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441 4th Street, N.W. 
Suite 210 
Washington, D.C. 20001 

Re: Pre-Hearing Submission, Zoning Commission Case No. 05-24 
Eastgate Family Consolidated PUD 

Dear Ms. Kress: 

Pursuant to § 3013 of the Rules of Practice and Procedure before the Zoning 
Commission, we are herewith submitting twenty (20) copies of the Pre-Hearing 
Submission on behalf of the applicant in the above-referenced case. 

The following items are being submitted: 

1. 

2. 

4. 

5. 

Twenty (20) copies of the Pre-Hearing Statement, including twenty (20) 
copies of reduced project plans and one (1) set of full-size plans. 

A list of witnesses who will testify at the public hearing, a summary of 
their testimony, and an estimate of the time required for the applicant's 
presentation. 

A set of mailing labels with the names and addresses of all property 
owners within 200 feet of the subject property. 

Pursuant to§ 3013.3, the property owners in this case are the District of 
Columbia Housing Authority ("DCHA") and A&R/THC II, LLC, a joint 
venture between A&lt.Uevelopment Corporation and The Henson 
Development Company '(the "Applicant"). 

Certification pursuant to§ 3013.7: We hereby certify that all of the 
requirements of§ 3013 have \)een complied with in this submission. 

A copy of the application form for the PUD, filed on July 28, 2005. 
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Please contact the undersigned if any additional materials are needed. 

Sincerely, 
ARNOLD & PORTER LLP 

~~A~~~, 
Cynthia A. Giordano ~ 

m~-~~~ 
Nathan W. Gross, AICP 
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EASTGATE FAMILY HOUSING 

A PLANNED UNIT DEVELOPMENT 
BEFORE THE 

DISTRICT OF COLUMBIA ZONING COMMISSION 

PRE-HEARING SUBMISSION 
Zoning Commission Case No. 05-24 

October 21, 2005 

APPLICANT: ~ ·o 
The District of Columbia Housing Authority and A&RITHC II, LLC .: 
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DEVELOPMENT TEAM 

Applicant: District of Columbia Housing Authority 
and A&RITHC II, LLC 
Washington, D.C. 

Architect: Grimm & Parker, P.C. 
Calverton, Maryland 

Civil Engineer Bowman Consulting Group, L TO. 
Alexandria, Virginia 

Landscape Architect The Edgecomb Group, INC. 
Hyattsville, Maryland 

Transportation Engineer 0. R. George & Associates, INC. 
Landham, Maryland 
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Washington, D.C. 
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LIST OF WITNESSES AND ESTIMATE OF 
TIME REQUIRED TO PRESENT CASE 

Witnesses: 

District of Columbia Housing Authority 

Jessica Franklin, Project Manager 

A & R Development Corporation, 
Residential Developer: 

Matt Engel, Project Manager 

Grimm & Parker Architects, P.C. 

Carll Oehrig, AlA 
Logan Schutz, AlA 

O.R. George & Associates, Inc., 
Transportation Planning & Engineering Consultants 

Osborne R. George, Principal, Transportation Planner 

Arnold & Porter, Land Use Counsel 

Cynthia A. Giordano, Coordinating Attorney 
Nathan W. Gross, AICP, City Planner 

Estimated Time Requited to Present Case: 1.25 hours 
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Summary of Testimony of the D.C. Housing Authority and 
A & R Development Corporation, 

Residential Developers: 

Jessica Franklin, Project Manager, DCHA: 

I. Hope VI Development - Summary Background 

II. Project Housing Strategy 

III. Community Participation 

Matt Engel, Project Director, A & R Development 

I. Project Background and Goals 

II. Development Planning, Financing, Timetable 

Carl J. Oehrig, AlA, Grimm & Parker Architects, P.C. 
Logan Schutz, AlA, Grimm & Parker Architects, P.C. 

I. Presentation of Site and Architectural Plans for the PUD 

II. Review of Necessary Areas of Flexibility for the Project 

III. Discussion of Building Materials 

Lee Edgecomb, ASLA, Principal, The Edgecomb Group, lnc. 

