CITYOFBOULDER
PLANNING BOARD AGENDA ITEM
MEETING DATE: July 14, 2016

AGENDA TITLE:

Public hearing for consideration of a Concept Plan proposal (LUR2016-00033) to develop an existing
parking lot on the corner of Pine Street and 15t Street on the First United Methodist Church site
(including the following properties within RH-2 [Residential High — 2] zoning district: 1440 Pine, 1424
Pine, 1414 Pine, 1406 Pine, 2132 14t 2124 14t 1421 Spruce, and 1443 Spruce) with a three-story
30,000 square foot building containing 40 affordable rental units, associated common area and office
space and 95 total parking spaces The units associated uses would be managed by Attention Homes, a
non-profit agency, and are intended for homeless young adults between the ages of 18 and 24 years old
who are in need for supportive services in order to address underlying issues associated with their
homelessness.

Applicant:  Jeff Dawson, Studio Architecture
Property Owner: First United Methodist Church

REQUESTING DEPARTMENT:

Planning, Housing & Sustainability

David Driskell, Executive Director

Susan Richstone, Deputy Director

Charles Ferro, Land Use Review Manager

Karl Guiler, Senior Planner/Code Amendment Specialist

OBJECTIVE:

1. Hear applicant and staff presentations

2. Hold public hearing

3. Planning Board to ask questions of applicant, the public and staff

4, Planning Board discussion of Concept Plan. No action is required by Planning Board.

SUMMARY:

Proposal: Concept Plan review and comment to develop an existing parking lot on the corner
of Pine Street and 15t Street on the First United Methodist Church site with a
three-story, 30,000 square foot building containing 40 affordable rental units,
assocaited common area and office space and 95 total parking spaces.

Project Name: Attention Home Apartments

Location: Corner of Pine Street & 15t Street (First United Methodist Church
properties: 1440 Pine, 1424 Pine, 1414 Pine, 1406 Pine, 2132, 14th, 2124
14th 1421 Spruce, and 1443 Spruce)

Size of Tract: 1.93 acres

Zoning: RH-2 (Residential Home - 2)

Comprehensive Plan:  High Density Residential
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I. INTRODUCTION AND BACKGROUND

PROCESS

Per Section 9-2-14, B.R.C. 1981, the project requires Concept Plan review and comment, because the
project exceeds 20 dwelling units. The Concept Plan is an opportunity for the applicant to receive
comments from the community about the proposed plan before moving forward. “Concept Plan Review
and Comment” requires staff review and a public hearing before the Planning Board. Planning Board, staff
and neighborhood comments made at public hearings are intended to be advisory comments for the
applicant to consider prior to submitting any detailed plan documents. The Planning Department and
Planning Board will review the applicant's Concept Review & Comment plans against the guidelines found
in Section 9-2-13(f), B.R.C. 1981. Staff's analysis of the Concept Plan criteria can be found below in
Section Il

BACKGROUND & ZONING

The subject site spans an entire city block owned by the First United Methodist Church of Boulder and
totals roughly 1.93 acres. The block is bounded by Pine Street, Spruce Street, 14! and 15t Streets and is
bisected by an alley. The properties are: 1440 Pine, 1424 Pine, 1414 Pine, 1406 Pine, 2132 14t 2124 14t
1421 Spruce, and 1443 Spruce. The figure below shows the site and its surrounding context.
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Some properties are used for church purposes and others are leased out for other uses (e.g., Lucille’s
Restaurant, Out Boulder etc.). The site also contains seven existing dwelling units. The proposed use and
new building would be located on the 1440 Pine site, which is at the corner of Pine and 15t and is
currently used for surface parking.

The properties are within the Whittier neighborhood and one block north of downtown. As can be seen in
the zoning map below, much of the Whittier neighborhood is zoned RMX-1 (Residential Mixed — 1) zoning,
which permits six to 14 dwelling units per acre. However, the subject site and some surrounding properties
are zoned RH-2 (Residential High -2), which is a high density zone that permits 14 or more dwelling units
per acre. Immediately to the south are a number of more intense Downtown (DT) zones in proximity of the
Pearl Street Mall. While the site contains buildings that are eligible for historic landmark designations, the
site is not located within a historic district (although the area has been identified as a potential, future
historic district).

The site is also immediately contiguous to the Central Area General Improvement District (CAGID), which
is the managed parking district for downtown Boulder (see Figure 3 below).
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IIl. PROJECT DESCRIPTION SUMMARY

The building is proposed to include 40 affordable rental units comprised of one two-bedroom unit and 39
efficiency living units for the purpose of housing chronic homeless individuals between the ages of 18 and
24. The units would be managed by the non-profit agency, Attention Homes, in partnership with First United
Methodist Church and Gardner Capital Development. The ground floor would contain Attention Homes
administrative staff offices and accessory community spaces (termed social enterprise space). These are
spaces that could be used as retail and managed by Attention Homes with the purpose of enabling the
residents to sell goods or provide services as part of their program to become self-sufficient.

The applicant is requesting feedback on the proposed construction of a new 30,000 square foot, three-story
building with 55 subterranean parking spaces upon an existing surface parking lot at the corner of 15t and
Pine Streets. The 87 surface spaces would be replaced by a total of 95 parking spaces (55 underground
and 40 surface parking spaces). The applicant anticipates submitting a parking reduction at time of Site
Review.

The applicant’s written statement, which goes into more details about the proposed use, is found in
Attachment A and the project plans within Attachment B.

The proposed dwelling units are identified as transitional housing, which is defined in the Land Use Code
(chapter 9-16, Definitions, B.R.C. 1981) as follows:

Transitional housing means a facility providing long-term housing in multifamily dwelling units
with or without common central cooking facilities, where participation in a program of
supportive services is required as a condition of - residency to assist tenants in working
towards independence from financial, emotional, or medical conditions that limit their ability to
obtain housing for themselves.

At time of Site Review, the applicant would need to submit a detailed written statement affirming that the
use meets the definition above.

Per section 9-6, “Use Standards,” B.R.C. 1981, traditional housing is a conditional use in the RH-2 zone.
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Transitional Housing may be approved on the property is the following criteria are met:

1. Density: The maximum number of dwelling units with transitional housing facility shall be
the same as is permitted within the underlying zoning district, except that for any zoning
district that is classified as an industrial zoning district pursuant to_Section 9-5-2,
"Zoning Districts," B.R.C. 1981, the number of dwelling units permitted shall not exceed
one dwelling unit for each one thousand six hundred square feet of ot area on the site.

2. Occupancy: No person shall occupy such dwelling unit within a transitional housing
facility except in accordance with the occupancy standards set forth in_Section 9-8-5,
"Occupancy of Dwelling Units," B.R.C. 1981, for dwelling units.

3. Parking: The facility shall provide one off-street parking space for each dwelling unit on
the site. The approving authority may grant a parking deferral of up to the higher of fifty
percent of the required parking or what otherwise may be deferred in the zoning district
if the applicant can demonstrate that the criteria set forth in Subsection 9-9-6(e), B.R.C.
1981, have been met.

