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REPORTNO.PC-16-054



DATE ISSUED:



June 16, 2016



ATTENTION:



Planning Commission, Agenda of June 23,2016



SUBJECT:



NEIL GOOD DAY CENTER (1402 COMMERCIAL STREET) CONDITIONAL USE PERMIT NO. 2016-13 - PROCESS FOUR



OWNER/

APPLICANT:



S.V.D.P. Management, Inc.



SUMMARY



Issue(s): Should the Planning Commission ("Commission") approve CUP No. 2016-13

to allow a homeless day center use for the Neil Good Day Center project ("Project") at

1402 Commercial Street in the Downtown Community Plan area?

Staff Recommendation: That the Commission approve PDP/CUP No. 2015-71 , subject

to the conditions in the draft permit.

Community Planning Group Recommendation: On June 15, 2016, the Downtown

Community Planning Council (DCPC) will consider CUP No. 2016-13, which is after the

submittal ofthis report. Staff will provide the DCPC recommendation at the hearing.

Other Recommendations: The East Village Association (EVA) has submitted a letter

(Attachment E) stating general support for the CUP but with a five-year period.

Environmental Review: Development within the Downtown Community Plan (DCP)

area is covered under the Final Environmental Impact Report (FEIR) for the San Diego

DCP, Centre City Planned District Ordinance (CCPDO), and 10111 Amendment to the

Centre City Redevelopment Plan, certified by the former Redevelopment Agency

("Former Agency") and the City Council on March 14, 2006 (Resolutions R-04001 and

R-301265, respectively) and subsequent addenda to the FEIR certified by the Former

Agency on August 3, 2007 (Former Agency Resolution R-04193), April21, 2010

(Former Agency Resolution R-04510), and August 3, 2010 (Former Agency Resolution

R-04544), and certified by the City Council on February 12, 2014 (City Council

Resolution R-308724) and July 14, 2014 (City Council Resolution R-309115). The FEIR

is a "Program EIR" prepared in compliance with California Environmental Quality Act

(CEQA) Guidelines Section 15168. The project is within the scope ofthe development

program described in the FEIR; therefore, no fmiher environmental documentation is

required under CEQA.
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Fiscal Impact Statement: None

Code Enforcement Impact: None

Housing Impact Statement: None



BACKGROUND

The existing Neil Good Day Center is a homeless day center located on the east side of 17'h

Street just south ofK Street, along the west side oflnterstate 5. The site is located between the

on- and off-ramps to the freeway and is leased by the City of San Diego from the State of

California Department of Transportation (Caltrans) for the operation of a day center for the

homeless. The day center provides a safe haven for the homeless population during the daytime,

providing laundry service, showers, mail service, storage, and contacts with job training

programs and other support services. The day center serves approximately 6,500 people a year,

primarily chronically homeless adults, providing an alternative day-time location for the

homeless other than the surrounding neighborhoods, parks, and freeway rights-of-way.

The San Diego Housing Commission (SDHC) issued a Request for Proposals (RFP) on

December 2, 2014, for year-round permanent facilities to provide interim housing and day center

services for homeless adults. The SDHC awarded Saint (St.) Vincent de Paul (SVDP) with the

grant explaining that co-locating these homeless services provides critical resources to the

populations served on one central campus and limits potential impacts to the surrounding

neighborhood. Under the existing contract, the new proposed location requires prior approval of

the CUP before an amendment to the contract is approved ..

Homeless day centers require approval of a CUP and, pursuant to SDMC §141.0412, are

considered a homeless facility which is a separately regulated institutional use. Homeless day

centers are considered any facility that provides basic services including personal hygiene,

information and referral, employment, mail, and telephone services, during daylight hours to

homeless persons. The following development standards apply to homeless day centers:

• no more than one homeless day center be permitted within Y. mile of an emergency

shelter, a congregate meal facility, or another homeless day center;

• overnight accommodations and meals for transients are not permitted;

• the day center shall provide off-street parking at a rate of at least 1 space per full-time

equivalent employee;

• the hours of operation shall be limited to 6:00 a.m. to 6:00 p.m.;

• the day center shall provide on-site supervision at all times, including at least one staff

member shall be located on the premises 24 hours per day; and,

• the Applicant shall submit materials describing how they will engage with the community

and address concerns, a plan to minimize loitering in the vicinity of the facility, and a

litter control plan to provide for the removal of litter in the vicinity on a regular basis.
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A CUP for a homeless day center is a Process Four decision made by the Planning Commission

at a noticed public hearing. The Planning Commission's decision is appealable to the City

Council.