I. Presentation of the Landscape Architecture Plans 

II. Urban Tree Park 

O.R. George, Principal, O.R. George & Associates, Inc., 
Transportation Planning & Engineering Consultants: 

I. Review of Existing Road Network 

II. Findings of Traffic Impact Analysis 

Summary of Testimony of Nathan W. Gross, AICP 
City Planner, Arnold & Porter: 

I. Assessment of Key Planning Issues and Benefits of Proposed Project 

II. Consistency of Project with Comprehensive Plan and PUD Evaluation 
Standards 
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EASTGATE GARDENS 

PRE-HEARING STATEMENT IN SUPPORT OF THE 
CONSOLIDATED PLANNED UNIT DEVELOPMENT 

October 21, 2005 

I. Background •. Site Description and Community Participation 

This document is the Pre-Hearing Statement of the District of Columbia Housing 

Authority ("DCHA") and A&RITHC II, LLC, a joint venture between A&R 

Development Corporation and The Henson Development Company (the "Applicant") for 

review and approval of a consolidated Planned Unit Development ("PUD") under 

Chapter 24 of the D.C. Zoning Regulations. The property that is the subject of this 

application is located in the Marshall Heights neighborhood of Southeast Washington on 

the site of the former Eastgate Gardens public housing complex. The project site is 

bounded generally by Fitch Street on the south, near Benning Road on the west, F Street 

and Drake Place (Queen's Stroll Lane) on the north and 51st Street on the east, all S.E. 

(the "PUD Site"). 1 

The PUD Site has a total land area of745,660 square feet, or 17.12 acres. This 

total includes 141,914 square feet of future p\lblic street rights-of-way to be dedicated. 

The PUD Site includes Lots 9-20 in Square 5318, Lots 20-36 ~ Sql,lare 5319, and Lots 

29-36 in Square 5320. It is located in Watd 7 and also within the boundaries of Advisory 

Neighborhood Commission ("ANC") 7E. the former 230-unit public housing 

1 All street references in this document are in Southeast Washington, but "S.E." will not be indicated. 
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development was fully demolished in 2002, and the site is currently vacant. The proposed 

redevelopment plan is to construct 186 new dwelling units, including townhouses, 

grandhomes and detached single-family dwellings. 

As part of its commitment to redevelop Eastgate Gardens, DCHA has made a 

concurrent commitment to help revitalize the surrounding Marshall Heights 

neighborhood. A series of meetings and workshops with community interests were 

completed to define elements of a community plan. Fot this purpose DCHA joined with 

the community-based Eastgate/Marshall Heights Neighborhood Alliance to prepare the 

master plan for the PUD Site and surrounding neighborhood. 

DCHA, in partnership with A & R!THC II LLC, successfully applied for a $20 

million HOPE VI grant from the U.S. Department of Housing and Urban Development 

for the Eastgate Gardens PUD Site. HOPE VI projects aim to achieve success through 

participatory community planning, a holistic approach to creating a complete new 

community, public-private sector partnership with market-rate business discipline, and 

high q~ality design with a pedestrian environment and other features that encourage 

social interaction. HOPE VI funds and support procedures will help the new Eastgate 

community provide high quality housing affordable to people in a wide range of income 

levels, including home ownership opportunities for low-income and market-rate 

homebuyers, as well as rental units for families and seniors. 

II. The Applicant 

Several parties are involved in the comprehensive and complex redevelopment 

planned for the Property. DCHA owns the PUD Site and has legal authority from HUD 

to proceed with redevelopment. In keeping with its mission, DCHA is undertaking the 
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Eastgate project in order to provide quality housing for low-income citizens, increase 

neighborhood stability by creating mixed-income homeownership opportunities, promote 

area residents' economic capacity and self-sufficiency, and help revitalize the Marshall 

Heights neighborhood. An experienced and capable DCHA team will help bring the 

Eastgate Gardens redevelopment to fruition. 

The developer for the new Eastgate residenti~ community is A&RJTHC, LLC II, 

a joint venture between A&R Development Corp. ("A&R") and the Henson Development 

Company ("THC"). The joint venture's principals are Theo Rodgers and Cheryl 

Hamilton (A&R) and Daniel Henson, III (THC). Both A&R and THC are 100% 

minority owned and work to achieve the highest participation by minorities and women 

in their projects. 

Founded in 1977, A&R specializes in urban design and development and has 

substantial experience with HOPE VI projects. The firm's extensive portfolio includes 

low-to-moderate income rental and homeownership units, elderly housing, garden and 

high-rise facilities, townhouses and student living facilities. Since its inception, A&R has 

completed more than 4,300 housing units ~d over 400,000 square feet of retail and 

commercial development. 

A few years ago the fmn completed work on Wheeler Creek Estates, a 314-unit 

mixed-income housing development in the Washington Highlands neighborhood and 

funded by a $54 million HOPE VI grant. The firm also recently completed is the 151-

unit, $17-million Redwood Apartments in Baltimore. One of A&R's projects is Heritage 

Crossing, another Baltimore HOPE VI project consisting of 260 townhouses and a 

community/daycare center. Other developments include the Senior Building at Capitol 
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Gateway Estates (formerly New E~t Capitol), approved by the D.C. Zoning Commi$sion 

in 2003; Lockwood Place, a $71 million, 250,000 square foot Class A office building; 

and Symphony Centre & Symphony Centre Apartments, which includes two 3-story 

office buildings and an 8-story, 186-unit apartment building. 

