2. Transitional Commercial Corridor. The intent of regulations related to properties fronting
“Transitional Commercial Corridors” is to expand the amount of ground floor Commercial
Activities and Facilities along the subject corridor. The following streets are designated as
Transitional Commercial Corridors: International Boulevard (between st and 4th Avenues), East
12th Street (between 1st and 4th Avenues), 8th Street (between Harrison and Madison Streets), 9th
Street (between Harrison and Madison Streets), 1st Avenue (between East 12th Street and
International Boulevard), Oak Street (between 5th and 8th Streets, and between 9th and 14th
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Streets), Harrison Street (between 11th and 14th Streets), Webster Street (between 11th and 14th
Streets, and between 5th and 7th Streets), Franklin Street (between 11th and 14th Streets, and
between 5th and 7th Streets), and Broadway (between 5th and 7th Streets).

Furthermore, the Planning Code Section 17.09.040 states: "Front lot line" means: 1. On an intetior lot; any
abutting street line, except where an interior lot has more than one abutting street line, the Director of City
Planning shall select one of the street lines as the front lot line; such selection shall conform with any
neighborhood patterns. 2. On a corner lot: the shorter of any adjacent two abutting street lines, or portions
thereof, which intersect at an angle of not less than forty-five (45) degrees but not more than one hundred
thirty-five (135) degrees; except that the Director of City Planning may select either as the front lot line to
conform with any neighborhood patterns. If adjacent street lines, or portions thereof, of a corner lot intersect
at an angle of less than forty-five (45) degrees, both such street lines or portions thereof shall be deemed
front lot lines.

The Planning Code does give the Planning Director or designee the ability to designate a front lot line based
on the neighborhood usage. However, that only occurs when lots are of an unusual shape or configuration
or when is the front lot line is not clear such as whole City block development site or square parcel. In this
case it is clear that 14" Street, as the narrowest street line on the corner parcel, is the front lot line. It is also
clear from the definition of a Commercial Corridor that 14 Street between Franklin and Oak Streets, where
this parcel is located is a Commercial Corridor. It is also clear that Harrison Street between 11" and 14"
Streets is a Transitional Commercial Corridor (See map on page 2 or the report).

3. Error in Minor Variance Findings

The Appellant believes that the minor variances findings did not address the historic and affordable
housing constraints faced by the existing building for possible expansion of services elsewhere in the
building. The Appellant writes: “In short, the fact that this is an existing building which is over 100
years old, a historic property, and encumbered by regulatory restrictions for affordable housing
impose practical difficulties that are not comparable to a building being newly constructed in this
neighborhood. There is no other option to provide the necessary space for social services.
¢ The building is completely built out to its lot line, providing no space for new construction on
the site.
¢ The building is on the local and national register of historic places, so adding additional height
or floors to the building is not permitted.
¢ The City of Oakland and State of California require that the building provide 81 apartments
for low-income housing, requirements that are on title for a 55-year period. There is
therefore no flexibility to convert other spaces in the building to new uses,
None of these conditions apply to a property that is being newly constructed in the neighborhood. If
RCD were building a new building, we would design the building footprint and encumbrances, that
is not possible”.

Staff’s Response:

The Zoning Manager took the building’s constraints into account and did not error or abuse his discretion
in determining that compliance with the active ground floor requirement would not result in a practical
difficulty or unnecessary hardship due to unique physical or topographic circumstances or conditions of
design. The Zoning Manager acted within his discretion to consider that the building is existing and has
over the years provided retail and consumer services that activated the street. It should be noted that the
original application included these services on the second floor, and so they could be accommodated within
the existing conditions of design.
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The revision would include moving the services proposed in the original application from the second floor
to the ground floor and adding additional units in that space. As such, based on the policies in the LUTE
and the Lake Merritt Specific Plan, the proposal does not include an effective design solution improving
the livability, operational efficiency, or appearance of the street and does not fulfill the intent of the
Commercial Corridor regulations. There is substantial evidence supporting the Zoning Manager’s rejection
of Appellant’s argument that the proposed ground-floor services would contribute to the street activation
more than the existing retail uses. Such a use would instead weaken the concentration and continuity of
retail facilities at the ground-level and would impair the retention or concentration of an important shopping
frontage along the 14" Street Commercial Corridor that connects Downtown to Lake Merritt. In addition,
the Lake Merritt Specific Plan notes:

“While 14th Street will continue to be an important street for vehicular travel, the Plan seeks to enhance
the pedestrian and bicycle environment to increase multi-modal access. A diversity of new uses and more
active ground floor uses aim to make the area more inviting, and the increased activity and additional
lighting will add to the safety of the public realm.”

Alameda County Health Care for the Homeless - Trust Health Center provides services to this population
at 384 14th Street, and so there are services in the area. It is clear from looking at that use on the street, that
the concentration and continuity of retail was weakened by the loss of active ground-floor uses at 384 14™
street. In addition, due to the private nature of the proposed ground floor uses, the proposal would not likely
meet the 65% open ground floor commercial fagade transparency requirements, which was also an issue at
384 14" Street.!

Finally, the Zoning Manager’s decision is consistent with previous denials or withdrawn requests to locate
non-retail Administrative Office and Medical Service uses on the ground floor of 14" street

4. Conclusion/ Re-design

The Appellant suggests a potential compromise with a re-designed project which would add
approximately 400 square-feet of retail spaces in the existing commercial barbershop space while
keeping the corner at 14™ and Harrison Streets for Supportive Housing residential activities of
counseling services. The Appellant writes: “In recognition of the staff’s denial of this application and
desire to see retail in this location, RCD would be willing to set aside the smaller of the two retail
spaces (the 400 square-foot space with an entrance on 14® Street) for traditional retail. We can revise
the design so that the other ground-floor space can accommodate the necessary offices and meeting
rooms for Life Long Medical Care. We sincerely hope the City can at least approve that proposal,
since we have no other option for expanding services to residents and the community.”

Staff’s Response:

Although the Appellant is willing to mitigate the loss of a corner retail space by adding a small,
approximately 400 square-foot retail space, the prominent corner of 14™ and Harrison Streets would remain
closed off. As noted throughout this report, this would impair the retention or concentration of an important
shopping frontage along the 14™ Street commercial corridor that connects Downtown to Lake Merritt.

Again, the LUTE and Lake Merritt Specific Plan envision active ground-floor uses on Commercial
Corridors. Retail uses work best in proximity to other retail uses. When the street front and especially a
corner property is used for a non-retail use, the whole viability of the rest of the street is impaired. The

! This project was denied by the Zoning Manager in December of 2012 and was overturned by the Planning Commission in 2013
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project would remove a ground floor space on a street that has been intentionally mapped for active ground
floor use and if approved, could impair the rest of the 14th Street Commercial Corridor for these uses.

Although staff is supportive of the mission and the need to have services close to residents, staff cannot still
make the findings for approval.

There is no practical difficulty or unnecessary hardship due to unique physical circumstances.

L}

* The proposal, even with the re-design, does not offer an effective design solution,

o The proposal will affect the character and appropriate development of abutting properties.

