
GOVERNMENT OF THE DISTRICT OF COLUMBIA 
OFFICE OF PLANNING 

* * * .-
Office of the Director 

MEMORANDUM 

TO: D. C. Zoning Commission 

FROM: -det;~egOning, 
Director 

DATE: February 16, 2007 

SUBJECT: Final Report on Zoning Commission Case No. 04-24, a Second Stage Application 
for a Mixed-Use Planned Unit Development on Property Located Immediately East 
of the Rhode Island Metro Rail Station located at 919 Rhode Island Avenue, N.B. 
(Parcel 131, Lot 233 and portions of Lots 234 and 235) 

APPLICA nON 

Mid-City Urban LLC and A&R Development Corporation, the ayplicants, request Zoning 
Commission approval of a Planned Unit Development (PUD) 2n -Stage application for the 
subject property. The applicant entered into a long-term ground lease and development 
agreement with the Washington Metropolitan Area Transit Authority (WMATA), owner of the 
property, to construct a mixed-use apartment development with ground-floor retail lease space 
and garage parking in the existing commuter parking area immediately east of the Metro rail 
station 

RECOMMENDATION 

The Office of Planning (OP) recommends approval of this 2nd Stage PUD application subject to 
any recommendations from the D.C. Department of Transportation and conditions that the signed 
Memorandum of Understanding with the District of Columbia Office of Local Business 
Development ("LSDBE") be added to the public record, and the locations of the proposed 
affordable units in this development be identified prior to final action by the Zoning 
Commission. 
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AREA DESCRIPTION 

The existing Rhode Island Metro rail station property is developed with an above-grade station 
building, a 340-space paved commuter parking lot, 47 short-term "kiss and ride" spaces and a 
loop road that begins and ends at Rhode Island Avenue, N.E. There is also an undeveloped, 
wooded hillside in the southwest corner of the property. 

According to the plat submitted with this application in the refined development plan set 
(revision date December 13,2006), WMATA plans to subdivide the station property into 3 A & 
T lots: lot 1 (Parcel 131 lot 220 and lot 221 portions) with approximately 134,000 square feet and 
lot 2 (most of remaining portions of the reference parcel lots) with approximately 167,700 square 
feet, will encompass the station, most ofthe loop road and commuter parking lot. A & T lots 1 
and 2 make up the PUD that totals 302,000 square feet or 6.93 acres. The Zoning Map 
Amendment related to the 1 st Stage approval rezoned this site from General Industrial (M) to a 
Community Business Center (C-2-B) zone district. 

The 66,511 square feet of A & T lot 3 (Parcel 130 lot 61 portion and portions of Parcel 131 lot 
221) includes the wooded hillside southwest of the rail station, loop road and curve abutting the 
bus parking area. This lot will remain in an M district and the applicant will develop a 21S-space 
garage (previously 200 spaces) for WMATA to partially replace parking spaces eliminated by 
planned PUD construction in the existing commuter lot. 

Surrounding development consists of automotive uses and light-industrial buildings to the north 
across Rhode Island Avenue, the enormous Brentwood Postal distribution facility atop the hill to 
the south and the Brentwood Shopping Center atop the hill to the southeast. The WMAT A lots 
and the surrounding property south of Rhode Island Avenue are located in an M zone district 
(please refer to Exhibit 1). 

BACKGROUND 

PUD 1 st Stage approval was subject to conditions in Zoning Commission Order 04-24 adopted 
on September 15,2005 and listed in Exhibit 5. The 2nd Stage PUD application was set down on 
October 16,2006. OP previously determined the applicants' submission generally complied 
with requirements of the Zoning Regulations and referenced order, and noted applicant responses 
to Commission requests made during its previous meeting on September 11, 2006. OP also 
noted that the following additional information was needed: 

• a plan showing the location of critical slopes on the site and the dimensions of open space 
and common areas required per Order 02-24; 

• a proposed grading plan including the location of retaining walls; 
• further explanation how shared-parking resources would be allocated on a daily basis 

between WMATA commuters, retail clientele and residents; 
• details about how the proposed community business amenity would be implemented; 
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• documentation that both the WMATA real estate and operations divisions consider the 
current proposal sufficient to meet their differing requirements; 

• options for keeping commuters informed of the availability oflong-term parking onsite; 
and 

• a signed Local and Small Disadvantages Business Enterprise (LSDBE) Memorandum of 
Understanding for this project. 

While acknowledging applicant responses to its questions, the Commission was concerned that: 

• the proposed traffic circulation plan appeared to lack sufficient detail to explain how bus, 
other vehicular and pedestrian circulation will work together; and 

• the planned lane configuration of the loop road could be insufficient to accommodate 
anticipated peak: pedestrianlcommuterlresident traffic. 

The Office of Planning has also continued to work with the applicant to refine the project 
architecture. Applicant responses to the additional issues and concerns are highlighted below. 

CURRENT PROPOSAL 

In light of previous comments from the Zoning Commission, OP and the community, the 
submitted plans reflect the following refinements. 

Project Bulk 
The project bulk remains generally consistent with that previously approved. The development 
would consist of two buildings: Building No.1 between the planned Main Street and the existing 
loop road would be 4-storys in height with approximately 22,400 square feet of ground level 
retail lease space, 6,700 square feet of lobby and residential amenity space, and 148,700 square 
feet of residential floor area on all floors. The referenced development would also encompass a 
4-story parking Garage No. 1 and an outdoor pool recreation amenity. Building No.2 north of 
the planned Main Street would extend 5-storys above Main Street with a lower level that actually 
fronts Rhode Island Avenue. It would have approximately 47,600 square feet of ground (and 
street) level retail lease space, 1,400 square feet oflobby and other residential amenities, and 
164,700 square feet of residential floor area. This building would encompass a 4-level parking 
Garage No.2 with parking on the roof. 

