
a:l 

~ ~ 
~ ; c_ 

=i :r--
2 = 9 

():) 

COMMENTS OISPOSinON MATRIX (COM) 

Project Name: 1400 141h STRE.ET NW 

Document Name: Transportallon Assessment I Reviewer Name: DDOT • TOA 

Date Comments Due: 01/01/2013 I Dale Comments Submitted: 12/28/2012 J Consultant: Wells +Associates 

No. Reviewer Document Reviewer Comments Consultant Response 
Name Reference 

Trip generation utilizes credit for the existing office, furniture Mu(h of the future retail and office space JS replacement sJ>ace fur land 
1. Rahul I TIS store and co !Tee shop. Howeve r, TIS has not provided any uses current ly occupying the site. Therefore, crrdlt for the trips gcncri.\tcd 

supporting documents related to trip generation credits. by the existing land uses should be takPn intn accounl. As you have nott!l.i 

2. Rahulj TIS 
Applicant has not provided any documents to support the trip (in Comments 5, 6, and 7), the District's prvperty tax database indicates the 
l!eneration credit for the exlstinl! land uses on the IZIS website. following square footages for the existing bu ildings: 
Applicant should provide Information on type of land use and . aoo 14'h sn-ect: 1.898 SF 

3. Rahul I TIS corresponding size (square feet) for businesses in the historic 
bulldimz (140414lh St NW). . 1402 14tb Street: 3,712 SF 

Building size for existing land uses as described in TIS does not . 140414th Street 2,600 SF 
match property tax database for District of Columbia. Applicant 

4. Rahul I TIS should submit detailed information on land use and size to The square footages from the property tax d(ltabase are land areas not 
validate the trip generation credits for existing businesses as building square footages. Since the existing buildings a re multi·level, the 
mentioned In TranspoJ'tatlon Assessment. square foo tages from the property tax database an• s ign lncantly lower 
Trip generation utilizes credit for existing 3,800 SF coffee shop. thAn the acrua l existing buildi ngs. 
However, District's property tax database shows only 1,898 SF of 

5. Rahul I TIS land area for existing one-story coffee shop (1400 14th St NW). Th!.' following documents the t>xisting square footages used In the trip 
Explain why trip generation credit utilizes twice the building s ize generation calculations: 
for existinl! coffee shop. 
Trip generation utilizes credit for existing 3,780 SF furniture . CotTee Shop ( 1400 14'h Street) 

store. However, District's property tax database shows only 2,600 --> Basement l'loor An~a: 1,90U SF 

6. Rahu l I TIS SF ofland area fo r existing one-story furniture store (1404141h St -t First Floor Area: 1, 900 SF 

NW). Expla in why trip generation credit utilizes additionall,l80 --> Total: 3,800 SF 
SF of credit for furniture store area. . Office (1402 and 1404 14'h Street) 
District's property tax database shows 3,712 SF of land area for --) 1402 141h Street Basement Floor Area; 1,844 SF 
exis ting s ingle-story office on 1402 14th St NW. Page 10. Parking --> 1402 and 1404 l4'h Strt'ell'irst and Second Floor Area: 6,220 SF 
Requirements, es timates 4,448 SF of total retail space on 1404 

-t Total: 8,064 SF 
7. Rahul I TIS 141h St NW. Excluding 3,780 SF of furniture store (first level) 

leaves 668 SF of office space on second level. Hence, total existing . Furnlmre Store ( 1404 J4lh Street) 
office s pace is 4,380 Sf on 1402 and 1404 property parcels. - ) Basement Ooor area: 1.890 SF 
However, trip l!eneratlon utilizes credit for 8,064 SF of office -> First Ooor areil: 1,890 SF 

•u : I Ugh - Mull btt nddreu td and/or corrtcttd pl"lor to ACt t.ptanu or tht document ; L: Low - st.ould be addrU$ed, hf\'tJtlg•ted. and/or ruol~td but iJ not . rf'quirtmenl ror • cceplllnte of tht' document. 
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space. Explain why trip generation credit utilizes additional 3,684 --t Tot<JI: 3,780 SF 
SF of credit for office space. 

As shown In the ahove, the square footages used to calculate the trip 
generation for the existing land uses included the gross squ~re footage (i.e. 
the square footage for the en lire building). The basement noor areas were 
included for trip generation purposes s ince these areas are used by e:~ch 
respective use for storage. The basement noor areas also were included in 
the trip generJtion fo•· the proposed land uses: therefore, the existing and 
proposed ttip generation calculations utilized the same methodology. 

