
GOVERNMENT OF THE Jj)ISTRICT OF COLUMBIA 
Zoning CPtmission 

*"** --ZONING COMMISSION -F R HE DISTRICT OF COLUMBIA 
-Z.e.CORRECTED 0 ER NO. 03-12C/03-13C 

Z.C. Case 0&.103-12 and 03-13 
Preliminary and Consolidated pp v.als for Planned Unit Developments 

and Relate Ma Amendment for 
the Property Generally Boun ed y 2nd Street, S.E., 7th Street, S.E., 

Virginia Ave. S.E and M Street, S.E. 
(Squares 739, 767,768,749,7 7,798,800,825, 825S, and 882 

and Portions of Squa~es 7 7, 799, &4, N853, and 880) 
Oct-ob 3. 2005 

Pursuant to notice, the Zoning Commissio for the District of Columbia held pu):>liC hearings on 
July 24 and 28, 2003 to consider applic tio s from Capper/Carrollsburg Venture,tLC, the 
District of Columbia, the District of C lum ia Housing Authority, and Square 769, LLC 
(col1ectively, "Applicants") for preliminan -consolidated review and approval of a planned 
unit development in Squares 739, 767, 76 , 76 , 797, 798, 800, 825, 825S, and 882'an.d.portioQ,s. 
of Squares 737, 799, 824, and 880, and reI d map amendments to rezone Square 761,' the 
southern portions of Squares 768 and 88 ,an the northern portion of Square 769 to the CR 
district. The Commission considered the ppli ations pursuantto chapters 24 and 30 of the D.C. 
Zoning Regulations, Title 11 of the Dis Oct f Columbia Municipal Regulations C"DCMR"). 
The public hearing was conducted in acco dan e with the provisions of 11 DCMR § 3022, For 
the reasons stated below, the Zoning i~sion ... hereby approves ~he appli~~tions with 
conditions. (Note: A portion of Squar N8 3 was subsequently included as part of the 
applications. ) 

FINJjINqis OF FACT 

The Applications, Parties. and Hearing 

1. On March 21. 2003, the Applican s filjbd applications with the Zoning Comniission for 
preliminary and consolidated appr val~:Of two planned unit developments C'PUDs") that 
together comprise one large PUD nd , r related map amendment for property located in 
the Southeast quadrant of Washin on,' .C. and generally bounded by 2nd Street on the 
west, t h Street on the east, Virgi 'a . venue on the north, and M Street on the south, 
Consisting of approximately 33 a res iof land area, the PUD site as initially proposed 
induded all property in Squares 739, 167, 768. 769, 797, 798, 800. 825, 825S, and 882 
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and portions of Squares 737, 799, i824.\ and 880; a portion of Square N853 was also 
included subsequently. The site is restntly zoned R-5-B, except for Squares 737 and 
739, and the southern half of Squar 76 , which are zoned C-3-C. The Applicants are 
seeking preliminary review and app alifor the entire PUD site, consolidated review and 
apP.roval for Squares 797, 798, 824, 825 825S, and 880, and a PUD-related amendment 
to. the z<?ning map to rezone Square 767 the-southern portions of Squares 768 and 882, 
and the" northem'portion of Square 7 9 t the CR district. 

Prior to taking action on the applica . ons: the Zoning Commission received a letter, dated 
October 28, 2003, from the Superi ten nt of the District of Columbia Public Schools. 
The lettet requested that the Van N ss ementary School, located on the east side of 5th 

Street betweenL and. M Streets, be incl ded in the PUD. By letter dated November 6, 
2003, the Applicants indicated their 'nte tion to include the Van Ness School in the PUD. 
In the Applicant's Supplemental ,Po -He . g Submission, dated November 17, 2003 and 
marked as Exhibit No. 78 of the r cor Lot 809 in Square N8S3 was included on the 
appropriate plans. 

The Applicants are Capper/Carrollsbur Venture, LLC, the District of Columbia, the 
Dis~ct of" Columbia Housing Au ority ("DCHA"), and Square 769, LLC. 
Capper/Carrollsburg Venture, LLC is aj int'venture of Mid-City Urban, LLC and Forest 
City Enterprises. Square 769, LLC, is a ubsidiary of the William C. Smith & Co. 

The' Purpo~e ~f the PUD i~ to imp~em . t a revitalization plan at the site of the Arthur 
C.app,er/Carrollsburg Dwellings, afbl c housing community owned by DCHA. The 
project is funded in part by the H FE I program of the U.S. Department of Housing 
and Urban Development ("HUD") wh h targets the replacement and revitalization of 
severely distressed public housing d eludes supportive services for residents to help 
them achieve self-sufficiency. 

A!ter proper notice, the Zoning co~"s ion held a hearing on the applications on July 24 
and 28, 2003. The parties to the cas were the Applicants; Advisory Neighborhood 
COmmi~~ion ("ANC") 6D, the AN wi bin which the property is located; and ANC 6B, 
an affected ANC that borders the P ite .at the north along the Southeast Freeway and 
Virginia A venue, S.E., and to the e t atl7th Street, S.E. 

At Its duly noticed meeting held Ju y 1 ,2003, ANC 6D voted 4-0-2 to oppose the PUD. 
The ANC also appeared as a party in 0 position at the hearings. While recognizing the 
many positive aspects of the projec , th . ANC's opposition was based on: (i) the taking of 
approximately 15 existing private om's by eminent domain; (ij) the absence of a final 
and operational Community and S ppo' ive Services Program to equip the residents with 
the necessary tools to assure their abili to return to their homes; and (iii) the excessive 
density of the overall project. 
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ANC 6B submitted a report and teS/tifie<l at the hearing as an affected ANC due to its 
immediate adjacency to the PUD p oje4. ANC 6B voted to support the consolidated 
PUD but withheld support for the pre~~minary PUD pending further clarification of 
certain concerns. ANC 6B voic d it. concern over the possible isolation of the 
neighborhood and the apparent lack fo n space within the heart of the site. The ANC 
also expressed its uncertainty over e enities package as it related to the recreational 
facilities provided by the new M . e B cks nearby. Similarly, ANC 6B argued that 
the construction and operation or pr, posed community center was a.ot adequately 
defined. Finally, the ANC urged t t heights of the commercial buildings along M 
Street were too tall and would overs q the smaller Van Ness School, the new small-
s~alt: ro~houses of the PUD, and e n~arby lew-rise buildings along 8th Street, which 
nas a 45-foot height restriction due t<b thdgth Street Overlay. 

Persons in support of the apPlicaE'on "nCIUded the Capper Carrollsburg On-the-Hill 
Community Development Corpora ion "CDC"), the Carrollsburg Resident Council, 
Arthur Capper Senior Resident Co ci, and 20 individuals currently residing in the 
Capper/Carrollsburg housing. 

David Meadows, a property owner rfSid~g at 305 K Street, S.E., which is located within 
the preliminary PUD boundaries a d i identified for acquisition by DCHA, initially 
requested to appear as a party in op sition to the applications. He subsequently 
withdrew his request and elected to t stif 'as a person in opposition. 

Other persons appearing in oppo itio~ to the consolidated and preliminary PUDs 
induded St. Paul's AUMP Chur h, e Committee of 100 on the Federal City 
("Committee of 100"), the Capitol ill estoration Society, Debra Frazier on behalf of 
the Friends and Residents of Arthur Capper/Carrollsburg, Agnes Taylor, Olena Oliphant. 
Bumetta Coles, Richard Wolf, Bro er Chris, Paul Pumphrey, and Amil Mohammed. 

As a preliminary matter, the Capitol Hillfl Restoration Society ("CHRS") sought dismissal 
of the applications on the ground t at t ey were not signed by each owner of property 
included in the area to be devel ped' as required by 11 DCMR § 2406.5. The 
applications include 15 private pro ertj~s in the preliminary Pun application for which 
the owners' signatures were not ob ine~. DCHA intends to acquire these 15 properties 
through a negotiated sale or eminen doniain proceedings. CHRS asserted that the lack of 
required signatures rendered the ap licahons incomplete, and therefore that they should 
be dismissed pursuant to § 2406.3. 

12. Based on the advice of the Office of th

1
e ilCorporation Counsel, the Commission finds that 

it may proceed with a preliminary ~U application invo1ving privately owned property 
that a government agency intends to cquire by negotiated sale or eminent domain, 
because an owner's rights will not be fected by preliminary approval. However, the 
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second stage PUD may not be processe4 without the required signatures of all affected 
private property owners. 

The Applicants and the D.C. Dep tm nt of HOllsing aad Community Development 
("DHCD") requested a waiver of th hea ing fees for the applications. Under § 3042, the 
Commission may grant a request fr m CD to waive the normal hearing fee to permit 
the construction of a low- or moder te-i came subsidized housing development, defined 
as "a housing deveiopment that rece ves nding from a recognized B-istrict of Columbia 
or federal government housing su sid program. to .Ill support of their request, the 
Applicants ~tated that the subject evel pment has been awarded funding from HUD 
through the HOPE VI program, an DC A is playing a major role in the development, 
w'hiCh is itself a major component 0 ci -sponsored efforts to create a major new center 
along the Anacostia Waterfront. 

The Applicants calculated the hearip.. g Ui for the project as $50,000 for the residential 
portion and $77,100 for the non-reside tial portion ($75.,300 for the office and retail 
component and $1,800 for a new corom 'ty center), for a total of $127,100 for the PUD 
applications. A separate hearing fee arged for the map amendment application is 
$28,595, Pursuant to § 3041.5, howeveI1 in the case of an application combining two or 
more actions, the fee charged is the grea~t of all the fees computed separately; or in this 
instance, $127,100. 

Tb~ Co~mission finds that a waiver of t e entire hearing fee is not appropriate, because a 
significant portion of the proposed liD onsists of commercial office space and market­
rai~:· !fousing. Waiver of the fee ppli able to the residential portion (i.e. $50,000 is 
appropriate in light of the fact that he UD will include 695 public housing units and 50 
home-ownership units receiving fun ing om the Housing Choice Voucher program spread 
throughout the project. However, th Co' . ssion finds that waiver of the hearing fee is not 
appropriate with respect to the no sid tial portion of the proposed PUD, and therefore 
directs the Applicants to pay a hearin fee of $77,100. 

At its public meeting on Decemberl8, 2p03, the Commission took proposed action by a 
vote of 4-0-1 to approve, with concliitiOlk the applications and plans submitted into the 
record. 

The proposed action of the Zonin CjmmiSSion was referred to the National Capital 
Planning Commission ("NCPC") der he terms of the District of Columbia Home Rule 
Act. NCPC, by report dated Janua 8, 004, concluded that the proposed first-stage and 
consolidated PUDs would not adv rsel affect the federal interests and were consistent 
with the Federal Elements of the omtrehenSive Plan for the National Capital, ex-cept 
that Senior Housing Building 2 would p ace a blank wall above the ground floor along M 
Street, S.E., an identified Special Street n the Preservation and Historic Features Element 
of the Plan. 
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The Commission directed the Ap '1icartts to submit a revised design for the Senior 
Building planned for Square S-82S on ~he north side of M Street between 4th and 5th 

Streets. By submission dated Feb aryl 3, 2004, the Applicants provided an alternate 
proposal for the M Street fa9ade uti izin~ split-faced CMU material on the lower portion 
of the former blank wall and EIFS 0 thelupper portion. 

The Zoning Commission took finalt'aCti~n to approve the application in Case No. 03-12 
on January 12, 2004, by a vote of -0-11. The Zoning Commission took final- action to 
approve the application in Case No. 3-1$ on February 6,2004 by a vote of4-0-1. 

The PUD Project 

Overview 

20. 