In total the current plans would develop a total of 560,800 square feet providing approximately 
70,000 square feet of retail lease space on the ground floor level, 321,500 square feet of 
residential uses and 169,200 square feet of structured parking. Proposed construction would 
equal a floor area ratio (FAR) of 1.52 and not exceed a height of 55 feet measured from the 
middle of the Rhode Island Avenue frontage. 

The referenced retail lease space would extend along both sides of the Main Street, and would 
wrap around Building No.2 and the entrance driveway from Rhode Island Avenue, N.E. 
(Washington Place). Approximately 8,400 square feet of the retail lease space would actually 
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front on the avenue. The rest of the avenue frontage would be developed with residential uses 
instead of business incubator, community use and artist studio spaces proposed under the First 
Stage. OP supports this change because the residelltiaillses alld retail space beller allimate the 
project fro lltage alollg the avelllle level. Note that this far;ade \Vould be fimher enhanced by 
more poillis of direct pedestriall access from Rhode Islalld Avelllle illlo the project. 

Residential noor area in both bui ldings would provide 270 dwelling unIts, a slight reduction 
from the 274 dwelling units originally proposed. The change renects the applicants' estimate of 
unit loss during the preparation of [jnal construction drawings. The un it mix would include 126 
one-bedroom, 134 2-bedroom and 14 3-bedroom units with 54 units (20% of the total ) being 
affordable to low- and moderate-i ncome households including units family with incomes at 50% 
of the Metropo litan area median income (AMI). In response to an OP request, the applicant 
provided a summary of the affordable units by type (summarized below): 

i I Totals 

At-t BD- t BA 7 15 79 19 98 

I BD = 
t27 

0 3 

0 
18 

19 5 

C3-2 BD - 2 BA 1, 11 9 2 2 BD= 
0- , A 987 2 129 

C6-2 BD - 2BA 1, 121 3 0 3 

6 2 

2 7 
3 BD= 

0 14 

Tor I Init~ 

Total Residential Area . 'Ili Ar!l 

Note that the affordable units are generall y renecti ve of the overall range of dwelli ngs types and 
sizes that would be offered, and the average affordable unit size is actually larger the average 

t Legend : BD - bcdroom(s); BA - bathroom(s); BA - Ig - bathroom(s) in large '"lIt ; BA - Den - bathroom(s) and 
den 
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size of all units. In response to a staff inquiry, the applicant confirmed all affordable units 
would be affordable to families earning 50% of AMI. OP considers the number, average size and 
range of affordable unit to be a strong amenity. 

Project Architecture 
In response to previous requests from OP and the Commission, the applicant has provided a 
number of improved plans and illustrations summarized in a letter to the Commission dated 
October 5, 2006: 

• color renderings of the proposed building plans and facades; 
• detailed building elevations that better illustrate" ... the variation in depth between 

alternating building sections of the (proposed) buildings;" 
• additional fa<;ade details such as window muntin patterns, shutters and balconies, and 

more accurate renderings of the HV AC grills; 
• proposed site landscaping on every plan sheet and the stairway from Rhode Island 

Avenue to the WMATA Metro rail station to help orient certain plans; 
• plans for Garage No. 1 that reflect exterior changes and corrections needed" ... to 

accurately reflect the building configuration;" and 
• views of Garage No.2 as seen from the Metro 'rail station and Main Street. 

Regarding proposed construction materials, additional submissions included: 

• a more accurate depiction of the materials planned for use such as Hardieplanklsiding and 
elimination of any reference to stucco and vinyl siding, materials that will not be used; 

• eliminated any reference to vinyl siding and explained the quality and environmental 
benefits ofHardiplankipanel and cultured (artificial) as stone building materials; and 

• further explanation ofthe benefits of the proposed HVAC system. 

Plans also provide details of the "green roof' planned for open plaza atop Building 2. The 
current plans also reflect the following refinements: 

• alternating building depths (set-backs and bump-outs), using a variety of colors, 
materials, window muntin patterns and ornamental elements, and variation in Hardie 
plank widths to better animate the long building facades; 

• greater attention to the architectural character of garage exteriors, as well as the 
prominent Garage No.2 entrance off of Main Street; 

• commitment from the applicant that a minimum of 60% of the 2nd level plaza in Building 
No.2 will be reserved as passive green roof space; and 

• a more accurate depiction of the condenser grills on building elevations and explanation 
that the environmental benefits of not required longer runs on copper utility service lines. 

The applicants request the flexibility to add limited walking trails and seating to the balance of 
the plaza area. 
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In response to an OP suggestion, the applicant also refined the architecture of the building 
masses at the east end of Building No.1 and the east and west ends of Building No.2 to be more 
cohesive and thus visually anchor these long buildings. OP supports these changes to the 
building architecture, and suggested the applicant also consider incorporating a green roof or 
landscaping on the top levels of both parking garages. 

Resident and Visitor Parking 
The parking solution for this project is complicated by the requirement that the applicants also 
provide sufficient commuter parking to service the adjacent Metro rail station outside the PUD 
boundary. Garage parking spaces to be provided within the PUD would total 469 spaces with an 
additional 42 metered spaces available along Main Street (an increase of 1 space from the 1 st 

Stage) for a total of 511 spaces. As described in the Supplemental Submission document dated 
February 6,2007, the current parking plan, approved through the developer's Shared Parking 
Agreement with WMATA, requires the provision of 161 Residential-Only parking spaces in 
Garage Nos. 1 and 2 to serve the 270 dwelling units (a 0.6 space per unit ratio) along with 140 
shared spaces for tenants and Metro commuters. The project would also provide 197 Retail­
Only spaces in Garage No.2 and along Main Street for the 70,000 s.f. of retail space, a ratio of 
2.8 spaces per 1,000 s.f. of floor area. 

