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VIA IZIS

Mr. Lloyd Jordan
D.C. Board of Zoning Adjustment
One Judiciary Square
441 4th Street, NW, Room 220
Washington, D.C. 20001

Re: BZA Case 18916; Response to DDOT Report

Dear Chairperson Jordan and Members of the Board:

On behalf of our client, 49th Street Developer LLC, the Applicant and Contract Purchaser of
the Property, this is in response to the DDOT report dated February 3, 2015.

In an effort to address DDOT’s opposition to this critically important project, we are
compelled to provide the Board with a more complete understanding of the issues and we do so in
the most strenuous terms. Based on DDOT’s own published standards, a traffic study IS NOT
required. Our client and its traffic consultant attended a scoping meeting at DDOT in November,
where this conclusion was provided. In furtherance of this position and as a result of the
Applicant’s analysis, the consultant provided a traffic statement memorandum to DDOT on January
15, 2015 (see enclosed, which was previously filed with the Applicant’s Pre-Hearing Statement).
The traffic statement was provided to DDOT timely. However, rather than address the technical
nature of the statement, as required, the Applicant’s counsel was left a voicemail on January 15,
2015 that the traffic statement was insufficient, non-responsive and, moreover, that even if the
Applicant was to provide a traffic study that there was insufficient time for DDOT to respond prior
to the Board’s hearing. At no point has DDOT taken the position that the Applicant’s methods of
analysis are incorrect or provided the Applicant with any information as to why the findings in its
traffic statement are incorrect. DDOT simply left a voicemail that it would oppose this critically
important development. It is disappointing that at a time in the City when there is a crisis in
affordable housing, DDOT would take such an arbitrary position and decide not to follow its own
published guidelines. The Carver Tenants Association has been waiting more than a decade to
return to their homes now is not the time to delay this development. We ask that, irrespective of
DDOT’s opposition, the Board approve the Application

The following responds in detail to DDOT’s report. The traffic statement submitted by our
client’s traffic consultant utilized mode split percentages consistent with other developments along
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the East Capitol Street corridor. In fact, the mode split percentages used in their trip generation
analysis were significantly higher and conservatively higher than the actual census tract information
for this neighborhood. The current auto mode split in the neighborhood is 45% auto utilization (as
identified in current census data), while the auto mode split assumed for the proposed site is 60%
auto utilization. Even using this conservatively high auto mode split, the 25-trip threshold for a
further analysis of traffic impacts was not reached, not warranting a full traffic study given the de
minimus impacts of the proposed development. As a point of reference, these percentages were
asked by DDOT to be used for the Capitol Gateway project located ¾ mile to the east, further away
from the urban core.

The proposed access and circulation elements meet all of DDOT’s driveway design
requirements and all of the District zoning requirements related to aisle width and number of
parking spaces. This case will provide a significant amount of badly needed affordable housing,
which as you may know is one of key issues on the Mayor’s agenda.

Based on the access and circulation layout of the proposed development, all of the
driveways serving the site meet DDOT’s driveway design requirements by being all equal to or less
than 24 feet wide, all located on the side streets of 47th Street or 49th Street rather than on the main
arterial of East Capitol Street, all located more than the minimum 32-foot minimum driveway
spacing requirement away from each other and all located more than 60-foot minimum corner
clearance from the nearest intersection. The loading configuration and location of the loading dock
is consistent with other loading docks that DDOT has reviewed and approved for other projects and
is not unique in this regard. Truck turning analysis is typically also reviewed as part of the PDRM
review, which takes place during building permit coordination.

The senior residential building provides 120 underground parking spaces for 178 senior
housing residential units. As identified in the Trip Generation Manual, 9th edition, published by the
Institute of Transportation Engineers, senior adult housing generates traffic that does not “typically
coincide with the peak hour of traffic of the adjacent street traffic.” Therefore, the amount of
parking provided by the senior housing building will not be generating trips that coincide with the
peak commuter hours and are typically off-peak. The program of the building and accessibility to
alternative modes drive how people get to and from a building, and not exclusively how many
parking spaces are provided. The Columbia Heights mixed-use project emphasizes this condition.
The abundance of empty spaces in that retail garage supports the fact that more spaces in a building
does not necessarily mean more trips generated by a development. The Applicant will be building
one level of underground parking, which is geared to ensure that visitors to the senior housing
facility do not park on neighborhood streets and takes advantage of the footprint of the building.
Based on our understanding, the submission of a traffic study is not required when the project does
not exceed DDOT’s threshold for a study.