The applicant indicates that the units would be classified as efficiency living units (ELUs), which are defined
in the Land Use Code as follows:

Efficiency living unit means a dwelling unit that contains a bathroom and kitchen and does not
exceed a maximum floor area of four hundred seventy-five square feet.

Per Chapter 9-6, “Use Standards,” B.R.C. 1981, if 20 percent or greater of the proposed units are ELUs
meeting the definition above, a Use Review application is required.

The plans indicate floor spaces for some non-residential uses or “program related social enterprise”. It will
be important to specify the nature of these areas as they may be subject to approval of a Use Review
application for non-residential uses in a residential zone district. Some non-residential uses are possible in
the RH-2 and if listed in the R6 Use Module, the proposed uses must be approved by Planning Board at a
public hearing. The Use Review criteria can be found in Section 9-2-15(e), B.R.C. 1981 of the Land Use
Code.

Staff's review comments on the project can be found in Attachment C and the applicant’s response to
those comments is found in Attachment D.

Density and Parking

Density

Per section 9-8-3, “Density in the RH-1, RH-2, RH-3 and RH-7 Districts,” B.R.C. 1981, twenty-eight (28)
units could be permitted on the property without special approval as provided for in section 9-8-3(b), B.R.C.
1981 and up to 52 units could be requested with Planning Board approval. The application includes a
proposal for 40 dwelling units, which would require a Planning Board public hearing and decision at time of
Site Review.

Per Section 9-8-7, “Density and Occupancy of Efficiency Living Units,” B.R.C. 1981, “Dwelling Unit

Equivalents for Efficiency Living Units: For purposes of the density limits of Section 9-8-1, "Schedule of
Intensity Standards," B.R.C. 1981, two efficiency living units constitute one dwelling unit.” This would permit
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56 efficiency living units without special review and up to 104 efficiency living units with Planning Board
approval.

Per Table 8-1, of Section 9-8-1, “Intensity Standards,” B.R.C. 1981, the RH-2 sets the maximum density for
the site at 27 dwelling units per acre. The proposal, including existing residential units and considering the
equivalency requirements above, would total equate to 14 dwelling units per acre. If the ELU equivalency
were not the case, the density would still be within the allowable range of the zone at 24 dwelling units per
acre. When the application comes in for Site Review, the existing units on the site would have to be
factored into the density calculations.

Parking
The parking standards are found in section 9-9-6, B.R.C. 1981. Per section 9-9-6, “Parking Standards,”

B.R.C. 1981, Table 9-4, religious assemblies created prior to September 2, 1993 require one space per
every 300 square feet of floor area. Any additional non-residential uses within the proposed project would
require parking at the same rate. Per section 9-6-3(h)(3), B.R.C. 1981, transitional housing units require
one space per unit, but also notes that parking deferrals can be considered. In addition, the other
residential units would require parking per Table 9-1 of Section 9-9-6 and the restaurant, Lucille’s, would
require parking at a rate of one space for every three seats.

At this time, staff does not have the information related to how parking would be accommodated for this mix
of uses. The applicant has indicated intent to request a parking reduction. Please note that Section 9-9-
6(f)(8) relates to religious assemblies: Parking Reductions for Religious Assemblies: The city manager will
grant a parking reduction to permit additional floor area within the assembly area of a religious assembly
which is located within three hundred feet of the Central Area General Improvement District if the applicant
can demonstrate that it has made arrangements to use public parking within close proximity of the use and
that the building modifications proposed are primarily for the weekend and evening activities when there is
less demand for use of public parking areas.

Parking reduction requests can be considered in this case as part of the subsequent Site Review process.
Per Section 9-9-6(d)(6), staff requests a parking study be done at the Site Review stage so that the parking
conditions on the site can be better understood.

lll. Concept Plan Review Criteria for Land Use Code Section 9-2-13(e), B.R.C. 1981

CONCEPT PLAN REVIEW AND COMMENT
Section 9-2-13

(9) Guidelines for Review and Comment: The following guidelines will be used to guide the
planning board's discussion regarding the site. It is anticipated that issues other than those listed
in this section will be identified as part of the concept plan review and comment process. The
planning board may consider the following guidelines when providing comments on a concept
plan:

1) Characteristics of the site and surrounding areas, including, without limitation, its location,
surrounding neighborhoods, development and architecture, any known natural features of the
site including, without limitation, mature trees, watercourses, hills, depressions, steep slopes
and prominent views to and from the site;
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2)

The subject site is a block (Block 122) owned by the First United Methodist Church of Boulder and
totals roughly 1.93 acres. The block is bounded by Pine Street, Spruce Street, 14t and 15t Streets and
is bisected by an alley. The properties are: 1440 Pine, 1424 Pine, 1414 Pine, 1406 Pine, 2132 14,
2124 14 1421 Spruce, and 1443 Spruce. The block is an already developed block within downtown
area and beginning of the Whittier neighborhood. It contains the historic First United Methodist church
and its associated additions as well as several historic structures used for a variety of office uses,
residential units, and a restaurant (i.e., Lucille’s). Because the block is within the historic downtown it
also contains some large mature trees.

Community policy considerations including, without limitation, the review process and likely
conformity of the proposed development with the Boulder Valley Comprehensive Plan and
other ordinances, goals, policies, and plans, including, without limitation, subcommunity and
subarea plans;

The project’s conformity with the Boulder Valley Comprehensive Plan (BVCP) as well as the Downtown
Urban Design Guidelines, is discussed below:

BVCP Compliance: The project will require a Site Review application, which requires consistency, on
balance, with Boulder Valley Comprehensive Plan (BVCP) policies. A brief analysis can be found
below:

Boulder struggles with a relatively extensive homeless population. The proposal to construct
transitional housing units to serve chronic homeless persons between the age of 18 and 24 would
assist in trying to improve the situation by adding services that attempt to bring these vulnerable people
out of homelessness. It is not uncommon for churches to undertake such challenging endeavors. This
proposed use of the site would be consistent with the following BVCP policies:

. BVCP Policy 7.03 Populations with Special Needs
o BVCP Policy 8.01 Providing for a Broad Spectrum of Human Needs
o BVCP Policy 8.04 Addressing Community Deficiencies

The block owned by the First United Methodist Church includes a variety of historic structures,
including the church building. The church building is a protected landmark. If the lots are combined in a
Site Review application, there would be the opportunity to landmark the other buildings on the site. This
would be consistent with BVCP Policy 2.24 Preservation of Historic and Cultural Resources.