21. 

22. 

23. 

The -proposed PUD is intended to 1P1a and redevelop the Arthur Capper/Carrollsburg 
complex, a severely deteriorated pu lie ousing project. The new mixed-income, mixed­
use development will be compose ,'of pproximately 1,650 residential units, including 
707 public housing replacement jUnit; and approximately 732,000 square feet of 
commercial space, of which appro ima ely 30,000 square feet will be devoted to first­
floor retail uses and the balance wi 1 be ffice space. Approximately 21,000 square-feet 
of additional neighborhood retail s ace ill be located in high-rise residential buildings 
along.2nd Street. The PUD site W II ve an aggregate density of approximately 2.21 
floor area ratio ("FAR"). 

The concept for the PUD project ~s ~veloped in conformance with design guidelines 
for toe area established in conjunct on ith the District of Columbia Office of Planning 
("OP"). Standards were created fI r b 'lding height and programs. building lines, and 
urban design to help redevelop th C per/Carrollsburg site and the adjacent M Street 
corridor in a complementary, coord' at fashion. 

The site is presently improved Wfthl te A, rthur Capper Senior Building and Family 
Dwellings and the Carrollsburg ubli housing complexes for families and senior 
citizens. The Carrollsburg compi x in ludes the Carroll Apartments at 410 M Street, 
S.E. and the Carrollsburg Dwelling at 00 L Street, S.E. The Carroll Apartments, a 60-
unit high-rise facility for elderly re . deni' will remain. The Carrollsburg is a complex of 
28 two- and three-story townhouse cotaining 314 units. Surrounding the Carrolls burg 
complex is the Arthur Capper De elo ment, which consists of 96 townhouse units, a 
nine-story senior building, and th fo er Arthur Capper mid-rise buildings, 1:hree of 
which have been demolished. 

The Generalized Land Use Map of th~ Comprehensive Plan has designated the area a 
Housing Opportunity Area to: encour~ge affordable residential redevelopment. The 
redevelopment plan provides fo~ the replacement, on a one-for-one basis, of all the public 
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housing units that will be demolished. ~us, there will be no diminution in the stock of 
available public housing units as a result ~fthe PUD. 

I 
i 

The site also incl.udes a Department of tUbliC Works ("DPW") facility on New Jersey 
Avenue and I Street, S.B., the Canall810 ks Park, the Van Ness Elementary School, and 
several privately owned properties in S uares 799 and 800, which DCHA intends to 
acquire. 

Description of Surrounding Area 

25. The area surrounding the PUD site s c acterized by a mixture of uses. To the south 
and west are new commercial office uil ings, the Washington Navy Yard, the site of the 
Southeast Federal Center, and the p opo ed new headquarters of the U.S. Department of 
Transportation. Portions of the a, articularly to the west, are underutilized and 
consist of vacanr-land or abandoned ndu trial or manufacturing structures. The 8th Street 
corridor is located to the east, a ort south axis that terminates at the Navy Yard 
entrance. Several medium-density com rcial and industrial buildings line 8th Street, 
including entertainment and auto-l1 late uses, many of which are in disrepair. The 
Southeast,-Southwest Free~ay and itg' ia Avenue act as the northern boundary of the 
site, with the Capitol Hill neighborh oct I ing to the north. 

Proposed Redevelopment Under tbe HO~E VJ Program 

Existing Conditions 

·26. The.existing Arthur Capper/Carroll bur~ Dwellings were constructed in the early 1940's 
as part of a major urban renewal e ort ~hat included the Ellen Wilson Dwellings to the 
north. Over the years, the public ho si~complex has deteriorated to a point beyond any 
further practical use. The propertie ar: economically and functionally obsolete. In an 
effort to revitalize this residential co lex into a stable, mixed-income community, 
DCHA sought assistance from the P VI orogram. 

The HOPE VI Program 

27. The HOPE VI program requires eac~grant request to include a Community and 
SUPPQrtiye Servic~ Program ("eSS "'), I hich is intended to promote self-sufficiency for 
lower-income families. The CSSP epr sents $29 million ($3.5 million -from the HOPE 
VI grant and $25,697,953 from pri ate' ources) in services to public housing and other 
low-income residents of the comm ity.i Services to be provided include day care, adult 
literacy and GED, computer train' g, aId health care. Case management services will 
allow each participant to have an indi idual service plan devoted specifically to the 
participant's -needs. Participation in t e CSSP is a requirement for public housing 
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residents to gain readmittance to the cOl~unity, unless otherwise exempted because of 
age, disability, or current full time emplofment. 

, , 

The HOPE VI grant for Capper/Carrpllsllrrg is $35 million. Because of the market value 
of the land, DCHA anticipates rwla4ing all 707 public housing units slated f-or 
demolition. 

The Applicants testified that, while e 35 million grant from the HOPE VI Pf-Ogram is 
substantial, that amount alone wou d n' be enough to replace the 707 public housing 
being demolished. Using a conserv tiv estimate of $100,000 per unit as a replacement 
cost, total replacement would requi e ov r $70 million, roughly twice the grant amount. 
Therefore, the ability to leverage ot er p : blic and private resources is important, not only 
to preserve public housing and a or biiity but also to establish a mixed-income 
community with the requisite arne itie. A critical element of that leveraging is the 
ability to maximize the market val e 0 the underlying land - that is, maximizing the 
appropriate development potential nde the pun standards of the Zoning Regulations. 
According to the Applicants., altho gh e project financing is complex, the concept is 
simple: HOPE VI dollars, plus proc eds rom the sale or lease of land, and the investment 
of private capital for the nonresi enti 1 uses will provide the necessary funding to 
subsidize the one-for-one replaceme to the public housing. The Applicants will use the 
value of the land's development Rot nti to leverage another $400 million in public and 
.priv.ate investment. 

Descriptio. of Project Components 

Western Portion of Site: High-Rise Apartments iWd Office Building 

30. Under the preliminary PUD appro al ~ocess, the Applicants propose to develop the 
western portion of the PUD site a ng i nd Street, S.E., the fonner location of the city 
canal, with high,-rise rental and con ominium buildings and a commercial office 
structure. In order to achieve th des red height for these buildings, the Applicants 
request a PUn-related. map amen ent !: rezone this portion from R-5-B to CR. Square 
767 to the north will be redevel ped! with a six-story (65-foot) apartment building 
containing approximately 147 units wit 6,000 square feet of retail uses ... Immediately 
south in Square 768, the project w n cdnsist of an II-story (llO-foot) apartment house 
containing 295 units and 6,000 s uar~ feet of neighborhood-serving retail uses. A 
condominium building consisting f 107 units will be located in the northern half of 
Square 769, with 3,000 square fee of ~etail space. The southern portion of that same 
square will be improved with a 10- ory pffice building with first-floor retail containing a 
total of 236.000 square feet of gross floot area. 
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31. The Commission questioned the app~opri teness of including Square 739, which includes 
a portion of Reservation 17~A, and e p rtion of Canal Street that bisects the square, in 
the preliminary PUD, because use 0 Sq re 739 might have been restricted to a garbage 
disposal facility pursuant to a trans er 0 jurisdiction from the U.S. government to the 
District of Columbia. The Transfer f J isdiction plat recorded in the Surveyor's Office 
does not appear to place any restri tio on the use of the property. However, other 
documents provided by the National Par Service C'NPS") indicate that the transfer was 
made for the purpose of allowing th Di triet to use the property as a trash transfer site. 
NPS has indicated that an amendme t 10 e transfer instrument or the execution of a new 
transfer will be required If the prope i~ to be used for housing. NPS also has indicated 
that, subject'oto,-completion of the re uis' e process, NPS had no objection in concept to 
the uses proposed. Thus, the Com ssio finds that, subject to completion of appropriate 
documentation prior to the filing a a s' cond-stage PUD application, the District may 
appropriately propose to use S are "739 for public and market-rate housing as 
contemplated under the preliminary UO 

Central Portion of Site: Low·Rise Resident~al add Senior Buildings 

32. 

33. 

In the center portion of the PUD site tne :Applicants propose to construct three- and four­
story rowhouses. Some of these its ill be offered for sale and others will be made 
available for rent, at either market ra e oriat subsidized levels. Square 797 will consist of 
four groups of buildings totaling 7 s ngle-family row dwellings. Square 798 will 
provide a total of 75 single-family owh uses arranged in five groups. Square 824 will 
consist of.41. roW-houses also arran d i' five clusters. Square 825 will provide 57 row 
dwellings, an~ the northern half of qu . e 825S will include 13 town houses. All of the 
proposed dwellings in Squares 7 7, : 8, 824, 825, and 825S are included in the 
consolidated PUD application. T e rdmainder of the row dwellings, which will be 
located in the northern half of Squar 80~ and the northern half of Square 882, and which 
will total approximately 121 single- amity units, were submitted for consideration under 
the preliminary PUD application. 

The central portion of the site w 11 also include two apartment complexes devoted 
excJusively to senior citizens. A fi ur-s~ory building located in the southern portion of 
Square 825S will add approxima ely 138 new units to the existing 64-unit senior 
building, while a four-story buildin in quare 880 will contain approximately 162 units. 
The senior building in Square 880 ill so include a geriatric health clinic. Both senior 
buildings were submitted for revie un er the consolidated PUD approval process. The 
Applicants have begun pre-develo me t activities for the building in Square 880 to 
construct that building on an expe ite basis as a matter·of-right and in confonnance. 
with the existing R-5·B zoning on he s teo The Applicants are proceeding on this basis 
in order to provide relocation units to re idents displaced from the current public housing 
complex. Thereafter. the lot oli which this structure is located will be subdivided into 
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two new record lots pursuant to an ~gre~ment with the U.S. Marine Corps, which owns 
the adjacent land in Square 880. i Upqn subdivision, the new senior building would 
exceed the R-5-B density requireme~tsl 0, its lot. Thus, the Applicants have included this 
building in the consolidated PUD prop· sal in order to allocate the density with other 
properties in the PUD and bring the puil 'ng into compliance on the future, smaller lot. 

, 
East Portion of the Site: Public Uses and Cgmmtrcial Office Development 

34. 

"35. 

Two office buildings will be const ete in the southern portion of Square 882 and will 
provi9~ e~onomie" support for the on : for-one replacement of public housing units. 
Approximately 15,000 square feet f t total gross floor area of the buildings will be 
devoted to retail uses on the groun flo. r. The Applicant proposed a height of 110 feet 
for the commercial buildings in Sqe 82, which part of the preliminary PUD approval 
application. The Commission fmd that! 110 feet in height is -excessive for this location, 
especially considering its proximity to t e lower buildings along 8th Street. A maximum 
height of 90 feet is appropriate"for om ercial bui1din~s along M Street in Square 882 to 
provide a transition between the low r scale of 81 Street and the higher density 
development along New Jersey Ave ue. 

The east side of 5th Street between 11- an1M Streets in Square N853 is the site of the Van 
Ness Elementary School, which is i$clu d in the PUD. 

Canal BlocksJ>ark 

36. In coordination with DPW. the Ap lie s propose to improve the former canal parcels 
known as Reservati9RS 17B (Squar 76 , Lot 829). 17C (Square 768, Lot 810), and 17D 
(Square 769. Lot 821). These bloc s ar currently used to house city school buses. The 
buses will be removed and the App iean s will grade and seed the land in preparation for 
the creation of a new urban park to upp rt the neighborhood and serve as a link between 
Capitol Hill and the Southeast wate ron. 