Please note thM the use of gross square footage as the independent 
variable to calculate the trip generation is appropriate based on ITE's IriJl. 
Ci~llf:[i.\thlD-

Page 1, first paragraph mentions "Northernmost historic building The Histolic Preservation Act pertains only to the structure and docs not 
will be preserved and incorporated into the design". However. trip conCl'rn the l<~ntluse within. That is, the building Itself is hi~turic. not the 
generation on Page 9, includes credit for removal of Furniture use. Since the proposed redev~lopment preserves the structure of the 
Store located in historic bu ilding on 1404 14•h St NW. These are building, the historic building is considered preserved even though the usc 
two conOicting statements because any land use changes to within may change. Any oftlw Zoning Regulations that wncern historic 
historic building Invalidates previous statement that historic buildings and additions Ill historiC buildings are triggered by the historic 
building will be preserved and incorporated into the design. structure itself. Thl'rffure, the hi~toric build ing should nut be included in 

calculations for parking requirements and, furthermore, its incorporation 
into the redevelopment results in no loading requiremenrs for the reta il 
uses (see response to Comment 20). 

8. RahuiJ TIS Regarding the cxcltrsion of the histo ric structure from the parking 
calculations, the Zoning Regulations indicate the following (Section 
2120.3): 

"A historic resource and any aduitions thereto are l'xcmpt from the 
requirement of§ 2100.4 to provide additional parking as a resu lt of a 
change of use and from the requirement of§ 2100.6 to provide 
audit ional parking as a result of anlncre;~se of intensity of use. except 
that parking shall be required for any ~udition when!: 

(a) The gross floor area of the historic resource is being increased by 
50% or more, and 

(b) The parkinll requirement attributable to the increase In Rross floor 

• II : 1-ligh- Must be nddresnd nndlor correctrd prior to acctplant.e of lht do(umenli L: Low -Should be addresnd,lnvul-igated, and/or resolved but is not a requirem ent ror ac"eptanc.e of t he document. 
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area is at least four (4) spaces. 

Sinc:e the i!ddltlon to the histork strucrure will increa.~e the gross floor 
area by more than SO percent, parking will be required for the addition. 

The total square footagl.' of the historic building is 4.448 SF. all of which 
would be retail land uses with the redevelopment of the property. Since 
the redevelopment Includes 12,841 SF total retail space, the 4.448 SF 
should be subtracted from the total retail space for purposes ofpar·klng 
requirement calculations. Therefore, 8,393 SF of retail space was U$ed Ln 

calculate the required number ol parking spaces. To further· clarify what 
portion of the redevelopment is in the historic building. we have ;Jttached 
plans that dearly show tlu• historic building square footagl' nn each floor 
under the n~cleveloped condition. 

Regarding the lack of loading requirements due to the incorporntlon of the 
historic building. the Zoning Regulations Indicate tho! following (Section 
2200.5): 

"No additional loading berths, loading platfonus, or servrccfdclfvcry 
loading spaces shall be required for a historic landmark or a building or 
structure located In a historic district that is certified by the State 
Historic Preservation Officer .1s contributing to the c:hardc:ler of that 
historic district." 

No loading facilities currenlly are available for the sitre and, per the above 
language, the addition to the historic building would not generate any 
additional loading requirements for the r~dewlopcd sit!!. 

Please note that for purposes of trip g~neration, the existing 1.111d uses in 
the historic building (furniture store and t)fficc) and the: proposed l:lnd 
uses in the historic building (retail) were taken into account. That Is, the 
historic nature oft he 1404 14111 Street huilding has no impact on the trip 
J(cnt>ratfon calculations. 

Applicant needs to provlue wha t new land uses are proposed in The basement, first, and sccund lloors of tire histone burlding are rl.1nncd 
9. Rahulf TIS the historic building tube retail uses. For purpuses of the study, we as~umed the retail would 

be either a wffcc sh011 ur high turnnvcr sfl·duwn rcstauranL 
10. Ralnrll TIS Oclt!ted N/A 
I l. Rahulf TIS Dclet~d N/A 