The infill development of what is an existing parking lot near downtown and constructing a building that
addresses both streetscapes with appropriate forms, materials, designs and entries is also consistent
with the following policies:

o BVCP Policy 2.03 Compact Development Pattern
o BVCP Policy 2.37 Enhanced Design for Private Sector Projects

As the project progresses, staff will be able to better assess all aspects of the project against the
policies above as well as BVCP Policy 2.09 Neighborhood as Building Blocks. In the discussion of the
project's compliance with the Downtown Urban Design Guidelines and consider the lower scaled
context of the adjacent Whittier neighborhood, staff has raised the concern about the massing and
height of the project. Staff finds that further refinement to the project is necessary to make its massing
and height more compatible with its surroundings. Staff has also requested more information about the
ancillary uses to the transitional housing before concluding on the following BVCP policies:
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o BVCP Policy 2.10 Preservation and Support for Residential Neighborhoods
o BVCP Policy 2.15 Compatibility of Adjacent Land Uses
J BVCP Policy 2.30 Sensitive Infill and Redevelopment

Downtown Urban Design Guidelines

The subject properties are subject to the Downtown Urban Design Guidelines. The properties are
located in the Interface Area just north of the Downtown Historic District. The preface to the section
states, as follows:

“The important design elements are 1) the Non-
Historic Area’s relationship to its surroundings,
including the Historic Area, the Civic Park area,
and the residential quality of the Interface Area;
2) the pedestrian quality of the area including
the Downtown Boulder Pedestrian Mall, East
and West Pearl Street, Spruce and Walnut
streets, Canyon Boulevard and the north-south
streets that connect the Civic Area to the
Downtown Boulder Pedestrian Mall area; 3) new
building design can reflect the character of its
own time and have meaningful juxtapositions,

. LEGEND

— S geeeenssecose | While respecting the integrity, scale, and

!:ig“r;e 4-Site '°f°8ti°" in Eeemeshenetel - massing of historic buildings in the surrounding
It?:t?a: %ee:ir; 2 oGuidoev;'i:Liv:"rea S areas; and 4) minimizing impacts to the
Q08 Pear Street Mall Surrounding reSidenﬁal through CarerI design I.n

the Interface Area which respects the scale and quality of adjacent residential uses and thoughtfully
transitions the commercial and residential areas.

The urban design objectives for the Non-Historic and Interface Areas are to:

¢ Reinforce the character of Downtown as a pedestrian place by encouraging architectural
solutions that are visually pleasing, reflective of contemporary times yet stylistically appropriate
to the context, and compatible in scale and character with their street.

o Encourage sensitive design along the edge where the Downtown commercial area abuts
residential neighborhoods.

e Emphasize a clear distinction between the commercial and residential interface areas.
o Maintain the diversity in building type and size, and respect the adjoining residential character.

e Discourage adverse impacts from noise, night lighting, poor building design, and commercial
service areas on adjacent residential neighborhoods.”

Staff Analysis: The proposed building is well designed with a variety of massing elements, use of high
quality materials and roof forms harmonious to the historic area and a design that effectively blends
historic elements with a more contemporary look. The siting of the building is appropriate with the
building addressing both streetscapes with entries and fenestration. Staff appreciates the use of the
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stone from the church in the design and continues to recommend the use of stone and brick, but
recommends a more simplified design that does not include the quantity of materials currently
proposed.

With respect to guideline 2.1, General guidelines for the Non-Historic and Interface Areas, staff has the
following comments about several components of the guideline listed below:

2.1 General guidelines for the Non-Historic and Interface Areas

o Design all sides of the building including alley elevations.
o Reduce the visual impact of structured and surface parking.
o Consider the quality of open space incorporated into new and renovated buildings.

Some of the comments may be premature as this is the Concept Plan stage, but it appears from the
provided materials that there has not been as much emphasis on how the building will appear from the
west elevation and alley elevation. These elevations will be important to determine consistency with the
guideline above. Staff finds it particularly important as the west elevation will be quite visible
considering the lower scale of the historic structures along Pine Street.

While staff appreciates the design direction and materiality of the proposal building, staff's largest
concern relates to the massing of the building, particularly on the east facing side. The guidelines
speaks to “minimizing impacts to the surrounding residential through careful design in the Interface
Area which respects the scale and quality of adjacent residential uses and thoughtfully transitions the
commercial and residential areas” and “respecting adjoining residential character.

To better transition to the adjacent Whittier neighborhood, a reduction in mass and perhaps to height
would be necessary to be consistent with the guidelines. Staff recommends that the applicant consider
a building that does not require a height modification or at least is designed with a scale that can meet
the criteria of the “conditional height” standards discussed in “Building Heights” within the “Zoning”
comments within this document. Staff has also suggests shifting floor area (including the structure
parking) more central to the site to reduce the massing (see “Building Massing” within the “Zoning”
section). Staff recommends a massing similar to that proposed along the Pine Street elevation with a
recessed upper floor and use of gable roof forms. Staff has also discussed the possibility of moving the
historic structure to the west of the new building, which is already proposed to be moved, to the
location of the Lot #1 parking along 15t Street. This relocation could also free up more room on the site
to allow a redistribution of the floor area and perhaps reduce the massing.

Lastly, please note the guidelines relative to public realm, including streetscapes and the alley. An
excerpt from guideline 3.2 The Streetscape is below:

4. All other streets in the Downtown (general pedestrian-oriented streets): In order to create a
unified image in the area, all streets should share common features. At minimum, these should
include similar sidewalk scoring patterns, similar paving materials, similar street trees and tree
grates, coordinated street furniture, the inclusion of sidewalk neck downs and pedestrian safe
zones, removal of pedestrian obstructions, and consolidation of streetscape elements such as
newspaper vending boxes, other traffic and directional signage, and pedestrian scale street
lighting.
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3)

4)

5)

5. Alleyways (minor service-oriented streets): Alleyways serve as secondary circulation and
alternative routes for both pedestrians and vehicles to navigate Downtown. They can provide an
alternate means of access to shops, restaurants and other commercial uses. Care must be taken
in balancing the service function of the alley and making the street safe for pedestrians.

Staff finds that with the entire block being owned by the church, the alley would be an opportunity for
an enhanced alley with special paving and surface treatments to encourage pedestrian and vehicular
use. This is something that should be explored prior to Site Review application.

Height ordinance

Ordinance no. 8028 restricts where height modifications may occur in the city of Boulder. The
ordinance exempts projects that include at least 40% of their floor area as permanently affordable
units. In this case, a height modification through the Site Review process is anticipated unless the
building is modified to comply with the height limits of the zone. Staff would require additional
information at time of Site Review to affirm that this exemption would be met.

Applicable criteria, review procedures, and submission requirements for a site review;

The project would require a Site Review due to its proposed size and height and requests for
modifications, as well as a parking reduction request, the extent to which at this time is not specified.
The proposal would be subject to all the criteria in Section 9-2-14(h) of the Land Use Code. The height
modification would require Planning Board review at a public hearing. Submission requirements would
be the same as any other Site Review and would have to satisfy the requirements of section 9-2-14(d),
B.R.C. 1981. Staff has requested more information relative to the proposed parking and would require
a parking study at time of Site Review.