THC i_s a highly experienced re~ estate development and progr31Il management 

firm whose expertise extends to all aspects of public housing authority operations, 

including HOPE VI and mixed-fmance development. THC specializes in utilizing public 

housing authorities' existing physical facilities and properties to achieve maximum 

benefit for the authorities and their customers. The company's principal, Daniel P. 

Henson, III, has served as both Executive Director of the Housing Authority and Housing 

Commissioner for Baltimore City. 

During his tenure in those positions, HUD awarded Baltimore a total of $172 

million in HOPE VI funds, the most awarded to any city. These grants were leveraged to 

obtain approximately $600 million for the redevelopment of Baltimore's public housing. 

Dana Henson, Vice President ofTHC, served as a key member of the development team 

that completed the $160 million Columbus Center for Marine Research in Baltimore's 

Inner Harbor. Ms. Henson also is the founder and CEO of Teaching Education and 

Motivation, an organization that inspires and instructs students in developing skills that 

will help them achieve their career goals and succeed in the workforce. A Cultural Arts 

Center geared towards the training of youth in the arts is a significant element of the 

proposed Eastgate Gardens redevelopment. The idea for the arts center derived from a 

suggestion from a former residents ofEastgate Gardens in combination with Ms. 

Henson's strong interest and experience in this area. 
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III. The Surrounding Neighborhood 

The PUD Site is located in the Marshall Heights neighborhood, which is almost 

exclusively residential in character. Existing housing types are primarily single-family 

dwellings and three- to four-story apartment buildings. In the far northwest and northeast 

comers of the neighborhood, the area has a calm, somewhat suburban feel where the 

rectangular street grid ends and the roads wind past single-family, attached and detached 

homes. The part of the neighborhood that has a rectangular street grid includes several 

blocks developed almost exclusively with four- to 19-unit apartment buildings. 

Residential properties range in condition from good to poor, with several blocks 

dominated by vacant and abandoned properties that contribute to a blighted and 

distressed feel to much of the neighborhood. 

Marshall Heights is home to approximately 29 religious congregations, which are 

woven into the residential fabric of the neighborhood. The neighborhood's churches 

provide many community services including daycare, senior activities, meal programs 

and counseling. Community services such as the Metropolitan Police Boys and Girls 

Club and the Benning Park Recreation Center are located just to the north and south of 

the residential area. The largest parc~ls in the neighborhood (other than Eastgate 

Gardens) accommodate three public schools-- Fletcher-Johnson Middle School, J.C. 

Nalle Elementary School and C.W. Harris Elementary School. 

Srnall retail poc~ets and strip centers are located along the boundaries of the 

community, providing a limited range of goods and services. With the exception of the 

BENCO shopping center at East Capitol Street and Benning Road, the centers are located 
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on small parcels (less than one acre) and ate generally in a blighted condition. Various 

District of Columbia government services such as a police station, a fire station, a post 

office, and a library are also located along Benning Road and north of East Capitol Street. 

Demographic and market studies of the neighborhood conducted for the Applicant 

found that Marshall Heights ~ experienced a higher rate of population loss than the 

District or Ward 7 over the past 10 years, has a higher rate of rental occupancy than the 

Ward or the District and household incomes that are below the city's median income. 

Because of its location at the eastern edge of the District and along the ea_st-west 

artery of East Capitol Street, the Marshall Heights community serves as a gateway into 

the District for suburban commuters. Public transportation is available from two 

Metrorail stations -Benning Road (a 25-minute walk from. the center of the Eastgate 

Gardens site) and Capitol Heights (a 40-minute walk). Area buses supplement the 

Metrorail system by running passengers from the heart of the Marshall Heights 

comlllunity along 51st and 53rd Streets to each Metrorail station. Benning Road, another 

major artery into the city center, runs past the Eastgate Gardens Site and offers many bus 

routes connecting to the Benning Road Metrorail station. 

IV. Existing and Proposed Zoning 

The majority of the land area of the neighborhood, including the PUD Site, is 

zoned R-5-A (Low-Density General Residential) or R-2 (Semi-detached Dwellings).2 R-

5-A is a low-density apartment house zone that allows a variety of residential building 

types within a height limit of 40 feet, three stories and a maximum floor area ratio 

("FAR") of0.9. Detached and semi-detached single-family dwellings are allowed as of 

2 See the "Zoning Map" attached as Exhibit A. 
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right; townhouses and low-density aparttnents are allowed if approved by the Board of 

Zoning Adjustment ("BZ.A") ~$ a special exception. The PUD process authorizes the 

Zoning Commission to approve developments that would otherwise require a special 

exception. With a PUD, the maximum permitted height in R-5-A zones is 60 feet and the 

maximum FAR is 1.0. The development standards of the R-5-A District readily 

accommodate the proposed PUD, and accordingly, no map amendment is requested. 

