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TECHNICAL MEMORANDUM 

 

 DATE:    June 26, 2015 
 

      TO: Murillo-Malnati Group, LLC 

  Attn. Mr. Don Malnati, Principal  
 

FROM:    Osborne R. George, P.E., PTOE/ 

Liuyiyi Emma Yang, M.A. (Data Analyst) 
  

      RE:     Board of Zoning Adjustment Application for 3831 Georgia Avenue.,  

Northwest (Square 3028, Lot 809) Washington, D.C. (Case No: 19038) 

 

BACKGROUND AND PURPOSE 
 

 

The Applicant in the referenced case plans to develop twenty (20) apartment units and approximately 

1,500 Sq Ft. of ground-floor retail on the subject property.  The property is situated within the Georgia 

Avenue Overlay District, and is zoned C-3-A (medium density developments, with a density incentive 

for residential development with a general pattern of mixed-use development).  Under the City's 

Zoning Regulations, ten (10) off-street parking spaces are required.  However, as noted in the 

Statement of the Applicant, there are substantial practical difficulties with providing these spaces, and 

two (2) off-street spaces are proposed.  The Applicant is therefore seeking an Area Variance from the 

Board of Zoning Adjustment (BZA) for eight (8) parking spaces; and the City’s Zoning Regulations 

require the Applicant to demonstrate that, if granted, the relief sought would not cause substantial 

detriment to the public, nor substantially impair the intent, purpose and integrity of the Regulations.   

 

This memorandum addresses the Applicant's requirements, primarily from the perspective of parking 

supply and demand within the likely area of impact.  The assessment also addresses other elements of 

the City's transportation system related to trip generation and travel modes in order to provide context 

for the data and discussion presented herein.  In keeping with the City’s review process for technical 

analysis supporting development applications, the Consultant held discussions with the staff of the 

Policy, Planning and Sustainability Administration in the District Department of Transportation 

(DDOT).  Copies of correspondence with the agency are included as Attachment A, along with the 

agency’s Comprehensive Transportation Review (CTR) form.  This assessment concludes that the 

relief, which the Applicant is seeking, will not adversely impact the local area; and the remaining 

sections of this memorandum present the basis for this conclusion. 

 

Exhibit 1 shows the location of the property, which is situated approximately 500 Ft (One-tenth mile) 

from the Georgia Avenue-Petworth Metro Station.  Other aspects of the local land use situation, which 

are pertinent to the Applicant’s request, are discussed under Land Use and Local Area Setting 

beginning on page 3. 
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LAND USE AND LOCAL AREA SETTING 
 

Exhibit 2 shows the site location and the area agreed upon with the DDOT staff for this assessment. [It 

is important to note that the staff felt that the area south and east of New Hampshire Avenue, should 

not be included, considering the limited relief requested. However, this was included in order to be 

comprehensive and address potential citizen concerns.] Exhibit 2 highlights the principal land uses 

within the defined study area, and the following factors provide further background to the assessment.  
 

a) The property is situated approximately 500 Ft. from the Georgia Avenue-Petworth Metro Station, 

and has safe and convenient access to the station along the east side of Georgia Avenue. This 

represents an approximate 2-minute walk from the station. 
 

b) Square 3028, in which the property is situated, is improved with a mix of uses: 
 

 The eastern section of the Square is dominated by single-family row dwellings, many of which 

have off-street parking through the alley system serving the Square, and the abutting parking 

along roadways is regulated by the City’s Residential Permit Parking (RPP) Program.  
 

 To the south of the property at the northeast corner of Georgia Avenue and Quincy Street, is 

the recently-developed Griffin Apartment building (at 3801 Georgia Avenue, NW), which has 

49 apartment units supported by 25 off-street parking spaces, plus 3 ZipCar spaces.  
 

c) Within Square 2905, directly across Georgia Avenue from the subject property, development of the 

“Safeway” site was recently completed.  This development consists of a grocery store supported by 

85 parking spaces, as well as 220 apartment units, supported by 132 parking spaces, considerably 

in excess of the City’s current requirements. 
 

d) Much of the properties within Square 2900 (located to the southwest), were recently developed 

with 161 residential apartment units and 17,000 Sq. Ft. of retail, supported by 188 parking spaces, 

well in excess of the City’s requirements. 
 

e) Diagonally across Georgia Avenue to the northwest (within Square 2906), is the Three-Tree Flats.  