Approval of a Use Review application by Planning Board would also be required to permit efficiency
living units as 20% or more of the total units, as well as to permit any non-residential uses specified as
Use Review uses within the RH-2 zone.

Reviews would follow a standard three-week review track where comments or a decision would be
rendered at the end of that time. If revisions were required, additional review tracks could be
scheduled.

Permits that may need to be obtained and processes that may need to be completed prior to,
concurrent with, or subsequent to site review approval;

If the property lines on the site are to be moved or eliminated, review would be subject to the city’s
subdivision process pursuant to Chapter 12 of the Land Use Code. Typically, this requires submission
of a Preliminary Plat (generally at the time of Site Review) and Final Plat (Technical Document review
after Site Review) would be required to subdivide the properties and dedicate any new public rights-of-
way. Technical Documents would be required after Site Review and dedications of any public access
easements or right-of-way would be required at that time. Building permits would follow approval of
Technical Documents and any applicable Final Plat approvals. A Landmark Alteration Certificate (LAC)
would be required for any alternations, including the proposed relocation of one of the structures on the
site.

Opportunities and constraints in relation to the transportation system, including, without
limitation, access, linkage, signalization, signage, and circulation, existing transportation
system capacity problems serving the requirements of the transportation master plan, possible
trail links, and the possible need for a traffic or transportation study;
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There are no required transportation connections through the site. The site is already well connected
within the downtown grid and has opportunities for access by the alley that bisects the site. With the
alley exclusively serving uses that are under the ownership of the church, it presents opportunities for
the potential improvements to the alley including special surface treatments and multi-model upgrades
to better meet Public Realm design guidelines in the downtown and create a coherent design treatment
for the block.

6) Environmental opportunities and constraints including, without limitation, the identification of
wetlands, important view corridors, floodplains and other natural hazards, wildlife corridors,
endangered and protected species and habitats, the need for further biological inventories of
the site and at what point in the process the information will be necessary;

The site is a developed site in proximity to downtown Boulder with no identified environmental
opportunities or constraints.

7) Appropriate ranges of land uses; and

The proposal for transitional housing will contribute to the mix of uses on the site and within the
downtown area.

8) The appropriateness of or necessity for housing.

Boulder Valley Comprehensive Plan (BVCP) policies speak to accommodating those with special
needs in the community. There is also the Boulder County Ten Year Plan to End Homelessness. With
chronic homelessness in Boulder, the proposed transitional housing would be consistent with these
goals. Further, the proposed housing would contribute to the goal of creating more housing types within
the city of Boulder which is a commonly stated need in the community.

PUBLIC COMMENT AND PROCESS:

Required public notice was given in the form of written notification mailed to all property owners
and renters within 600 feet of the subject site and a sign was posted on the property for at least 10
days. All notice requirements of Section 9-4-10(g), B.R.C. 1981 have been met. An additional
courtesy notice of the Planning Board public hearing was also sent to neighbors.

A community meeting was held on June 23, 2016 to allow the applicant to communicate to the
neighborhood about the proposed project and hear concerns of the attendees. Prior to submittal of
the application, the applicant also held neighborhood meetings on Feb. 16, Feb. 23 and March
15t with Whittier neighborhoods. Comment cards from the February meetings are included in
Attachment E. Attachment F contains the summary of comments received at the June 23
meeting. Other public comments received throughout the Concept Plan review are found in
Attachment G.

STAFF RECOMMENDATION:

No action is required on behalf of the Planning Board. Public comment, staff, and Planning
Board comments will be documented for the applicant’s use. Concept Plan Review and

Agenda Item 5A  Page 11 of 206



comment is intended to give the applicant feedback on the proposed development plan and
provide the applicant direction on submittal of the site review plans.
Approved By:

D 'd—Dri—ska, ExBCutive Director
Department of Community Planning and Sustainability

ATTACHMENTS:

A: Applicant’s written statement, including Quotes from Supporters and CSH article on
Supportive Housing

B: Proposed plans dated May 2, 2016

C: Development Review Committee (DRC) comments dated June 3, 2016

D: Applicant’s response to the DRC comments

E: Comment card summary from Attention Home February meetings

F: Summary of June 23 community meeting

G: Other public comments received through the Concept Plan review
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!l ACHMENT A

STUDIO

ARCHITECTURE

ATTENTION HOMES APARTMENTS: PERMANENT SUPPORTIVE HOUSING FOR HOMELESS YOUNG ADULTS

LOCATION

BLOCK 122 BORDERED BY PINE STREET, SPRUCE STREET, 14™ STREET, & 15™ STREET
DOWNTOWN BOULDER

WHITTIER NEIGHBORHOOD

PROJECT WEBSITE
www.boulderhomelessyouth.com

CONCEPT PLAN REVIEW: WRITTEN STATEMENT

Project Background

Attention Homes provides life-changing resources to youth in crisis. In 1966, a group of concerned community members led by
Judge Horace Holmes, Chief Probation Officer John Hargadine, and members of the First United Methodist Church of Boulder’s
adult Sunday School class, envisioned providing an age-appropriate, temporary home for at-risk young adults that met their
behavioral and emotional needs better than the local maximum-security detention center. "Attention, not Detention" was their
motto. Now in its 50t year, Attention Homes has provided shelter, structure, and access to crucial services to over 9,000 young
adults in crisis. While their programming has evolved to meet the ever-changing needs of the community, Attention Homes'’
mission has been steadfast: to assist homeless and displaced young adults on their journey to becoming stable, independent
members of the community and, ultimately, to achieve their fullest potential.

How does the proposed development meet Title 9, “Land Use Regulation,” B.R.C. 1981, city plans and policies, and
address the following:

(1) Proposed land uses and if it is a development that includes residential housing type, mix, sizes, and anticipated sale
prices, the percentage of affordable units to be included; special design characteristics that may be needed to assure
affordability.

In partnership with the First United Methodist Church of Boulder (FUMC, land owner) and Gardner Capital Development (lead
developer), Attention Homes (co-developer and lead service provider) is pleased to present a Concept Review application for
Attention Homes Apartments, a 100% affordable, permanent supportive housing community in downtown Boulder’s Whittier
Neighborhood. Per Section 9-2-14(b)(1)(C) of the Boulder Revised Code, the entire block is undergoing Site Review due to
common ownership of the contiguous parcels contained within Block 122. Comprised of 9 lots within 1.91 acres (83,033 SF), the
existing uses on the block include surface parking, the First United Methodist Church of Boulder, and six single family style
homes that are currently leased to both residential and commercial tenants.