Regarding management of resident spaces, the applicants explained that tenants would the option 
to either: 1) lease a Resident-Only parking space along with an apartment; 2) pay for a license 
allowing them to search for a shared parking space that is vacant; or 3) not park on-site. Metro 
commuters would have priority relative to the use of the shared parking. 

At the community's request the applicant also agreed to: 

• lease the 140 shared parking spaces at the Metro parking rate instead of market rate; 

• increase the maximum term of parking at the 168 short-term metered spaces in Garage 
No.2 from 2 to 4 hours to accommodate Metro riders who do not anticipate needing to 
park all-day; and 

• extend the timeframe that shared parking spaces would be available to Metro riders from 
7:30 A.M. to 5:30 P.M. to 7:30 A.M. to 10:00 P.M. 

These changes were requested so the shared parking spaces would continue to be as attractive to 
commuters as leased parking spaces in adjacent the WMATA Garage. 

It should be noted that 44 additional metered spaces proposed in the southern portion of the loop 
road under the 1st Stage have been removed to improve vehicular circulation (refer to the 
Vehicular Circulation section below). The plan also provide 14 "Kiss & Ride" spaces (a 
reduction of 1 space) and 6 taxi drop-off spaces for the rail station (an increase of 1 spaces), and 
41 parking spaces along the main street (an increase of 11 spaces) for a total of 531 on-site 
parking spaces. Below is a summary of parking within the PUD and on the balance of the 
WMATA property: 
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LEVEL PRIVATE PARKING 
Kiss & Ride WMATA TAXI DROP GARAGE GARAGE 

NO . 1 NO.2 

Main Slreel 

Firs t Level 

2nd level 

3rd Level 

___ ~I.:.o4 44 '--_....;..;;.J '---:';;';;;.0 

ill Level 

Roof Level 

TOTAL 

All Lel'els 

6 

METRO PARKI G - DEDICATED & SHARED 
14 215 (6) (70) (70) 

746 

(/3) 388 

The table also shows the total amount of Metro commuter parking available would be 388 spaces 
including the WMA TA commuter garage outs ide the PUD (now increased by 15 spaces to a total 
o f 2 15). Pendillg commellts fro lll the District Departmellt of Trallsportatioll (DDOT), OP is 
supportive of the proposed parkillg allocatioll alld management strategy. 

Vehicular Circulation 
In response to a Commission concern , lhe applicant eliminated metered parking spaces along the 
southern portion of the loop road, thus allowing the creation of a middle turning lane. This 
additional lane would ease turning movements from the loop road into the WMAT A garage and 
Garage No. I, and onto Main Street. Pending DDOT comments, OP is supportive of this 
redesign. 

Addi tional civil engineering plans prepared by the appl icants ' consultant expand on how the 
proposed circulation pattern would be pedestrian friendly. The referenced October 5,2006 
document also explained why the Garage No.2 entrance is necessari Iy located along Main 
Street: 

• the di ffi culty of designing a garage entrance that would rOrn1 a smooth transition from the 
grade along Rhode Island Avenue given the speed o f the traffi c; 

• onl y ri ght-turns in and out would be allowed because the avenue is a Federa l highway; 
and 

• Garage No.2 serves residents, commuters, serv ice prov iders as well as loading areas for 
the retai l spaces thus users benefit from having di rect access to the proposed Main Street. 

Besides printed materi als. the applicant 's transportation consul tants will present a slide show and 
traffic simulation that explains the anti cipated pattern of pedestrian and vehicu lar ci rculation 
onsite. In addition, a mass ing model of the si te and the immediate surroundings, detailed 
renderings and a scale model have been prepared for Commission review. 
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COMPREHENSIVE PLAN 
As noted in OP' s preliminary report , the Generali zed Land Use Map des ignates the subj ect 
property fo r a mix of land uses: Moderate Density Commercial, characteri zed by shopping and 
serv ices that generall y offer a large concentration and variety of good and services outside of the 
Central Employment Area; and Local Public Facilities, characterized by land and fac ilities 
occupied by District govern ment (excluding parks, recreation centers and open space). There are 
no District o f Columbia faciliti es CUtTently on thi s property (refer to Exhibit 2). 

The Generali zed Land Use Policies Map also des ignates the rail station area as the Rhode Island 
Metrorail Development Opportunity Area. Section I J 34 of the Comprehensive Plan states, "The 
obj ectives for metrorail station area development are to concentrate planning and development 
attention on metrorail stati on areas which offer opportuniti es for redevelopment and new growth, 
particularl y in those station areas that have large amollllts of vacant or poorly utilized land, and 
to max imize development where possible, thus promoting ill creased ridership for the transit 
system, ass isting the Distri ct to perfo rn1 its criti cal ro le as the urban center of the region, 
providing a substalltially ill creased amoullt ofhousillg alld jobs, and genera ll y enhancing the 
District's economic development efforts (emphasis added) ." 

Furthermore, maps in the most recent draft of OP's " Land Use in a Post-Industrial City" report 
designate surrounding area north and south of Rhode Island Avenue as appropriate for a land use 
change from the current des ignation. More signifi cantly, the draft 2006 Comprehensive Plan 
Generalized Land Use Map designates the same general area for a mixture of Medium Density 
residenti al and commercial land uses. 