Neighborhood Context



The Project is proposed to be located at the northeast comer of the intersection of Commercial

and 14th streets in the Southeast sub-district of East Village. The Project is located on an existing

38,768 SF lot with a 5,624 SF building composed of 4,335 SF on the first floor and 1,289 SF on

the second floor. The most recent use of the building was the Mosaic church and prior to that the

building was used for Penske truck storage. Establishments in the immediate neighborhood

include the recently constructed Airborne San Diego indoor skydiving facility, Studio 15

affordable housing, Father Joe's Village buildings, Reliable Pipe Supply Co., Metropolitan

Transit System (MTS) storage facility, Greyhound Bus Station, and surface parking lots. The

MTS Trolley Orange Line runs along Commercial Street south of the site and the 1ih and

Imperial Transit Center is west of the site.

Surrounding land uses:

• North: Airborne San Diego indoor skydiving facility (under construction); 1435 Imperial,

a five-story affordable housing project set to commence construction; and, Studio 15

affordable housing

• West: Surface parking lot and Greyhound bus station

• South: MTS storage facility and Reliable Pipe Supply Co.

• East: Father Joe's Village and Studio 15 affordable housing

The site is located on the SVDP campus which operates several social service facilities on the

blocks bounded by Imperial Avenue and 14th, Commercial, and 17th streets. The names and uses

for all facilities on the campus and other surrounding uses are on the vicinity map on Sheet AO.l

of Attachment C.

Development Team

ROLE



FIRM/CONTACT



OWNERSHIP



Applicant/Property Owner



S.V.D.P. Management, Inc.

Diane Stumph, Chief

Administrative Officer and Chief

Financial Officer

Atlantis Group

Maya Rosas, Associate Land

Use Consultant

1CADSource

Doug Gargaro, Principal



See Board of Directors List

(Attachment C)

(Non-Profit Organization)



Project Manager



Architect



Marcela Escobar-Eck (Sole

Owner)

Doug Gargaro (Sole Owner)
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Applicable DCP Goals and Policies:



The following are some of the key DCP Goals and Policies for Human Services and the East

Village neighborhood:

3.1-G-2



3.5-G-2

6.5-G-3



12.1-G-1

12.1-G-2

12.1-P-1

12.1-P-3

12.2-G-1

12.2-P-1



Provide for an overall balance of uses - employment, residential, cultural,

government, and destination- as well as a full compendium of amenities and

services.

Foster a rich mix of uses in all neighborhoods, while allowing differences in

emphasis on uses to distinguish between them.

Foster redevelopment of Southeast with an urban mix of new residents and a

variety of housing types, employees, artists, and conventioneers, while preserving

light industrial commercial service functions that serve downtown.

Promote future dispersion of human service facilities across Downtown and

throughout the region.

Ensure social service facilities are located with compatible uses.

Allow human service facilities in areas designated as Mixed Use, Core, and

Mixed Commercial.

Accommodate larger health and human service facilities in designated large

floorplate areas.

Minimize impacts to surrounding land uses and downtown at-large, while

balancing provision of services to populations in need of assistance.

Require a plan to demonstrate operations, facilities, and protocols to avoid off-site

impacts from clients such as litter, outdoor toileting, loitering, camping, and

outdoor lines. Require that facilities employ a continuum of care approach, or a

collaboration, whereby multiple services are provided on-site, such as meals,

shelter, and counseling services.



DISCUSSION



The Applicant is seeking approval of CUP No. 2016-13 to relocate the existing Neil Good Day

Center to a location at 1402 Commercial Street at the northeast corner of the intersection of 14111

and Commercial streets. Basic services to be provided as part of the day center include:

restrooms, laundry, mail, telephone access and message services, safe drinking water, and

socialization activities. Other related services are provided on the adjacent SVDP campus such

as integrated behavioral and physical healthcare at the Village Family Health Center, a computer

lab and resource room at the Paul Mirabile Center, and showers at the Joan Kroc Center. A

complete description of the operations of the day center is included in Attachment C, which also

includes plans, a vicinity map of surrounding uses, and site photos.

The Project is composed of three different areas including: a homeless day center within the

existing building; a day center outdoor patio north of the building; and, an existing parking area

on the southern portion ofthe lot. The building interior is two stories on the south side and a

large two-story tall open area on the north side. Proposed improvements to the existing building
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include interior improvements, including minor painting and flooring and the addition of

restrooms and a laundry room. The first floor contains locations for storage and gathering,

offices, a seating area, and a group room. The second floor contains offices. No exterior

alterations to the building are proposed.