Address Use Curent Tenant Lot Area (GSF) | Lot Area (Acres) | Existing Parking Stalls

2118 14th St Church First United Methodist Church and Boulder County AIDS Project 34,226 0.79

2124 14th St Restaurant Lucille's Restaurant 3,645 0.08 3

2132 14th St Office OUT Boulder 3,003 0.07

1406 Pine St Residential Multi-tenant rental (4 DU) 4,183 0.10

1414 Pine St Residential Single family rental (1 DU) 4,148 0.10

1418 Pine St Parking Lot 5,571 0.13 17

1424 Pine St Residential Multi-tenant rental (2 DU) 5,015 0.12

1440 Pine St Parking Lot 15,895 0.36 54

1443 Spruce St | Office Attention Homes Administrative Office 7,347 0.17 6
83,033 1.91 87

The construction of a three-story building over parking comprised of 40 affordable rental units and associated common spaces in
30,000 gross square feet is proposed. The building footprint will encompass lots 1418-1424-1440 Pine Streets (total lot area:

26,481 GSF). A permanent relocation (to the adjacent, westerly lot) of the 1424 Pine Street structure, reconfiguration of existing
surface parking, and 2118 14th Street open space enhancements are also proposed. With respect to parking, 99 parking spaces
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Attention Homes Concept Review Written Statement

(55 below grade) are proposed where 87 surface parking spaces currently exist. Per the Downtown Design Guidelines, the site is
located in the Interface Area, which is composed of the blocks that link the core of the downtown to the surrounding residential
neighborhoods.

Comprised of one two-bedroom and 39 Efficiency Living Units (as defined in Section 9-16-1(c) of the Boulder Revised Code), the
proposed structure also contains community spaces for on-site service and program delivery — exclusively for the use of the
building’s residents. The schematic designs also contemplate relocating Attention Homes’ administrative staff from their current
location at 1443 Spruce Street and into the proposed new structure. At this early, conceptual stage in the design process, the
building anticipates incorporating a program-related social enterprise. The specific use of the social enterprise is unknown at this
time, but the space is noted in the schematic drawings as common area/flex space.

Every unit within the proposed new building will be targeted specifically to homeless young adults between the ages of 18-24
years old (at entry) who have a high need for supportive services in order to address underlying issues associated with their
homelessness (i.e., physical and emotional trauma, mental health disorders, and substance abuse). This non-time limited form
of supportive housing is based on national best practices. Programming and service delivery are predicated on the evidence
based practices of harm reduction and trauma-informed care. Utilizing a coordinated entry system designed to assess
vulnerability amongst the young adult homeless population, residents will be selected based on vulnerability/need and their
willingness to live in a supportive housing environment by a team of local professionals deeply familiar with the population.
Tenants will have leases and are responsible for paying rent, calculated at 30% of their income. As the lead service provider,
Attention Homes will foster a culture of “moving on,” enabling stable tenants who no longer require on-site services to transition
to an independent living arrangement. Consistent with the recovery model, this strategy offers the individual moving on the
greatest level of choice while another vulnerable young adult in need of supportive housing can utilize the vacated unit.

The proposed development is aligned with the U.S. Interagency Council on Homelessness' goal to prevent and end
homelessness for family, youth, and children by 2020. It is also aligned with the Boulder County Ten Year Plan to End
Homelessness and the Boulder Valley Comprehensive Plan’s Goal to increase affordable housing, specifically for populations
with special needs.

(2) Techniques and strategies for environmental impact avoidance, minimization, or mitigation

The proposed development will be built on what is currently a surface parking lot. It will be designed to meet the 2015 Enterprise
Green Communities Criteria, a Colorado Housing and Finance Authority requirement for all developments seeking Low Income
Housing Tax Credits (LIHTC). The new structure will also meet the City of Boulder’s Green Building and Green Points program
requirements. Designed in a compact fashion to limits its impact on the site, the proposed structure is three stories in height with
over 90% of the at-grade and below-grade parking designed beneath the building.

Because the Site Review process encompasses the entire block, storm water detention and water quality improvements will be
made that would be unachievable without redevelopment of the entire block. Many green aspects of the proposed development
are inherent in the site’s location - connections to existing development and infrastructure, access to open space, proximity to
services, jobs and public transportation — while others such as water conservation, energy efficiency, access to fresh food, and
healthy building materials — are a function of the programming and the high performance design of the building. The rooftop will
be designed to accommodate solar photovoltaic panels to offset electricity consumption.

(3) Techniques and strategies for practical and economically feasible travel demand management techniques,
including, without limitation, site design, land use, covenants, transit passes, parking restrictions, information or
education materials or programs that may reduce single-occupant vehicle trip generation to and from the site.

With respect to the proposed new use, the demand for parking is extremely low. To our knowledge there are no published
industry standards regarding parking demand for income-restricted housing. Due to the low levels of car ownership by very, very
low income (defined as less than 30% Area Median Income) individuals, particularly those experiencing homelessness, we
anticipate that 5% or less (2 or fewer) of the households living in the proposed new structure will own a car. Attention Homes'
experience providing services to thousands of homeless youth in Boulder, along with the data provided by homeless housing
providers in the Boulder-Denver Metro Area (i.e., Boulder Housing Partners, Colorado Coalition for the Homeless, the Mental
Health Center of Denver, and Denver’s Urban Peak) support the claim.
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Attention Homes Concept Review Written Statement

Even though they do not own or need personal vehicles, the future residents of the proposed development still require access to
jobs, school, and daily services. Moreover, the transportation needs of the staff working on-site to provide supportive services to
the residents, as well as visiting personnel, must be accommodated. At most, we anticipate up to eight staff members on site at
any given time. To that end, a robust Transportation Demand Management (TDM) Plan will be implemented to serve the 40
residents and 8 staff members. The TDM Plan will utilize most, if not all, of the following programs: Eco Passes for residents and
staff, car share program, bike share program, secure bike storage facilities, bike repair and wash room with tools and equipment
to service bicycles, and a transportation kiosk/information center within the building to provide detailed bus route information and
educational materials on local and regional transportation alternatives.
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Quotes from Supporters
http://www.boulderhomelessyouth.com/project-supporters/

For the past 50 years, Attention Homes has consistently met the needs of youth and families in crisis in
Boulder. Having served over 8,500 youth between the ages of 12-24, we know that community-based
interventions, stable housing, and age appropriate supports help youth transition to self-sufficiency. We
believe this project will serve as a model for other youth-focused supportive housing developments
nationwide and, ultimately, will be one that we can all be proud of.

— Claire Clurman | Executive Director, Attention Homes

The First United Methodist of Church is a founding partner in Attention Homes, going back to 1966. Fifty
years ago, a carriage house on this property was the first housing for homeless youth in Boulder. This new
development is an extension of what we already do and our congregation sees it as a huge asset to our
community. It takes a group who are too often seen as superfluous and disposable and provides them with
an opportunity to launch into independent, stable lives. By investing in these lives, we change lives, and we
also change our community. As a Church, we strive to practice what we preach, and this development
gives us a chance to do just that.