The R-5-A District is mapped widely in Marshall Heights and adjacent 

neighborhoods. These areas include a mixture of de~ched ~d semi-detached single­

family homes and three- and four-story apartment houses. Vacant lots and buildings are 

scattered throughout the R-5-A area, but are far less common in the areas With R-2 

zoning. The R-2-zoned areas generally are designed with uniform lot sizes and front and 

side yard setbacks and contain attractive, well-maintained homes and streets, despite the 

presence of a number of vacant lots and vacant houses. 

Several short retail strips and pockets are zoned C-1 (Neighborhood Shopping) or 

C-2-A (Community Business Center). The most significant for the Eastgate site is the C-

2-A strip along the west frontage of Benning Road opposite the Arts or Residential Site 

ofthePUD. 

V. Project Description 

The PUD Site itself is a rolling hillside that changes in grade by approxi.Inately 80 

feet, rising from Benning Road and Fitch Street to the level of the rest of the 

neighborhood at its north and east ends. The Applicant plans to develop the PUD Site 
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with 186 dwelling units, including 158 townhouses, 20 detached single-family dwellings 

and 8 units in two grandhomes (each having four units).3 

The overall goal is to create a stable, mixed-income residential community, with 

the emphasis on affordable housing. The breakdown of the 186 dwelling units by 

building type, affordability and tenure is as follows: 

Building Type/Number 

53 townhouses 
36 townhouses 
25 townhouses 
44 townhouses 
20 detached houses 
8 grandhomes units 

Tenure 

Rental 
Sale 
Sale 
Sale 
Sale 
Rental 

Affordabilitv 

60%AMI4 

Below 60% AMI 
60-80%AMI 
Above 80% AMI (Market) 
Above 80% AMI (Market) 
Below 60% AMI 

While Eastgate will be a mixed-income community, the emphasis is upon 

affordable units, with 97 units (52%) in the low-income range, 25 units (13%) in the 

moderate-income range and 64 units (34%) market rate. 

Status of Cultural Arts Center. In 2001-2002 the Applicant prepared conceptual 

plans for a Cultural Arts Center to serve the surrounding multi-neighborhood area and 

Ward 7 generally. The Arts Center was included in a PUD Application submitted by this 

Applicant in November 2002 but not pursued to public hearing. The feasibility and 

location of the proposed Arts Center has not yet been determined. Accordingly, this 

1.09-acre parcel at the western end of the PUD Site fronting on Benning Road is not part 

of this PUD application. This site is included in the plans in that it was part of the former 

Eastgate Gardens public housing development, and it is indicated as "Arts or Residential 

3 See the set of Project Plans attached as Exhibit C. 
4 AMI is Area Median Income. Less than 60 percent AMI would be considered low income, 60-80 percent 
moderate income and in excess of 80 percent, market rate/middle income. 
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Site." But the PUD boundary depicted on Sheet __ of the attached Plans excludes this 

site. In the coming year or two, the Applicant will determine whether to build the Arts 

Center or alternatively an apartment house on this prominent site fronting on Benning 

Road. At that time, the Applicant will file for a separate PUD and probably map 

amendment for this parcel. 

Site Plan and Design. 5 The site plan for the Consolidated PUD is generally 

described as follows. Two- and three-story townhouses in groups of three to five units 

will line the perimeter street frontages facing the surrounding neighborhood along F 

Street, Queen's Stroll Place, 51st Street and Fitch Street. The only minor exceptions to 

this pattern are a short section of open space along Fitch Street and two grandhomes sited 

at the corner of 51st Street and Queen's Stroll Place. Eighty-si){ of the townhouses have 

garages and 72 do not; all of the detached dwellings have either a one-car or a two-car 

garage. 

As depicted in the map and photographs on Sheet 4.0 of the plans, ''Neighborhood 

Image Board," surrounding development adjacent to the perimeter streets of the PUD is 

predominantly three-to-four-story apartment buildings or open spaces, with the exception 

of a group of six detached houses along Queen's Stroll Place. The only adjacent 

commercial area is the C-2-A strip on the west frontage of Benning Road, which is across 

the street from the "Arts or Residential Site" but not the instant PUD. 