• U: High - Mutt b~ ~tddrtsnd and/or corrrctrd prior to ActetUanct: of the doC'unttnl; L: Low-Should be addre:snd, 1n,,utlglttd, and! or reaolved bu• it not 1 rrquire.tnt-nt for atceptMnce of tht document~ 
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TIS utilizes 43% pass·by reduction for high turn-over sit-down W+A documented the use of the ITE pass-by reductions in the scoping 
resta urant The 43% ITE pas.s-by reduction is based on 1992-1995 document submitted to DDOT on October 29, 2012. We received 
studies on restaurants located in sub-urban areas. Sub-urban comments from DDOT, including TOA, on December 6, 2012. I) DOT did not 
areas have enhanced mobility, accessibility and parking as comment on the use of the ITE pass-by redUI;tions for the reta il uses in 
compared to the sub-urban areas. Hence, TIS should utilize 25% their responses in the smping form and. therefore, we completed the study 
pass-by reduction for the proposed restaurant for PM peak-hour. using the same methodology outlined and agreed to in the scoping 
Pass·by rate for the AM peak· hour should be half of the pass-by document. 
rate for the PM peak-hour. 

Regarding the actual use of the 43 per·cent pass-by reduction ror the retail 
uses, we feel that its use is appropriate for the existing and proposed retail 
land uses. The fact that ITE data is largely based on suburban data is not a 
reason to decre~se the pass-by redurtion. ln fact, we feel that in urban 
conditions, fewer discT·etionary n·ip~ (t.g., new trips to retail uses) arc 
made due to tratlic congestion. which is typical in urb;m conditions. That 
Is, fewer people would makt• a new trip from tht!ir home. to the coffee shoil 

12. Rahull TIS 
or restaurant. and then return home during the congested peak hours. 

We d isagree that 75 per,·ent of the peak hourvehicul.:~r trips lO/fromlhc 
retail uses would be new trips or trips in which a person would drive from 
their home to the coffee shop or restaurant and then return home again. 
These types of trips art' discretionary trips and most people would not 
chose to make these types of trips during the peak holll"s. 

As noted in your comment. urban areas do not h;~vc the enhanced mobility 
that sub-urban an•as have. Howcvl'r, that statement is" justincalion for an 
Increased n\m-auto modl' split (i.e. fewer vehicle trips). not a justification 
for a reduced pass-by percentage. ln fact, although we used a 75 percent 
non-auto mode split. we have rccenlly performed surveys at a restaur:mt 
in the District and t'ound that over 90 percent of trips occurred vi;~ nun-
auto modes of transportation. Therefore, the number of vehicle trips [new 
and pass-by) estim~ted to be generated by the retall uses should he 
considered conservative based on this case study. 

13. Rahull TIS 
Revise trip generation for the existing and proposed land uses See response to Comment 12. 
based on Comments ftlO 1111 and #12. 
Section C.3.2.3 of Comprehensive Transportation Review (CTR) See responses to previous comments. Additionally, the scoping document 
requires analysis of vehicle Impacts when proposed site generates submitted on October 29,2012 outlined the t rip generation, including the 

14. Rahull TIS 25 vehicle trips in the peak direction during either peak period of methodology used, the square footages for existing and proposed land 
AM, PM or weekend. TIS should evaluate if the revised trip uses, and the reductions for non-auto and pass-by trips. It is our 
l!eneration would require analysis of vehicle impacts as mandated understandinl! that the lllll"llOSe of completlnl! the scoplng document and 

"H: High- Must be nddru sed and/or corre(ttd prior to acceptanre o(lbe dotument; L: tow -Should be addressed, inve.stigated, and/or resolved but U not a rtqulrt-lnt.nl ror ncceprance or tht document. 
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by the CTR guidelines. providing detailed trip generation calcul~tions is for DDOT to provide 
feedback at that stage on the proposed methodology. Not only were no 
comment received on the trip generation methodology. 0))01' also agreed 
that a full CTR was not wan11nted bt1scd on the trip generation providl:'d. 

The study submitted oniJ~cember 21. 20 12 followed t11c same 
methodology outlined In the scopfnR dorumenL 

IS. Rahul J TIS 
Provide official signed contract pertaining to the rental rate A copy of the signed letter agrccmcnt Is attached. 
agreement for parking with Washington Plaza Hotel. 
Page 10, Parking Requirements, specifically mentions, "historic See response to Comment 8. Nn ;uJditionalpilrking is requtrcd becau•e the 
building to be preserved in this redevelopment Is considered to be historic building is being preserved even though the lantl usc Is ch;mglng. 
exempt from the parking requirements". However, as mentioned 