37. The Canal Park Development Ass dati' n ("CPDA"), a non-profit entity authorized by 
Act of Congress, was established w 'rk in a joint public/private partnership with the 
Government of the District of C lum ia for the purpose of promoting. fundraising, 
designing, constructing. and mainta' in' the Canal Blocks Park. Current board members 
of CPDA include representatives of illiam C. Smith Co. and SpaUlding and Slye 
Colliers on behalf of four of the 'ne :eparate owners of land contiguous to the Canal 
Blocks Park. Membership is 0 en l' representatives of the remaining contiguous 
landowners; as well as public enti ies . ctively participating in the revitalization of the 
District's near Southeast neighbor ood! CPDA has received commitments to join the 
board from the JBG Companies. as de loper of the U.S. Department of Transportation 
headquarters, and Capper/Carrof'lsburg enture. LLC. 
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CPDAhas received $5.46 million to date~n contributions and commitments for the Canal 
Blocks Park. CPDA has deposited $2.5 illion in funds received from Congress through 
the Fiscal Year 2003 Appropriation Act (P.L.I08-7). The JBG Companies has pledged 
$2.5 million for development of the Can~l Blocks Park. William C. Smith Co., Inc., in 
conjunction with the development 0 fo . parcels contiguous to the Canal Blocks Park, 
has pledged $325,000 to CPDA. id' City Urban LLC and Forest City Enterprises, 
through their participation in Capper Ca ollsburg Venture, LLC, have pledged $137,000 
to CPDA. The Office of Plannin ha. committed an unspecified amount through a 
matching grant to hold a public desi co petition. 

Several studies have been conduc~e - fot the development of a park along the former 
canal area, and the Applicants will O~k,with the District and other interested parties to 
bring the plans to fruition. After sfer of Square 739 from DPW to DCHA, the 
Applicants will also develop a mid- t hi -rise residential building on this site. 

Project Design 

40. The PUD project was designed to ~chitve a high-quality composition of commercial, 
retail, ~d ,residential uses in a coh siv urban setting. The project fulfills the design 
goals and objectives established by . P d the Applicants pertaining to building height 

-arid programs, building lines, and urban esign elements for each segment of the project 
(the "Guidelines") .. 

Preliminary PUD Ap,proval: Commercial ByildiEltgs in Squares 769 and 882 

41. The Applicants' architect testified th t 0 of the primary urban design goals for the PUD 
project was to continue the M Stre t co; 'dor as the primary mixed-use segment of the 
neighborhood and of the larger dis riet! ithin which it is located. A key element to 
achieve this goal is to maintain buil ing dges and established street walls, particularly in 
relation to the existing office buildi g in! Square 800, and to ensure that retail and lobby 
spaces' meet the well-defined edge . e Guidelines recognize the importance of the 
inters~ction of 2nd and M Streets as ,a significant place that establishes both the 
tc~nnination at M Street of the fo er I~anal reservations and a gateway to the park 
envisioned for the canal blocks. 

PreliminaryPUD Approval: High-Rise Residen~lal Buildings at the Canal Blocks 

42. The Guidelines identify the canal~rk i~S the most significant spatial focus within the 
neighborhood plan. This space will serv~ as an open green area within the urban pattern 
of buildings and streets, in defere t~1 the L'Enfant Plan. Buildings fronting on this 
space must be carefully designed to defi e both physically and spatially the former canal 
reservations. At the same time,' the ne mixed-income apartments that will border the 
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east side should make a transition fro~he high-rise intensity of M Street to a more 
moderate height to the north that wil co , plement the adjacent Capitol Hill neighborhood 
and its rowhouse character. Consi tent: ith these goals and objectives, the residential 
buildings in Squares 767, 768, and 69 ere designed to respect their important location 
on the canal blocks through approp iate eights, building lines, fa~ade organization, and 
materials. The fa~ade of the buildi gs . onting on the Canal Park will be expressed in 
tripartite organization, with the bas risi' g two stories in height and expressing the retail 
functions, the middle portion articul tin the residential uses of the building, and the top 
two storic.:s de~l!ing a. cap to the uild g through cornice lines or other architectural 
devices. Balconies, pilasters, and 0 her lements will be introduced to the facades of the 
buildings -to creat~ a three-dimen· al' uality. Buildings will be faced in blick, stone, 
concrete: metal or glass to maintain suerior architectural qUality. 

Preiimuiary and Consolidated PUD Approvjil: ijow-Rise Residential 

43. A major design objective for the 10 -ns residential buildings under the Guidelines is to 
create a cohesive urban community thatl reflects the diversity of architectural styles and 
forms found in the adjacent Capito Hi 1 Historic District. The low-rise buildings will 
incorporate the successful patte s d identifying characteristics of Washington 
rowhouse development in the new uil g designs to produce recognizable but distinct 
features for the Carrolls burg neigh 0 od. Constructed to heights of three and four 
stories, the .majority of the row dw llinfs will be built to the front lot lines in order to 
maintain the street walls, with inte itt nt setbacks to avoid monotonous patterns. Six 
basic styles will be introduced thro gho' t the development, which will correspond to the 
hierarchy of streets in the neighborh od. 1 

, 
i 

Consolidated A roval: Senior Residential ui in s 

44. 

45. 

The Senior Buildin~ contemplated ~or iquare 880 will be a courtyard structure abutting 
Virginia Avenue, 51 Street, K Stre t, a d the Marine Barracks parade ground. The size 
and scale of the building is approp iate 0 the many other institutional structures located 
north and south of Virginia A venue'l 

The Senior Building on Square f5S! is adjacent to the existing 60-foot tall senior 
building owned by DCHA. The a dititn will be 45 feet in height and will establish a 
transition between the 410 M Stree structure and the new single-family structures to the 
north. 

Existing and Proposed Zoning 

46. The majority of the subject site' is locatxd in the R-5-B district, with a portion of Square 
769 located in the C-3-C district. The R-5-B district is a moderate height and density 
zone that permits all types of :urban sidential development, including single-family 
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dwellings, semi-detached houses, royv d~'eliingS' and apartments. The maximum height 
permitted in the R-5-B district is 50 fe t with no limitation on the number of stories. 
Residential development may achi ve maximum density of 1.8 FAR. The C-3-C 
district is a medium-high density c mntrcial area designed for office. retail, housing, 
and. mixed-use .developments. Buil ~gs!l ~y b: constru~ted to a h~ight of 90 fee~, and 
achieve a denSity of 6.5 FAR for re Ide~tial"or 'commerclal uses, with a total maxlmum 
density of6.5 FAR for any develop nt. 

47. The Applicants requested a PUD-re ate, map amendment to rezone from R-5-B to CR 
the entirety of Squares 767 and 768; the' orthern half of Square 769 between 2nd and 3rd 

Streets, beginning 145 feet north 0 M treet; and the southern portion of Square 882 
along M Street for a depth of approx mat Iy 145 feet. The CR district is a mixed-use area 
deSigned to encourage a diversity 0 co patible land uses that may include a mixture of 
residential, offlCe, retail, recreation ,lig t industrial, and other miscellaneous uses. The 
maximum height in the CR district i 90 eet. The density for all buildings and structures 
on a lot may not exceed 6.0 FAR, w th n t more than 3.0 FAR devoted to non-residential 
uses. Additionally, the CR district qui es provision of an area equivalent to 10 percent 
of the total lot area as open landsca ed s' ace available for use by the general public on a 
continWJ~s basi~. 

Development Incentives and Flexibility 

48. 'The Applicants request the following aJeas of flexibility from the R-5-B requirements 
and PUD standards: 

b. 

c. 

0.71 FAR increase (aU residqntialp in gross floor area over existing matter-of-right 
development, which is belo~ the B.O FAR allowed under the PUD guidelines; 

aggregation of FAR and lot C)ccupancy; and 

waiver of sideyard setback for one lot -in Square 824. 

Public Benefits and Amenities 

49. The following benefits and amenities willl be created as a result of the pun project: 

a. Housing and Affordable Ho~sin . The single largest benefit to the area, and the 
city as a whole, is the crea ion f a new mixed-income, mixed-use community 
replacing a severely distres ed 'ublic housing developments. The one-for-one 
replacement of public h usi g units will maintain affordable housing 
opportunities, and the infusion market-rate housing will bring middle-income 
families to an otherwise' econo ically depressed area. Redevelopment of the 
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b. 

c. 

d. 

.e. 

area, including the replacement of public housing, will complement other 
revitalization activities planned anti underway in this area. 

Urban Design and Architec 're.The project includes a collection of mixed-use 
buildings sensitively desi ed!io complement the surrounding large-scale 
commerchil buildings along M ; Street and to respect the low-rise cohesive 
rowhouse character of the C pito Hill neighborhood. The overall composition 
reinforces the broad and liv Iy aments of the M Stieet corridor and creates a 
boundary-defining urban wa I fo the public spaces along Canal Park. Single­
family and multi-family dwe ling. will be developed in a diversity of styles and 
materials selected to ensure co atibility and quality commensurate with the 
surrounding ,area. The dey 10Prtent contains both affor.<iable and market-rate 
units with no distinction in ex erruy design character between the two. 

i 

LWuiscaping and Operr Spac. ~' other aspect of the pmject of special value to 
the neighborhood is the cle ingGf land along the western edge of the site in 
preparation for the creation 0 a n urban park. 

Transportation Featurf!s, T e pr posed PUD project meets or exceeds the off­
street pa.rki~g and loadi~g re uir ments of the Zoning Regulations. The project 
includes' a total of 1,645 weI ing units in single-family and multi-family 
configurations; a total of 1,4 0 pa king spaces will be supplied for those units, A 
total of 550 off-street parking spa s will be devoted to the 732,OOD square feet of 
commercial uses included in he roject. Loading berths will be included for all 
multi-family and commercial uses! in accordance with the Zoning Regulations. as 
shown on the architectural raw' ngs. The project also includes several new 
roadway features: 0) a ne no ,h-south public street, to be designated as a 
continuation of 6th Street, S.E wil~ be introduced in Square 882 as a p~vate street; 
(ii) a portion of L Street be een ~e former canal reservations and 31d Street will 
be re-opened; and (iii) a ne private street will be created for the townhouse 
developments ill Squares 798 and t99. The Applicants also anticipate that I Street 
will be extended west thro gh lsquare 739 by other future development to 
establish the grid street syst m . haracteristic of the L'Enfant Plan. With the 
exception of the' new 6th Str et, t' e new streets will be dedicated for public use 
eith.er by easement or as 0 en X'. reets on the Highway Plan. The new street 
patterns, together with new tra Ie signals and stop signs, will enhance the 
transportation qualities of the rop sed project. 

Social Services ~nd Ot~er Vses i vf, S?~cia! Value to the Neighborhood. The 
proposed PUD WIll prOVIde dssp~:actIvltles contemplated as part of the HOPE VI 
grant, such as day care, adult liter cy, computer training, and other services aimed 
at helping neighborhood ~esident achieve self-sufficiency_ The proposed PUD 
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f. 

g. 

also includes two senior-citi~ens buildings, one of which will house a geriatric 
health clinic. 

Employment and Training 'Ppottunities. The proposed PUD will provide a 
number of employment an tr4ining opportunities during construction and 
operation of the developmen. T~e Applicants, in partnership with the resident­
based Capper Carrollsburg-o -thetIill CDC, will program and implement Section 
3 employment, training~' and ont*cting elements in order to take full advantage 
of the construction, service, d ~erational requirements of the redev.elopment. 
Tl\~ goal of the federal Sectio 3 ,rogram is to create meaningful contracting and 
job opportunities for minority and. isadvantaged small businesses and individuals 
from the area being redevelo ed. i It is contemplated that long-term employment 
opportunities will accrue in the: workforce development associated with the 
m.ooo office and retail sp ce, nd the additional 21,000 ground floor retail 
space along the fonner can 1 bI cks. The project will provide employment 
training opportunities through a Local, Small and Disadvantaged Business 
Enterprise ("LSDBE") Agreement d a First Source Agreement. 