The interior of the PUD Site will be served by two new streets that are proposed 

to be public streets. There will be a pedestrian orientation along these streets, including 

six-foot-wide sidewalks, lighting and street trees following public street standards. One 

5 Please refer to the Project Plans attached as Exhibit C. 
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of the streets is aU-shaped, loop road that connects withE and F Streets at 51st Street, 

S.E. For a distance of approximately 450 feet into the site along both legs of this street, 

proposed development is townhouses in groups of four and five units. At that point, 

proceeding around the "U", both frontages will be developed with detached single-family 

houses. A tot lot will be provided between the last townhouse and the first detached 

house along the northern leg of this street. Th~ design principle embodied here is that 

like housing types will face each other along the street frontages. Five-foot-wide 

easements run through the center of rear yards on this block. This easement will provide 

access to the dwellings for residents of the for-sale units a,nd ma.Q.agement in the case of 

rental units. This easement is needed for maintenance and rear access. Such easements 

are also proposed in other locations as depicted on the Circulation and Parking Plan, 

Sheet C-9.0 of the plans. The easements and public alley through the middle of the 

blocks allows "dry" utilities to be located underground, a major benefit in terms of visual 

and design quality. 

The second proposed new street will be in the southern part of the site. It would 

be curvilinear, run generally east-west and would connect to 51st Street on the east and 

Fitch Street on the west. The south frontage Would be developed with groups of 

townhouses and the north frontage with six detached dwellings. An east-west public 

alley wi.ll serve the interior of this block. A tot lot will be located at the western end of 

the townhouses facing the new, interior street. 

Between the detached houses on the "U" curve and the Arts or Residential Site is 

a large proposed open space. This area consists of steeply-sloping land with substantial 

coverage with mature trees in places. The Applicant's team determined that creating 
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streets and new buildings on this part of the site would be environmentally undesirable 

and created the site plan accordingly. This open space constitutes the great majority of 

the 2.88 acres of proposed open space, which equals 18 percent of the PUD Site. The 

Applicant plans to preserve the mature trees in this open space and create an Urban Tree 

Park with meandering paths and benches to sit on. Thi_s park wil,l preserve and enhance a 

small piece of urban wilderness. 

Parking will be ample and will exceed the R-5-A requirement of one parking 

space per dwelling unit -- a requirement of 186 spaces. There will be 132 spaces in 

garages and 186 in driveways for a total of 318 off-street parking spaces. In addition 

there will be 56 curbside parallel parking spaces on public streets.6 

Building heights will range from just under 23 feet for the two-story detached 

houses to 33 feet, 6 % inches for the three-story townhouses. The grandhoines and two-

story townhouses are in the range of 23 to 24 feet high. All of the proposed building 

heights are well within the 60-foot building height allowed itt R-5-A with a PUD. As the 

plans are refined, some of the houses may have a greater height; the Applicant will 

address this more specifically in the Pre-Hearing Submission and/or the public hearing. 

Lot occupancy is 3 5.15 percent based on the area divided in the lots, and drops to 

27.23 percent~ a percentage of the lot areas plus open space. This is well within the 

allowed 40 percent lot occupancy in the R-5-A District. 

6 See Sheet C-8.10 ("Site Tabulation and Setbacks") of the attached plans, Sheet C-9.0 ("Circulation and 
Parking Plan") and the "Zoning Tabulation" on the Cover Sheet for a complete tabulation of development 
data. 
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The site plan depicts a number of minor deviations from the matter-of-right side 

and rear yard requirements.7 In R-5-A, a side yard, if provided, must be no less than 8 

feet wide. Because the townhouses are built in groups of three to five houses, there are 

numerous side yards required at the ends of rows. In 80 locations the minimum side 

setback of8 feet is not provided, but the deficiencies are extremely minot. All of the side 

yards except one are in the range from 7.50 feet to 7.99 feet, and the other one is 6.93 

feet. These represent a minor shortfall from matter-of-right requirements and occur in a 

site plan that provides ample open spaces, both in common areas and large yards. 

The required rear yard in R-5-A is 20 feet. Seventy-two (72) houses are not in 

compliance. The substantial majority of these houses have 18-foot rear yard setbacks; 

smaller numbers have rear yards in the 13-foot range; and one has only a 9.75' rear yard. 

However, the 114 complying houses tend to have very deep rear yards. For exarople, 62 

tear yards have a depth of 40 feet or mote. Again, in general, the setting is one of ample 

open spaces, and the Applicant believes there are no problems of light, air or privacy 

imposed on neighbors by the somewhat smaller yard setbacks. These minor modifications 

to some of the matter-of-right yard requirements will enable the development to become 

a "Pedestrian Friendly" community. Site planning flexibility of this type is one of the 

purposes of the PUD process. 

In the R-5-A District the Zoning Regulations do not specify a minimum lot area 

or width, but leave these dimensions to the Board of Zoning Adjustment or the Zoning 

Commission to determine on a case-by-case basis. 