This is a 130-unit apartment residential building, which is supported by 120 off-street parking 

spaces, considerably in excess of the City’s requirements.  
 

f) South of Square 3028 is the small triangular-shaped Square 3029, which is almost entirely 

improved with the facilities of the Georgia Avenue-Petworth Metro Station and local-serving retail. 
 

The subject property is improved with the Latney’s Funeral Home, which has occupied the site since 

the 1950’s. The key physical and usage characteristics of this commercial business are as follows: (a) 

The administrative office is open 9:00 AM to 5:00 PM on weekdays, with three (3) full-time 

employees; (b) Latney’s typically services 3 - 5 funerals per week, and these are scheduled between 

10:00 AM and 3:00 PM, Monday through Saturday; (c) Latney’s has an 85-seat chapel and reports that 

approximately 25% of funeral services are held in the there; (d) The site has no off-street parking and 

no special use permits for on-street parking are available to the business; (e) All-night wakes are held 

on rare occasions, but the chapel is often open during evening hours for family visits/inspections; and 

(f) Funeral service activities typically involve use of limousines and stretch-type vehicles, which 

increase the demand for on-street parking. 
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LOCAL AREA PARKING SITUATION 
 

As agreed with the DDOT staff, the focus of this assessment was to provide an inventory of on-street 

parking spaces within a defined impact area of the subject property, and to determine current usage levels 

during late afternoon and evening periods of weekdays, and early mornings on weekends. These periods 

were selected because potential parking demand from the new building could impact the neighborhood. 

For residential uses, greatest demand typically occurs during late evenings to early mornings on weekdays 

and on weekends. Exhibit 3 presents the results of the parking inventory, and shows the study area broken 

down by zones/sub-areas, with the type of parking categorized for each street. The parking inventory data 

is also summarized in Table 1 below. 
 

 

Table 1: Parking Inventory Summary Data 
 

Parking 

Area/ 

Zone* 

Predominant 

Land Use 

Parking Use Designation/Control 

Total 
RPP 

Restricted 
Metered 

No  

Restrictions 

Time- 

Restricted 

A 
Residential/ 

Mixed 
49 15 9 0 73 

B Residential 82 8 21 5 116 

C Residential 78 10 0 0 88 

D Residential 72 0 12 12 96 

E 
Residential/ 

Mixed 
83 0 0 0 83 

F Residential 211 6 16 2 235 

Total 575 (83%) 39 (6%) 58 (8%) 19 (3%) 
691 

(100%) 
      

  *See Exhibit 3 (Page 6)   (Note: Numbers of parking spaces shown are approximate, except for metered spaces.) 
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As noted in the summarized descriptions shown in Exhibit 2 (and Table 1), the land uses within the 

study area consists mainly of mixed density residential, and community-serving retail. Based upon this 

factor and considering the focused purpose of the analysis, we selected the following time-frames for 

conducting the parking usage surveys: 

 

Time-Frame 

 

1) Late afternoon Friday   

(4:00 to 10:00 PM) 

 

2) Early morning Sunday 

    (4:00 to 8:00 AM) 

Primary Consideration 

 

Reflects the period of high activity for both 

commercial/retail and residential uses 

 

Represents the period of typical highest 

demand for residential uses 

 

The survey was performed during the above periods on two (2) Fridays, two (2) Saturday night/Sunday 

mornings during May and June, 2015. The usage survey data for the two (2) time periods are summarized 

in Table 2, and the field sheets are included as Attachment B. 

 

 

 

 

 

 

 

 

 

 

[This space left blank intentionally.] 