Neighborhood Oriented Ret~il aid Service Uses. The PUD project includes 
neighborhood-oriented retail an' service uses to support the residential 
community. Approximately 1:0 square feet of neighborhood retail space will 
be located in high-rise residen ial ildings along 2nd Street, S.E. 

The Commission fmds that the projeit iSicceptable in all proffered categories of public 
benefits and project amenities, and i su erior in public benefits and project amenities 
relating to urban design, landscapin an open space, housing and affordable housing, 
social services, job training and empl ym$lt opportunities, and transportation measures. 

Compliance with Pun Standards 

5 LUnder' the fUD regulations, the Co mi sion must "judge, balance, and reconcile the 
relative v'alue of project amenities an pu lic benefits offered, the degree of development 
incentives requested and any potenti 1 ad I erse effects." 11 DCMR § 2403.8. Given the 
level of project amenities and public ene ts, the Commission finds that the development 
incentives -are appropriate to increas th overall residential density by 0.71 FAR, to 
permit a height. of 110 feet along the st Ste of the Canal Blocks Park and for the 250 M 
Street office' building, to allow the ggrd ation of lot occupancy and density over the 
enti-re prpject site, and to waive the si eya requirements for one lot. 

Compliance willr the Comprehensive Plan 

52. The Project is not inconsistent witljl the Coinprehensive Plan as follows: 
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a. 

b. 

c. 

d. 

e. 

The Generalized Land Use ap for the District of Columbia designates the 14-
block area that is the subject fth~ PUD for residential and commercial land uses. 
The eastern portion of the sit is ~esignated for medium-density residential uses, 
which is characterized pred miqantly by multiple-unit housing and mid-rise 
apartment buildings but wh ch flso may include low- and moderate-density 
housing .. The western port on qf the site along 2nd and M Streets, S.B., is 
designated for medium high- ensi commercial uses, where the predominant use 
is a shopping and service are th' generaHy offers the largest concentration and 
variety of goods and service out ide the Central Employment Area. The block 
bo.uhded 'by 5th

, 6th
, K, and L Stre ts, S.E., is designated as a District government 

park,· r~creation or open spac are . 

The 'PUD project is cons-isten wit these land use categories through its provision 
of low, moderate-, and medi m-c:i nsity residential uses in the eastern two-thirds 
of the project site, and comm rcia office .and retail development along 2nd and M 
Streets, S.E. The overall den ity ill be 2.21 FAR. The Generalized Land Use 
Map designates the site as tee pper/Carrollsburg Housing Opportunity Area 
(Area No. 14). 

The project meets the POliC~' s 0 the Housing Element by stimulating a wide 
ran$e of housing choices thr uthe production of new units for a variety of 
household types, including th extens~on of affordable homeownership 
opportunities to low- and ode' te-illcome 'households and the provision of 
.housing· assistance to low- or axe income homeowners. The proposed pun will 
notoniy repface obsolete, nonE' tUn~tional housing with modem dwellings, but will 
provide one-for-one replac men of public housing units demolished in 
connection with the redevelop en 

The proposed PUD fosters t~ Eopnomic Element by revitalizing the M Street, 
S.E., corridor with commercia office space for businesses attracted to the area by 
the Southeast Federal Center im~ediately ~outh of the site and its anticipated 
major tenant, the U.S. Dep . ent ipfTransportation. The mixed-income housing 
will enhance and stabilize the esi~ential neighborhood, while the CSSP activities 
will provide for economic dev~lopment and self-sufficiency programs that 
promote the economic deve oputnt policies of the Comprehensive Plan to 
prepare its· labor force with t e e4ucation and occupational skills to participate 
effectively in the District's ec no~y and to provide affordable, quality child care 
for parents to enable them t wtrk, seek employment, complete school, and 
participate ih job training pro amsl 

The PUD project enhances and ~supports the Urban Design Element of the 
Comprehensive Plan through the r~lacement of the existing barracks-style public 
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f., 1.". 

g. 

h. 

housing complex with a 111lixeq-use, mixed-income community patterned on 
neighboring Capitol Hill. T e n~w neighborhood plan respects features of the 
L'Enfant Plan, including th C I esian street grid from 2nd to 7th Streets and M 
Street to Virginia Avenue, e tab shing a street volume and building massing in 
keeping with the District's rba character. The L'Enfant Plan street grid will 
also be enhanced by the intr duc ion of a new public street, 6th Street north of M 
Street, and by beginning th tr sformation of the fonner canal right-of-way at 
Reservations 17 B, C. and- fr m their current use as a bus parking lot to a 
passive park. The proposed ede elopment will establish a positive image for the 
fonner distressed public hou ing ·ommunity. 

The proposed PUD meets t~goa s of the Land Use Element by eradicating urban 
blight created by deteriorat pu lie housing and replacing it with higher-quality 
residential units ef vaIY-ing t es the Capper/Canollsburg Housing Opportunity 
Area. The design of the prqpos d development will enhance and revitalize this 
residential segment of War4 6, hereby stimulating new development and job 
opportunities. 

The PUD fosters the policies l' the Transportation Element and makes the 
proposed development attractive n terms of access and internal circulation. The 
development site is easily access ble via M and South Capitol Streets as well as 
other' major roadways that pro . de access to Downtown and to the broader 
metropoli.tan region. The s~te isi situated in close proximity to the Navy Yard 
Metrorail Station and along ve 1 bus routes. There are several nearby existing 
and planned empleyment ce ters,:including the Capit-ol Hill area, the Navy Yard, 
and the proposed Southeast Fed: ral Center. Several schools and community­
serving facilities are locate wi in the immediate area as well. Finally, the 
proposed development will i clu«e local-serving retail and a new community/day 
care center. . Together these fact4rs will significantly reduce the trip generation 
and related impacts of the pr pos~d development, particularly during the morning 
.and afternoon peak travel p riodt. The introduction of new private and public 
streets t-o serve the residenti 1 e~lave will also help separate local traffic from 
through. traffic within reside tial: neighborhoods and complete segments of the 
street system necessary for soot traffic flow. Sufficient parking is provided by 
-the approximately 2,000 0 strebt parking spaces and approximately 480 on­
street spaces proposed in the pub area. The parking spaces will be distributed 
adequately to serve the proje ted demands for the various land uses. The roadway 
improvements planned for he 4evelopment area will enhance vehicular and 
pedestrian' access; -circulation and:! safety. 

The PUD-project is 'consistent witlh the Ward 6 Element in the following ways: 
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(i) 

(ii) 

(iii) 

(iv) 

The proposed PUD - rthqrs the Ward 6 Economic Development Element 
through the introdu tion! of new commercial office space and retail 
services along the M! Street corridor to support the mixed-use 
neighborhood. The roppsed development will also stimulate economic 
activity by attracting ew businesses and households to the area. 

The PUD project di tly'isupports and achieves objectives of the Ward 6 
Housing Element by eplJcing the existing severely deteriorated, obsolete 
public housing uni at\ Capper/Carrollsburg with a new residential 
.deyelopment that mi ors~ the variety of housing types in Ward 6. The 
HGPE VI project ill: ~nce neighborhood stability through home­
ownership opportuni ies , d units geared toward a mix of income levels. 
The replacement ef its' n a one-to-one basis further achieves the goals 
of the Ward 6 Plan y aintaining the number of public housing units 
available to low- and de-income families. 

the objectives of the Ward 6 Transportation 
Element through tra gement measures that include the creation of 
new public and pri ate streets to serve the residential enclaves with 
appropriately locate tra c controls throughout the PUD site. The 
abundance of on- an off. treet parking spaces and the close proximity of 
public transportation ill ncourage the smooth flow of traffic to and from 
the residential, comm rei . and retail nodes of the development. 

The plan and design f t* proposed pun responds to the Ward 6 Urban 
Design objectives thr ug~ residential design derived from other structures 
in the vicinity so as 0 P5erve the character of the neighborhood. The 
incorporation of vari U. s esign elements into street elevations continues 
the diversity that is a int gral part of Capitol Hill townhouse blocks. The 
design features wi1l b cOIlPplemented and enhanced by building materials, 
including brick and s din~ in a variety of colors. The new Senior Building 
that abuts Virginia A enuJe on Square 880 is similar in mass and scale to 
the many institutio ) bUi~ldings located along its length within Capitol 
Hill. The articulatio oft~e building's design is consistent with the overall 
architectural vocabul ry of the neighborhood. Conversely, the new Senior 
Building along M Str et, ~djacent to the existing apartment building at 410 
M Street, S.E., adopt a nilore modernist language. The careful placement 
of the various bui Ing~ types and programs ensures a compatible 
relationship between co~mercial and residential uses. The new office 
building-at the' corne of ~'Kl- and M S-treets, inel udmg approximate! y one­
tb.ird of the new commer ial space, will abut a new 110-foot residential 
building. Design !,guideti es for both buildings, as well as a public alley 
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that separates them, ensure an appropriate relationship between the two 
buildings. 

The :Pun inCludes the comprehensive reconstruction of streetscapes 
within the project bo ndaries in support of a primary urban design goal of 
the Ward 6 Compre ens~ve Plan. Improvements to existing residential 
streets include the I at' ement of existing sidewalks, trees, lights, and 
grass strips. Improv men s also inc1ude'a variety of designs for the front 
yard space between t e si walks and the new rowhouses. 'The variety and 
quality of the front ard; reas will endow the new streets capes with the 
character typical of thO~' found in the rowhouse neighborhoods of the 
Capitol Hill Histo' c istrict, which will constitute a substantial 
improvement over t e eriorated and institutional character of existing 
streets. The mainten nee of a significant portion of the new front yard 
spaces, specifically t ose 'Iassociated with public housing rental units, by a 
private management co pany will ensure a high standard of safety, 
security, and quality fa pearance in the public spaces in the future. The 
community associati n fi r the townhouses will maintain the landscaped 
areas within its re ide . tial development area, thereby ensuring the 
attractive appearance ofa I se21nents of the PUD. 

tv) The proposed PUD qleet tne objectives of the Ward 6 Land Use Element 
by replacing obsolet~ an . severely deteriorated public housing units with 
modem new faci1iti~s o' a one-to-one ratio, thereby maintaining the 
general level of reSi~'enti' uses and densities. The rowhouses, apartment 
buildings, and comm ci I office structures all mirror the existing heights 
of corresponding bu'ldin~ types in the immediate vicinity of the project 
site and Ward 6 in ge era~. 

Office of Planning Repbrt 

53. By report dated July 16, 2003 and t 01U testimony presented at the public hearing, the 
.Office of Planning recommended co itional approval of the PUD. OP strongly 
supported the applications and foun th t the proposed PUD is not inconsistent with the 
Comprehensive Plan and the Gene aHz' Land Use Map. Wh.ile noting that the Map 
does not clearly designate the PU a. as for mixed uses, OP concluded that, when 
viewed as a whole, the PUD achi \leS ~he type and scale of uses the Land Use Map 
supports for this area. TheComm sSiop concurs in this assessment. The Generalized 
Land Use Map adopted as part of th Cotnprehensive Plan shows that most of the PUD is 
inclu~ed in the medium-density, re ide~' ial land use category. The DPW site at New 
Jersey Avenue and I Street and the sout em half of the blocks between L and M Streets 
and 2nd and 3rd Streets are incl~ded in he medilfm-high density commercial category. 
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The site of the recreation center i included in the parks, recreation and open space 
category. The Generalized Land Usel Map includes the project area in a housing 
opportunity area. The proposed Pr ~ectiis consistent on an overall basis with these land 
use designations. The overall densi y fet all residential uses on all the property included 
is 2.28 FAR, which falls between the 'Imatter-of-right levels of the R-5-B and R-5-C 
districts. The overall density for al ret~l and office uses on all the property included is 
0.83 FAR, less than the matter-of, 'ghddensity in the.Iowest density commercial zone. 
That densjty is concentrated in two locations, along -the Canal -Blocks Park and along M 
Street across from the Navy Yard. 