7 Section 2405 of the planned unit development regula~ions allows the Zoning Commission to exercise 
flexibility from matter-of-right area requirements, "depending upon the exact circumstances of the 
particular project."(§ 2405.5) Sheet C-8.10 in the attached project plans is a chart setting forth all ofthe 
side yard and rear yard setbacks and other data. 
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The exterior sicling m~terial will be high-quality vi_nyl in "Norman Rockwell" 

colors. The Applicant's team engaged in charrettes and other extensive consultations 

with community residents and groups to determine desired architectural styles, colors and 

specific building features. Participants reviewed images of the surrounding architectural 

context, including examples of Victorian farmhouse, English cottage, 1950's Ranch, and 

Bung~ow-style single-f~ily homes. Planners also pointed out that it is a unique 

phenomenon in the District that residential architectural styles are increasingly more 

eclectic with distance from downtown. This information appealed to the community, as 

the stated objective is to generate an individualistic look for Eastgate Gardens. 

Examples of relevant design features include rich colors, covered porches, bay 

windows, front doors facing the street, peaked roofs, stone water tables, turrets and 

garages. The architectural style for townhouses, single-family dwellings and 

gtandhouses suggested by the planners and supported by the community conveys that 

eclectic sentiment. Bold and bright colors accent Victorian, Tudor and Craftsmen style 

facade detailing. Ov~l windows and door lights complement sturdy porch detailing and 

bay window projections. The resulting look for both the Eastgate Gardens Site and the 

surrounding Marshall Heights neighborhood balances the historic context of the 

surrounding architecture with the preferences of the residents of Eastgate Gardens. 

This new community is designed generally according to new urbanist principles. 

The new development will reweave Eastgate into the surrolll)ding neighborhood and the 

city. The principal interior street connects with the surrounding street grid as an extension 

ofE and F Streets. Townhouses (and two grandhomes) will line the perimeter streets 

facing the surrounding neighborhood and will become part of the urban fabric. The 
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interior and perimeter streets will have sidewalks and the houses will have quite uniform 

setbacks that frame the streetscape in a traditional way. New sidewalks will be added 

along the entire frontage of Fitch Street, where none exist today. These new sidewalks 

will further enhance pedestrian connectivity to the major transportation facilities and 

commercial uses along Benning Road. The setting and design will be friendly to 

pedestrian -use. 

The overall intensity of development proposed in this PUD is low, reflecting the 

large preserved open space on the PUD Site as an Urban Tree Park and the allocation of 

land areas to future public streets. The proposed density is 0.62 FAR lU1d 14.55 dwelling 

units per acre. This is based upon the land area devoted to individual lots plus the 

preserved open space, a total area of 556,501 square feet or 12.78 acres. The remaining 

land area will be devoted to public rights-of way- 141,914 sf(3.25 acres)8 

VI. Public Benefits of the Proposed PUD 

Section 2403 (Evaluation Standards) of the PUD regulations provides that the 

Zoning Commission must find that the proposed PUD is "not inconsistent" with the 

Comprehensive Plan and other adopted public polic:ies for the subject site (§2403.4); that 

the proposed development includes public benefits and project amenities as set forth in 

§2403.9: and that the proposed project's impacts on the surrounding area and on public 

facilities and services shall be acceptable commensurate with the public benefits of the 

PUD or are capable of mitigation (§2403.3). These factors are discussed below. 

8 See the "Zoning Tabulation" on the cover sheet of the Project Plans attached as Exbi_bit C. 
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A. Public Plans and Policies 

1. Mq,jor Local Development Initiative. Clearly the proposed replacement of 

a deteriorated and now demolished public housing complex with a new, high-quality 

mixed-income residential community is a high priority planning objective for the District 

of Columbia. Eastgate represents a major policy initiative and commitment of resources 

by the D.C. Housing Authority in partnership with experienced private sector developers 

of affordable housing working closely·,with community residents and organizations. 

The Marshall Heights community has been engaged in a series of active planning 

initiatives for several years. These plans include studies completed on behalf of the D.C. 

Office of Planning, the D.C. Housing Authority, the Marshall Heights Co:rnmunity 

Development Organization, and the Eastgate Redevelopment Associates. As a result of 

seven to eight years of planning specifically for the revitalization of the Eastgate Gardens 

site and the surrounding neighborhood, certain public policy principles have been agreed 

upon or adopted, as summarized below. 

The District of Columbia's Consolidated Plan highlights two priorities for the 

atea: (I) raising the homeownership rate and (2) pres.erving affordable housing, including 

rental housing initiatives. 