¢ The proposal is a grant of special privilege as staff has denied non-retail requests on 14" before.

e The proposal is not consistent with the LUTE and the Lake Meiritt Station Area Plan.
CONCLUSION

As noted throughout this report, there is substantial evidence supporting the Zoning Manager’s
decision. Staff recommends that the Residential Appeals Committee uphold the Zoning Manager’s
decision and deny the Appeal.

RECOMMENDATIONS:
1. Uphold staff’'s CEQA environmental determination.

2. Deny the Appeal and uphold the Zoning
Administrator’s denial of the project based on this
Appeal report.

Prepared by: /

Heather A Kiein
Planner IV

Reviewed

(

v A1
%ofﬁﬂfRT D. MERKAMP g

ning Manager

Approved for forwarding to the
City Planning Commission:

Ed Manasse, Interim Deputy Director
Bureau of Planning
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Zoning Manager’s Determination Letter dated; October 26, 2018
Denial Letter of Case File PLN18502 dated February 5, 2019
Appeal of Case File PLN18502 dated February 15, 2019

Project Plans and Site Photos
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Aptil 10, 2018

FHeather Klein

Planning & Building l)epmtmem
City of Oakland

250 Frank H. Ogawa Plaza, 2" Floor
Oakland, CA 94612

Re:Harrison Fotel Request for Dete:mmatron Letter
PLN17192 -

Dear Ms. Klein:

In September 2017, the Clty of Oakland F’Iannmg and Bundmg Department approved RCD's
plans to renovate the Harrison Hotel, including the conversion of some rooming units to dwelling
units and certain exterior building alterations and madifications. RCD is now requesting approval
of revised plans that, in addition to the previously-approved work, would also (1) create two new
roommg umtd dnd (2) convort the ground floor stores to commumty servmg space

The Harrrson Hotel is an affordable houemg apartment bullqu that is home to reqrdents who
are low-income, formerly homeless, and/or living. with mental iliness. To fully support-these
residents, there is a robust social services. program in the burldmg that offers classes, one-on-
one meetmge counseling, and resource referral. This program is staffed by three part-tlme
counselors as well as interns (in addition to on-site property- managers and front desk clerks).
For the past 20+ years, these staff have been working out of cramped, convcrted units in the
building: It appears that these- spaces were ifiitially apartments or remdenhal hotel units, but
during the 1990s renovation were converted-to make-shift offices. The services staﬂ’ have iong
requested rmproved ofﬂce space in order to better serve thelr cllents ‘ : ;

The building also has: ground~flocr retail in. the - form of a small barbershop and a: hquor

store/market, Whilé we: manage the liquor store as best as possible, it is a use that encourages
'lortermg and littering, and is not the kind of commumty serving space that RCD hopes to support
in our properties. Both of these spaces will be impacted by the upcoming renovation and, due to
qtructural work will need to be partly and temporarlly closed down durmg conqtructron ‘

Slnce the stores wnl be |mpacted by constructlon anyway, RCD is proposrng to take advantage
of the opportunity to re-vision how the ground floor space is used and propose a use more in
line with our mission as well as the City’s vision of a safe and - commumty <oriented
neighborhood. We are proposing to' permanently relocate the existing retail tenants (with all
required relocation ‘assistance) and build out the space ‘as with community-setving offices and
meeting rooms. The counselors who currently work in. the cramped building spaces would be
moved to new offices in this ground floor space. There would also be space for group meetings.
This move would free-up space in the upper residential floors, where we can create two new
residential apartments. These apartments would be “roommg umts” (with shared baths and no
cookmg facmtles) This would brmg the total apartment count to 83.

ATTACHMENT A




We believe this proposal is ‘win win' in that it creates new community-serving space dnd creates
two new affordable housing units, both important goals at & time when non-profits and low-
income households are facing a critical shortage of affordable spaces and homes.

Requesl to create two new rooming units

In the Determination L.etter dated September 14, 2017, ()akland determined that this sité was
zoned for 52 dwelling units (apartments with kitchens) and 29 rooming units (apartments without
kltc,hens) for a total of 81 apartments. In lhat Lotler the Zonmg Manager mdlcated that two

lecluce the dwellmg unlt count by two and lnu ease the roommg unit count by four

, dwelling upits ,rooming'unit‘s totalaoarrments :
approvedSept2017 | 52 | - 29 | 81
proposed change, | .reducebytwo | .increasebyfour | . . .

; proposed totalcount ‘_ SQ G : - 33 ool 83 o

RCDrequests thot lhe Clty opprovo the propooal for up to 83 apartments mcludlng 50 dwellmg
units and 33 rooming units. It'is possible that, clepondmg ‘on funding avmlqblllty, the actual
number of dwelling units w:ll be less than 50 (i.e.; these units would remain as rooming units,
wrth no klichenq) In no case’ wrll the planb mclude more than the 50 dwelllng units listed here.

'Req est to change ground floor

"lhe proposed new use of the ground ﬂoor would include ofﬂoes for soual servu,e counselors

-and meeting rooms for small and large groups. The activities in this space would include one-
on-one meetings with counselors to ‘discuss topics such as housmg stablhty, benefits, health
and wellness, and employment among other topics. The group meetmgs include regular ‘coffee
and conversation' groups, support groups ‘stch s alcoholics anonymous and narcotics
anonymous; and educatlon classes such as money management The one-on-ohe meetings are
offered ‘only to’ resrdents of the Harrrson Some of the group meetmgs are exclusively for
Harrison resndents and others are open to ‘anyone who is interested. Servuces are run. by
Lifelong Medical Care, a federally qualified health center program that runs community (,llnlCo,
dental “clinics, counsellng/mental health services, and supportive housing programs. They
operate out of several affordable housing propertles and clinics throughout the East Bay,
‘including a downtown Oakland ¢linic, Lifelong: refels clrents from among '(hIS wide range to the
classes and actwrtles at Harnson Hotel ‘ : b :

"lhe proposed use appears to fall mto the category of C‘omnum;ty Educatlon Crwo Actlwty From
17.10.180 in the Planning-Code; this includes: Support services provided for independent living
skills development mcludmg solf-lmprovement education, employment and-job training for both
on-site and off-site 'residents in conjunction with Residential ‘Activities. This seems' like a
permitted use, in this zone (D lM~2) under table 17.101G.01 of the Plannlng (‘odra




Alternately, the City might determine that as proposed, the entire huilding would be classified as
Supportive Housing Residential Activities, since more than half of the activities in the new
ground floor space will serve Harrison residents only. In that case, this use is permitted in this
zone, except “these activities may not be located within thirty (30) feet of the front lot line on the
ground floor of an existing principal building fronting a Commercigl Corridor” (table 17.1016.04
of the Planning Code).

Determination of front lot line

In an email from Michael Bradley on April 3, 2018, in relation to the guestion of the ground floor
use, RCD was asked to indicate which side of the 1415 Harrison Street parcel is considered the
front lot line. Since the parcel is located on a corner lot, the front lot line is not straightforward. In
this case, the definition of front lot line should rely on common use and understanding of the
building. In the proposed renovation of the ground fioor, the property would have three
entrances from Harrison Street, one entrance exactly on the corner, and one exit-only door on
13" Street. The vast majority of people entering the building will enter via the main entrance at
1415 Harrison Street. A few people may enter at 1405 or 1411 Harrison Street, or the corner
door; to directly attend community meetings. Since there are multiple entries to the space, and
the majority lie on Harrison Street with none directly on 13" Street, we believe the front lot line is
Harrison Street. In this location, Harrison Street is reither a Commeraial Corridor nor a
Transitional Corridor.