OP further concluded, and the Co Slon finds, that the location of the two office 
'buildings proposed for Square 88 are:: also not inconsistent with the Comprehensive 
Plan. The office buildings are logic; Uy ~ocated along the M Street corridor as a result of 
the commercial development that h ateady begun to line M· Street and the proposed 
office development at the Southeast edepu Center. 

OP testified that the project is oth rwl~ not inconsistent with the major themes and 
elements of the Comprehensive Pan, d stated that the PUD provides an "almost 
.textbook example" of how a PUD is : pposed to function in that the PUD employs 
zoning incentives in certain locati ns . hile at the same time respecting the existing 
zoning's average density. The Com issibn concurs in OP assessment. 

OP conditioned its approval on the tctJUowing: 

a. 

b. 

c. 

d. 

e. 

f. 

Vesting of the consolidated IWD prior to approval of the second-stage PUDs; 

The Applicants' submission lof ailtable and plans demonstrating parcel-by-parceI 
compliance of the consolidated PUD with the Zoning Regulations and any relief 
needed; 

Clarification of the CSSP ant Sini., Har funding the Applicants or other agents will 
provide to future PUD res' ent. in excess of the support services currently 
provided to Capper-Carrollsb rg I1'bsidents; 

Provision of decks with a ~initI}um depth of six feet, instead of the proposed 
fQur-foot depth, wherever possibld; 

Completion of detailed arr~ge~ents for public .access to playing fields on 
Reservation 19-A prior to approvaJI of any second stage PUDs; 

Clarification of the Applicants'· direct and in-kind contributions to the Canal 
Blocks Park, exclusive oqand valile: 
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g. 

h. 

1. 

j. 

Provision of granite curbingj and :~rick gutters for both sides of the eastern section 
of 2nd Street between I and ~ Streets, the-new 3rd Place and all other new private 
streets, and any public streets tMt require reconstruction due to the impact of the 
PUD's development; 

The. Applicants' receipt of ;~pproval from the District Department of 
Transportation ("DDOT") fqr lo~tion of the new private street, 6th Place; 

Provision qf.additional infoIjrnatipn concerning agreements with the CDC on pre­
apprenticeship and other skil1-bu~lding programs for neighborhood residents; and 

Provision of l4-foot floor-*,-finlsned-ceiling heights for all ground floor spaces 
programmed for retail use in\ the tR zone. 

57. In response to OP's recommendations, the Commission finds as follows: 

a. 

b. 

c. 

Vesting of the consolidate~pu~ before approval of the second-stage PUD will 
help ensure that the PUD do s n languish. The Commission finds it appropriate 
to require that the Applic ts n t file an application for second-stage approval 
until the covenant for the co soli ated PUD has been recorded. 

The Applicants have provl~ed' through the testimony of their expert in land 
pl~ing and in their post he . g submission, sufficient clarification of the 
parcel-by-parcel complian 0 the consolidated PUD with the Zoning 
Regulations. The Applicant$ ha e requested flexibility from the R-5-B standards 
to allow for an aggregatio~ of ensity and lot occupancy and a waiver of the 
sideyard setback for one 10 in quare 824. The Commission finds this minor 
flexibility appropriate in ord r to kccomplish the laudable .,goals of this project. 

The Applicants provided, in heiri,post-hearing submission dated August 14,2003, 
clarification of the CSSP d si~i1ar funding in excess of the support services 
currently provided to Capp r/C~rrollsburg residents. The HOPE VI program 
allows ailocation of up to 1 pe~cent of the grant for CSSP activities, or in this 
instance $3.5 million. This mo~nt serves to leverage additional in-kind services 
at a projected value of $25. mil1ion from 40 different organizations for services 
including job readiness and kiUt' training programs; community empowennent; 
business development for en' epreneur start-ups; GED attainment; youth 
education and recreation; om ownership; senior' 'services; family services; 
regular community events; \' xetfise and recreational programs; meal services; 
utility payment assistance; ttansJ:iortation services for senior citizens; and access 
to health insurance. 
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d. 

e. 

f. 

g. 

h. 

1. 

J. 

The Applicants will prOVid

f 
de'tks with a minimum depth of six feet on each 

public housing unit, except n c4rtain comer units where decks are not possible. 
The market-rate housing wi 1 in41ude decks with a minimum depth of four feet, 
except on certain comer unit whhe decks are not feasible. 

The Applicants hav~ agreed Ito p~vide detailed arrangements for public access to 
playing fields on Reservatioq 19-1o\ before the approval of any second~stage PUD. 

The Applicants have providfd cl~fication of the contributions to the CPDA, as 
described in Finding Nos. 361 and:!J7. 

The Applicants' baseline strfetsc~pe section is a concrete curb and gutter, a five­
foot planting strip behind the purb, and a six-foot concrete walk. Certain 
enhancements will be made 0 ~ Street and 2nd Place, two special streets within 
the PUD, where exposed ag eg4te concrete, concrete pavers, London pavers, or 
brick pavers will be use. IThe Applicants have committed to provide 
enhanceme.nts to the baselin ma~.eriaIS should the budget allow, first to 3rC1 Place, 
and then to 3rd and 4th Stre¢ts, r spectively. The Applicants will also continue 
discussions wi~ PDOT for t' second-stage PUD on the necessary street 
repair/repaving, and will rePlacl materials in-kind as a result of any damage 
during construction, consistent w th the OOOT standards. The Commission fmds 
that these streetscape improveme t efforts are appropriate for the proposed PUD. 

The Commission concurs th~t th~ Applicants should, as part of their continuing 
4iscussions with DDOT, c~ordihate on the appropriate location for the new 
private 6th Place. 

Through their post-hearing

t 
su~mission, the Applicants provided additional 

information on the pre- ppr~nticeship and skill-building programs for 
neighborhood residents to be cooI1kiinated by the CDC. 

The Commission concurs w~' on that 14-foot floor to finished ceiling heights are 
appropriate for all ground fl or ~aces in the PUD programmed for retail use in 
the CR zone. The Com issiqn credits OP's testimony that retailers have 
consistently stated that the a ditidnal height is necessary for quality retail. 

Other Government Agency Reports 

58. By report dated July 14,2003 and th

2
0ugp testimony at the public hearings, DDOT stated 

its general support for the applicatio s. qDOT concurred in the Applicants assessment of 
vehicle hips generated by the devel pm~t and agreed that the area road network would 
operate at an acceptable level of servic,. DOOT expressed its preference that, to the 
extent possible, all current private streeis in the project area be made public. DDOT 
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further stated that any new stree~ mpst be built to District specifications and the 
Applicants agreed to comply with thlis re~uirement. 

DOOT further recommended that, t th~ extent financially possible, that the Applicants 
should use high-quality streetscape mattrials for the sidewalk, curb, gutter, tree boxes, 
and other public realm elements. par4cular, DDOT stated that the new 3rd Place - the 
PUD's "main street" - should use rick~ sidewalks, granite curb and alley aprons, brick 
gutters, bluestone pavers, and other attntctive elements. DOOT also recommended that 
the Applicants treat the existing str ts ¥t accordance to their relative importance in the 
developI1!en~. The retail areas a) ng the Canal Blocks, for example, warrant brick 
sidewalKs while, in other areas of he *oject, brick header rows may be a lower cost 
alternative. DDOT concluded that 'ts re~ommended improvements over the Applicants' 
proposed landscape plan would se e tCb knit the new neighborhood aesthetically into 
Capitol Hill. 

With respect to the operation of sp cifi· streets within the development, DDOT stated 
that it had no plans at present to rec nst ct and reconnect I Street between 2nd Street and 
New Jersey Avenue, but that the c nne tion was not necessary for traffic operations to 
<:6iith:lu'e,at acceptable .leve1s. DD T e pressed a preference that any private street be 
dedicated as a public 'street, includi g t e eaSternmost 2nd Street (also known as Canal 
Street). The Applicants stated that the roposed new 6th Street at M Street would not 
align with the_ existing 6th Street to :the south by approximately 85 feet due to 
underground utilities. Because D 01 requires that such offsets have a minimum 
dis~~~e.of 100 feet, this street will ¢ p ·vate. DDOT. stated that a "~ork chop" shaped 
medtw;nu'M Street would help pre ot ars from makmg unsafe and tllegal movements 
from 61~.stJCet, and the Applicants a ee. to institute this traffic measure. 

DOOT concluded, and the Commi~sio~ finds, that the amount of street and private 
parking provided for the PUD is adequatej. 

DOOT rc:.commended that the traf IC s~udy include additional analyses of measures 
needed to accommodate the increas d p~destrian traffic generated by the PUD project. 
ThroiJgh their post~hearing submiss on .ated August 14, 2003, the Applicants' traffic 
'consultant, O.R. George & Associa es, ~rovided the requested information. The traffic 
c9nsultant concluded that the exist ng Jtedestrian sidewalk and crosswalk system can 
adeqUately accommodate the pr ject~d pedestrian volumes and flow patterns. 
Nevertheless, the Applicants will dert*ke certain improvements to protect pedestrian 
safety. including ensuring that the rea'$ sidewalks are in good condition and provide 
clear widths in the range of six fe t; ptovide clear curb environments at the internal 
intersections; provide eight-foot ros~walkS at aU intersections instead of the 
recommended six-foot width; ann ensur that "all-way" stop control is provided at the 
internalintetsections. The traffi~ consul ant concluded, and the Commission finds, that 
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these proposed improvements will ensute that the projected/future pedestrian volumes 
and flow patterns are accommodated with efficiency and safety. The improvements will 
also have a positive impact on the Isafety of other uses of the roadway and pedestrian 
facilities. 

Contested Issues 

Acqui~iti0!l ofPfiv8te Properties 

63. 

64. 

65. 

The ~ppli~aqts testified that, as p~ of:the overall development plan for the PUD, 20 
privately o~ed properties in Squ es 7~9 and 800 are to be acquired either through a 
negOtiated purchase or through emi ent ~omain. Of the 20 properties, which represent 
approximately two percent of the to 1 pfoject area, nine are owner-occupied and 11 are 
held by absentee owners. 

The 20 properties that are to be~ auir d are necessary to achieve the redevelopment 
plan. Square 799 will be bisected b the new 3rd Place, with houses lining both sides of 
the street and turning the corners to also front on K and L Streets. The full and partial 
acquisitions are required to acco 0 te the number of units programmed for the 
eastern half of the square and to prov de r ar access to the garages in those units . 

. AN.C 6B testified in opposition to the atUiSition of the 20 properties for the HOPE VI 
. project. 'The ANC stated that the acqui ition plans set a bad precedent for the overall 

stability of neighborhood and would forc homeowners out of their community and place 
a fmanciar burden on them. AN 6 noted that the housing prices for the new 
replacement units might be beyond the each of the displaced homeowners that would 
like to return. The ANC further ur ed ~~at a "right of first refusal" to return does not 
guarantee that the homes would be witqi.n the fmancial means of the property owners 
without some form of guarantee frOt DeBA. 