The D.C. Office of Planning's Cluster 33 SNAP initiative sets priorities in several 

areas, including (I) rooting out blight by enforcing property maintenance codes; (2) 

demolishing vacant buildings near the Eastgate Gardens Site; (3) slowing traffic through 

the area; (4) improving delivery of youth programs to the community; and (5) proceeding 

with the redevelopment of the Eastgate Gardens Site. 
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The Eastgate/Marshall Heights Neighborhood Alli~ce summarized several prior 

plans in its White Paper on Marshall Heights Redevelopment. The Alliance's vision, 

which is the C"Qlmination of these planning efforts, is focused on providing 

"homeownership and rental opportunities for a broad range of income levels in a safe 

environment with appropriate neighborhood retail activity." 

The proposed planned ttrtit development at Eastgate Gardens helps carry out the 

policies cited above. 

]. Comprehensive Plan: Affordable Housing Policies. The Comprehensive 

PIan for the National Capital (the '-'Comprehensive Plan" or the "Plan") is the offici~lly 

adopted planning blueprint for the future of the District of Columbia. The Home Rule 

Act requires that zoning shall be "not inconsistent~' with the Comprehensive PUm. 

Numerous policies in the Housing Element in Chapter 3 and the Ward 7 Element of the 

Pllm emphasize the importance of housing that is affordable to low and moderate income 

households and affordable to elderly persons, as well as housing for homeownership. 

The Major Policies in §300.1 (Housing) highlight the importance of partnerships 

between the goverrunent, the private sector and nonprofit organizations to achieve 

housing goals. The General Housing Goals in §302, the Low- and Moderate-Income 

Housing goals in §303 and the Housing for the Elderly goals in §304 all include 

numerous policies the Eastgate Gardens community will help implement on a major 

scale. 

The Ward 7 Objectives fot Housing ill §1808.1 also emphasize affordable 

housing, homeownership, improvemel)ts to public a,nd assisted housing, elderly housing 

and public regulatory and financial actions in furtherance of the housing objectives. 
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The proposed PUD plan helps advance all of the foregoing housing objectives. 

3. Comprehensive Plan: Compliance with Major Themes. The Ea_stgate 

new residential community exemplifies six of the ten Major Themes set forth in the 

Comprehensive Plan in Chapter 1, including: 

Stabilizing and Improving the District's Neighborhoods (§ 1 02). The proposed 

new community will completely transfon1.1 the affected properties and will help stabilize 

and improve the surrounding neighborhoods by providing a high quality, affordable and 

mixed-income housing development. The result will be an attractive and stable 

community. 

Respecting and Improving the Physical Character o(the District (§106) and 

Preserving and Promoting Cultural and Natural Amenities (§105). The high quality of 

the proposed development, as to housing, open space, design, and environmental features, 

will help improve the physical character of this neighborhood and the quality of life 

therein. The townhouse design acknowledges traditional Washington, D.C. architecture. 

The large, preserved open space, or Urban Tree Park, with mature trees and amenities 

helps preserve and promote natural ~enities. The ~asements and public alley through 

the middle of the blocks allow "dry" utilities to be located underground, a major benefit 

in terms of visual and design quality. 

Preserving and Ensuring Community Input (§ 1 07). As noted above, very 

extensive community participation has been undertaken in preparing the revitalization 

and redevelopment plans. The Eastgate Resident Association, formed by a group of three 

former Eastgate residents in 1997, has been instrumental in guiding the development and 

the community participation process. 
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Providing for Diversity and Overall Social Responsibilities (§Ill). As indicated 

previously in this statement, the private developer team is entirely minority-owned. 

Community interests have been fully explored and respected. Marketing efforts will focus 

on increasing racial diversity in the new Eastgate. 

Promoting Enhanced Public Safety (§ 11 0). The new residential community will 

fill a void in the neighborhood fabric, place additional "eyes on the street," and create a 

new street system more conducive to public safety than the former "superblock" created 

for Eastgate Gardens public housing. The surrounding neighborhoods will benefit from 

improved public safety as well, according to studies of Hope VI community 

developments. 

4. Comprehensive Plan: Land Use Element. The Generalized Land Use 

Map of the Land Use Element of the Plan includes the PUD Site within a large area 

designated for Moderate Density Residential Development. This term is defmed as, 

"Row houses and garden apartments are the predominant uses; may also include low 

density housing." The range of residential building types proposed in this PUD clearly 

coincide with the stated land use policy. 