— Pat Bruns | Senior Pastor, First United Methodist Church

Trinity has been following the details of what is happening with the project at First United Methodist’s
existing parking lot and we are very excited about it! Trinity is engaged in a similar project to building
permanently affordable senior housing apartments on our existing parking lot, and we welcome other faith
communities taking action to continue to provide services and resources for those on the margins of
society, including homeless teens and young adults in Boulder. The downtown Boulder churches have
historically, and continue, to take a lead on meeting community needs.

— Melanie Nehls Burrow | Coordinator of Congregational Life, Trinity Lutheran Church

Attention Homes does great work in our community. No child deserves to be homeless. They need this new
building to accommodate their current and future needs.
— James Kreitman

Many years ago | was the principal of a Special Ed. High School for a residential rehab program in Chicago
[Thresholds] for teens following psychiatric hospitalization. | am familiar with the fear and apprehension that
developments like these meet from neighborhoods and would like to show support for your efforts.

— Robin Lowry

As a north Boulder resident | understand the trepidation expressed by neighbors regarding the proposed
project for homeless youth at 1440 Pine St. The Housing First project at 1175 Lee Hill was met with similar
concerns when first proposed several years ago. As you might recall the issue rather rocked the
neighborhoods for quite a bit, many feeling that life, as we know it, would soon come to an end. Today, just
over a year since opening, | can happily report that all is well. As a member of the 1175 Lee Hill Advisory
Committee, | can say that it was quite a process. Neighborhoods can evolve and change and diversify
without losing character and safety and while gaining interest and opportunity - opportunity for a vulnerable
population and for the neighbors embracing them.

— Sherry Richards

Gardner Capital Development is honored to have the opportunity to contribute to a project team with such
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committed and talented partners in a world-class city. As a family-owned company, we are committed to
making a difference in the communities we serve and are humbled to be a part of this extremely important
effort. Helping vulnerable populations is at the core of our mission and housing is a critical component to
accomplishing that mission. Housing paired with supportive services for vulnerable populations is not only a
proven method of transitioning youth to self-sufficiency...it saves lives. There could not be a more important
cause. We look forward to collaborating with community leaders, local organizations, project neighbors, and
city officials on this important endeavor.

— Michael Gardner | President, Gardner Capital Development

Through Worthy Cause funding, the Boulder County Commissioners have demonstrated support for
Attention Homes’ development of housing units for homeless and at-risk youth in Boulder. The proposal is
consistent with the Boulder County 10-Year Plan to End Homelessness in that it adds new units of
supportive housing and addresses an important subset of the homeless population that is all-to-often
overlooked. We appreciate the work of Attention Homes in our community and their efforts to address this
important challenge.

— Boulder County Commissioners

As a resident of Boulder and a downtown business owner, | can’t express how proud | am that the City of
Boulder is supporting this type of project. I'm fortunate to have two young adults at CU right now and can
only imagine the emotional and physical struggles these homeless young people must face every day. |
hope every Boulder resident who complains about the rising cost of housing and the increasing homeless
population in our city will come out and support this fantastic project!

— Jeff Dawson | Principal, The Studio Architecture & Project Architect, Gardner/Attention Homes

| think your new proposal is fantastic. This age group is so underrepresented and really does need the help.
— Trish Kolbeck

| know this kind of project scares some people. Speaking from experience of someone who fought our
neighborhood Housing First project in North Boulder [1175 Lee Hill], I would love to tell people how well it
has fit into our neighborhood. | am now very proud of our Housing First apartment community and | hope
the neighbors near this project will trust that this will work. One of the ways to make this a success is to be
involved with how the building will relate to the rest of the neighborhood. We were given the opportunity to
be involved in the design phase of 1175 Lee Hill. Instead of the building look like an institution, it looks like
an iconic structure with lovely grounds and public art and with a welcoming entrance that makes us feel that
we are connected, not cut off from one another. If ever anyone wants to speak with me, | am available by
phone, 303-709-9102.

— Amy Helen Tremper

| live close to CU and am a retired attorney. This facility/service is SO needed. | would like to be on your

email list and track progress. | am completely behind this important effort. Keep up the great work!
— Barbara Andrews
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List of Supporters
http://www.boulderhomelessyouth.com/project-supporters/

Attention Homes Board of Directors

Andy Allison, Principal of Allison Management

Anne Shusterman

Autumn Fischer, Social Worker & Whittier Neighbor

Boulder County Commissioners

Boulder County 10-Year Plan to End Homelessness Board

Barbara O'Neil, Executive Director of Harvest of Hope Pantry

Barbara Andrews

Boulder Housing Partners, the Housing Authority for the City of Boulder
Boulder County Housing Authority

Cammie Wickham, retired Boulder Valley schoolteacher

Dana Romanoff, photographer and Boulder resident

David Bitler, The Inn Between, Inc.

Kurt Nordback

Lisa Searchinger, Executive Director, H.O.P.E. - Homeless Outreach Providing Encouragement
Maddie Hebert, AIM Media / Catapult Creative Labs

Megan Kellums, Whittier Neighbor

Mary Jean O’'Hare

Nia Wassink, Voices For Children CASA

OUT Boulder

Paul Harris and Janet Eden-Harris

Scott Holton, Principal, Element Properties and Whittier Neighbor
Shaun Oshman, Founder and CEO, iSupportU (a downtown Boulder business)
Suzanne Crawford, CEO, Sister Carmen Community Center

St. John’s Episcopal Church

Stan Garnett, 20th Judicial District District Attorney

Trinity Lutheran Church

Yong Cho, Principal of Studio Completiva and Boulder resident

Agenda Iltem 5A  Page 18 of 206



CSH

The Source for MarCh 201 6

Housing Solutions

No Strings Attached: Helping Vulnerable Youth with

Non-Time-Limited Supportive Housing

Over the last six years, the United States has advanced the goal of preventing and ending homelessness for
families, youth and children by 2020. Supportive housing is one approach that has been gaining traction in
communities all over the country to best serve high-need youth. Youth supportive housing is an age-appropriate
model that links stable affordable housing with wraparound support services. Recently there has been much
discussion over time or age restrictions on supportive housing for youth, and fears that without these limits,
tenants may never move out. As a result of those fears and limitations on service fundingl, most youth supportive
housing programs have age or length of stay restrictions. But locally and nationally, several non-time-limited youth
supportive housing programs are showing positive outcomes demonstrating youth are indeed moving out steadily
as they are ready. Minnesota-based YouthLink, for example, has a non-time-limited supportive housing program
called Nicollett Square with an average length of stay of two years. In 2015, 90% of YouthLink exits were to safe,
affordable housing and the other 10% were exits to family reunification or a more appropriate housing program.
In New York City, West End Residences” True Colors Residences confirms that over 50% of the youth housed in

2011 in their non-time-limited housing have moved on to other independent liVing.

In late 2015, New York City’s Mayor De Blasio committed to creating 15,000 new units of supportive housing
over the next 15 years, with a portion of the units being set aside for young adults. To help inform the program
and financing models created under this initiative; this paper highlights the outcomes of West End Residence’s
True Colors Residence, the first non-time-limited youth supportive housing program in New York City. The
paper will introduce the target population, explore the model and outcomes from the first cohort of youth

tenants, and will conclude with recommendations for the City’s next round of youth supportive housing funding.