To the north of the building the existing paved area will be used for an outdoor patio for the

patrons. The outdoor patio would be a fenced in courtyard which would be utilized for day time

storage of belongings, a covered respite from the weather, and a provider outreach area for

housing referrals, clothing, and income assistance to patrons. The northern portion of the lot and

the building will be surrounded along the western property line by a 6-foot tall privacy fence

composed of a white artificial wood-like material that would have closed gaps and no

overlapping boards. This fence would allow for application of a graphic or mural. The

installation of such graphic would be required to be completed within six months of the issuance

of the CUP as a condition of the permit.

To the south of the building the existing parking spaces would remain and would have dedicated

parking to the day center staff and employees of the Father Joe's Village uses nearby. There

would be vehicular access through a southern driveway off of Commercial Street. The southern

portion of the lot, surrounding the building and parking area, would include a 6-foot tall metal

railing security fence along the property line.

The sidewalks along the Project's frontages are substantially substandard. Under the CCPDO, all

tenant improvements exceeding $250,000 in value are required to install public improvements

consistent with Centre City Streetscape Manual. This project is anticipated to be a tenant

improvement valued at less than $250,000 and therefore will not be required to install public

improvements. While the public improvements could be made a condition of approval based on

a nexus determination, the proposed access to the day center through the alley rather than

directly from the adjoining streets will likely not result in significant new pedestrian traffic along

the street frontages. In addition, the cost of these public improvements would be a significantly

higher value than the actual tenant improvement costs, placing a financial burden that could limit

the social services provided and hinder the feasibility of the Project itself. Therefore, staff has

not included a requirement for new sidewalks along the Project's frontages.

All pedestrian ingress and egress would be restricted to the northeastern portion of the site where

the day center's entrance is off of the alley south of the Studio 15 affordable housing building

and north of the adjacent Father Joe's Paul Mirabile Center building. Patrons are expected to

access the day center by traveling east or west down Imperial Avenue, then south for

approximately half of a block on 15 1h Street, and then west down the alley to the Project's

northeastern access point. This provides direct access between the day center and the existing

resources elsewhere on the SVDP campus and therefore the services can be delivered more

efficiently with fewer potential impacts to the surrounding neighborhood resulting from the

transient population needing to walk around the block. The day center will provide security at

the front gate at the west end of the alley during all operating hours. An additional security

officer would be on site at the day center acting as a rover and support for the day center security

officer posted at the front gate. One staff member is required to be on premises 24 hours a day.
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The Applicant is seeking to operate the day center seven days a week and is proposing the

following hours of operation:



Saturday and Sunday



6:00 a.m to 2:00p.m.



The applicant has provided the required Communications/Litter and Loiter Control Plan, which

is included as Attachment D to this report, and incorporated into the conditions of the draft

permit included as Attachment F.

After evaluating the permit application and considering the potential impacts of this type of use,

staff is recommending approval of the CUP subject to the conditions outlined in the draft permit

(Attachment F). The key conditions in the permit include the requirements in SDMC

§ 141.0412(d), ensuring there is on-site supervision, adequate parking, and there are no meals or

overnight accommodations provided. The conditions from the Communications/Litter and Loiter

Control Plan are also incorporated in the draft permit to ensure the day center is proactively

working to limit its impact on the surrounding community and there are communicative ways to

assess and mitigate the impact on the surrounding community.

One condition of the permit is that the CUP would expire after I 0 years from the date of

approval, unless the CUP is amended to extend its time period. Staff recommends that this is a

fair amount oftime for the day center to operate at the site based on the investment in the

facility, while still allowing for a review of its operations in the context of the changing

Downtown neighborhood after this period. A condition is also included in the draft permit that

the CUP can be modified or revoked through a public hearing process if valid complaints are

received that the day center is in violation of the CUP and/or the use is determined to be a public

nuisance. While the East Village Association recommended a 5-year period, the center is a

known facility and the new operator (SDVP) is a known provider of homeless services in the

neighborhood.

Staff sought input from the San Diego Police Department (SDPD) for the Planning

Commission's consideration in a transmittal on May 5, 2016. Staff has not yet received a formal

recommendation from the SDPD on this particular application.

Findings

1.



The proposed use or development will not adversely affect the applicable land use plan;

The proposed homeless day center use will not adversely affect the applicable land use

plan, as the proposed use is allowed through a CUP and therefore complies with the

CCPDO and SDMC. While it is recognized that East Village, especially the southeastern

quadrant, is the location of a disproportionate amount of social services serving the

homeless population, the day center is already located in the area and its relocation will



Planning Commission

Meeting of June 23,2016

Page 7

serve to provide enhanced services through its proximity to other services provided on

the SVDP campus. The day center not only serves basic needs of the homeless

population such as restrooms, laundry facilities, and mail service, but it allows for

counseling and referral services for employment, housing, and health care.



2.