Mr. Don Malnati, Principal  

3831 Georgia Ave Board of Zoning Adjustment Application  

Technical Memorandum 

June 26, 2015 (Page 8 of 13) 

 

 

 

Table 2: Parking Usage Summary Results  
 

Parking 

Area/ 

Zone 

Predominant 

Land Use 

Parking Controls 
Total 

RPP 

Restricted 
Metered 

Un- 

Restricted 

Time 

Restricted 

A 
Residential/ 

Mixed 

49 15 9 - 73 

42 47 9 15 7 9 - - 58 71 

B Residential 

82 8 21 5 116 

67 76 4 8 14 21 3 4 88 109 

C Residential 
78 10 - - 88 

57 67 5 8 - - - - 62 75 

D Residential 
72 - 12 12 96 

 55 63 - - 9 12 9 12 73 87 

E 
Residential/ 

Mixed 

83 - - - 83 

62 68 - - - - - - 62 68 

F Residential 
211 6 16 2 235 

155 174 2 6 12 14 2 2 171 196 

Total 
575 39 58 19 691 

428 495 20 37 42 56 14 18 504 606 
                                       

  * See Exhibit 3 (page 6)  
            

 Note: Above data based on surveys done on Fridays 5/15/15 and 6/12/15; and on Sundays 5/17/15 and 6/14/15.  

           

xxx 

yy zz 

LEGEND 
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Max. Use 
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one hour) 

Average Use 
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The results of the survey indicate that overall parking utilization falls well below the available supply.  

For ease of presentation and analysis, the maximum observed usage for the various parking categories 

during the two (2) critical time periods that were evaluated are summarized in Table 3 below. 
 

 

Table 3: Parking Usage Summary - Critical Time Periods 
 

Parking Category 
Available 

Spaces 

Peak Friday 

Afternoon/ 

Evening Usage* 

Peak Saturday 

Night/Sunday 

Morning Usage** 

1) RPP Restricted 575 
460 (80%)  492 (86%)  

(8:00 - 9:00 PM) (4:00 - 5:00 AM) 

2) Metered 39 
31 (79%)  24 (62%)  

(7:00 - 8:00 PM) (4:00 - 5:00 AM) 

3) Time-Restricted 19 
17 (89%)  16 (84%)  

(6:00 - 7:00 PM) (5:00 - 6:00 AM) 

4) Unrestricted 58 
50 (86%)  45 (78%)  

(5:00 - 6:00 PM) (6:00 - 7:00 AM) 
 

* Between 4:00 and 10:00 PM Friday ** Between 4:00 and 8:00 AM Sunday     
 

 

The parking usage during the two (2) critical time periods shows the following key characteristics: 
 

a) Friday Afternoon/Early Evening Usage 
 

 Use of the RPP parking reaches a maximum of 80% between 8:00 and 9:00 PM, which appears 

to fit with the RPP program. Even then, approximately 20% (i.e., 115 spaces) remain available. 
 

 Use of the Metered, Unrestricted and Time-Restricted parking spaces is at a maximum between 

5:00 and 8:00 PM, indicating usage by the commercial and other businesses within the area, 

which appears to be in keeping with the City’s intent.  
 

 It is important to note that the metered and time-restricted spaces are available to Zone 4 RPP 

permit holders. 
 

b) Saturday Night/Sunday Morning Usage 
 

 The highest usage of RPP Restricted spaces was recorded between 4:00 and 5:00 AM, which is 

to be expected. Even during this period, over eighty (80) RPP spaces were available. 
 

 Use of the Metered, Time-Restricted and Unrestricted spaces were well below capacity, even 

though these categories are all available to area residents. 
 

The Consultant finds that the data presented above shows quite conclusively that parking within the 

area currently provides a good level of service, particularly considering the mixed-use character of the 

area, and the intent and purpose of the Georgia Avenue Overlay Zone. The data shows that eight (8) 

on-street parking spaces would be available in the unlikely event that the new building would create 

such a demand. 
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LOADING ARRANGEMENTS AND TRANSPORTATION DEMAND MANAGEMENT  
 

Loading Arrangements: The Applicant’s submittal notes that no off-street loading facilities are 

required for the subject development. However, as part of the CTR process, DDOT has requested 

general information on the proposed loading arrangements for the building, and the Applicant proposes 

the following: 
 

a) It is expected that loading would be through the use of small commercial and rental vans, with 

typical total lengths between 18 to 24 feet. (Attachment C shows industry standards as 

recommended by the major rental companies.) 
 

b) Loading and unloading activities during move-ins and move-outs would be scheduled to occur 

during off-peak periods on weekdays, and daytime hours on weekends. (Management envisions 

that no more than 2 move-ins/move-outs would be scheduled on any one day, and this would occur 

mainly during the initial lease-out of the units.) 
 

c) Vehicles would generally park along the section of Randolph Street abutting the property and 

access to the building would be via the rear service entrance from the alley. 
 

d) Since the building houses only 20 units, potential conflicts would arise only during the initial 

occupation of the building since subsequent move-ins and move-outs would be quite infrequent. 
 