The supportive housing model discussed in this brief is targeted to youth with service needs, which may include
mental health or substance use disorders. It is important to note that there are youth who have housing
affordability challenges but otherwise could live independently with limited supports. For these youth, the most
appropriate housing solution might be an affordable unit, a rental subsidy, or public housing. These resources must

also be in place for supportive housing to be effectively targeted to our most vulnerable youth.

' Local Child Welfare Agencies (CWAs) often provide funding for services in youth supportive housing for youth aging out of the child
welfare system. CWA have age restrictions on their funds.
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Target Population

Youth supportive housing is an intervention for the highest-need youth, those with mental health and/or substance
use disorders. Homeless youth have high rates of substance use disorders, trauma, and mental health disorders.”’
An estimated 40% of homeless youth identify as LGBT, and they experience trauma and mental health disorders at
an even higher rate than their heterosexual counterparts.4 Some homeless youth “aged out” of or left the child
welfare system. Older youth in foster care and those ‘aging out’ are acutely at risk of poor outcomes including
homelessness, teen pregnancy, criminal justice involvement, low educational attainment, chronic unemployment
and ill-health.” In fact, 84% of foster care youth ages 17 and older demonstrate trauma and/or mental health

. . il 6,7
symptoms; one in four youth who age out are incarcerated within two years. >’

A recent assessment of 2013 data by CSH estimated that there are 2,971 homeless unaccompanied youth in need
of supportive housing each year in New York State, with 2,056 in New York City and 915 in the rest of the State. s
A subset of these youth has aged out of the child welfare system. In 2013, 451 youth who had recently aged out of
child welfare entered the NYC shelter systcm.9

A Non-Time Limited Approach

In 2011, West End Residences opened New York’s first non-time-limited youth supportive housing program,
True Colors Residence. Located in Harlem, True Colors Residence has thirty studio apartments each equipped
with their own kitchens and bathroom, and community spaces for on-site service and program delivery. ' Tenants
have leases and are responsible for paying rent, calculated at 30% of their income. The program is targeted to
young adults between ages of 18-24 (at entry), homeless LGBT individuals with a portion having active substance
use disorders."" True Colors utilizes a Housing First harm reduction and trauma-informed care approach, with
comprehensive support services available on a purely voluntary basis and tailored to each individual."” There are

. . . . 13
no time or age restrictions on True Colors residents.

> Michele D. Kipke , Susanne B. Montgomery , Thomas R. Simon , Ellen F. Iverson “Substance Abuse” Disorders among Runaway and
Homeless Youth. Substance Use & Misuse Vol. 32, Issue 7-8, 1997

3 Feitel, Barbara, et al. "Psychosocial background and behavioral and emotional disorders of homeless and runaway youth." Psychiatric
Services43.2 (1992): 155-159.

* Whitbeck, Les B., et al. "Mental disorder, subsistence strategies, and victimization among gay, lesbian, and bisexual homeless and
runaway adolescents." Journal of sex research 41.4 (2004): 329-342.

® Mark Courtney et. al. “Midwest Evaluation of the Adult Functioning of Former Foster Youth: Outcomes at Ages 23 and 24”, Chapin
Hall at the University of Chicago.

® Griffin, G; et al. (2011). Addressing the impact of trauma before diagnosing mental health in child welfare. Child Welfare. 90(6):69.
" Pew Charitable Trust and Jim Casey Youth Opportunities Initiative, (2007). “Time for Reform: Aging Out and On Their Own”

8 CSH, “Real Supportive Housing Need in New York State: a statewide supportive housing needs assessment based on data collected and
evaluated by CSH” October 2015. http://www.csh.org/wp-content/uploads/2015/10/Final Real-SH-Need-in-NYS.pdf

? Ibid. Data provided by DHS that includes by borough, the number of young adults 18-24 who were discharged from the foster care

system at any point between 2004 — 2013and entered shelter in 2013 by borough of previous residence.

1% Residents also have access to shared indoor and outdoor community space, a computer lounge, a small library, and laundry facilities.
'"'60% of True Colors Residence units are funded under NY/NY III Population E (described in footnote 13), persons with active
substance use disorders. 23 of the 30 units meet the HUD disability criteria, and are referrals from the NY C Department of Youth and
Community Development.

12 Supportive services include counseling, benefits advocacy, HIV/AIDS counseling and education, medication management, job
readiness and placement assistance and independent living skills including financial management, nutrition, and healthy living.

" True Colors Residence is funded through the New York-New York III supportive housing production initiative, which created 15,000
new units of supportive housing across nine population groups. While two of these populations were exclusively for youth, True Colors
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Rather than having an age or time limit in this youth supportive housing model, True Colors Residence fosters a
culture of moving on. The concept of “moving on” refers to enabling stable tenants of supportive housing who no
longer require on-site services to transition to another affordable independent apartment. Consistent with the
recovery model, this strategy offers the individual moving on the greatest level of choice while the vacated unit or
another unit in the same complex can be utilized by a vulnerable youth in need of supportive housing. Staff work
to engage youth at their own pace and offer tailored services to meet their needs. When youth are ready, staff
support youth in defining and working towards their goals for mental and physical health, employment and
education, and moving to independent living. When a youth no longer needs services and is ready to move on,
they are provided a subsidy or other resources to become stable. Without a rigid time limit, youth move on when

they are ready, and youth with higher service needs have the time they need to address them.

Data on the first cohort of True Colors residents

indicates success with this approach.14 Of the Housing Status of True Colors Residents

initial 30 youth who moved in between August (n=30)

and December of 2011, 53.3% of youth have Moved on

already moved on to other independent 13%

housing. At time of move out, these youth were 10% B Planning to move*
between the ages of 22-27, with the average age

of 23.4 years. The average length of stay was - still in need of supportive
23.6 months. Of the remaining 14 current housing

residents, seven are in the process of moving

on."” The average age of this group is 25.3 years

old, and has an average length of stay of 50.9 supportive housing

months, or 4.2 years. If these youth move on as *See footnote 15
anticipated, 72% of the residents will have

moved on within the first five years of the program. True Colors staff are still in contact with former residents to
serve as a support network. True Colors staff reports that 11 of the 16 youth moved on to other affordable,

independent housing, four are living with roommates or a partner and one moved to residential psychiatric care

and has since moved into stable housing. None of the former True Colors youth are in shelter.

