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Background of DDD Overlay
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# By late 1970’s, the
traditional
Downtown, was in
trouble

# Most new
investment after
1968 had been in K
Street area

# But development
was moving east




Downtown Plan = Living Downtown
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#1982 - Downtown Plan articulates the
need for a “Living Downtown”

! YYIIUNJVYVY

f NAS_ & -~ . ! 7
| = MlIXtUre or uses to achieve 24 hour city
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= Preserve distinct “neighborhoods
= Importance of housing

#Becomes part of first Comp Plan in 1984
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DDD Overlay — created t
‘implement Living Downtown

& ZC Case 89-25
@ Adopted in 1991
# Covered the area in

hiue — 88 blocks

L

@ Requirements for
nousing,arts, retail,
preservation

# Design requirements




Most controversia| — housing
requirements
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® Expert testimony that downtown I0USing
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would not work, negative land value

@ Compromise — Impose hous_ing requirements

on top of existing cOmmercial entitlements —

allow “swaps” between properties
| L0 -

® CLD agreements to be | 't to the private
sector with maximum flexibility
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How Combmed Lot Works

Since each ot in @ Sites transfer housing
Housing Priority Areas requirement .
T @ Assumed Dayme.n from
now had both commercial “s dmg” site
commercial to residential “receiving”
entitlements and site to have offic
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= @ Two lots to be considered

CLD was invented to as one; covenant
allow for horizontal required
integration ® No C/O for office till C/O

of paired housing issued



‘CLD Regs in DD 1708.1

Two (2) or more lots may be combined for the purpose
of achieving the required FAR equivalent for preferred

uses as follows:

(eyThe maximum permitted gross floor area
for all uses, the minimum required gross
floor area for preferred uses, and bonus
density, if applicable, shall each be
calculated as if the combined lots were
one lot, and the total project shall
conform with the maximum and
minimum gross floor area requirements;




Combined Lot Density Concept Illustrated

The concept of combined lot development (CLD) is to allow the shifting
of densities from one site to another, even if the resulting FAR values

b

uld exceed the minimums or maximums of the individual lots,
cause the lots are to be considered as one lot.

Combined Lot — satisfies
requirements

Lot A
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CLD Regs - Sect.1708.1 (f)
.o limit on individual [ots
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The required gross floor area to be devoted to
preferred uses may be transferred fro om the
sending lot to a receiving lot, on which t
required gioss fi éor area for preferred uses shall

be incorporated in 0 the building des sign and
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The instrument of transfer [the covenant]
shall increase the development rights

available to the receiving lot, to the
extent of the rights transferred:



Combmed Lot Density — correct interpretation

Under the correct interpretation of 1708.1, all the matter of right entitiements
are used; one site is under the maximum FAR limits and one is over, but the
oject conforms with the maximum and minimum requirements.

Combined Lot — satisfies

Lot A Lot B

100,000 sq.ft. 100,000 sq.ft. requirements
3.5 FAR con.1mer.ual (Tax) 3.5 FAR commercial (max) Across 200,000 sq.ft.
4.5 FAR residential (min) 4.5 FAR residential (min) 2y FBFAR commercial

Y {'&0 FAR residential



,, Fast “f,orwa rd to 1999

@ Market starting to pick up but no housing yet
developed in DD

@ Task Force identifies problem with C/O timing
requirement, works on alternative meéhamsm

@ Notes that housing has lower floor heights,

could fit more units on each site if FAR cap
were eliminated to create bonus units
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Zonmg Case 00-30TA

®OP proposes escrow m echanism to
make CLD compliance easier

@UP DrODOSPQ !Iﬂ'lnn can On max.murﬂ

= Can’t use “bonus” density to generate
additional commercnal In combined lot
] INg “bonus” density to
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Provides that the density limitations
applicable for development in DD/C-2-
C and C-4 areas, do not apply if the
bonus, density above those limits is
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Irrelevant, because it was aimed at controlling
the bonus density in 1706.7(b), which is not 3
factor here.