"I:he Conunission also heard testimo y in; opposition to the acquisition of the designated 
properties from David Meadows an froin the Capitol Hill Restoration Society. David 
Meadows, the owner and resident t ai rowhousc: at 305 K Street, S.E., one of the 
properties to be acquired, testified t at ~is house, built in 1903. had historic merit and 
thus should not be demolished: t at rli>CHA presented deliberately misleading and 
inaccurate statements regarding the um~er of properties to be acquired, placing owners 
at a disadvantage; and that DCHA fa"led to demonstrate a critical need for the properties 
and did not explore reasonable alte ativ¢s to acquisition. The Capitol Hill Restoration 
Society argued against the acquisiti n attd demolition of properties that have historic 
merit, which it stated should be reno ated i!instead. 
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Paul Rowe of DCHA and Harry Se ell, on behalf of the Applicants, responded to these 
contentions. They stated that the pr ~ect entailed considerable planning to ensure that the 
number of properties to be acquired was;kept to the minimum necessary to proceed with 
the HOPE VI redevelopment plan. ~e Applicants stated that all affected property 
owners received a letter dated April 3, 2003, advising them that the subject property was 
to be acquired as part' of t~e Arth r C$.pper HOPE VI project awarded to DCHA in 
October 200 I, and that because fed ral (tnancial assistance was involved in the project, 
acquisition would be governed by t e U4iform Relocation Assistance and Real Preperty 
Acquisition Poiicies Act ("URA" of! 1970, as amended. Consistent with URA 
requirements, the Applicants will use;the results of an appraisal as the basis for 

. determining 'Just coinpe'nsation," d fined as an amount not less than the appraised fair 
mar~et vaJue of the property. Fartlilies, individuals, businesses, or nonprofit 

. organizations displaced.,as a res'ult 0 1lhe !Iprocess may be entitled to relocation assistance 
if they are found eligible under Title IofrURA, 

The Applicants. in their Suppleme*llll ~ost-Hearing Submission dated November 17. 
2003, committed to explore whethet m e of the existing buildings can be retained in 
private ownership, The Commissi ur es the· Applicants to continue to work on the 
design of Squares 799 and 800 wit;f the goal of saving as much of the existing private 
housing.as possible. 

While recognizing the difficulties ca sed~by the acquisition process on property owners, 
the Commission is required to evalu e tht Applicants' proposal relative to tqe provisions 
of chapter 24 of the Zoning Regulat ons;l its authority does . not encompass the ability to 
limit or"restrict the acquisition of ope~ies by agencies such as DCHA. However. 
under the conditions of this Order, confi-stage approval cannot be considered without 
the required signatures of all affected t>rivtlte property owners. 

Ability of Displaced Residents to Return to the New Community and CSSP 

70. Numerous residents testified in 0PP siti~n to the proposed PUD based on the lack of 
assurances that displaced residents oulf be permitted to return to the new HOPE VI 
develQpment. Debra Frazier, repre entative of the Friends and Residents of Arthur 
Capper/Carrollsburg, stated that the one~for-one replacement of public housing units 
involved income tiers ~hat 'severely r itep the ability of residents earning up to $20,000 
per year from returning to the ne community, Based on information received at a 
meeting two years ago, Ms. Frazi r st4ted that only 35 percent of units would be 
available for that income range. Th renlaining 65 percent of units would be available 
only to residents earning at least 90 erci':nt of the Metropolitan Statistical Area median 
income, or approximately $64.opO, B cause this far exceeds the income level of 
CapperiCatto11sburg residents, M~, Frazi r concluded that the vast majority of current 
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tenants would not be able to return tp th~ community. Agnes Taylor and Olena Oliphant 
supported Ms. Frazier's comments dHkewise objected to the lack of guarantees to 
return for existing residents and t the types of assistance available for relocation. 
Brother Chris, a community activist, objetted to the displacement of low-income families 
without guarantees that those earni g between $5,000 and $20,000 annually would be 
allowed to return to the new commu ity. 

At the hearing and through evidence submitted to the record, the Applicants described the 
relocation process and the public re ources available to residents to assist in their return. 
To, be. eligible to return to the HO E ill site, an original resident must meet certain 
criteria under HtJD's "Family Self- uffi~iency" requirements. The primary requirement 
is for. residents to participate in the SSP; which helps with employment training. finding 
work, building asset~, and eventual y r~ocating out of public housing. Other criteria 
established by "OCHA require goo staPding as an existing public housing resident. 
including credit-worthiness or an agr emdnt to pay any rent in arrears. 

According to DCHA, residents have 0. primary resources to accomplish relocation: (i) 
housing choice vouchers ("HCV") w~ich require residents to contribute a certain 
percentage of their income toward r nt, \fith the rest subsidized through the voucher; or 
(ii) other public housing units. Of tel ~1 households being relocated during Phase I of 
the PUD project, 116 have elected CV s" and 55 have elected to relocate to other public 
housing Ilnits. None of the displace re idents will .experience a reduction in their rent 
subsidy, In order to return to lhe co unity. the resident must either be gainfully 
~tnpi~yedoi In "a training program un ess otherwise exempted by age or disability. 
Tral~iIlg "programs are available thr ugh he CSSP, which has been approved by HUO. 
DCHA testified that the CSSP is cu entlbr in the case management stage for families to 
be relocated during Phase 1. The ca e n$nagement stage includes an assessment of the 
needs of each individual, any obstacl s tlitt might prevent a person from returning to the 
community, and the best means to 0 erclii,me the obstacles, by providing the training or 
programs to address issues. 

73. Several witnesses expressed eonce ov~r the adequacy of the CSSP in providing job 
services and helping residents re-ent r thd HOPE VI community. ANC 6B testified that 
residents are being asked to sign an a ee$1ent to abide by the tenus of the CSSP without 
those tenns being fully developed. T e ANc argued that the CSSP must in place prior to 
the reloca!ion of residents out of t e cdmmunity. The Committee of 100 urged the 
Corhmission to scrutinize the $29 m llio~ in social service benefits in the CSSP on the 
beli~f that most of that money does n t copstitute new contributions but is money already 
paid for services to which the residen s art currently entitled. As such. the Committee of 
100 concluded, it should not coun\ as a be.efit of the PUD. 
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74. The CDC expressed the desire to c~eatea community covenant whereby the developers 
agree to commit to jobs for the curr t re~idents instead of just relying on the LSDBE and 
First Source Agreements. The C C ~escribed the types and numbers of jobs to be 
created as a result of this devel pmtnt, stating that approximately 350 jobs are 
anticipated during the predevelop ent' and the first phase of construction with an 
.additjonal 1,100 jobs for residen s, ptimarily in the construction field, created in 
collaborations with other develope and~ employers in the area. The CDC further'stated 
that .it has already entered into an a ree*ent with a case management firm to work with 
individual~ and, f~milies d?ring e rtloc~tion proce~s to a-s.sess and ~dentify,. ~n.y 
necessary Job tr~mmg o~ SOCIal supp rt ~d link those reSidents with the servIce provfders 
that have cOlUl11itted to be part of th HOPE VI process. 

75. The Commission finds that the Ca per/Carrollsburg HOPE VI project is unique in its 
scope because it calls for the one-for onel[replacement of all existing public housing units. 
The Commission also notes that t e qssP will -help maximize that opportunity by 
providing training and programs t . ov rcome the obstacles that these residents and 
families may face. The Commission fin that the services and monies already allotted to 
the CSSP represent a significant pr ~ec~ amenity and a benefit to the community as a 
whole, b\:tt that issues pertaining to e 0' erational parameters of the HOPE VI program 
and its reiacatiqn'policies are prope ya dressed to HUD and DCHA. The Commission 
finds that the CSSP is adequately ded and the service providers sufficiently identified 
to provide the type of support neces ary:to help residents attain gainful employment; to 
offer counseling, guidance, and oth r se~ices to help sustain that employment; and to 
'~!eyjde; t!!e .necessaii tools to help ~es~ ents achieve self-sufficiency. In response to 
issues raised by ANC 6B, the Co SSt n finds that the assessment phase is underway 
1Ulti'that.tbe CSSP is already functio ing »rior to the relocation of any residents. 

Demolition of Recently Renovated Housing UnitS 

76. 

77. 

Several witnesses in opposition to t e ptoposed Capper/CarroUsburg «OPE VI project 
questioned the wisdom of demolish' g p~lic housing that was receniiy renovated. ANe 
6B testified that. less than two ars J, ago, several buildings were renovated and 
rehabilitated pursuant to a court rderi and the court certified that the work was 
completed and acceptable. David Me~dows also questioned why functioning and 
inhabited units would be slated for d molilion. 

1:he Applicants responded by 5tati~ th*,. t the renovations were designed to keep the 
affordable units in service and ha ita~le, but the work did not address long-term 
structural problems. In DCHA's ju gm~t. ultimately concurred with by HUD through 
the award of the HOPE VI grant, d mOt~tion and replacement of functionally obsolete 
buildings was the most practical i and ec 'nomically feasible solution for the long tem1. 
The Carroll Senior Building, beidg the Ie 5t distressed of the existing buildings, is being 
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retained. DCHA submitted to the~cotd excerpts from the HOPE VI grant. as well as 
engineer's certificates, documentin th~ dilapidated conditions of the buildings that 
qualified the property for demolitio an<E redevelopment under the HOPE VI standards. 

Based on this evidence of record, tte Zb .. ning Commission finds that the renovations of 
certain units were a temporary mea ure and that in order to achieve the long-term goals 
of affordable housing for the city, DC~A exercised its authority in determining that 
demolition of all but the Carroll enibr Building is necessary under the HOPE VI 
program. 

Densjty and Lack of Open Space 

79. ANCoD,"ANC 6B, and the Comm'ttee pf 100 argued that the proposed project was too 
dense and did not provide enough en . pace. ANC 6D contended that there is already 
an overwhelming .amount of co er ial density proposed in near Southeast and 
Southwest. ANC 6D further noted t t t e number of residents would more than double, 
resulting in taller buildings and r whuses without front or back yards. ANC 6D 
estimated that the development wo ld r suIt in lot coverage of essentially ·100 percent 
:vit~minilIlal p.arkins. ANC 6D ant cipa~ed ~hat th~ projected develop~ent.would ~ot?e 
able to' accommodate. grocery and 0 her tetall services necessary to maIntam the vitalIty 
of the neighborhood. . 

80. ANC 6B similarly objected to the ack;of open space, noting that the Canal Park and 
Marine Barracks fields were at the ge~ of the development and would not compensate 
fOf'the dearth of space at the heart 0 the ~esidential community. ANC 6B suggested that 
all residential decks should be a min rnurP of six feet deep to help alleviate this problem. 
The Committee of 100 also objected to tif. lack of greenery. play spaces, and recreational 
places for family social life, and sug esttiP a 1 O~percent reduction in the number of units. 
It further noted that the recreational ppqrtunities at the Marine Barracks fields were not 
beipg realized, despite a Memor dum of Agreement, because events were being 
cancelled at the last minute. 

81. .In response to these assertions, the ppl\icants provided documentation evidencing that 
·the proposed density of the PUD p oject is consistent with the density of surrounding 
neighborhoods. At 2.21 FAR, the 0 erall, residential density is Jess than 25 percent more 
than the density permitted in the ex'stina R-S-B district, but still less than the 3.0 FAR 
allowed under the PUD guidelines TJle . requested density would accommodate an 
increase in the housing supply while repl~cing the same number of public housing units. 
Based on the Applicants' calculatio s, t~e 1,645 units over the net acreage of the site 
equates to approximately 75 units er!fet acre. This is consistent with the existing 
density of developments in the fonner $outhwest Urban Renewal Area, which mixes 
townhouse and high~rise buildings toget*r, including Tiber Island at 99 units per acre, 
Harbour Square at 71 units per ahe, an~ Waterside Towers at 100 units per acre. The 
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density of the consolidated PUD~; at cip .. proximately 51 units per acre, is similar to 
developments 011 Capitol Hill locat d iIi\. both the R-4 and R-5-B districts. Examples 
include Potomac Gardens at 56 unit per :~cre, and the Lincoln Park area, which averaged 
approximately 47 units per acre in 26:squares studied. 