The other seven youth (23%) are still in need of the affordable housing and support services provided to them at
True Colors Residence, and they are not ready to move on yet. Similar to the group in the process of moving on,
the average age of this group is 26 years old, and their current length of stay is 50.4 months, or 4.2 years. Three
of these youth demonstrate serious mental health disorders and one has substance use and behavioral health issues
that may require a higher level of care. For these reasons, these four youth may not be able to live independently

in the near future and the most appropriate moving on plan would be to an adult supportive housing program.

serves an otherwise adult population group, “Population E: Substance Abuse, Active”. This is defined as single adults who have been
homeless for at least 6 months of the last year and who have a substance abuse disorder that is a primary barrier to independent living.

" Data snapshot provided by West End Residences HDFC to CSH in February 2016.

" Youth in the process of moving on have applied to the NYC Department of Housing Preservation and Development for their tenant-
based voucher, and plan to move within 90 days of receiving the voucher. One can conservatively assume that all of the youth in this

group will move by the end of 2016.

Agenda Item 5A  Page 21 of 206

Still in need of supportive
housing & may need adult



As a result of the units that have opened up when tenants move on, True Colors Residence has been able to serve
47 youth in the first 4.5 years of the program. After the first cohort group of 30 youth, 17 youth have moved into
True Colors Residence (between July 2012 and December 2015). One of these youth moved on after 22 months,
and four are in the process of moving on with an average length of stay of 28.5 months. The 12 other current

tenants have been residents for 22 months.

Promising Practice

The data suggest that non-time-limited supportive “Some communities are beginning to

housing is effective in providing youth the appropriate find success with housing for youth
dose of affordable housing and support services. Youth that does not include traditional
who no longer need services are able and incentivized to time limits or programmatic
move on with a tenant-based housing subsidy. The data requirements. Many of these

show that more than half of the youth moved on in an programs also provide trauma-

informed services that address the
physical, socio-emotional,
intellectual, and life skills
development of youth on a pathway

average of under 2 years. In fact, if the youth who have
applied for their housing subsidy move on as planned,
72% of the residents will have moved on within the first
five years of the program.

The data also show that True Colors Residence has to independence.”
identified youth who may need a higher level of services -US Interagency Council on Homelessness
or adult supportive housing long-term due to serious

mental illness. Provider flexibility to determine when a young adult is able to move on or move to a more
appropriate placement is critical to the effectiveness of this model. The model allows the provider to identify
higher-need youth, serve them as long as appropriate and, if necessary, transition them to a more appropriate
setting according to their individual needs. This group could otherwise spend adulthood cycling between the
shelter system, emergency rooms, the criminal justice system, and other public systems. Given that these are
young adults, the human and public cost averted by these youth being identified and appropriately served is

€enormous.
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A Call to Action

CSH recommends that the City should fund non-time-limited youth supportive housing models. In
line with supportive housing best practices and housing first principles, awards should only be made to programs
where tenants have leases and providers will be able to create an individual moving on plan based on the youth’s

service needs, rather than an age restriction. 0
For this model to work effectively:

1) The City should commit to using Project-Based Section 8 vouchers to finance youth
supportive housing creation under this initiative. Project-Based Voucher assistance is an
excellent resource for a Moving On program due to the opportunity for a mobile tenant-based voucher to
be issued to residents as they Move On. After the first year of occupancy, a tenant may request to relocate
and to be issued a tenant-based Section 8 voucher. If a voucher is not immediately available, the tenant
should get priority to receive the next voucher or other tenant-based rental assistance that becomes
available. The program unit voucher will then be backfilled and allow another youth to enter the original
supportive housing unit and/or another unit in the same building. The supportive housing provider will
remain in contact with the youth who have “moved on” through ongoing support.

2) Youth in supportive housing should maintain eligibility for other supportive housing
programs throughout their tenancy. There is a small portion of tenants who may not be able to live
stably on their own due to a serious mental health disorder. In these cases, the best moving on strategy is
to secure adult supportive housing for the young adult to continue receiving the services they need to stay
safe and stably housed, in an age-appropriate model. Therefore, it is critical that these tenants have the
ability to access adult supportive housing without entering shelter. Under NY/NY III, youth tenants
would need to become homeless before being eligible to transfer to an adult or family unit. " Additionally,
maintaining eligibility would allow young adults who become pregnant or become a parent to access
family supportive housing without first becoming homeless.

3) The City should implement targeting measures to ensure that the units are targeted to the
highest-need youth. The City should review data from the Administration for Children Services
(ACS), Department of Youth and Community Development (DYCD), Department of Homeless Services
(DHS) and Department of Corrections (DOC) to identify risk factors to youth becoming homeless or
incarcerated later in life. Recent administrative data matches of this population in New York City have
shown that adolescents involved in the foster care and justice systems, and in particular those who are
dually involved, are at risk for continued involvement in various systems throughout their young
adulthood.” To develop targeting criteria for the young adults we suggest reviewing data-informed
targeting tools such as the Transition Age Youth Triage Tool which determines the risk of a young adult

remaining homeless as an adult or being long—term homeless without intervention.'”

' CSH Dimensions of Quality in Supportive Housing, Second Edition. http://www.csh.org/wp-

content/uploads/2013/07/CSH Dimensions of Quality Supportive Housing guidebook.pdf, 2013.

7 Taking Stock of the New York/New York IIl Supportive Housing Agreement. Moving on, pp. 17. The Network. 2014.

18 Young Adult Outcomes of Foster Care, Justice, and Dually Involved Youth in New York City. Center for Innovation through Data
Intelligence (CIDI) New York City Office of the Mayor. Supported by the Conrad N. Hilton Foundation. June 2014.

' The TAY Triage Tool: A Tool to Identify Homeless Transition Age Youth Most in Need of Permanent Supportive Housing. Eric Rice,
Ph.D. CSH. November 2013. http://www.csh.org/wp-content/uploads/2014/02/TAY TriageTool 2014.pdf
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ATTACHMENT B

CODE SUMMARY

PROJECT ADDRESS:

1440 PINE STREET

ZONE:

RH-7

FORM AND MASS:

Front Yard Setback = 29°

Rear Yard Sethack = 25' (proposed modification to 0')

Side Yard Setback (Street) =12.5

Side Yard Setback (Interior) = 10'

Height = 35' (propased modification to 46')

ALLOWED INTENSITY:

Total Site Area: 84,417 SF=194 acre

Tatal Dwelling Units (DUs) Permitted = 272 DU/acre = 52.8

Existing Dwelling Units on Site =/

New Dwelling Units Permitted = 45.8

Ffficiency Living Units (<450 sf) Permitted = 91.6 (2 ELUs = 1DU)
PROPOSED INTENSITY:

7 Existing DU + 40 New ELUs + 1 New DU (2 bedroom) =28 DU

Open Space Required = 16,800 SF (600 sf/1 DU and 20% of Total Site Area)
PARKING:

Existing Parking Spaces =8/

Additional Parking Required per Code =1 Parking Space/DU*

*Parking Reductions may be granted by the City through the site review
DIOCESS

DOWNTOWN DESIGN GUIDELINES:

Section 3: The Interface Area:

The Interface Area is composed of the blocks that link the core of the
downtown to the surrounding residential n<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>