Aftachments

As requested, we have included here a floor plan showing the proposed -layout of the new
ground floor space. This includes a line indicating the 30" setback from the froit lot line (since

this is a small parcel, that essentially encompasses the whole building). This plan also highlights
the multiple entrances to the building.

Thank you for your consideration. Please let us know if you require any additional information. |
can be contacted at (510) 841 - 4410 x335 or jsheldon@rcdhousing.org.

Sincerely,
_Jessien Sheldor

Jessica Sheldon
Assistant Director of Housing Development
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CITY or OAKLAND
DALZIEL BUILDING ‘o 250 FRANK H. OGAWA PLAZA o SUITE 3315 » OAKLAND, CALIFORNIA 94612 © .

Planning and Bullding Department _ ) ' ' (510) 238-3941
Bureau of Planning FAX (510) 238-6538
' . TDD (510) 238-3254

Sent via U.S. Mail

October Alg , 2018

Resources for Community Development
¢/ Jessica Sheldon

2220 Oxford Street

Berkeley, CA 94704

RE: Case File No, DET180043; 1415 Harrison Street; APN: 008-0625-045-00

This letter is in response to your request, dated April 10, 2018, for a Zoning Manager’s Determination concerning the
proposed ground floor use and the interpretation of the commercial corridor in relation to front lot line for the subject
property, The project involves the restoration of a historic building with 100% fully affordable dwelling and rooming
units above the ground floor, and the conversion of the ground floor from a convenience market and barbershop (both of
which are legal non-conforming) to ground floor offices for social service counselors and meeting rooms for small and
large groups: As stated by the applicant: “the activities in the spaces would include one-on-one meetings with counselors
to discuss topics such as housing stability, benefits, health and wellness; and employment, among other topics. The group
meetings include regular ‘coffee and conversation’ groups, support groups such as alcoholics anonymous and narcotics
anonymous, and education classes such as money management. The one-on-one meetings are offersd only to residents of
the project. Some of the group meetings are exclusively for the Harrison project residents, and others are open to anyone
who is interested.” The proposed floor plan places the group meeting room at the corner of 14% and Harrison Streets and
one-on-one counseling offices on 14 Strest and the side of the building. A large administrative office area with desks
and work stations are along Harrison Street with a large community room in the center of the ground floor between the
entry lobby and the 14% Street meeting room, : '

The current zoning for 1415 Harrison Street is the Lake Merritt Sté.'tibn Area District Pedestrian Zone-2 (D-LM-2), The
ourrent lend use designation for the subject parcel, per the Land Use and Transportation Element (LUTE) of the General
Plan, is the Central Business District (CBD).

Staff reviewed your determination request for the use classification of Supportive Housing, Residential Activities and ‘

Community Education, Civic Activities and the definition of a Commercial Corfidor in relation to front lot line. Below is
a summary of the definitions per the Planning Code. : .

Specifically, Planning Code Section 17.10.114 defines Supportive Housing, Residential Activities,

* Supportive Housing Residential Activities include housing: (a) with no limit on length of stay; (b) that is linked to an
onsite or offsite sérvice that assist the supportive housing resident in retaining the housing, improving his or her health
status, and maximizing his or her ability to live and, when possible, work in the community; and (c) that is occupied by
the following target population (as defined in subdivision (8) of Government Code Section 65582):

ATTACHMENT B
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A. Adults with low incomes having one or more disabilities, including mental illness, HIV or AIDS, substance
abuse, or other chronic health conditions and may, among other populations, include adults, emancipated
minors, families with children, elderly persons, young adults aging out of the foster care system, individuals
exiting from institutional settings, veterans, and homeless people; or

B. Individuals eligible for services provided under the Lanterman Dévelopmental Disabilities Services Act
(Division 4.5 (commencing ‘with Section 4500) of the Welfare and Institutions Code), who include individuals
with a disability that originated before the individual was eighteen (18) years old, but not including
handicapping conditions that are solely physical in nature, ' ' ‘

- This classification " also includes certain activities accessory. to the above, as specified in Section 17.10.040.
Supportive Housing shall only be subject to those restrictions that apply to other residential dwellings of the same facility
type in the same zone (Government Code Section 65583(a)(5)): ’ S

Specifically, Planning Code Section 17.10.180 defines Community Education, Civic Activities.
Community Education Civic Activities include the activities typically performed by the following institutions:
A Public and private day-care centers for fifteen (15) or more children;
.B. "Public and private nursery schools and khldergartehs;
C.  Public and private elementary, junior high, and high schools;
D

Support services provided for independent living skills development including self-improvement education,-
employment and job training for both on-site and off-site residents in conjunction with Residential Activities,

This classification also includes certain activities accessory to the above, as specified in Section 17.10.040,

Specifically, Planning Code Section 17.101G.010.C, provides a definition of corridor types:

For the purposes of this Chapter only, the following definitions ‘shall be utilized to apply spécia;l land use regulations.and
development standards to properties fronting the following two types of street corridors: :

1. Commercial Corridor, The intent of regulations related to properties fronting “Commercial Corridors” is to

maintain and promote_an_existing pattern of continucus ground floor Commercial Activities and Facilities

along the subjeet corridor. The following streets are designated as Commercial Corridors; 14th Street (between

Franklin aud Oak Streets), 9th Street (between Broadway and Harrison Street, and between Madison and Fallon

Streets), 8th Street (between Broadway and Harrison Street, and between Madison and Fallon Streets), Oak Street

(between 8th and 9th Streets), Harrison Street (between 7th and 11th Streets), Webster Street (between 7th and 11th
_Streets), Franklin Street (between 7th and 11th Streets), and Broadway (between 7th and 10th Streets).

2. Trasisitional Commereial Corridor. The intent of regulations related to properties fronting “Transitional

Commercial Corridors” is to expand the amount of ground floor Commercial Activities and Facilities alon
the subject corridor, The following streets are designated as Transitional Commercial Corridors: International -
Boulevard (between 1st arid 4th Avenues), East 12th Street (between 1st and 4th Avemies), 8th Street (between
Harrison and Madison Streets), 9th Street (between Harrison and Madison Streets), 1st Avenue (between East 12th
Street and International Boulevard), Oak Street (between Sth and 8th Streets, and between 9th and 14th Streets),

- Harrison Street (between 11¢th and 14th Streets), Webster Street (between 11th and 14th Streets, and between 5th
and 7th Streets), Franklin Street (betwéen 11th and 14th Streets, and between Sth and 7th Streets), and Broadway
(between Sth and 7th Streets), o ' ' :

Furthermore, the Planning Code Section 17.09.040; Definitions states: "Front lot line" meaus: 1. On an interior lot: any
abutting street line, except where an interior lot has more than one abutting street line, the Director of City Planning shall
select one of the street lines as the front lot line; such selection shall conform with any neighborhood patterns. 2, On a
corner lot; the shorter of any adjacent two abutting street limes; or portions thereof, which intersect at an angle of not
less than forty-five (45) degrees but not more than one hundred thirty-five (135) degrees; except that the Director of City
Planning may select either as the front lot line to conform with any neighborhood patterns, If adjacent street lines, or
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portions thereof, of a corner lot intersect at an angle of less than forty-five (45) degrees, both such street lines or portions
thereof shall be deemed front lot lines. ‘