ANALYSIS 
The Offi ce of PI aIming previously determined this application complied with requirements fo r 
Zoning Commission consideration li sted in the Zoning Regulations and referenced order. This 
further review will consider whether the current proposal is consistent with the Zoning 
Regulations and the I st Stage approva l conditions. 

The POO site is in a C-2-B distri ct and subj ect to the fo llowing development standards: 

Standard Proposal 

Minimum PUD Area 302,000 s. f. 2 

HeIght 90 feel 
unlimited slorie - tories 

Floor Area Ratio 6.012.0 FAR 1.06 (32 1,544 s.f.) , 1 
(residential/) ( 1,8 12,000 s. f . 1 0.79 (239,2 19 s. C) 

604,000 s.f.) 270 lUlilsl l. 85 FAR 

Total area of A & T lots I and 2 based on the submincd preliminary subd ivision plat 
3 Total res idential and non-residential noor areas and FARs 

None 

None 

None 
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Standard 

Residential 
Recreation Space 

Parking (on-s,te) 

Loading/Service 6 

(retail) 

Rear Yard 

Side Yard 

Open Court 

Lot Occupancy 

PUD bonus density 

Affordable Housing 

C -2-8 District! 
PUD l\1inJl\1ax. 

15% I 50% outside 
(48,232 s.f.) 

I sp./3 unitS (0.33) + 
I sp. 170 sq. fl. > 

3,000 s . fl. 

I berth @ 30 fl. deep 
I berth @ 55 fl. deep 
I platfonn @ 100 s.f. 

I platfonn 200 s.f. 
I servo space 20 fl. deep 

IS ree t 

2 in.lheight foot, 
not less than 6 fl. 
4 m.lvertical fl., 

not less than IS fl. 
16.2 f!J 
80% 

77,595 sq.fl. 1 
50 t % outside • 

161 spaces (0.6) + 197 
spaces 5 

3 berth @ 55ft. deep, 
3 platform 200 S. f., 

1+ servo space 
20 ft. deep 

15+ feet 

3.1 feet 
(east side) 

55 ft. 

44% 8 

32 ~544 s.f. • 
50,649 s.f. (54 units) 
(20% of unit count) 

Required Relief 

None 

140+ spaces 
(I space per unit) 

None 

None 

Yes 

None 

None 

Based on this review the submitted plans require minor relief from the required side yard 
setback. Regarding the status of requirements orthe PUD order, the applicant has provided: 

• detailed plans and elevations indicating the design treatment of the proposed PUD 
project; 

• a preliminary subdivision showing dimensions of the proposed development lots; 
• a preliminary grading plan showing the proposed grading of the site, location of retaining 

walls and areas of critical slope; 
• a utility plan showing the general location of utili ties, including storm water management 

devices; 
• detailed plans with dimensions and treatment of open space and other common areas; and 
• extensive traffic and parking analysis forwarded for comment by the District Department 

of Transportation. 

The applicant also agreed to commit 140 spaces the Garages No. I and 2 to supplement 
WMA TA Garage commuter parking duting the critical timeframe, and provide more detailed 
traffic circulation ana lysis and consultants to thoroughly explain the results of their analysis 

" Consisting of identified open space, 2nd level "green" plaza and olltdoor pool amenity 
, A total of90 spaces required for Ule proposed 70,000 square feet of retail 
• Residential loading requirement = I berth 55 fl . deep, 1-100 sq. fl. loading platform and I 20-ft. service space 
1 Court formed around Garage No.2 driveway entrance 
g Total square footage of Main Street levels in buildings and garages I site area 
9 Equal to the proposed residential development because new residential floor area is not allowed In the M district 
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during the public hearing. 

Regarding PUD amenities and benefits, this project now provides: 

• twenty percent (20%) ofthe apartments (54 units) would be affordable to qualifying 
households with incomes not exceeding fifty percent (50%) of AMI for a period of 
twenty (20) years; 

• ground level retail space along Main Street and Rhode Island Avenue have ceiling 
heights equal or greater than fourteen (14) feet; 

• a signed First-Source Employment Agreement with the District Department Employment 
Services; 

• extensive landscaping and a green roof in the second level patio; and 
• ten percent (10%) of the retail lease space equal to 7,000 square feet will be made 

available to community businesses identified through the Advisory Neighborhood 
Commission and the commitment that "Special underwriting will apply (to established 
businesses with long-term track records) to allow them to participate and to ensure that 
they will have a place in the community." 

The applicant also plans to install a green roof in the green roof in the second floor patio, 
eliminate vehicle parking on the south side of the Main Street median, and has agreed to 
signalize the Washington Place intersection with the proposed Main Street and the driveway 
serving the Brentwood Shopping Center, to improve traffic circulation and increase pedestrian 
safety. OP has requested additional information about the proposed special underwritingfor 
the community business retail space. 

To date the promised Memorandum of Understanding with the District of Columbia Office of 
Local Business Development (tlLSDBEtI) has not been added to the public record. Therefore, 
OP recommends that the applicants be required to add the signed document to the public record 
prior to the Zoning Commission final action. 

The applicants also responded to OP's request for documentation that both the WMATA real 
estate and operations divisions consider the current proposal sufficient to meet their differing 
requirements (refer the Exhibit 3). While this letter indicates that the Office of Joint 
Development and Adjacent Construction only gave conditional approval at the time, a recent 
conversation with this office confirmed that the applicants now have full approval of the 
submitted plans. 