16. Rahulj TIS in Comment #8, any land use changes to historic building 
Invalidates statement that "historic building will be preserved". 
Therefore. Applicant may be required to provide additional 
oarklna for new land uses in the historic bulldinl!. 
Page 12, Conclusions, mentions availability of"dlverse on·street We <~gain would like to rcfL•rcncc the scoping document sent on October 
parking supply". However, Transportation Assessment has not 29, 2012 and the comments received from DDOT on December ti. 2012. In 
conducted occupancy of the on-street parking lots near the the scoping document, we indicated that we would perform a parkmg 
proposed development. DDOT is concerned that on·street parking Inventory of on-street parktng nearby the site. DDOT did not ask us, upon 
demand may actually exceed the supply in the vicinity of propose review of t he scoping fomt. to 11crform parking ncCUilant)' mnnt~ nfthc 
development. Hence, Applicant should conduct parking occupancy nearby on·strect parking. 
study to estimate the peak parking demand for on-street parking 
spaces. It is anticipated that the rcnt..ll agreemen t with the W;~shingt11n Pla7.a lintel 

will adequately accommod~te the parking demand oft he future rcsid<!nts. 
Therefore, the usc of on·slrcct parking by rcstdcnts wil l he mminml. 

17. RahuiJ TIS 
Actditlon~lly, the units wnul<l ~c g~ar~cl tow~rcl tenants who> clo n111 o>wn '~rs tluo 
to· l] th~ small slu: o(thc units, 21th,· prcvJicnt alternate tran~pnrtatilln 
modes near the site (mullipir ~'J' r•r options m th~ ncoghhurlor.od, on•sttc bike 
storago. rnuhtple bokf sh>re stattons wothin w.Jikmg dist;mcc. multoph: bus hn•s 
with nearby bns stops. and th~ nearest Metro St~tlon wtthm ahnut an lt·minut~ 
walk). Furthcnn<•n:, and 3) the Jlrevalem rct.ltl •nd setvkc uses within WJlkmJ: 
and biking distil nee (Whnlr Foud>, h~rdwar~ store, hair salon, CVS, dry dean~r. 
gym. etr.). 

The office and retail uses largely arc rcplaccrncnt uses for the existing land 
uses on the site. In fact, the del til hetwel•n the proposed ;md existing 
ofncefrct3illand uses will resull in only 15 new AM vehicle trips antl 11 
new PM vehicle trips. Therefore. tho: reJllacemt!nt oflicc/rt!talluses wil l 

• II : 1-ligh- MuJt ht uddrt-sstd and/or c:orrtrttd pr,or to unptance of the document; L: Low - Sllou1d be addressed, invutl&atr-d, undlor r·tsolvM butts not a rf'quir-tm ent (or acreptance of the document. 
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not result in a signifkant change in parking demand for these uses. 

Cmnntly, the office employees park in a vacant lot at 1427 Rhode Island 
Avenue [owned by Abdo). in unl~ascd )>arking spaces inn~arby apartment 
buildings owned by Abdo. in a lot at 1328 1411• Street, and In one spare 
behind the 1404 I4lll Street building. ·n,ere is additional capacity at I 4 27 
Rhode Island Avenue and in the neJrby a partment bulldin~s (four 
additional spaces total). Additionally. office employees would have access 
to a portion of the 20 spaces that wil l be rented from Washington J>laza 
llotel, if needed. 

Retail patrons curnntly utilize on-street parking spaces in the site vicinity 
and it is anticipated that they will wnlinuc to do so with the redeveloped 
site. Again, the net increase in office/reta il vehicle trips is minimal and 
would not result In a s ignificant increase rn demand for on-street parking 
spaces. Thcrct'ore, we do not bcill'vc an on-street parkmg OCCllpancy study 
is n.:cessary for this particular case. 

Page 12, Conclusions, mentions Applicant's rental agreement with According to the agreement between the Applicant and the Towne Pnrk 
the Washington Plaza Hotel for 20 parking spaces. However, Page Account Manager for the garage at the Washington Plaza Uutl'l. up tt• 20 
11, Off Street Parking, mentions 20 parking spaces are "subject to spaces in the ga rage would availahll' for IPase by employees and residents 

16. Rahu l ) TIS availability". Applicant should mention ail the parking restrictions of the subject si te. Leasing will be subject to the then current av01ilabilily in 
in the rental agreement that would limit parking availability to the the parking garage. However, based on historical and current usage of the 
residents, employees or patrons for the proposed development. parking at The Washington J>laza llutel, it is anticipated that there will be 

at a minimum up to 20 parking spaces available for the Project 
Page 12, Conclusions, describe adequate parking oppor tunities Sec previous responses. 
would be available for residents, retail employees and patrons. 
However, these conclusions are Incorrect based on findings 