The Bureau of Planning finds that the proposed use of the project, based-on the applicant provided description and floor
plan, is Supportive Housing, a residential activity associated with the affordable housing development on the floors two
through seven with onsite services that assist the supportive housing resident in retaining the housing, improving his or
her health status, and maximizing his or her ability to live and work in the community on the ground floor. Supportive
Housing is permitted on floors above the ground floor and have an associated limitation L] that states: These activities

may not be located within thirty (30) feet of the front lot line on the ground floor of an existing principal building

fronting a2 Commercial Corridor or within thirty (30) feet of the front lot line on the ground floor of a new principal
building fronting a Transitional Commercial Corridor, as defined in Section 17.101G.010.C, with the exception of

incidental pedestrian entrances that lead to one of these activities elsewhere in the building,

Since the proposed activity would be located on the ground floor of an, existing principal building fronting a Commercial
Corridor, the proposed Supportive Housing activity is not permitted as proposed on the ground floor at the subject site.
Such a use would weaken the concentration and continuity of retail facilities at the ground-level, and would Impair the
retention or coricentration of an important shopping frontage along the 14% Street commercial corridor which connects
Dovintown to Lake Merritt. Additionally, due to the privacy nature of the proposed ground floor uses, the design would
not likely meet the 65% open ground floor commercial fagade transparency requirements, '

If you, or any interested party, seeks to challenge this decision, an appeal must be filed by no later than ten calendar
(10) days from the date of this letter, by 4:00 pm on November .5~ °,2018. An appeal shall be on a form provided by
the Planning and Zoning Division of the Community and Economic Development Agency, and submitted to the same at
250 Frank H. Ogawa Plaza, Suite 2114, to the aftention of Michael Bradley, Planner XX, The appeal shall state
specifically wherein it is claimed there was error or abuse of discretion by the Zoning Manager or wherein his/her
decision is not supported by substantial evidence and must include payment of $1,622.57 in accordance with the City of
Oakland Master Fee Schedule. Failure to timely appeal will preclude you, or any interested party, from challenging the
City’s decision in court. The appeal itself must raise each and every issue that is contested, along with all the arguments
and evidenoce in the record which supports the basis of the appeal; failure to do so may preclude you, or any interested
party, from raising such issues during the appeal and/or in court. However, the appeal will be limited to issues and/or
evidence presented to the Zoning Manager prior to the close of the previously noticed public comment period on the

matter.

If you have further questions rggafding this matter, please contact Michael Bradley, Planner III at (510) 238-6935 or
mbradley@oaklandca.gov, '

Sincerely,

o

e

- },-7/ -4 /,.~
Ry

. \ ‘ P
¢~Robert Merkamp A

Acting Zoning Manager .~
S
"

Prepared by: Michael Bradley, Planner Il
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Planning and Building Department S _ (510) 238-3941
Bureau of Planning ' : FAX (510)238-6538

' TDD (510) 2383254
Sent via U.S. Mail and Electronic Mail

February 5 , 2019

Resources for Community Development
c/o Jessica Sheldon =~ .

2220 Oxford Street

Berkeley, CA 94704

RE: Case File No. PLN18502; 1415 Harrison Street; APN: 008-0625-045-00

Dear Ms. Sheldon:

Your applfcation, as described below, has been DENIED for the reasons stated in Attachment A, which contains the
findings required to support this decision. This decision is effective ten (10) days after the date of this letter unless

appealed as explained below.

The following table summarizes the proposed project:
- ~ Proposal: Tohave a Supportive Housing Residential Activity located within thirty
(30) feet of the front lot line on the ground floor of an existing principal
_ building fronting'a Commercial Corridor. :
Planning Permits Required: A Minor Variance for a Supportive Housing Residential Activity located
within thirty (30) feet of the front lot line on the ground floor of an
' existing principal building fronting a Commercial Corridor.
General Plan:  Central Business District . o
Zoning: D-LM-2 Lake Merritt Station Area District Zone .
Environmental Determination; Exempt, Section 15270 of the State CEQA Guidelines: Projects which are
' . disapproved, A . , A
Historic Status: OCHS Rating: B+1+, Local Register Property
City Council District: 3 : -

If you, or any interested party, seeks to challenge this decision, an appeal must be filed by no later than ten calendar
(10) days from the date of this letter, by 4:00 pm on February |5 2019, An appeal shall be on a form provided by
the Planning and Zoning Division of the Community and Econdmic Development Agency, and submitted to the same at
250 Frank H. Ogawa Plaza) Suite 2114, to the attention of Michael Bradley, Planner III. The appeal shall state -

party, from raising such issues during the appeal and/or in court. However, the appealbwill be limited to issues and/or
evidence presented to the Zoning Manager prior to the close of the previously noticed public comment period on the
‘matter. - . . ,

ATTACHMENT C
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if you have any questions; please contact the case planner, Michael Bradiey, Planuer ITI at (510) 238-6935 or
mbradley@oaklandca.gov, however, this does not substitute for filing of an appeal as described above,

Very Truly Yours,

ZlT

Zoning Manager

Attachments:
‘ A. Findings :
B. Conditions of Approval, including Standard Conditions of Approvals
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ATTACHMENT A: FINDINGS

This proposal fails to meet all the required findings under the Minor Variance criteria (Section 17.148.050A), of the
Oakland Planning Code (OMC Title 17) as set forth below and which are required to approve your application. Required
findings are shown in beld type; reasons your proposal fails to satisfy them are shown in normal type.

.SECTION 17.148.050(A) - MINOR VARIANCE FINDINGS:

A. That strict compliance with the specified regulation would result in practical difficulty or unnecessary
hardship inconsistent with the purpeses of the zomning regulations, due to unique physical or topographic
circumstances or conditions of design; or as an alternative in the case of a minor variance, that such strict
compliance would preclude an effective design solution improving livability, operational efficiency, or

appearance.

The project involves the restoration of a historic building with 100% fully affordable dwelling -and rooming units
above the ground floor, and the conversion of the ground floor from a convenience market and.barbershop (both of
which are legal non-conforming) to ground floor offices for social service counselors and meeting rooms for small
and large groups. As stated by the applicant: “the activities in the spaces would include one-on-one meetings with

counselors to discuss topics such as housing stability, benefits, health and wellness, and employment, amorig other -

topics. The group meetings include regular ‘coffee and conversation® groups, support groups such as alcoholics

anonymous and narcotics anonymous, and education classes such as money management. The one-on-one meetings -

~ are offered only to residents of the project. Some of the group meetings are exclusively for the Harrison project

' residents, and others are open to anyone who is interested.” The proposed floor plan places the group meeting room at .

the corner of 14" and Harrison Streets and one-on-one counseling offices on 14® Street and the side of the building.
A large administrative office area with desks and work stations are along Harrison Street with a large community
~ room in the center of the ground floor between the entry lobby and the 14™ Street meeting room.