Therefore, the conclusion from this further is that the current submission is substantially 
consistent with the Zoning Regulations and the 1 st Stage approval conditions. OP also supports 
granting the required relief from the side yard setback since it would have no impact on adjacent 
uses. 
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COMMUNITY COMMENT 
Advisory Neighborhood Commission (ANC) 5B approved a resolution supporting this project in 
concept on December 1, 2005 and the Brentwood Community Civic Association expressed 
"enthusiastic" support in a letter dated September 15,2006. The applicant has continued to 
make community presentations of this PUD 2nd Stage. 
The record file also includes a letter of support from Councilman Harry Thomas, Jr. (refer to 
Exhibit 4) 

RECOMMENDATION 
OP recommends approval of this 2nd Stage PUD application subject to any recommendations 
from the D.C. Department of Transportation and a condition that the signed Memorandum of 
Understanding with the District of Columbia Office of Local Business Development ("LSDBE") 
be added to the public record, and the locations of the proposed affordable units in this 
development be identified prior to final action by the Zoning Commission. 

Attachments: 

HT/afj 

Exhibit 1 Aerial Map with Zoning 
Exhibit 2 Comprehensive Plan Land Use Designations 
Exhibit 3 Letter to Arthur Jackson, Development Review Specialist, D.C. Office of Planning 

from Kathy Mitchell, Manager, Joint Development for the Washington Metropolitan 
Transit Authority dated October 11, 2006 

Exhibit 4 Letter to Carol Mitten, Chair, D.C. Zoning Commission from Harry "Tommy" 
Thomas, Jr., Ward 5 Councilmember 

Exhibit 5 Zoning Commission Order No. 04-24 Conditions adopted September 15,2005 
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Re: vVMATA's Rhode lslilnd Avenue Joint Development Site: 

Exhibit 3 

1) Ovcmll S;te Development Plan by Buyvrnan Consultil'g ;-.:~;ted 

Apr': 20. 2006 
2.:. Site fi..ccessiCir\,;ulalion and Parkng Assessment bV O. R. 

George & Assoc'ates dated Febr'Jary 24. 2006 

Del your re(jdCSt, this letter serves as confiF~)ation that a;. p~l'jflePl 
re\!it~· ... 'ir1g offices at 'NMA TA have approved 1h(.' abuve-referenced 
(tOGuments pertnining Ii,) Rhode Island Avenue II/Tetro. LLCs stJbr'f;;$:;.on 
to your office. jpcluding, out not limited to: 

11 Office of Property Development .and Man.agement.: 
:>"1 Offit.:;e of Business Planning and Project Dcveloprnent: 
3) OffiGr~ of Parking: 
4.1 Office of Bus Service; i:lf1d 

51 Office of Joint Development ano Adjacent Const'uctlCfI ; (;Ot1(q~!;:!}.gl 
4nprrH!o?tt 

SI''tOuld vou have any qLestlons regardin(] this proiec:, p,ease C~)fHan \1r 
[iougias Hale of rny office at 202-962-2399. 

KaU\'r' f..,1itchell 
Manng<!r, ,Joint Devefopment 

cc. C. Hal.; 
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c,jro!. J. J\Ut.::l. \. 'b.m 
lH '. <ol'lr~c: CO:)lnlj~·$j;':'!1 
·1·;' ,1'" Sl:-cct. ;... 'IV 
Sl.,i,~, .!·:'i 

',i\"1~~1l"1!:"h'r., D(' 2(F)ft! 

COllN(:IL (W THE [)ISTRICT OJ COLt ~WL\ 
TEE JOH'l' :\. \V]LSO\: m'JLDIN(; 

U5(1 PEN'\SYl'v"'\NJA A\LNU" :-',v. 

1,\'\SIHi\GTOl", rHo 2!)1:~;"~ 

Exhibit 4 

; ;WI \H!::-lg :0 Gx.pn~;;;-; my ;;In.mg s'J.ppor: f,"' f tit: Rho.;.k islani A ',1..'[.':.1;.- M..::r;-i\ Piaza .it'vt:10pT'~nt 
and m.l::": tl:,,:: LOll HI;,: CUn:lfIH'i",.fj ("lht: (\)tlllubsic.:}", to.ad filnrr;Jbi:: ,i'j t'''';L~ O;-?·~. PCD rPhJ$c II! 
dp;J11CdlH':I, 

i\:, a 111~'long \Vard 5 f(,3iccn: and am\' l:~ (',mnc;i \kr;lbi.::'". I ~I;C l'lm:,Ll1u!:o tbr.:: continI lL'; '. 

n::':"ll:omi;:; ~c\'(:kpu'l:r': of Oil; \-.',1[(], par::c!;J:rr!y :510Hg the Rllntic I:-':lfl;\ )h~:m: ... (o:-r:d,,;. I vic· .... :(a];-: 1-

(Il IL:r:·1.>,l mi.".~,! 'J';;:, :;mart gn.vNth ,h:vt::HpmCTI! a.; Wl i;"jtq~m: .,::on:.pOt:Ci:: uf I'U! ,,':.-:r ~ill:t;:n~'Gf':ra:nJ 