We welcome the opportunity to discuss this at the February 10, 2015 hearing.
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Sincerely,

GREENSTEIN DELORME & LUCHS, P.C.

By: ________________________
Lyle M. Blanchard

Enclosure

cc: The Honorable Yvette M. Alexander
Ms. Jennifer Steingasser
Mr. Leif A. Dormsjo
Mr. Timothy Chapman
Kate M. Olson, Esq.
Richard W. Luchs, Esq.
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TECHNICAL MEMORANDUM 

To: Tim Chapman                                                             
Jason Iannotti 

Chapman Development                                          
Bruno Clay Management 

From: Jim Watson, PTP                                                                    
Erwin Andres, P.E.  

Date: January 15, 2015 

Subject: Carver Terrace Traffic Statement 

INTRODUCTION 

This memorandum presents a traffic statement for the proposed Carver Terrace development located on a 
currently vacant lot on the south side of East Capitol Street between 47th Street and 49th Street in Southeast 
Washington, D.C., as shown on Figure 1.   The project is planned to provide 21 market-rate townhomes and a 
178-unit senior housing building on a parcel zoned R-5-A. Zoning requirements for parking will be met within the 
senior housing building with 120 parking spaces in a below grade parking garage and the townhomes will be 
individually parked with garages for each unit. Zoning Requirements for loading will be met with the 
development providing one 55-foot loading berth (with corresponding platform) and one 20-foot service space 
to serve the senior housing building.  A site plan for the proposed project is shown on Figure 2. 

Per Section 353.1 of the Zoning Regulations, all new residential developments in the R-5-A zone shall be 
reviewed by the Board of Zoning Adjustment (BZA) as a Special Exception, and the Board shall refer to the 
District Department of Transportation (DDOT) for comment and recommendations as to the adequacy of public 
streets to accommodate the residents of the project and the relationship of the proposed project to public plans 
and projects.  Since the development meets Zoning Requirements for parking and loading, this traffic statement 
has been developed to review the anticipated vehicular trip generation of the development and its relation to 
the surrounding road infrastructure.  

SITE REVIEW AND TRIP GENERATION 

As mentioned previously, the development is located on a currently vacant lot on the south side of East Capitol 
Street between 47th Street and 49th Street in Southeast Washington, D.C., as shown on Figure 1.   The project is 
planned to provide 21 market-rate townhomes and a 178-unit senior housing building on a parcel zoned as R-5-
A. Zoning requirements for parking will be met with the senior housing building will provide 120 parking spaces 
in a below grade parking garage and the townhomes will be individually parked with garages for each unit. 
Zoning Requirements for loading will be met with the development providing one 55-foot loading berth (with 
corresponding platform) and one 20-foot service space to serve the senior housing building.  A site plan for the 
proposed project is shown on Figure 2. 

http://www.gsatrans.com/
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Vehicular access will be provided via one curb cut from 47th Street south of East Capitol Street for the below 
grade parking garage serving the senior housing building.   Two additional curb cuts from 47th Street and 49th 
Street will access an internal private alley that will serve the townhomes as well as the loading facilities for the 
senior housing building.   Pedestrian access for the senior housing building will be provided from the southeast 
corner of the East Capitol Street/47th Street intersection and pedestrian access for the townhomes will be 
provided from each unit along the 47th and 49th Street frontages. 

The site is located approximately 1,100 feet (or less than one quarter of a mile) from the Benning Road Metro 
Station which serves the Blue and Silver Lines.  In addition, five (5) Metrobus lines serve the site directly from a 
bus stop adjacent to the proposed main entrance of the senior housing building on East Capitol Street (96, 97, 
U5, U6, and W4 lines) and one additional line (U8 line) serves Benning Road, less than 1,000 feet from the site. 

Mode split assumptions for the residential development were based on the location of nearby transit options, 
data from the recent traffic impact study performed for the nearby Capitol Gateway development, and census 
data from the 2008-2012 American Community Survey for Census Tract 99.06. No comparable sites were 
contained in WMATA’s Development Related Ridership Survey; as a result, it was not used as a source for mode 
split comparison. The census data for census tract 99.06 depicted the distribution of transportation modes to 
work as the following: 

• 55% transit,  

• 45% auto, 

• 0% walking, biking, and other modes.