The proposal is for Supportive Housing, a residential activity associated with the affordable housing development on
the floors two through seven with onsite services that assist the supportive housing resident in retaining the housing,
Jimproving his or her health status, and maximizing his or her ability to live and work in the community on the ground
floor.  Supportive Housing is permitted on floors above the ground floor and have an associated limitation L1 that

states: These activities may not be located within thirty (30) feet of the front lot line on the ground floor of an existing -

principal building fronting a Commercial Corridor or within thirty (30) feet of the front Iot line on the ground floor of
. .anew principal building fronting a Transitional Commercial Corridor, as defined in Section 17.101G.010.C, with the
© exception of incidental pedestrian entrances that lead to one of these activities elsewhere in the building.

Since the proposed activity would be located on the ground floor of an existing principal building fronting a
Commercial Corridor (14" Street), the proposed Supportive Housing activity is not permitted as proposed on the
ground floor at the subject site. : .

The finding cannot be met. There is not a- practical difficulty or unnecessary hardship due to unique physical or
topographic circumstances or conditions of design. The building is existing, has over the years provided retail and
consumer services which activate the street. The proposal does not include an effective design solution improving the

level, and would impair the retention or concentration of 4n important shopping frontage along the 14" Street
Commercial Corridor which connects Downtown to Lake Merritt. In addition, the Lake Merritt Specific Plan notes:

“While 14th Street will continue to be an important street for vehicilar travel, the Plan seeks to enhance
the pedestrian and bicycle environment to increase multi-modal access, A diversity of new uses and more -
active ground floor uses aim to make the area more inviting, and the increased activity and additional
lighting will add to the safety of the public realm.”
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Furthermore, due to the private nature of the proposed ground floor uses, the design would not likely meet the 65%
open ground floor commercial facade transparency requirements. -

That striet compliance with the regulations would deprive the applicant of privileges enjoyed by owners of
similarly zoned property; or, as an alternative in the case of 2 minor variance, that such strict compliznce
weuld preclude an effective design solution Tulfilling the basic intent of the applicable regulation.

This ﬁnding cannot be met. The Bureau of Planning has discouraged and denied other non-retail or restaurant related

* uses on 14™ Street and other parts of the Central Business District on Commercial Corridors that would weaken the

concentration.and continuity of retail facilities at the ground-level, and would impair theé retention or concentration of
an important shopping frontage along the 14" Street commercial corridor which connects Downtown to Lake Merritt.
Those uses included an architecture firm (315-14" Street), health care activities (386-14" Street) and other office

 related activities. For example, the health care activities that was approved by the Planning Commission on appeal has

reduced the retail pedestrian experience for half of 14% Street between Franklin and Webster,

That the variance, if granted, will not adversely affect the character, livabi'lity,v or appropriate deveiof)ment of
abutting properties or the surrounding area, and will not be detrimental to the public welfare or contrary to

adopted plans or development policy.

This finding cannot be met. The variance could affect the character or appropriate development of abutting properties.
Figure 4.3 of the Lake Merritt Specific Plan is envisions active ground-floor uses. The purpose of not placing these
uses within thirty (30) feet of the front lot line on the ground floor of an existing principal building fronting a
Commercial Corridor is to ensure that this area remains viable for retail. Retail uses work best is proximity to other
retail uses. When the street front and especially a corner property is used for & non-retail use the whole viability of the

rest of the street is impaired for this use.

The variance will alsb be detrimental to the public welfare or contrary to adopted plans, including the Land Use and
Transportation Element (LUTE) of the City’s General Plan and the Lake Merritt Specific Plan. Specifically, the

. project is inconsistent with the following objectives, goals and policies.

LUTE Objective

D9: Emphasize the establiShme_nt, promotion, and retention of commercial businesses that serve the needs of
downtown workers and residents C .

NI: Provide for heé,]thy, vital, and aécessible commercial -areas that hélp meet local consumer needs in the
neighborhoods. - .

The project would remove a ground floor space intentionally mapped for active ground floor use and could impair the
rest of the 14™ Street Commercial Corridor for these uses. : - :

Lake Merritt Specific Plan

Vision- Provide services and retail options in the station area,

Goal - Attract and promote a variety of new businesses, including small businesses and start-ups, larger businesses
that provide professional-level jobs'(e.g., engineers, attorneys, accountants, etc.), and businesses that serve the local

community (such as grocery stores, farmers markets, restaurants, pharmacies, banks, and bookstores).

Policy LU-3 Ground floor commercial uses. Expand active commercial uses, including retail and restaurants,
throughout the Planning Area.
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The project would remove a ground floor space intentionally mapped for active ground floor use and could impair the
rest of the 14th Street Commercial Corridor for these uses. :

That the variance will not constitute a grant of special privilege inconmsistent with limitations imposed on

-similarly zoned properties or inconsistent with the purposes of the zening regulations,

This finding cannot be met. The granting of the variance will be inconsistent with the purposes of the zoning
regulations. As stated above, other uses that could potentially impair the retention or concentration of an important
shopping frontage along the 14" Street Commercial corridor which connects Downtown to Lake Merritt, have been
discouraged or denied, thus granting this variance ‘would constitute special privilege.

For proposals involving one or two dwelling units on a lot: That the elements, of the preposal requiring the
variance (e.g. elements such as buildings, walls, fences, driveways, garages and carports, etc.) conform with the
design review criteria set forth in the design review procedure at Section 17.136.050,

This finding is not applicable as the proposal does not involve exterior alterations. Should exterior changes be
proposed, 2 Design Review application must be filéd and reviewed for compliarice. -

For proposals involving one or two residential dwelling umits on a lot: That, if the variance would relax a
regulation governing maximum height, minimum yards, maximum lot coverage or building length along side
lot lines, the proposal also conforms with at least one of the following criteria:

a. The proposal when viewed in its entirety will not adversely impact abutting residences. to the side, rear, or
- directly across the street with respect to solar access, view blockage and privacy to a degree greater than
that which would be possible if the residence were built according to the applicable regulation and, for
height variances, the proposal provides detailing, articulation or other design treatments that mitigate any
bulk created by the additional height; or . : '
b. Over 60 percent of the lots in the immediate vicinity are already developed and the proposal does not
exceed the corresponding as-built condition on these lots and, for height variances, the proposal provides
detailing, articulation or other design treatments that mitigate any bulk created by the additional height.
The immedijate context shall consist of the five closest lots on each side of the project site plus the ten closest
lots on the opposite side of the street (see Hllustration I-4b); however, the Director of City Planning may
make an alternative determination of immediate context based on specific site comditions. Such
determination shall be in writing and included as part of any decision on any variance, '

This finding is not applicable as the subject site and proposal does not involve a one-two family residential facility,
but rather a multi-unit residential facility and Supportive Housing Activity.