19. Rahul) TIS presented in Comments #14 and #15. Hence, DDOT cannot 
approve parking variance for the proposed development until 
Applicant completes all requirements mentioned In Comments 
1#14 and #15. 
Page 12, Loading Evaluation, mentions proposed redevelopment Although the non-historic buildings on 1400 and 1402 14'" Stnet will be 
is not required to provide loading facilities. However, HPRB report demolisht!Ll with thl' redevelopment, the building at 1404 l41h Stree1. the 

20. Rahul) TIS 
(Appendix A) specifies existing non-historic buildings on 1402 historic building, wi ll be preserved La I though the lanll use wi ll change). its 
and 1404 would be demolished to construct a six-story building Incorporation into the redeveiOJlment results in no loading rcquiremems 
with reta il base, office space and residential. Therefore, Applicant for the proposed reta il uses slncc the 1400 and 1402 141h St reel 
shall be required to provide loadingfacilities for retail use in lieu redevelopment is considered an addltlon to the historic 1404 141h Stret'l 

"II: 1-ligh - Must b t add rand and/or cornc:Ced prior to ~;~rceplltltt or I he document; L: Low-Should be addrttstd, lnvunaattd, and/or rf'lohred bu l Is not a r~qulreme.nt ror ncrtpiDnet: of the doc.umenl. 
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of vehicle and pedestrian safety. builcling. 

However, from a pr~ctkal sranclpolm,llt~ fut1Jre land uses will have some 
loading needs and we understand DDOT's concern regarding how those 
needs will he accommodated. According to Ahdo Developrnt'nt, all 
occupants on this ~1arl1c:ular square use the alley for their regularly 
scheduled deliveries and trash pkk·up. Fed Ex and UPS also use the 
alley. There is a 30·flltlt wide alley in the middle of the block with two 10· 
foot alleys accl'ssed from P Street and tS•h Street, which serve a CVS, a 
hardware store, and Whole Foods plus several smaller retallus£'s, 
Including the carpet store In 1404 14'" Street, the coffee shop In 1400 141" 

Street and allt·esldential buildings on Rhode Island Avenue. We anticipate 
that the stle's future lllading needs will be served much in the same 
manner as llte exlstmg land uses are setved and, therefore, will be 
accommod<H~d In th~ alley .md not from 14lll Street or IUwdc Island 
1\vcmll.'. 

• 11 : High - Must be addrtued undlur correclrd prior to acuplant'e of tile docume:at; L: Low-Should be addr·und, Investigated, ancUor ruolved but is no I a rtqulrenltflt ror acceptance or lhr docume.at. 
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January 4, 2013 

Mike Holland 
Account Manager 
W8$hington Plaza l{otel 
10 Thomas Circle, N.W. 
WashingtOn, D.C. 20005 
Email mhOlland@tslwnepark.com 

Re: Ab4o 14th Street, -LLC -Parking Agreemen. 

Mike: 
I am~ this letter to~ t):le 4isoussions and the ~~ment 
we reached in early November 2012. Parking at the Washington Plaza 
Hotel will be leased to userS of our redeveloped Property. 

Residents and office users oftbe planned project at 1400 -J404 141h 

~pe}Xy>~~~t8li-~~~ 
spaces. at the Washington Plaza b;g:" Parking wiD be offered oil an as 
~eed¢ ~upon completion of'dle Property. ~Washington Plaza. 
Hotel will prol'ide this parking at a rate that is a 15% discount to the then 
cu.rrent rate offered by the hotel if all ~0 spaces are lea_sed. Parking spaces 
Will be offered on a montbly l5asis which guarantees a space in the garage. 
but the actual spa<;e ma.y JIQt alWays be in the same location within the 
garage.. Leasing will 'be ~ect to the then current availability in the 
parking~ Based on hiStorical and CUrrent usage of the parking at 
The.Washington PlazaH~ itis·anticipate4 that there will be at a 
minimum l!P to 20 parking spaces available. for the Project 

Vecy truly yoms, LfJ 
~,/~ 
GordonP. Buist 
Chid~ Officer 
Abdo 14thS~LLC 

READ AND ACCEPTED: 
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A~ Mike 1f0llali(('ger 
Washington Plaza Hotel 
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1st Floor Plan- EXISTING BUILDING AREA 

1400-1404 14TH ST NW 
Abdo Development, LLC 
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