For the residential component for the nearby Capitol Gateway study, the following conservative mode split was 
assumed and approved by DDOT:  

• 35% transit,  

• 60% auto,  

• 5% walking, biking, and other modes.

Even though localized census data for the Carver Terrace development shows transit usage being higher than 
vehicle trips (which is supported by the proximity of transit to the site), the following mode split was assumed 
for the proposed residential development to be conservative and consistent with the mode split used by the 
nearby Capitol Gateway development and to account for any additional driving that may take place due to the 
availability of parking on-site:  

• 35% transit,  

• 60% auto,  

• 4% walk, 

• 1% bike. 

Vehicular trips were calculated based on Institute of Transportation Engineers’ (ITE) Trip Generation, 9th Edition 
rates and are shown on Table 1 below. Trips were calculated based on ITE Trip Generation rates for Residential 
Condominium/Townhouse (LU 230) and Senior Adult Housing - Attached (LU 252).  Following the base vehicular- 
trip rate calculations, the vehicle-trips were converted to person-trips based on an average vehicle occupancy 
(AVO) of 1.1 persons per vehicle as obtained from the Summary of Travel Trends – 2009 National Household 

http://www.gsatrans.com/
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Travel Survey performed by the U.S. Department of Transportation Federal Highway Administration and noted 
on Table 1 below.  

Table 1: Base Trip Generation 

Proposed Development Quantity 
AM Peak Hour PM Peak Hour 

In Out Total In Out Total 

   Residential Condominium/Townhouse (230) 21 DU 3 12 15 11 6 17 

Senior Adult Housing – Attached (252) 178 DU 12 23 35 24 20 44 

Net Vehicle-Trips before Non-Auto Reduction 15 35 50 35 26 61 

Converted Person Trips at 1.1 persons/vehicle 16 39 55 39 29 68 
 
The person trips noted above were then delineated based on the mode split data discussed previously and 
shown on Table 2.  As noted above, the mode splits assumed for this development should be considered 
conservative as it assumes an auto mode split 15 percentage points (or 33%) higher than the census tract the 
development is located in and accounts for the additional parking that is proposed for the development.  The 
vehicle person-trips were then converted back into vehicular trips based on the same 1.1 persons per vehicle 
AVO described above. 

Table 2: Multi-Modal Trip Generation 

Trip Generation by Land Use & Mode 
AM Peak Hour PM Peak Hour 

In Out Total In Out Total 

Residential                

Transit Person-Trips 35% 6 14 19 14 11 23 

Walking Person-Trips 4% 1 2 2 2 1 3 

Bicycling Person-Trips 1% 0 0 1 0 0 1 

Vehicular Person-Trips 60% 10 23 33 23 17 40 

Vehicle-Trips   9 21 30 21 15 36 

Total Person-Trips 17 39 55 39 29 67 

Total Vehicle-Trips 9 21 30 21 15 36 
 

As shown above, the development is conservatively anticipated to generate 30 AM peak hour trips (9 inbound 
and 21 outbound) and 36 PM peak hour trips (21 inbound and 15 outbound).   DDOT’s threshold for further 
analysis of vehicle impacts in a Comprehensive Transportation Review (CTR) study is 25 vehicle trips in the peak 
direction.   Since the Carver Terrace development is anticipated to generate 21 vehicle trips in the peak 

http://www.gsatrans.com/
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direction, this threshold would not be met. This magnitude of trips will have a minimal impact on the 
surrounding roadway network and does not warrant that a traffic study be conducted.   

SUMMARY 

The vehicular impacts of the development on the surrounding transportation infrastructure are anticipated to 
be minimal.  The development’s proximity to Metrorail and Metrobus, the modal split common in the 
neighborhoods surrounding the site, and the minimal number of peak hour trips typically generated by senior 
housing (which is the primary occupant of the proposed site), minimal vehicular impact is anticipated in 
conjunction with the development of the Carver Terrace project. 

http://www.gsatrans.com/
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Figure 1: Site Location 
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Figure 2: Site Plan 

http://www.gsatrans.com/
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