CITY OF OAKLAND
APPEAL FORM - .
' FOR DECISION TO PLANNING COMMISSION, CITY
- COUNCIL OR HEARING OFFICER

. PROJECT INFORMATION
Case No. of Appealed Project; PLN18502 . .
Project Addréss of Appealed Project: 1415 Harri aon Street .
Assigned Case Planner/City Staff: __Michael Bradley -

APPELLANT INFORMATION:

Printed Name: Jessica Sheldon : Phone Number: . 510-841-4410 x335
Mailing Address: 2220 Oxford.st __ Alterriate Contact Numbet:

. City/Zip Code - _ Berkeley, CA 94704 Representing; Droperty owner |
Bmail; ‘Jjsheldonercdhousing.org '

An appealis hereby submitted on: _ _ :
‘a AN ADMINISTRATIVE DECISfON (APPEALABLE:TO THE CITY PLANNING
COMMISSION OR HEARING OFFICER) ' - :
YOU MUST INDICA'_I‘E_ ALL THAT APPLY:

Approving an application on an Administrative Decision _

Denying an application for an Administrative Decision : ‘

Administrative Determination or Interpretation by the Zoning Administrator -
.- Other (please specify) R .

oosgQ

Please identify the specific Administraﬁve7Deci§ion{l)éterinhmdou Upon Which Your Appeal is
Based Pursuant to.the Oakland Municipal and Planning Codes listed below:

Administrative Détermination or Interpretation (OPC Sec. 17.132.020) . .
Determination of General Plan Conformity. (OPC Sec. 17.01 .080)

Design Review (OPC Sec. 17.136.080) : e

Small Project Design Review (OPC Sec, 17.136. 130)

Minor Conditional Use Permit (OPC Sec, 17.134.060)

Minot Variance (OPC Sec. 17.148.060)

Tentative Parcel Map (OMC Section 16,304,100

Certain Envitonmental Determinations (OPC Sec, 17.158.220)

Creek Protection Petmit (OMC Sec. 13.16.450) .

Creek Determination (OMC Sec. 13,16.460) .

City Planner’s determination regarding a revocation hearing (OPC Sec. 17.152.080)
Hearing Officer’s fevocation/impose or amend conditions T .
(OPC Sec. 17.152.150 &/or 17.156.160)

‘Other (please specify)
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(Continued on reverse)

' L\Zoning Counter Files\Applidétién, Basic, Pre, Appoals\Originals\Appeal application (7-20-15) DRAFT.doc

ATTACHMENT D
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0 A DECISION OF THE CITY PLANNING COMMISSION (APPEALABLE TO
THE CITY COUNCIL) O Granting an application to: OR O Denying an application to:

YOU MUST INDICATE ALL THAT APPLY:

Pursuant to the Oakland Municipal and Planning Codes listed below:
Major Conditional Use Permit (OPC Sec. 17.134,070)

Major Variance (OPC Sec, 17,148.070)

Design Review (OPC Sec. 17.136,090)

Tentative Map (OMC Sec. 16.32,090)

Planned Unit Development (OPC Sec. 17.140,070)

Environmenta! Impact Report Certification (OPC Sec, 17.158.220F)
Rezoning, Landmark Designation, Development Control Map, Law Change
(OPC Sec. 17.144,070)

Revocation/impose or amend conditions (OPC Sec. 17,152.160)
Revocation of Deemed Approved Status (OPC Sec. 17.156.170) -

Other (please specify)

000 0Doooooo

FOR ANY APPEAL: An appeal in accordance with the sections of the Oakland Municipal and Planning Codes
listed above shall state specifically wherein it is claimed there was an error or abuse of discretion by the Zoning
Administrator, other administrative decisionmaker or Commission (Advisory Agency) or wherein their/its decision
is not supported by substantial evidence in the record, or in the case of Rezoning, Landmark Designation,
Development Control Map, or Law Change by the Commission, shall state specifically wherein it is claimed the
Commission erred in its decision. The appeal must be accompanied by the required fee pursuant to the City’s
Master Fee Schedule,

You must raise each and every issue you wish to appeal on this Appeal Form (or attached additlonal sheets). Failure to
ralse each and every issue you wish to challenge/appeal on this Appeal Form (or attached additlonal sheets), and
provide supporting documentation along with this Appeal Form, may preclude you from raising such issues during
your appeal and/or in court. However, the appeal will be limited to issues and/or evidence presented to the
decision-maker prior to the close of the public hearing/comment period on the matter. '

The appeal is based on the following: (4itach additional sheets as needed.)

See attached additional sgheets.

Supporting Evidence or Documents Attached, (The appellant must submit all suﬁporting evidence along with this Appeal
Form; however, the appeal will be limited evidence presented to the decision-maker prior to the close of the public

hearing/comment period on the matter,

(Continued on reverse)

Revised 7/20/15
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Signature of Appellant or Representative of Date
- Appealing Organization

To BE COMPLETED BY STAFF BASED ON APPEAL TYPE AND APPLICABLE FER

Revised 7/20/15 ' '




Harrison Hotel - 1415 Harrison sireet

PLN 18502 .
Appeal of Denial of Minor Varlance Application

Resources for Community Development (RCD) Is appealing the decision by the Agency to deny our
application for a minor variance to revise the ground floor of the Harrison Hotel &t 1415 Harrison Street.
Below is a description of the proposed activities, followed by an explanation of where we believe the

Agency erred in denying the application,

PROJECT LOCATION

The Harrison Hotel is located at the 1415 Harrison Street, with a small portion of the building frontage
on 14" Street and the majority of bullding frontage on Harrison Street. The main entrance to the -
building is on Harrison Street. The entrance to the proposed ground floor use is at the corner of Harrison

and 14t Streets,

PROJECT DESCRIPTION

The Harrison Hotel Is an affordable housing apartment building that Is home to residents who are low-
income, formerly homeless, and/or living with mental iliness. To fully support these residents, there is a
robust social services program in the building that offers classes, one-on-one meetings, counseling, and
resource referral. These sérvices are provided by a third-party, Life Long Medical Care, whose staff here
includes three part-time counselors as well as interns (in addition to on-site. property managers and front
desk clerks). For the past 20+ years, these staff have been working out of cramped, converted units In the
building. it appears that these spaces were Initially apartments or resldential hotel units, but during an
earlier renovation were converted to make-shift offices. The services staff have long requested improved
office space, In order to better serve thelr clients.

RCD s preparing for a major renovation of the Harrlson Hotel, to begin in March 2019. The proposed
renovation has already been approved by the Planning Department and cofstruction documents have
been-approved by the Building Department. The renovation will include a structural retrofit, modifications
to increase ADA accessibllity, a new roof, elevator repairs, plumbing repairs, and addition of kitchenettes

to a portion of the’apartments.

The building also has ground-floor retall space of about 1,400 square feet, divided Into one space of 400 sq
ft and another of 1,000 sq ft. In the recent past, these spaces have been occupled by a smail barbershop
and a liquor store/market. The barber retired in 2018 and ended his lease. The liquor store had been on a
month-to-month lease. RCD terminated the lease recently due to the upcoming renovation and the
desired change in use for the space. (The tenant was provided relocation benefits and moving assistance.)’
Building staff and neighbors had long complained about the liquor store tenancy: It was a use that

* encouraged loitering and littering, and Is not the kind of community-serving space that RCD hopes to
support in our properties. The fact that the space would have needed to be temporarily closed for the
structural retrofit offered an opportunity to permanently pursue a change in tenancy here.