Aspects of the loading arrangement are also included as part of the Applicant’s Transportation Demand 

Management proffers addressed below. 

 

Transportation Demand Management: The Comprehensive Transportation Review scoping form 

(included as Attachment A) shows that the proposed development is expected to generate no more than 

five (5) vehicle trips during weekday morning and afternoon peak hours. Therefore, this site is not 

projected to have any appreciable impact on traffic conditions within the local area, and a formal traffic 

analysis was not required. However, the Applicant recognized that the City’s transportation policies 

emphasize the need to promote alternate modes of travel to the personal automobile, and therefore 

proffers the following measures: 
 

1) Installation of a Transit Screen in the building lobby showing real-time schedules for Metrorail and 

Metrobus service to the local area. The screen will also show locations of car-share and bike-share 

stations within the area. 
 

2) Provision of either one annual bike-share membership, or one annual car-share membership, or one 

$50 Metro Smartcard with each initial lease upon tenant move-in. 
 

3) Provision of secure storage for 20 bicycles accessible to residents by elevator 24-hours/day. 
 

4) Provision of a clause in the tenant lease precluding residents from applying for Residential Permit 

Parking stickers. 
 

5) The Applicant will work with tenants to schedule no more than two (2) move-ins/move-outs on a 

single day, and will schedule the major loading and off-loading activities during off-peak periods 

on weekdays and on weekends. 
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OTHER FACTORS AND CONSIDERATIONS 
 

As discussed earlier, the Applicant is seeking relief from BZA to provide 8 spaces less than what is 

required by the Zoning Regulations (i.e., 10 spaces required versus 2 spaces proposed).  In addressing 

the adequacy of the proposed parking, the Consultants considered that Transportation Planning (and 

planning in general) takes the empirical approach, and relies on data from existing land uses in order to 

develop trends and set policies that establish parameters, such as parking ratios that are typically 

reflected in municipal ordinances and codes. 
 

Discussions following in this section note that the City’s current regulations are based on vehicle 

ownership and travel characteristics which date back to the 1950’s.  The Consultant therefore finds it 

quite relevant to discuss the following factors, which have a strong bearing on the potential parking 

demand for the subject development. 
 

1. Changes in City Policies for Off-street Parking Requirements: 
 

The most significant policy change is the “Zoning Regulations Review,” which the City has been 

conducting1 since 2010. The focus of the review was to identify changes that were needed to make 

the parking requirements compatible with the goals and objectives established in the City’s 2006 

Comprehensive Plan. The process culminated in the Zoning Commission’s adoption of the 

recommendations of the review through a proposed rulemaking published in the District Register 

on May 29, 2015. Table C (of Section 701.5) shows the proposed requirement for Multi-

Household Residential uses such as the subject development. The implication is that, when the 

proposed changes are approved, the City’s Regulations would require a minimum of four (4) 

parking spaces for the proposed use instead of the ten (10) spaces required under the current 

Regulations. A copy of the relevant pages from the Register is included as Attachment D. 
 

2. Changing Urban Trends – Demographics and Travel Characteristics: 
 

With respect to the residential component of the site it is noted that the provision of 30 off-street 

parking spaces would be required to satisfy the criteria of the Zoning Regulations.  The 

Applicant’s Statement has identified practical difficulties and constraints to providing the required 

parking.  In relation to this issue, the Consultant conducted considerable research pertaining to 

recent change in demographics, auto ownership and travel demand characteristics within the 

Nation’s Capital, urban areas elsewhere in the country as well as internationally. The results of the 

research are summarized below, under two (2) key headings: 
 

a) Trends in Vehicle Ownership within Urban Areas - The United States Census Bureau reports 

that the urban population of the United States increased significantly from 79.0% to 

approximately 81.0% between 2000 and 20102. While, this increase may seem relatively small, 

the remarkable statistics is that over 80% of the population of the United States lives in urban 

areas. During the same period, the population of Washington D.C. increased from 572,059 to 

601,723 persons, an increase of over 5.0%. Most of this increase has been with the age group 

21-35. The Federal Highway Administration reports that over the 10-year period, auto 

ownership in the District of Columbia fell by approximately 40,200 registrations; and vehicles 

per person fell from 0.42 to 0.35 a drop of approximately 17.0%3. 
 