~1t; .. ~n2a ~ir;J bt::lt: .... 't: chilr 1h- Rhnk h ';!;,KI AV;;:lu(: .\1coo PLl.:, ~\l1I h! ;1 ';;11<1.) "I ;ix- funh-cr m:p~Y:\'Ul1L::11 
ii' ;\;:; ,·;JD11W.WII.\· 

lila ... t: !(IHm\cd Ih-.:: ...:on:rnunI\Y ba"~J. ~:anm:lg ~nx:.;~~~ or RhCi:~' bLmc ;\'\'er:Jz r .. ,lt:tn} :':;l.::;, 
quite d05dy ,me: ·1:1: ple.::cse,! tb;ll tht' P:;Oj(;(\ m('cts our pr:nritw:i for 'K· ... ~' dn .. d(lp:r.n:~ 'n 'vVard S. [: 
n::pre~\:::lt:;;;1 m;~(;r ~I~p in mak:ng Rh~.d.;;; Lslar:d A ..... t:'THlC:~ "gr,~~at ",r(:(";' ~ .. hl:rc ri:'siderl~~. :mL! visilcr..; en:.;.:, 
walkm;::. ;;/:op;mH'. ;u:d ;!n;;;-(g. By ,:rG;)'Jragt~g .~rca:('f L~e lll'pLhhc lrar.,.,p(!r1;lli0n.:1 \\rjll hdp:o 
r'11i1;:,alt~ jb~~ CTta;.·;':'! traftic c:'allenge;; \ .... i: (;tmfw;ll on this b.'~p:i1y tJa· .. ,:ltd ('flrlldo" fhe dt'v';];}PI5 ~l;iS 

alrcn.jy :)~~I.m ~\ mkmg \ ... nh th~: Dcp;\~1:mC'nt ;:·f·1 r~ll"pmliJb'n 10 n;"I,T Ci.,.,n:tn.!1t',Jr;; wltL OtbC'1 

!Il;rl~{)n::nt'l;~ 'n:l;;.l'·,'~~,:; a;.: .. n:g Hl:odc jiibnd ,\ "emu!, Th~' \:kt'Q P~~tZl v .. !J! 3.1,0,() c(lJtlpit'!TlII.:!lt jJ\:m-; :i.\;:- (h.: 

:'.kn'opnh:an Ikn.d) T,ai! 1btt h;~s :";'(:[1 rroposcc :" \.'u~mt!'d Lni.:.n Statio", ',xith Silver Sp:'ifi.; ful>· ..... n;:: 
(I';: \k'.i!) R .. ';,: Lr,c. It v .. i:J hi: at: lIi~al lO'::11;(>/,: ii..1r h:k{~:5 a:1d blkc!,; ;JI.m:.~ 1:1l~. "ra:! ar:d along Rhode 
!,I::\m: AH~Il'.J"" t'J :,!OP f~)[' ,eq.x :hH'::i',~iH;\:E:. 

Rjh\d~' !:;,a:ld /Hc;HH: i'.~~lfll Ph,,;, nX't'b :hc p;lOli:It:~ d my ":~lTP·.tl:I.~·l'I" ;md ,.::1!:;mcc;; \H.' 

(l',L!;-:dl :.'(onomi;:: ~:c·,'cl(}pn:ent ;li'Lr,(h. S',nn::'OO':), 'NC' ~l:lVC kK·i,J.~o;.'d (ff',,,, "~'-,d ;:r:':(ll ~sped~ 0:' ~b.: 

;;rOrn,':: 8.ft,';rd;:;J::t' "I{)u:sing, ;::01~Jr;un,ty rd~ilL arl:hitn:r~:r:!] [jr:~l?TI .;m;;; ';}<::~k:nil, 

Anl}rd~,ble bousin~ ... tt-ac'iidc. \\'~tk' ~.V;J,~d 5 stukehr:.de" ·,\d':O:l';! r,~w h~gl: qualuy I~OH';lLf' I: 
I:', '1:1j11)~1:Jnllh;'1 s'Id1 .. :cvl"Iopmetjl is l;lOu:{i-i:I~·(!·r;'IC m niltu::-~~. TWi,·n::.: :};."J".t.:r.1 \.:' [f:t: rt:~!d:~nli;d t,,\",-;.')4 

ll!:lt::..1 ~l: th;:' \kt:p Pi;,r:J ">"ill he n;,do..' aff.:1rdah!c!C· t.ol1'-dm\h :~.jrtl!)i! '\I ':, ~'l' k::3. l)ftlH: ,t:t':.i rnn)';,!: 
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Communir, rNail ~~(-a .. idl:_ if. ij ;,;:;0 ':::<'!~~mdy :nlpftr;.ant to VIf;ltd .. ~.:'<d(:I~h t:I;;1 :1,""\ n:tai: 
d;,:vL:~opm:.:r.t In III;r r.:~nmunl~Y r:1dJJ..:-:o. t)ppOr':l.m:tl~:;' tor :ocai con::mu·.liY ;}'.I"·ln·'):j~:j l(..l ;}~irl.lllpa:c. \V c 

:'L'CIJlt~i~:~ ,:OT7iJl'!):l..'l:t ;'("'>nl th .. " d~Yc:.;)pcr :;i;:l.t :1)"'::, r:.!!UO '-l;ll;lTt.' I~~~~n uftb.- n'!al! ~~kC .. : ,r tl:c\i::tw 
Phll.;~ "''dE r..l' ,;~~ .L·,H':,,: :'n~- k·t:~L '::-'~"'nnji"i:y hU~:l:e':o:-'C:; ;I'lJ lfwllhC:ic btl~lr.C$;-;i..';:; \\'lU r·c ::.t:'o:'dcd :hl:,;:.nc 
dt.-cmmt:.: (~·p:cJ.jh :-.• ::;~·:vL·d ,1:LY ffir Gr::on.:d c~~';.iJl 1.<;.:n;tT!(" 