82. The Commission is persuaded by tes,imony of the Applicants and by the need for a 
sufficient level of density to suppo the; one-for-one replacement of the existing public 
housing units that the overall densi anet the types of housing provided are appropriate. 
The Commission finds that the co*parison of densities of surrounding areas 
demonstrates that the density prop sed!i under the preliminary and consolidated PUD 
applica~ions ~s reasonable and will p ovi~ 'enough open space to support recreational and 
oth~r_ family social activities. The omtnission finds no evidence of record to suggest 
that that the PUD cannot thrive at a d~nsity similar to that sustained in other stable 
neighborhoods in the Capitol Hill an Sotthwest Urban Renewal areas. 

Heiiht Atoni M Street at Eastern End of PrQiect 

83. ANC 6B and the Committee of 100 ontctsted the proposed height of buildings along the 
. e~stlEm end 0: ~ Str~et as too tall. ey;· ontended that, at a proposed hei~ht of ~ 1 0 feet, 
tIle office bUlldmgs m the 600 bloc of Street would loom over the nelghbonng Van 
Ness School to the west and oversha ow e proposed new rowhouses to the north. ANC 
6B s.tated the height would be incons sten! with the 8th Street Overlay, which limits hei..ght 
·to 45 f.eet along 8th Street. The ' C ~uggested that such buildings would be more 
appropriately located within the bouridarits of the PUD along New Jersey A venue, which 
pennlts Ii height 130 feet. 

84. The Commission is conc"emed abou the )height of 110 feet proposed by the Applicants 
for the 600 M Street office building in $quare 882. These buildings would be located 
immediate1y adjacent. with little set ack~ to low-rise townhouse dwellings to the north 
and !it the ~astern limit of the project along M Street, offering no opportunity to transition 
to lower-heights to the east. The COl is~ion is not persuaded by the testimony of OP or 
the Applicants, and instead finds t at a; maximum height of 90 feet is appropriate in 
Square 882 at this location. The des gus bf the office buildings proposed for Square 882 
will be'subject to further review in a ecorid-stage PUD application. 

CONCLU§!ONS OF LAW 

1. Pursuant to the Zoning Regulations the, PUD process is designed to encourage high­
quality development that provides, public ~enefits. 11 DCMR § 2400.1. The overall goal 
of the PUD process is to permit fl~xibili~ of development and other incentives, provided 
that the PUD project "offers a cdmmendhble number or quality of public benefits, and 
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that it protects and advances the public health, safety, welfare, and convenience." 11 
DCMR § 2400.2. 

Under the PUD process of the Z nm~i Regulations, the Zoning Commission has the 
authority to consider this applicat on as a consolidated or a first-stage PUD. The 
Commission may impose develop ent i:conditions, guidelines, and standards that may 
.~~eed or be less than the matte -of-Ijight standards identified for height, FAR, lot 
9ccuparicy, parking, and loading, an for'iyards and courts. The Zoning Commission may 
also approve uses that are pennitte as ~pecial exceptions and would otherwise require 
approval by the Board of Zoning Ad' ustrtent. 

T~e.deyelQpment of this PUD proj~t ~ill carry out the purposes of Chapter 24 of the 
Zorurig Regulations to encourage w ll-planned developments that will offer a variety of 
building types with more attracti e ~d efficient overall planning and design, not 
achievable under matter-of-right dev lop~ent. 

The proposed PUD meets the minilnuni area requirements of § 2401.1 of the Zoning 
Regulations. 

The PUD is within the applicable iheigJIt, bulk, and density standards of the Zoning 
Regulations, and the height and den ity ~ill not cause a significant adverse effect on any 
nearby properties. Residential use s ap~ropriate for the site, which is located within a 
lfouslI).g 'Opportunity Area: The co erpial office and retail uses are also appropriate at 
the perimeter of the site, in close. p xintity to mass transit. The site of the community 
center is likewise appropriate, 'desi ted ~n the parks, recreation and open space category 
on the G~neralized Land Use Map. he iimpact of the project on the surrounding area is 
not unacceptable. The proposed devqlopment has been appropriately designed to 
complement and respect existing adj cent~buildings with respect to height and mass. 

The Commission may process the pre~imjnary PUD application involving privately 
QWned property whose owners hav~notij signed the application, because a government 
agency'in!ends to acquire that pro ert~ by eminent domaIn or negotiated sale, and 
because ap owner'~ rights will not be affe~ted by preliminary approval. The second-stage 
PUD may not .be processed witho t tHte required signatures of all affected private 
property owners. 

The PUD applications meet the contituity: requirements of § 2401.3, 

The applications can be approved Vt\ith Qoriditions to ensure that any potential adverse 
effects on the surrounding area from the df!velopment will be mitigated. 
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The project benefits and amenitiel" particularly the provision of housing, affordable 
housing, and neighborhood-serving retail, are reasonable for the development proposed 
on the site. The PUD respond to' the surrounding residential and commercial 
developments. 

The Applications seek an increase in beight and the aggregation of density and lot 
occupancy, as pennitted by 11 D MR §§ 2405.2, 2405.3, and 2405.4. The project 
benefits and amenities, particularly the provision of housing in a Housing Opponunity 
Area, the creation of a new urban, ixedl-use mixed-income community, the one-for-one 
replacement of public housing unit , the.; recreation and open space including the Canal 
Blocks, the employment training, a soqial services counseling, are all reasonable trade­
offs for the requested development exibility. 

Approval of this PUD is appropriate ~ecause tbe.proposed development is consistent with 
the present character of the area. 

Approval of the PUD and relate<J chfulge in zoning is not inconsistent with the 
Comprehensive Plan. 

The"CommiSsion is required under~.c. ::Code Ann. § 1-309.l0(d)(3)(A) (2001) to give 
"gre~t weight" to the issues and co cell$ of the affected ANCs. As is reflected in the 
Findings of Fact, the Commission s clrefully considered the testimony and evidence 
submitted by ANC 6D and ANC 6B. 

The applications for a PUD and llat41 map amendment will promote the orderly 
developmeflt of the site in conformi wifh -the entirety of the District of Columbia zone 
plan as embodied in the Zoning Regu atiohs and Map of the District of Columbia. 

15. The applications for a PUD and related nilap amendment are subject to compliance with 
D.C. Law 2-38, the Human Rights-AQt 00977. 

In consideration of the above Findings of Fa t and Conclusions of Law, the Zoning Commission 
for the District of Columbia orders APPRO ALI consistent with this Order, of the Applications 
for(J) preliminary review of a Planned Unit Dev~lopment~ (2) consolidated review of a Planned 
Unit Development; and (3) a Zoning Map a enqirnent from R-5-B to CR for certain designated 
portions of the Arthur Capper/Carrollsburg HOPE VI redevelopment site. The Commission 
waives a portion of the hearing fees for t~es ap~ications, so that the Applicants are required to 
pay a fee of $77.1 00. This approval is subject to the following guidelines, conditions, and 
standards: . 
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The preliminary approval of the PU shall apply to the following properties: Square 737, 
those portions of Lot 814 and Rese atioo 17 A that lie south of the southern right-of-way 
Hne of I Street extended; Square 79 ,14ts 20,27,28,29,39,40,41,42,43,44,45,46, 
47,48,49, 50, 803, 805, 807, 808, 809, 816, 818, 819, 825, 826, and 827; Square 800, 
Lots 25, 26, 27, and 28; Square 82 ,Lots 37,38, and 39; Square N853, Lot 809~ Square 
-880, Lot 24; Square W881, that p of Lot 800 within 132 feet of 5th Street; Square 882, 
Lot 76; and all of Squares 739, 767, 68."769,797,798,825, and S825. 

The consolidated approval of the ~UD .shall apply to the foHowing properties: Square 
824; Lots 37, 38, and 39; Square S8~5, tots 30, 31, 32, and 33; Square 880, Lot 24; and 
all of Squares 797, 798 and 825. 

A PUD-related map amendment sh I r~one the following properties from R-5-B to CR 
upon compiet-ion of the second-sta approval of the PUD: Square 769, that portion lying 
more than 145 feet from the northe ri~t-of-way line of M Street (including a portion of 
Reservation 17D); Square 882, that ortiqn lying south of the midpoint of the Square; and 
all of Squares 767 and 768 (includin Re~ervations 17B and C). 

The second-stage applications for ppr~val of the pun shall be based on the plans 
prepared by Torti Gallas.~nd Partne , daked May 27, 2003, marked as Exhibit No. 19 in 
the r:ecord of Case No. 63-12, in Udttg the revisions from the .Supplemental Post­
Hearing S!,lbmis.sion dated Novemb r 12 2003 to include the property of the Van Ness 
Elementary School (the "Prelhpina PI. S"), as modified by the guidelines, conditions 
;n,i" s·tmidafds herein. 

The project in its.entirety shall inclu e a maximum of 1,645 residential units, a maximum 
of 702,000 square feet of gross floo area of office space, a maximum of 51,000 square 
feet of gross floor area of retail spac , and a community center including approximately 
18;000 square feet of gross floor are. 'nte distribution of uses and densities shall be as 
shown on the Site Plan Development Data, Sheet S-3.1 of the Preliminary Plans. 

A minimum of 695 of the reSidentiaiunits shall be devoted to public housing, including 
300 units in the two senior buildings A minimum of 50 units shall be home-ownership 
Section 8 units under the HUD progr n. 

Th.e ov.erall m~imum pennitted res~. entin ... 1 density shall be 2.21 FAR across the project 
as a whole, for a maximum permitte gross floor area of 2.092,081 square feet, including 
the community center. The overall axirbum permitted office and retail density shall be 
O~80 FAR .across the project as a wh Ie (1" 87 FAR based on the land area to be zoned C-
3-C and -CR.), for a maximum permitted !ommercial gross floor area of 753,000 square 
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feet. The project shall also inclu~e the density currently contained on the Van Ness 
Elementary School site in Square 85BN. 

8. Except for reof structures, the maximum pennitted heights_ shall be as follows: 

9. 

10. 

11. 

12. 

13. 

a. 

b. 

c. 

d. 

e. 

f. 

g. 

h. 

1. 

For the office buildings inSquare769: 110 feet; 

For the office buildings in Square 882: 90 feet; 

For the apartment buildings- itt Sq1llares 768 and 769: 110 feet; 

For the apartment building in Square 739: l30 feet; 

For the apartment building in Square 767 and the existing senior apartment 
building in Square 825: -65 fe~t; 

For the senior apartment building in Square 880: 50 feet; 

For the remaining residential buil4ings: 45 feet; 

For the community center bui\lding: 25 feet; provided that: 

Roof structures may exceelthe' maximum pennitted building height up to a 
maximum of 18 feet, 6 inc es above the roof on which they are located, in 
accoraance with the provisio of Ute Zoning Regulations. 

The ,overall lot occupancy for the re&idential buildings in the project shall not exceed 54 
percent. 

The design of buildings in the project shall comply with the Urban Design Guidelines set 
forth in the Preliminary Plans. 

The project shall include a minimumlof li980 off-street parking spaces. The distribution 
of the-spaces ~hall be as shown on tM Parting Plan, Sheet T-3.0 oftbe Preliminary Plans. 

Landscaping treatment shall be as shown on Sheet L-l.O of the Preliminary Plans. 