 
                                                           
1
 “Zoning Regulations Review” of General Parking Chapter, General Bicycle Parking Review Chapter, and General 

Loading Chapter.  (Set-Down Hearing Report for Zoning Commission Case No. 08-06), September 3, 2010. 
2
 U.S. Department of Commerce, Bureau of Census – “2010 Urban Area Facts” 

3
 U.S. Department of Transportation, Federal Highway Administration – Public Data for Highway Statistics 
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Along with these basic demographic changes, market surveys have shown that the purchase of 

new vehicles by adults within the age group of 21-34 has dropped to 27.0% (a 30.0% reduction 

from the corresponding figure from the peak year of 1985). Current trends dealing with 

demographic shifts and auto ownership can perhaps be capsulized by reference to a survey 

cited in the Wall Street Journal publication of January 2011, which sites surveys sighing that 

approximately 90.0% of younger population choosing to “live in an urban environment … 

which feature plenty of walking-distance restaurants, retail and public transportation similar to 

Washington D.C.” This applies even when such residents may be forced to settle in outlying 

suburban communities such as Bethesda, Maryland or Arlington, Virginia4.  
 

b) Reduction in Vehicle Miles of Travel (VMT) - The transportation profession recognizes that 

the concept of Vehicle Miles of Travel (VMT) has a strong link with attitudes of significant 

segments of population towards ownership of personal vehicles, and travel mode choices. The 

National Household Travel Survey5  database reports that the VMT for age group 16-34 has 

dropped from 10,300 to 7,900 miles per capita between 2001 and 2009, a decrease by 23%. 

While the level of reduction is less for the overall population, a similar downward trend is also 

evident for all age groups. 

 

With respect to the District of Columbia, statistics published by Federal Highway Administration show 

that, while the City’s population increased by 5.0% between 2000 and 2010, per capita Vehicle Miles 

of Travel fell by estimated 8.0% to 10.0% over the same period.  The impact and implication for 

transportation policy is perhaps best summarized in an April 2012 article titled “Transportation and 

the New Generation… What it Means for Transportation Policy”6 which notes that: “As the demand 

for transportation overall stagnates, there is emerging consumer preference for walkable, less auto-

dependent forms of developments.” and “Decline in Vehicle Miles of Travel improves the competitive 

positions of transportation alternatives on measures of quality, convenience and cost.”  
 

As noted earlier, this study also gave significant consideration to the fact that the City is currently 

undergoing a review and update of regulations governing off-street parking provisions. As part of 

public hearing before the Zoning Commission, testimony was provided citing specific examples of 

residential developments implemented within TOD zones in the City, and which showed significant 

imbalance between parking supply and demand. 
 

 

                                                           
4
 The Wall Street Journal- Real Estate New and Analysis, January 13, 2011 

5
 U.S. Department of Transportation, Federal Highway Administration - National Household Survey Historical  

  Monthly VMT Report, 3 May 2011. 
6
 Frontier Group – U.S. Public Interest Research Group – Education Fund: “Transportation and the New Generation, Why 

Young People are Driving Less and What it Means for Transportation Policy” April, 2012 
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SUMMARY AND CONCLUSIONS 
 

The purpose of his assessment was to determine whether granting the variance that would allow the 

Applicant to develop the subject property with two (2) off-street parking spaces in lieu of ten (10) 

spaces required by the Zoning Regulations would be detrimental to the local area.  The assessment was 

guided by the Comprehensive Transportation Review process through discussions with the staff of 

DDOT’s Policy, Planning and Sustainability Administration; and the following are the key findings:  
 

a. The area that is likely to be impacted by the subject development falls within the Transit Oriented 

District of the Georgia Avenue-Petworth Metro Station; and well-served by a total of seven (7) bus 

routes along Georgia Avenue, New Hampshire Avenue, and other roadways within the area. 
 

b. Land uses within the area are dominated by mixed density residential, and do not include major 

employment activity.  Retail/commercial uses are predominantly local and community serving. 
 

c. Several significant residential and retail developments were recently completed within the study 

area, some having parking supply in excess of the City’s current parking requirements.  There are 

also car-share and bike-share stations convenient to the proposed building and the area in general.  
 