...\rdlifl~ctllral Eksigll. V .. ;bl'fj (}-.c dt:\'dnpcr H1!ti;:l1y pr1.'s",;lt.::d (:(,111':: '"ptI;,( ~:~'';''lg:1S fOT (bi..' ;'I.krro 
PI;I/~l. (I)HU:l;.lOl!Y r::t'mb..:-r" n-quC'sLed lhri"L" pr")ja!~. ~it:tr'1:':~'; Ibn rc::.ultl'J ~:l J CiJ:l:P!i.::..: , ... :Je:<~.n II~-'ht 
Pfl.11t'l=l: 

~h,::y (~Id ,'1,"': \i.~lClt rh~ pnv(l\~~ly O'-',TIt',\ f\.irki'ag h'? :-:c ~{)C:lk~i If] :, ".mg'e, ;]"Tlt'-'-;:orv l!'C2.gc 
c,l Lh: t":::E":::' 0: :b.:: .H:C. ir~Skad, "hey Pfl: JC:IT·;;d to ~pf\:ad ?ilrkug hd<'''':~'!! Il"'~ -:ISt;' 

L~'Ha::! .. ':~ ! iHk,c'u E,-f):t" :'ilght rht.' i:,e",'do~)('::- rcco:ltigurcd rlitO" ~l!(: ,0 i;h:kd~ r·.~ c. rt;'::.i .. kntia: 
h'Jddm:';:l taDt ''''rap [\\(1 t.if:;CTl!t!: 1~)t.lr-;:;lN_'· pmge;>., 

Il,.,.::- fdi I;I;J the: t~k4"~1';jon aJ.xl~ Rhode Lla:ld ,\ 1;~fllle Was 101;\ n:iY:lllorw',,~ ani 
n::';'J~':"kd :/;;1( 11 iw ul.:livakd :n ':\roler to enhanc.e the ove·:,,!ll1iO~; I): ~h(: RhIH3 ... ' f,;l;.l.nJ 

i\ ''c:~I/.l<,~~'(HTr.Jn:-. The dcvdc.;>cl" t~uJc n~I1:K''')U':' (;h,ti!;~t~t. n (JHh:r 10 3~:ti":l!c" :bc 
blll"~mgs n;:!u.Jing ,i!tcmating hmldmg ':'cpth::., xhl:1Te'''' iH"tl ,\ ~ ;irlt'l;.· of <.;ilt"C-. 

ma:.LTlals. ·,vm.:iw·" n1Unlon p,t:t::rm; m:d ofTIamc-:1t;1! t:kr:n;':n:'-; 

l"\if:)' H~':~'.J~'.kd 1\;(1) ~n~:ah_T <lJ~t'nhi:'(l he pai,-: to pedco::.t6a:'t S;!t~t} ',1" phnnm;! fer t-iE'fic 
cln::L!atwr: on 11:1.-: Site. The dG\t':op<:r ad{:cd s,{'vcraJ :rafr':c ;::;}.ial1Tlg ,kvll:rs JT:dudin.J;! 
para:k: p;!:kn:g a~vng tni: p:-:'o.'ak" ma:n strcer au.i :ht;' .Mt"1.fnnd -:;[:'1\:,.\[1:;'; :;wp :i:i;!h: at :fl<:' 
!nWr~'.·"':h.:r: of mill!! street ill:d \;/ashmg:o;( Plitce; 'TOS;:;WiJlk~ .1t C ...... T,' po:::n:lal 
0<:,Jc~:rj::t: Lly,~"ing~ ,-](I mph \Pt~(~J~; amI aD additiDna! lane of !raHic {'H ~I~cj:~t'-" 
S"I~l:'I'::: r. p('rmn:r",,'"' f(~,1lj 111 ordcr to ~Kccm:mo,jat(: mOlL: Y~h;.:d;u ';.-0; I;T",I\~"f 1raf::c -it ,f'L:l 

];-'GI\"w, r;llhn lb~m fm mam ~trcct. 

Parking_ P('rhiih tte '110:;:t difficult [sSL.C tl) rL:s.·l1· ... ~ h,!s b~·'·D rarkr:.c. 1h.,:- .:c'vc-Inp'·: h.b worked 
hard to Oatu:l;,:C lh ... ~:"m3l·l![1g :;;fior.tit:s of tran';:I-OrfLrIh..'d :mmr1 g.rowth and IOJ,.:aJ \k.'trn ri:1Lr,- CI{!~~d f(.r 
qJiTicc;l: ..:nln!1l11~;:r:1>3rk~n~. \Vhle he j)(' Of(k<:' (~rpLmning ::L"lC Wi\lATA irlltl:\.!.y :~!~.r<c,,·d 1.'.) th;: 
lcvc:Iopcr'::; pr,,"'p.;Y,.11 [\) r::phce /l;}pn)\Hlukly h.:ilf f,~.flhi: \ok'1m PJlrking . .;.;p,1.:e.;.; (urntHlly l."n·-;n.~. 
comn1"J.ncly n'U),h(~l~: ·.~·{·H' ~::(:,;H lh~it addill0:1al park:ng \V;lS lH.!er1~d Th .. ·l':~m hUi l" ,~)l .... (""J ;;lgnifh:,:mtiy 
,wt':r 6;.: pa~~ :-in :;t";W·; cmd fK'W iJ1cIudt':'''' 100';··;, rt:placernt!r:1 \i~In'l pilrkmg. accomrnodar,,'t: t:lrY,Lgh :~ J; 5-
~1XI.C"l: \'1:.!t;f> garah";;; ; 4:) ~ktTo:"}{r:itdcntIal shared :'.:;rl-..:t::i ;)1 ~bt!: pn ..... ak g;.;m~cs offered :0 \ic:ro l1",1'::-' .it 

~ ... 1t."Ttl r<!lel., Ir,ln 7·lt.l ?r1 to ID:OD ?m; i.lnt~ 3.~ :\'klro.,Rt~:<liI ;';~;';rt·d sl:!'"facl' spaces. fa ;~ddlU)il. ih", 

dcvdoPl.:f bas ;';L,'T,:~'d to extend tic m.ete:-::. on ttH: :::.hori-t!;':nn n:('~ll parking (' j{i~ :-.p,::,ccs.l from 1\\0 to :"O.IT 
hH,;r:, in !n;;~'r "-, ·;~nYv·ltk· nlJd:i1\ ~lGf~ICl6 n:~[lOrL~ for Mr"ro rj(~\.·r,:: \\'ho ]:c(.'d to cl:iikt: ;dHlf: :nps. 