Combined Lot Density after 00-30TA

Lot A

100,000 sq.ft. lot

3.5 FAR commercial (max)
4.5 FAR residential {min)
800,000 sf total

100,000 sq.ft. lot

3.5 FAR commercial (max}
4.5 FAR residential (min)
800,000 sf total

Combined Lot — satisfies requirements

200,000 sq.ft. of lots
_} 7.0 FAR commercial
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940 FAR residential plus 1.1 FAR bonus
residential. Total residential 1,120,000 sf
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Rgstrictions on Bonus Densitv
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#0nly applied to bonus
lifting FAR cap — “free” ens'
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@Desmned to assure bonus led to more
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Combined Lot Density as Interpreted by ZA

Under the ZA’s interpretation, even if one had identical size lots in the same C-2-C
zone, since only 3.5 FAR can be accepted by the receiving lot, even though the
pfoperties-have-a-total of 1.6 M sf as a matter of right (700,000 + 900,000), 200, 000 sf
ofIresmentlal would be lost in MOR density, plus another 220,000 sf of bonus

density. 100,000 sf

| |
, I Residential lost, l
| 100,000 s || +bonus 120,000 sf
i commercial lost | ‘

t

iotA Lot B Combined Lot ~ not satisfied.

100,000 sq.ft. I‘?t 100,000 sq.ft. lot Must find another lot to accept 100,000
3.5 FAR commer.c";"l (n?ax) 3.5 FAR commercial (max) sf of residential, in order to transfer the
4.5 FAR residential (min) 4.5 FAR residential (min) full 350,000 of commercial off of B.

3.0 FAR commercial

4.0 FAR residential
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ZA Interpretation — defeats
Purpose of regulation change

A
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j @ Even with two identical lots with identical
| re

. zomng, current ZA interpretation will resylt in

| loss of units o

| ®Directly counter to intent of 00-30 increase in
ensity fo or residential construction — to get
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Commertist
(3SFAR)
Residential
(4.5 FAR)
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GENBUS/730755.1
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80% X 14 Floors = 479,629 + 42,824 == 11.2

Sth St

IS Hip

FAR

112

GENBUS/730755.1
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Bonus Density

\

i 89,734
. (Z1FAR)

(4.5

GENBUS/730755.1
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—Residential
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197,187

192,708
(4.5 FAR)
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197,187
(46 FAR)

192,708
(4.5 FAR)

GENBUS/730755.1
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FAR ' Unused Density Bonus Density . FAR
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89,734

(ZLFAR)

197,187
(4.6 FAR)

{4.5 FAR)

GENBUS/730755.1
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Residential
{4.5 FAR)
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Unused Density

192,708
(4.5 FAR)

GENBUS/730755.1
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56,339

DD/C3C

BEFORE

AFTER
(CLD)

Residential GF(L;

- Commiercial GFA

DIFFERENCE

 Residential
§Faras

49,884

192,708

Total Combined

877,813

877,813

ZERO

25"
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nciusion: ZA erred
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@ Comb?ﬁed lot was always intended to apply only
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to the sum of the two lots, and not to each
individual lot:

= Order 681- DD - “jncrease the development rights”

1708.1(e) shows that 7C would have made restrictions
on each lot if it so desired
* “The required gross floor area to be devoted to preferred
USes may be transferred from the sending lot to a receiving
lot, on which the required gross floor area for preferred uses
shall be incorporated into the building design and occupied;

provided, that any applicable Ig;round evel uses
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Interpretatlon of 03-30TA flawed

t g U
of matter of right res ide ntlal requnrement

®ZA interpretation contradicts purpose
results in less housing production, not
more
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OAG Pre-Hearing Statement is
Incorrect
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@ Says that ZC included cgb)(Z) “to ensure that FAR limits

would not be exceede by CLD” No, it was to keep
bonus from reducing hou Sing uni

@ OP - “Since the goal of this zom g change is to
€ncourage the CIEVGIODmPnf of nr'r;";t_f_}naT h.c.usmg
downtown, tne bonus reSldeﬁﬁﬂJrF, \R should not E:e
permitted to relieve other commercial sites of their

nousing requirement through combined Iot development

RGSldentia, FAR é'idlhip an' i‘r:nsfer ShUUIU De ”mltpd f()
the amount of nq ==.-:eeseenaai FAR permitted on the
residential lot under the current regulations” — je, only
the amount of transfer permitted under the regs before
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U5-50 Is allowed. Bonus denSIty can not be used to
Increase the amount of commercial on another Site,
above what was permitted as a MOR. (p. 4)
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OP Report cited supports Steuart
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®0P — p. 10 “Finally, if the FAR bonus
proposed were glven credlt In a
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Increase in housing units would be
achieved. . . [The] ability to
combined |ot trans |
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OP Report cited supports Steuart

@ Attachment 3, p. 3: “The increase in GFA . ..may
t complish the transfer of
h o
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use through a CLD, nor to meet the
H
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ﬁeqwrement on the sute 7
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may accept is eaual he res.de. itial de‘-nS!_,

olect m mnua the minimum
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The End