O~td~or decks having a minimum Wl~h ot' 6 feet shall be provided for all public housing 
umts In Squares 797, 798, 799, 800, 24,:825, 825S, and 882 that have decks, as shown 
on Exhibit 9 of the Applicants' Post Heanng Submission, marked as Exhibit 61 of the 
Record in Case No. 03-12 (the "Post- ear\ng Submission"). 
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At least 20 percent of the market Ilte t<i>wnhomes shall be provided with low wrought 
iron fences in public space to define 11 front yard for children or personal recreation space. 

The Applicapts shall provide a minimum floor height of 14 feet in those areas designated 
for first-floor retail use. 

T-he Applicants shall use ~heir best ~forts to reach agreement with the U.S. Marine Corps 
on th~ operat~onal deta~ls for-commu ity "\Ilse of the ~laying fi~lds on Reservation 19. The 
Applicants shall submIt a copy of agteement with the filmg of the first second-stage 
applicatIon. 

Prior to the issuance of the bUildingtermit for the office building at 250 M Street, S .E. 
(in Square 769), Square 769, L C $hall contribute $46,000 to the Canal Park 
Development Association for use-in aking improvements to the Canal Blocks Park. 

Prior to the issuance of the bui1dingierm~ for the 600 M Street, S.E. office buildings, the 
Capper/Carrollsburg Venture, LL sh.U contribute $137,000 to the Canal Park 
Development Association for use in akit.g improvements to the Canal Bl-ocks Park. 

Prior to the issuance of the first ~rtiflcate of occupancy for any of the residential 
buildings facing the Canal Blocks Pa Ie, the Applicants shall clear the portions of Squares 
767, 768, and 769 (Reservations 17 ,C, \rod D) to be used for the Canal Blocks Park of 
all other uses, shall bring the site to rough level finished grade, and shall plant the site 
wlth grass. 

The Applicants shall file an applicat on fur a building permit for the community center 
building in Square W881 (also kno - at:> Reservation 19) by July 1, 2005, subject to 
review by the National Park Service fthe proposed uses. Plans shall be submitted to the 
Zoning Commission as part of a se ond~stage application with sufficient lead time to 
allow this deadline to be met. Const etiOn shall start on the community center no later 
than 180' days after the issuance of th building pennit. 

The Applicants shall carry out the COllflIllunity and Supportive Services Program, a 
sumrnijfy of which is included as Exhibit 5 in the Applicants' Post-Hearing Submission. 

22. The Applicants shall abide by the t~s of the executed Memorandum of Understanding 
with the D.C. Local Business Op ort\Jil1ity Commission in order to achieve, at a 
minimum, the goal of thirty-five. ercmt (35%) participation by local, small, and 
disadvantaged businesses in the c ract!!d development costs in connection with the 
design, dev~lopment, construction, m intepance, and security for the project to be created 
as a result of the PUD project. i The Applicants shall provide information regarding 
available jobs created by the proj¢ct to t~ Capper/Carrollsburg on the Hill Community 
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Development Corporation and to ANCs 6B and 60 for dissemination to the surrounding 
communities. 

23. The Applicants .shall abide by thel tentls of the executed First Source Employment 
Agreement wlth the Department of mpl[oyment Services in order to achieve the goal of 
utilizing District of Columbia resid nts for at-least percent fifty-one (51 %) of the jobs 
cre.ated by the PUD project. The A plicants will give special consideration for hiring of 
residents from the Near Southeast c mml\ilnity~ The Applicants shall provide infonnation 
regarding available jobs created by the project to the Capper/Carrollsburg on the Hill 
Community Development Corporati n and to ANCs 6B and 6D for dissemination to the 
surrounding communities. 

24. The properties in the consolidated PUl} shall be subject to the following additional 
guidelines, conditions, andstandardsl 

a. 

b. 

c. 

The consolidated PUD shall E. d~veloped in accordance with the plans prepared 
by Torti GaUas and Partners d tlhe Lessard Architectural Group, dated May 27. 
2003-, marked as Exhibit o. \17 in the record of Case No. 03-12 (the 
"Consolidated Plans"),'as m . ifidd by the guidelines, conditions, and standards 
·herein. 

Landscaping, streetscape, a~d ~xterior lighting shall be as shown on the 
Consolidated Plans. Lands~apiqg, streets cape, and lighting improvements to 
public space shall be in accOI\dande with the Consolidated Plans and as approved 
by the Public Space DiViSiO~Of t>OOT. The Applicants, their successors, or a 
communOity association shall maiitain all landscaping, streetscape, and lighting 
improvements in good conditi 111. 

The Applicants shat! have tle¥<-ibility with the design of the consolidated PUD in 
the following areas: 

(i) 

(ii) 

(iii ) 

To increase or decrease th~ overall number of units by no more than five 
percent (5%); 

To rearrange the unit~ype~ .. and mix within each square and to reallocate 
unit types from one s uaro to another, provided that the design for each 
square and the overa 1 cohsolidat-ed PUD is consistent with the Urban 
Design Guidelines in e Preliminary Plans; 

To vary the Jocatipn and 1 design of all interior components, including 
partitions, structu~al slabs. doors, hallways, columns, stairways, 
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d. 

e. 

f. 

g. 

(iv) 

tv) 

mechanical rooms. e\evatPrs, escalators, and toilet rooms, provided that 
the variations do not ~han8e the exterior configuration of the buildings; 

To vary the final sele~tion:of.the exterior materials within the color ranges 
and material types ~s proposed, based on availability at the time of 
construction; and 

T ~ make minor refin~mentS to exterior details and. dimensions, including 
balcony enclosures, 1t cburses, siUs, bases, cornices, railings, and trim, 
or any other chang to comply with the building code or that are 
otherwise necessaty t ~b~ a final building pennit. 

No building pennit shall be i sue" for the consolidated PUD until the Applicants 
have individually recorded ovetnants in- the -land records of the District of 
Columbia, between the own rs ~d the District of Columbia, satisfactory to the­
Office of the Corporation Co nsel and the Zoning Division of the Department of 
Consumer and Regulatory ,£faits (DCRA). Such covenants shall bind the 
Applicants and all successo1'(S in ~ title to construct on and use the property in 
accordance with this order or ameddment t-hereof by the Zoning Commission. 

Notwithstanding Condition 2 d, 4bove, Senior Building No. I (in Square 880) 
lTIay proceed: as a matter of . ght if it meets all the requirements of the R-5-B 
distti'Ct" applic~ble to thelbt" exis~ing ~t the time th~. building pennit is issued. 
Upon recordatIon of the cov nanti! reqUIred by COndItIon 24d, above, for Square 
880, the lot may be subdivide as $et forth in the Consolidated Plans. 

The Office of Zoning ShaUBt release the record of this case to the Zoning 
Division of DCRA until the ppljcants have filed copies of the covenants with 
the records of the Zoning Co . is$ion. 

The consolidated PUD appro~ed by the Zoning Commission shaH be valid for a 
p~riod of two years from the f!feqtive date of this Order. Within such time, the 
first application must be file fora building permit as specified in 11 DCMR § 
2409.1. Construction on the first:building shall begin within three years of the 
effective date oftrus Order. 

An individual Applicant shall be re

X
poD1!ible for carrying out those conditions of this 

Order that are applicable to each sp cifiC1, property and shaH not be responsible for the 
obligations or requirements of the oth r Auolicants. 

26. Any application for second-stage approval of the PUD shall include the signature of all 
owners of the property involved. 
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The second-stage approval may be equested in one or more applications. If there is to be 
only one second-stage apP'lication, that application shall be filed within 18 months of the 
effective date ofthis Order. If e is. to be more than one second stage application, the 
first second-stage application shall be fi1ed within 18 months of the effective date of this 
order and that application shall' lude a phasing plan for the remaining applications. 
A-pproval of the first-stage appli ation shall be for a period ·of four years from the 
effective date of this Order. 

No-application for second-stage apljIroval shall be filed until the Applicants have recorded 
the covenants required by the Rc!gulations and Condition 24d of this Order for the 
consolidated pun. 

The Applicant is required to com~pful~.~ with the provisions of the Human Rights Act of 
1977, D.C. Law 2-38, as amend ,and this order is conditioned upon full compliance 
with those ·provisions. In accord ce' with the D.C. Human Rights Act of 1977, as 
amended, D.C. Official Code § 2-1 OU)! et seq., (Act) the District of Columbia does not 
discriminate on the basis of actual ~r petceived: race, color, religion, national origin, sex, 
age, marital status, personal ap ara.tlce, sexual orientation, familial status, family 
r~sponsibilities, ~atriculation, poli 'cal ~liation, disability, source of income, or place 
of residence or business. Sexual h as$nent is a fonn of sex discrimination that is also 
prohibited by the Act. In additio , ha,tassment based on any of the above protected 
categories is also prohibited by the ct. piscrirIlination in violation of the Act will not be 
tolerated. Violators will be subjec to 4isciplinary action. The failure or refusal of the 
Applicant to comply shall furnish outids for the denial or, if issued, revocation of any 
building permits or certificates of 0 CUP$lcy issued pursuant to this Order. 

Vote of the Commission taken at its PU~iC meeting held on January 12, 2004, to approve, 
subject to conditions, the application for co SOlid. ated PUD approval in Case No. 03-12 by a vote 
of 4-0-1 (Carol J:Mitten, John G. Parsons, Anthony J. Hood, and Peter G. May in favor; James 
H. Hannaham not present, not voting). . 

Vote of the Commission taken at its PU~iC meeting held on February 6, 2004, to approve, 
subject to conditions, the application for pr limiinary PUD approval in Case No. 03-13 by a vote 
of 4-0-1 Carol J. Mitten, John G. Parsons, thony 1. Hood, and Peter G. May in favor; James H. 
Hannaharn not present, not voting). 

This Order was originally adopted by the z~ninB. Commission at its public meeting on February 
~,:2004, by a vote of4-0-1 Carol 1. Mitten, ohn;G. Parsons, Anthony J. Hood, and Peter G. May 
in favor~ James H. HaIU1aham not present, n tvoting). 
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Z.e. CASE NOS.: 03-12 & 03-13 

As Secretary to the Commission, I herl~ certify that on OCT 0 71005 copies of this 
Z.C. Corrected Order No. 03-12C/03-1 w~re mailed first class, postage prepaid or sent 
by inter-office government mail to the :t; Howing: 

1. D. C. Register 

2. 

3. 

4. 

Whayne Quin, Esq. 
Holland & Knight, LLP 
2099 Pennsylvania Avenue, N.W. 
Washington, D.C. 20006 

Andy Litsky, Chair 
ANC6D 
65 I Street, SW 
Washington, DC 20024 

Mary Williams, Chair 
ANC/SMD 6003 
1257 Carrollsburg Place, S.W. 
Washington, D.C. 20024 

5. Gottlieb Simon 
ANC 
1350 Pennsylvania Avenue, N.W. 
Washington, D.C. 20004 

6. Councilmember Sharon Ambrose 

7. Office of Planning (Ellen 
McCarthy) 

8. Ken-Laden, DDOT 

9. 

10. 

Zoning Administrator 

Julie Lee 
General Counsel 
941 North Capitol Street, N.E. 
Suite 9400 
Washington, D.C. 20002 

ATIESTEDBY~awn '». 2.0(1jl.f~1. 
Sb ron -So Scbellin 
Ac_ng Secretary to the Zoning Commission 
On\ce of Zoning 

441 4'h St., N.W., Sui~e 210-S,lWashington, D.C. 20001 
Telephone: (202) 727·6311 E-Mail Address: zoninll jnfOOtldcqz.dc.gov Web Site: www.dcoz.dc.gov 
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