d. Eighty-three percent (83%) of the 700+ on-street parking spaces within the area are under the 

City’s Residential Parking Permit program.  The program limits use of these spaces to two (2) 

hours (between 7:00 AM - 8:30 PM Monday through Friday) except for permit holders.  The 

remaining spaces are metered, or their use is time-restricted during periods of high demand; and ten 

percent 10%+ are subject to no restrictions.  [Table 1on page 5 provides details.] 
 

e. Parking usage surveys were conducted in May and June, 2015 during periods of high demand 

agreed with DDOT (i.e., late weekday evenings and early mornings on weekends).  The data shows 

that between 80 and 115 RPP spaces were unused/available.  Metered, time-restricted and 

unrestricted spaces were also available.  [Tables 2 and 3 on pages 8 and 9 provide details.] 
 

f. The report cited considerable research on trends in urban demographics, notably decreasing vehicle 

ownership, and increasing use of non-personal-vehicle travel modes.  This research points to 

potentially very low parking demand by the proposed development. 
 

g. The City’s review of the Regulations governing off-street parking culminated in a recommendation 

which, when enacted, would reduce the parking required for a 20-unit apartment as proposed by 

the Applicant from ten (10) spaces to four (4) spaces.  [Details are provided on page 11.] 
 

h. The development plan eliminates an existing curb-cut off Randolph Street, thus increasing the 

available on-street parking within the immediate area. 
 

i. The Applicant has proffered to implement Transportation Demand Management measures that 

support the City’s policies on alternative travel mode choices.  These measures include subsidies 

for car-share, bike-share and transit use, provision of twenty (20) bicycle spaces on-site, as well as 

management of loading and unloading activities.  [Details are provided on page 10.] 
 

Based on the foregoing, it is our professional opinion that the variance requested will not result in 

appreciable detriment to the local area due to parking.  The assessment also finds that the Applicant’s 

proposal is consistent with the City’s transportation policies, and we believe this memorandum 

responds fully to the issues raised through DDOT’s Comprehensive Transportation Review process. 

 

ORG/ly 
 

 

Attachments: As noted 



ATTACHMENT 

A 
APPROVED COMPREHENSIVE TRANSPORTATION 

REVIEW LAW (APPROVED BY DDOT) 



A-1



A-2



A-3



A-4



A-5



A-6



A-7



A-8



A-9



A-10



A-11



A-12



B 
PARKING INVENTORY  AND USAGE  

SURVEY FIELD SHEETS 

ATTACHMENT 















































C 
HOUSEHOLD MOVING –  

INDUSTRY RECOMMENDED  

TRUCK SIZES 

ATTACHMENT 



Industry standards and 
other considerations…… 

Variance Request: Loading 

C-1



U-Haul Int’l, Inc.: Households Moving 
Vehicles/Recommendations 

Studio/ 
Apartments 

19 Ft. 

22 Ft. 24 Ft. 

28 Ft. 

Up to 2 bdrm. 
Apartments 

Up to 3 bdrm. 
Homes 

Up to 2 bdrm. 
Homes 

ORGA 2/26/13 BZA Application Nos. 18503 & 18505 C-2



Budget: Household Moving Trucks 

Cargo Van: Recommended for one or 
two rooms 

10-Ft. Truck: Recommended for one or 
two rooms 

18 Ft. 20 Ft. 

16-Ft. Truck: Recommended for three to 
four rooms 

24 Ft. 

24-Ft. Truck: Recommended for five to 
eight rooms 

34 Ft. 

ORGA 2/26/13 BZA Application Nos. 18503 & 18505 C-3



Hertz: Household Moving Trucks 

No Cargo Van 

BZA Application Nos. 18503 & 18505 ORGA 2/26/13 

15-Ft. Truck: Accommodates up to 
three rooms 

23 Ft. 

20-Ft. Truck: Accommodates up to five 
rooms 

28 Ft. 

24-Ft. Truck: Accommodates up to eight 
rooms 

34 Ft. 

C-4



D 
EXCERPTS FROM THE DISTRICT OF COLUMBIA 

REGISTER (VOL. 62 – NO. 23; MAY 29, 2015 – PART 2) 

ATTACHMENT 





D-2



D-3





D-5



D-6