[I ~hH1, Rb, ... k blanJ A·~(:m;.c' tvlc:r(lilta/~l \S :,It ilk~al cxamp~e of tI-:c flHUH: of \V;lItl~. Um 
o)mrr:lmHy r.as 10l:.l! WJ.ltcd. tix hitJ, ql.l41Jity: TitHed-usc dc,:clopmcnt that L:1CnHr;lr!t'~· ~:n:;lk'T DU ';1;ic 
\r:,m'j~)1xu::~)n ll': ..... 1:'11. ... p;;:;,,:,,:::,\·..;!l b!:T'g Tl.h,h nn';':'cd :,L'Tncc:", to our ;:omTfJTlliy ar.d tn{: l-'LD 
;:.;~pli;:::;1t I(',i l'~ ;!'II .. h<.~r .. :nll(::d ~h.'p aion):!, til" \. ... ~(\:. I iJ~k :-.. n )'P';lf a:;:;pnwal ofth: pr T) appl iC:l!:Oil ;md 
tl1nnk yf)d If) ;;,!\ ;;ll~T ';)f a rwmpt and posit}"n: C.fC ,:::'I(:-n, 

f/?~7 ~~~?lJ), 
r : afr;.: 1 C(::1I1'I\ i h~,nl;l'; .I r. 
')'':If(j S (OUL(J ~.k.r:.il\.:l 
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Zoning Commission Order No. 04-24 
(conditions adopted September 15,2005) 

I 

Exhibit 5 

1. The final design of the PUD sheet 1 be developed in accordance with the site plan and 
preliminary architectural and landscape plans submitted as Exhibit 14 in the record of this 
case, and as modified by the guidelines, conditions and standards of this order. 

2. The maximum building height in the project shall be ninety (90) feet, and the maximum 
aggregate gross floor area will be 1.90 FAR. 

3. The project shall be a mixed use center development generally as depicted in the preliminary 
plans submitted in this first-stage application. The prQject consists of approximately 271 
rental apartments totaling approximately 354,860 square feet of gross floor area; 70,000 
gross square feet of retail uses; additional ground floor uses on the Rhode Island Avenue 
frontage consisting of incubator space, community uses, artist studios, and similar uses; and 
451 parking spaces. 

4. Twenty percent (20%) of the apartments (54 units) shall be made available and restricted for 
a period of twenty (20) years ru affordable housing for qualifying households having incomes 
not exceeding fifty percent (50%) of area median income ("AMI"). 

5. The ground floor of commercial space along Main Street and Rhode Island Avenue shall 
provide a ceiling height of no less than fourteen (14) feet. 

6. The Applicant shall submit with the second-stage application detailed plans and elevations 
indicating the design treatment of the proposed PUD project, including but not limited to 
architectural and landscape details, building and landscape materials, color, and zoning data 
required for a second-stage PUD application. 

7. The Applicant shall submit the following additional plans with the second-stage application: 

a. A preliminary subdivision showing dimensions of the proposed lot or lots, centerlines 
and widths of proposed streets and access ways; 

b. A rough grading plan showing the proposed grading of the site, location of retaining 
walls, and areas of critical slope; 

c. A utility plan showing the general location of utilities, including stormwater 
management and BMP devices; 

d. Plans showing dimensions and treatment of open space and other common areas. 

8. Traffic and parking analysis for the second-stage application shall include and address the 
following matters: 

a. A reevaluation of the allocation of parking spaces between uses; 

b. The need and feasibility of increasing the number of kiss-and-ride parking spaces 
shall be evaluated; ZONING COMMISSION

District of Columbia

Case No. 04-24A

21



c. The number of parking spaces adjacent to the median on Main Street shall be reduced 
in a manner that increases pedestrian safety and amenity; 

d. The internal intersection formed by the Metrorail perimeter road, Main Street and the 
adjacent Brentwood Shopping Center shall be evaluated for operational, capacity and 
safety issues and for a signal warrant analysis; 

e. In relationship to 8d.above, the Applicant shall propose the most functional and 
attractive pedestrian connection feasible to the 'Brentwood Shopping Center to the 
east of the PUD Site and shall consult with the owners of the retail center regarding 
the connection; 

f. The feasibility of utilizing the second parking garage to provide overflow parking for 
the Metro Station; and 

g. A traffic circulation plan that addresses the repeated requests of the Commission for 
greater detail, ignored by the Applicant during this proceeding. 

9. The Applicant shall execute the following agreements prior to the adoption of the second­
stage PUD in this case: 

a. A First-Source Employment Agreement with the Department Employment Services; 

b. A Memorandum of Understanding with the District of Columbia Office of Local 
Business Development ("LSDBE") to ensure minority vendor participation. 

10. This first-stage PUD approval by the Zoning Commission shall be valid for a period of one 
(1) year from the effective date of this order. Within this time, the applicant shall file a 
second-stage PUD application in order for this first-stage application to remain in effect. 
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