Since construction will be underway anyway, RCD Is proposing to take advantage of the opportunity to re-
vision how the ground flaor space is used and propose a use more In line with our mission as well as the
City’s vision of a safe and coinmunity-oriented neighborhood. Now that there are no.current retall
tenants, we are proposing to build community-serving offices and meetin’g. rooms, The Life Long Medical

Case File PLN18501 ' Appeal of minor variance denial




Care counselors who cur_rently‘ work in the cramped building spaces would be moved to new offices In this
ground-floor space. There would-also be space for group meetings. These spaces would allow services
staff to continue the actlvities they have offered forj years, but also expand activitles to better serve the

residents and neighborhood. '

As described In our Initlal application, the current service activities serve both Harrison residents and the
larger community. Current activities Include, and would continue to include In the new space, one-on-one
meetings with counselors to discuss toplcs such as housing stabllity, benefits, health and wellness, and

- employment, among other topics. The group meetings include regular ‘coffee and conversation’ groups,

- “support groups such as alcoholics anonymous and narcotics anonymous, and education classes such as -
money management. The one-on-one meetings are offered only to residents of the Harrison, Some of the
~ group meetings are exclusively for Harrison residents, and.others are open to anyone who is interested.
For_exémple, alcoholics anonymous and narcotics anonymous groups are open to the public. Services are’
run by Lifelong Medical Care, a federally qualified health center program that runs community clinics,
dental clinics, counseling/mental health services, and supportive housing programs. They operate out of
several affordable hoysing properties and clinics throughout the East Bay, including a downtown Oakland
clinic., Lifelong refers clients from among this wide range to the classés and activities at Harrison Hotel,

A ground floor renovation would create the opportunity to offer more community-serving activities at
Harrison. Given current configuration, it is very difficult to invite the public to actlvities and groups at
Harrison. But, if the use Is approved and renovation moves forward, Lifelong is eager to expand the
services both for Harrlson residents and the public. Lifelong would be able to recruit more Interns and thus
offer more activities (currently, the ability to have on-site staff is limited by space, not interest or budget).
They will-identify what services their non-Harrison clients are in need of and not currently receiving In the
helghborhood, and see If there is a fit for the new ground floor space. Through their Qakland clinics and
other work, Lifelong has & large base of Oakland clientele and is very familiar with the needs of the
homeless and low-income population, Possible services open to the public Include expanded support

" group activities, hypertension or diabetes clinics, or drop-in resource refeérrals. . :

APPLICATION APPEAL -

We are appealing the denlal of the Minor Varlance application on three grounds. One, the use should
not be classified as a Supportive Housing Residential Activity, it should be classified as Community
Education, Clvic Activity, which Is a permitted use in this location. Two, the space should not be subject
to the restrictions imposed on a Comniercial Corridor, since the main entrance and bullding frontage is
along Harrison Street, which Is not a Commercial Corridor. And third, if the' City continues to declde that
.the setback limitations apply, we believe the minor varlance should be granted because the historic
nature of the building means that strict compliance with the regulations results in hardship to residents

and thie rieighborhood. '
1. Error In Use Classif_lcatldn

. Staff denied the initlal proposal for the space because they classified the proposed use as Supportive
Housing Residential Activity. We belleve that the proposed ground floor use should be correctly
classified as“Community Education, Civic Activity”, which Is a permitted ground-floor use in this.zone,
According t0 17.10.180 in the Planning Code, “Community Education, Clvic Activity” can encompass
various actlvities, including: Support services provided for independent:living skills development
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including self-Improvement education, employment and job training for both on-site and off-site
residents in conjunction with Resldential Activities.

This description is an apt summary of the activities proposed for the Harfison ground floor, The services
are targeted at homeless and formerly homeless individuals, both Harrison residents and others. The
primary goal of the services is housing retention and stability, the most critical element of independent
living. Activities Include other self-improvement groups and individual counseling to address Issues
dealing with health, benefits, and education. Currently, Lifelong offers a few groups open to the general
public, but these options are limited given the bullding configuration, The current space for group
meetings Is open to the rest of the Harrison building, so inviting the public Into meetings creates a
security concern for the bullding. But, the proposed ground floor renovation would not be accessible to
the rest of the property. Both residents and other visitors would need to enter the offices through a
direct entrance, separate from the residential entrance. This opens up new possibilities for how Lifelong
can serve the general public out of this space. If the use is approved and renovation moves forward,
Lifelong is eager to expand the services both for Harrison residents and the pubiic, Lifelong would be
able to recruit more interns and thus offer more activitles (currently, the ability to have on-site staff is
limited by space, not interest or budget). They will Identify what services thelr non-Harrison clients are
in heed of and not currently receiving in the neighborhood, and see If there Is a fit for the new ground
floor space. Through their Oakland clinics and other work, Lifelong has a large base of Oakland clientele
and is very familfar with the needs of the homeless and low-income population, Possible services open .
to the public include expanded support group activities, hypertension or diabetes ciinics, or drop-in
resource referrals, Lifelong and RCD would also open the space to other community-based organizations
with a similar focus for occasional (e.g. weekly, monthly) activities. The ground floor could serve as a
resource for organizations looking for spaces to host evening community meetings or activitles, serving
similar populations in need of independent fiving skills. ' ' ‘ ' .

Given this proposed use, RCD belleves the correct classification [s Communlty Educatidn Civic Actlvity.

2. Error In Applicability of Commerclal Corridor Requirements

In the letter denying our proposal, staff wrote the required permit was: “A Minor Varlance for a
Supportive Housing Residentlal Activity located within thirty (30) feet of the front lot line on the ground
floor of an existing principal building fronting a Commerclal Corridor.” Above, we discuss why we don’t -
believe the proposal is for a Supportive Housing Residential Activity, We also believe staff incorrectly
classified this location as fronting a Commetcial Corridor. In practice and neighborhood patterns, the
front lot line of the Harrison does not front a Commercial Corridor. It fronts Harrison Street, which is not
a Commerclal Corridor and therefore not subject to the minor variance requirement,

The Zoning Code defines "front lot line" as: “... On a corner lot: the shorter of any adjacent two abutting
street lines, or portions thereof, which intersect at an angle of not less than forty-five (45) degrees but
not more than one hundred thirty-five (135) degrees; except that the Director of City Planning may
select either as the front lot line to conform with any neighborhood patterns. If adjacent street lines, or
portlons thereof, of a corner lot Intersect at an angle of less than forty-five (45) degrees, both such
street lines or portions thereof shall be deemed front lot lines.” '

The code therefore gives the Planning Director the ability to designate front lot lines based on
nelghborhood usage. Based on actual bullding configuration, usage, and nelghborhood patterns, the
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e The City of Oakland and State of Callfornla'require,that the building provide 81 apartments'for
low-income housing, requirements that are on title for a 55 year perlod. There Is therefore no
flexibllity to convert other spaces in the building to new uses.