The proposed use or development will not be detrimental to the public health safety, and

welfare;

The proposed homeless day center use will not be detrimental to the public health, safety,

and welfare of the community when operated with the recommended conditions of

approval. These conditions include limiting the hours of operation, controlling littering

and loitering, community outreach and community impact assessments, and the presence

of security guards.



3.



The proposed use or development will comply to the maximum extent feasible with the

regulations of the LDC; and,

The proposed homeless day center use will operate in compliance with all requirements

in the SDMC for homeless day centers, except for the locational requirements as

discussed below. The conditions of approval are consistent with the code requirements

for such facilities.



4.



The proposed use is appropriate at the proposed location.

The proposed relocated homeless day center would be located on the SVDP campus

where a number of complimentary services are provided, allowing for patrons of the

facility to access these services easily. The access to the day center would be through the

existing alley from the SVDP campus and would not have direct access to the adjoining

streets, which should discourage loitering along these street frontages. The day center is

located near compatible uses and would be screened behind a privacy fence and within a

building. This would be a complementary use that maximizes the effectiveness of social

services offered on the SVDP campus and minimizes the impact on the community.



In addition to the above CUP findings, CCPDO Section 156.0315(i) provides for homeless

facilities to modify the standard development regulations cited earlier, including the separation

requirement from other homeless facilities, if the following findings are made:

1) The proposed institution or facility is relocating from another location within the Centre City

Planned District and the owner or permittee of the previous location rescinds any existing CUP

or previously conforming use rights.

The proposed Project is a relocation of an existing homeless day center on 1ih Street and the

City has indicated that the current location will no longer be utilized for homeless facilities.
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2) The institution or facility, due to its unique operations or uses, will not adversely impact the

surrounding neighborhood, and there is a demonstrated need for the institution or facility that is

not being met by existing services or facilities in the Downtown Community Plan area.

The intent of these exemptions is to provide flexibility in the location of needed services while

avoiding the addition of new homeless facilities in areas where there is a historical concentration

in the Downtown area. There is a demonstrated need for a homeless day center in the Downtown

area in order to provide a safe place for the homeless population to obtain services such as mail,

laundry, counseling, and referrals for housing and employment. This relocation will facilitate the

continued provision of these needed services while locating them on the SVDP campus where

additional services are located, providing a continuum of services and care to the homeless

population. The internal access within the campus will further reduce the need for the homeless

population to travel between different locations within Downtown.



CONCLUSION

Staff recommends that the Commission can make the required findings for approval and

therefore approves CUP No . 2016-13, subject to the conditions listed in the draft permit.

Respectfully submitted,



Concurred by:



Steven Bossi

Associate Planner



Brad Richter

Assistant Vice President, Planning



Attachments: A B CD E F -



Project Data Sheet

Ownership Disclosure Statements

CUP Application &amp; Basic Concept/Schematic Drawings dated May 4, 2016

Communications/Litter &amp; Loiter Control Plan

Draft CUP No. 2016-1 3 &amp; Draft Planning Commission Resolution

EVA Letter from June 10, 2016
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PROJECT DATA SHEET

PROJECT NAME



Neil Good Day Center



PROJECT DESCRIPTION



CUP No. 2016-13 to allow a homeless day center use for the Neil

Good Day Center (“Project”) at the northeast corner of the intersection

of Commercial and 14th streets in the Southeast sub-district of the East

Village neighborhood (1402 Commercial Street). The day center

would be on a 38,768 square-foot (SF) site including a 5,624 SF

building and an outdoor patio area. The day center would provide an

area for day time storage of belongings, a covered respite from the

weather, employment information and referrals, income assistance to

patrons, facilities for personal hygiene, and mail and telephone access.



COMMUNITY PLAN



Downtown Community Plan



COMMUNITY PLAN

LAND USE DESIGNATION



Centre City Planned District Ordinance (CCPDO)



ZONE:

SITE AREA:

FRONT SETBACK:

SIDE SETBACK:

REAR SETBACK:

PARKING:

ADJACENT PROPERTIES



ZONING INFORMATION

CCPDO – Mixed Commercial

38,768 SF site with a 5,624 SF building

0 Feet

0 Feet

0 Feet

15 required / 15 provided

LAND USE DESIGNATION



EXISTING LAND USE



NORTH



CCPDO – Mixed Commercial



Commercial, Mixed-Use



SOUTH



CCPDO – Mixed Commercial



Industrial



EAST



CCPDO – Mixed Commercial



Mixed Use



WEST



CCPDO – Mixed Commercial



Parking Facilities



DEVIATIONS OR

VARIANCES REQUESTED



None requested.



COMMUNITY PLANNING

GROUP

RECOMMENDATION



On June 15, 2016, the Downtown Community Planning Council

considered CUP No. 2016-13, after this Project Data Sheet was

submitted.
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