None of these conditions apply to a prb_perty that is belng newly constchted in the.neighborhood. If
RCD were building a new building, we would design the bullding to accommodate both retall and the
- proposed services spaces. However, given the existing building footprint and enc'umbrances, that Is hot

possible. N

CONCLUSION

RCD appreclatesyour re-consideration of the minor variance application. The use of a portion of the
ground floor space for a civic activity is allowed and the best use of this space for the building residents -
and wider neighborhood. The City of Oakland has prioritized housing for its highest need residents, .
‘including those who are homeless and struggling with mental lllness and/or addictions. RCD is proud to
partner with the Cityto house these residents, but it is well known that housing alone is not enough to

- break the cycle of homelessness and addiction. Housing needs to be paired with extensive services in
order to be successful. Through a contract with Lifelong Medical Care, RCD Is eager to provide those
services here, but options are limited by space. Providing quality services Is in-the best Interest not only
of the residents, but for the whole community. The entire neighbarhood and city benefit when resldents
stay sober and housed. . o :

In recognition of the staff’s denfal of this application and desire to see retall In this location, RCD would
be willing to set aside the smaller of the two retail spaces (the 400 sq ft space with an entrance on 14%
Street) for traditional retail. We can revise the design so that the other ground-floor space can
accommb_date the'necessary offices and meeting rooms for Lifé Long Medical Care, We sincerely hope
the City.can at least approve that proposal, since we have no other option for expanding services to
residents and the community. S -

The City has stated time and again that it Is doing everything it can to dddress the housing and
homelessness crisis. Providing sufficient services'to allow high-risk residents-to retain thelr housingisa
key piece of addressing that crisis. We urge the City to prioritize these residents over a strict (and, we
believe, incorrect) interpretation of the zoning code. '
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front lot line of The Harrison is on Harrison Street be't'ween 14th and 15th Street, and therefore not in a
Commerctal Corridor. The following images lllustrate the main building entrance.

Main entrance

Main entrance
Harrlson Strqet

Given nelghborhood patterns, we request that the Director of City Piannihg determine that the front lot
line is on Harrison Street. Harrison Street Is not a Commercial Corridor, and therefore the setback
requirement should not apply. to this building, . '

3. Error In Minor Variance Findings

The application for a Minor Varlance ‘detalled_the ways in which the proposal met the Findings
requirements. See list attached as Exhibit A, copied from the initlal application. In short, the fact that
this is an existing building which Is over 100 years old, a historic property, and encumbered by
reguiatory restrictions for affordable housing impose practical difficulties that are not comparable to a

building belng newly constructed in this neighborhood. There is no gther gption to rovide the

* ' The building Is completely built out to its lot line, providing fo space for new construction on the

site.
* The bullding is on the local and national register of historic places, so adding additional helght or

floors to the building.Is not permitted.
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Exhiblt A~ Minor Varlance Findings

A. Strict compliance would result in unnecessary hardship..An effective design solution, compliant with
existing zoning, would result in unnecessary hardship here given the bullding’s existing construction,
historic status, and regulations as an affordable housing property. The Harrison Hotel was built in 1913
and Is on the National Reglster of Historlc Places. The property is built out to the lot line on all sides and
theré are no opportunities to expand the footprint. The building is seven stories tall, and floors 2
through 7 are occupied by residential apartiments. There are a total of 81 small SRO apartments in the
bullding, All apartments are set aside for low-income and formérly homeless households, through

- restrictions from the City, County, and State. Those restrictions call for 81 affordable apartments, so

-there Is no avallable room on uppet floors for additional social service space.

RCD Is pursuing a solution to provide expanded soclal service space for the residents and community.
. This space is needed In order to better meet resident and community needs. The services provided at
- Harrison are critical for residents to maintain housing, avoid returning to homelessness, malntaln -
healthy and addiction-free liféstyles, and pursue education goals, The ability to fully serve the
households and other community members s limited by the lack of ground floor space.

One, existing community space is very limited. There are a few cramped offices on the building’s
mezzanine, but these barely have enough space for the over 3,0FTE services staff working in the
building. There are no areas for private, HIPAA compliant meetings with residents, other than rotating
through the small spaces. The lack of private space limits our ability to best serve residents,

Two, there Is no secure space in the existing residential area for services to the community. Lifelong
Medical Care.has attempted to offer groups and activities open to community members, but there Is no
closed off area for group meetings and glving visitors access to the existing community space would give
them access to the entire building. There is no way to closé off the rest of the building without conflicts

with the historic character.

We believe the buildings residents and community at large would hugely benefit from expanded social -
services at the bullding. Improved servicés would reduce loitering around thé bullding, réduce turnover -
and homelessness, and reduce substance dependence. Existing building conditions are-preventing the
property from providing these best solutions. .

* B, Strict compliance with the regu'latlons_wquld deprive the applicant of privileges enjoyed by owners of.
~ simltarly zoned property; or, as an alternative I the case of a minor varlance, that suchstrict
.compllance would preclude an effective design solution fulfilling the basic intent of the applicable
regulation. Note that, since this is a minor varlance application, only the latter half of this criterla need
be satisfied. Denlal of the application absolutely precludes an effective design solution meeting the -
intent of the regulation, The intent of the regulation is to provide a pleasant pedestrian experience in .
the downtown area. The current use of the space as a liquor store, with loitering and littering, does not
contribute to the desired experience. The Intent of the ground floor regulation is to create a continuous .
* corridor of active retall for properties facing 14 'Street. This building, however, does not face 14%
Street. The 14' Street side is only 40’ long and the maln huilding entrance is mid-way down the block on
Harrison Street. Allowing résident- and community-serving spaces on the ground floor here ‘would not
bie out of line with the City's goal of active retall for properties that do face 14 Street.
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Furthermore, the proposed use would still be an active ground floor use. Harrison residents will still walk
out of the building and Into the new services space to join activities, creating a flow of people in and out
of the space. With the expanded space, Lifelong can also offer expanded activities open to the
commiunity, such as'more AA groups, hypertension clinics, and housing retention clinics, These activities
have riot been an option to date given limited exlsting space. -

Strict compliance with the regulations puts extra regulation on Harrison compared to the property just -
next door at 1425. Harrison Street, which has an entirely residentfal ground floor. The historic Hotel

~ Oakland, also affordable housing, is located cattycorner from the Harrison, and has a very similar use as
the one proposed here,’ . ' - ' .

C. The requested variance will in no.way adversely affect the character, fivabllity, or appropriate
development of abutting properties and will not be detrimental to public welfare. The proposed
ground floor use will result in no change to the building footprint and have no impact on future
neighboring property development. In fact, the proposed use would be beneficlal to public welfare by
removing the existing beer/wine store, which is a detriment to public welfare (through-encouraging

lottering). '

Staff determined that the proposed use would be contrary to adopted plans, but in fact the proposal
aligns with many elements of the Oakland General Plan and the Lake Merritt Station Area Plan. The
Statlon Area Plan includes, among others, the following goals:

- Anactive, vibrant, and safe district

- Encourage equitable, sustalnable, and healthy development

- Increase and diversify housing

- Provide services and retail options

- Maxirhize opportunities for preservation and re-use of historic buildings

~  Model progressive innovatlons

The proposed ground floor use aligns with all of these goals. The proposed use will preserve the
building’s historic character (in fact, the larger renovation includes renovation of the historic blade sign
and exterior lighting to improve the historic condition). The expanded services will allow RCD to better
serve the low-income houiseholds in the property, ensuring diversified housing for the long-term future,
The proposed use will be a healthy and safe area, a vast improvement over the current use. '

D. The requested varlance would not constitute a grant of speclal privilege. The proposed use is in line
with uses that are allowed at adjacent properties such as 1425 Harrison Street or the Hotel Oakland )
across the street, The proposed use is consistent with the purposes of the zoning regulations, to create a
livable downtown area. The proposed use would enhance the livabllity of the aréa by providing greater
services to Harrison residents and community members, increasing their ability to be community-

minded citizens, '
E. N/A

F. N/A
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