5. Comprehensive Plan: Human Services Element, Transportation 

Element, Economic Development, Enviro11mental Protection Element, and Urban 

Design Element. Numerous policies in the foregoing elements of the Comprehensive 

Plan can be cited in support of the proposed PUD. In the interests of brevity, these will 

not be cited in the application, but may be included in the Pre-Hearing Submission and/or 

testimony at the public hearing, if granted. A superior human services feature of the 

project is the Community Services Support Program ("CSSP"), which is funded with 
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$1.75 million ofHOPE VI funds and matched with $9.6 million of public and private 

contributions. This program is being administered by DCHA and the Eastgate Residents 

Assoc~ation Community Development Corporation. The CSSP will focus on youth 

services, economic development and health care. Economic development efforts include 

a technology and Learning Center, small business assistance, homeownership counseling 

and Sec. 3 Training and Employment Opportunities. The CSSP has also partnered with 

established health care organizations to provide on-site health care services as well as 

training. As to youth programs, the Cultural Arts Center is ail initiative that aims to 

provide tr~ining in the business side of music and the arts as well as learning and 

performing the arts themselves. 

B. Public Benefits and Project Amenities 

The proposed PUD clearly provides superior features that will benefit the 

surrounding neighborhood and the public to a significantly greater extent than would 

likely result from matter-of-right development of the PUD Site. The applicable project 

benefits and amenities from 11 DCMR §2403.9 are indicated below. Because some of 

these items have been discussed above under public policies and plans, little or no 

commentary is included. The PUD's public benefits and amenities include the following: 

1. Housing and Affordable Housing (2403.9(1)). Discussed above. 

2. ''Urban Design, Architecture, Landscaping, Creation or Preservation of 

Open Spaces" (2403.9(a)). "Site Planning, Efficient and Economical Land 

Utilization" (2403.9(b)). The proposed development creates a complete new community 

with attractive urban design and new landscaping, tree preservation and an improved 

street network. A balanced mixture of housing types and densities ~e proposed, together 
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with a pedestrian and traditional streetscape orientation following new urbanist 

principles. The interior streets and the design of the community will integrate effectively 

into the surrounding urban fabric. The large amount of preserved open space as an Urban 

Tree Park is a highly significant preservation of an open space area that should not be 

developed with buildings, but rather can be a major natural amenity for the 

neighborhood. 

3. "Employment and Training Opportunities" (2403.9(e)). Although this 

PUD project is not a commercial development, several beneficial economic effects will 

result from it. In the short term the Eastgate redevelopment process will create 

construction jobs and will also require intense outreach to cottlinunity residents and 

businesses to secure full participation in project planning, resulting in some employment 

opportunities. The new residents on-site will provide additional patronage for nearby 

retail and service businesses. 

Moreover, as part of this planned unit development the Applicant will enter into a 

First Source Employment Agreement with the Department of Employment Services 

(DOES) so as give District of Columbia residents the opportunity to secure construction 

and permanent jobs at Eastgate. The applicant will also enter into a Memorandum of 

Understanding with the D.C. Office of Local Business Development to assure that a fair 

share of contracting opportunities go to local, small and disadvantaged businesses. 

4. "Environmental Benefits, such as storm water runoff controls and 

preservation of open space or trees" (2403.9(h)). Given the hilly nature of the site and 

challenging soil conditions, the plans carefully address storm water runoff, slope stability, 

open spaces and tree preservation, including the Urban Tree Park. 
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5. "Effective and Safe Vehicular and Pedestrian Access" (2403.9(c)). The 

new residential commUnity will have substantially fewer dwelling units than the previous 

Eastgate Gardens public housing complex, so that automobile trip generation will be 

reduced. Public Metrobus service connecting to Metrorail stations is convenie11t. The 

new community will be pedestrian-friendly, with ample sidewalks, street lamps and 

ample open spaces. The "Traffic Impact Analysis" by 0. R. George & Associates, Inc., 

attached as Exhibit B, indicates that: 

[T]he proposed development ea_n occur as planned, without any 
significant adverse traffic impacts. The study area intersections currently 
operate at acceptable Levels of Service, during both the morning and 
afternoon peak hours . ... [I]t is therefore projected that the study area 
intersections would continue to operate acceptably upon build-out and 
occupancy of the Eastgate Family Hou.sing. The study has also concluded 
that the proposed development would not create any apprec;iable roadway 
capacity, safety, or operational deficiencies, nor otherwise be 
unacceptable in terms of its impact on the surrounding area. (p. 3). 

C. Potential Impact on Surrounding Area and City Services 

The surrounding neighborhoods are expected to benefit from the development of 

the new residential community in several ways, including improved public safety; 

attractive building and site aesthetics, favorably affecting property values and enjoyment 

of neighborhood life; and reduced traffic due to reduced population density and the other 

findings of the Traffic Impact Study. There will be no overcrowding oflocal schools, 

because the new community will have fewer residents and households than the previous 

Eastgate Gardens public housing development. The applicant believes that the affect of 

the built PUD 011 surrounding neighborhoods and city facilities will be entirely positive. 
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VII. Community Comment 

As summarized earlier in this Statement, the applicants and their associated 

professionals have engaged in extensive consultations with community representatives as 

part of ptepa.ri.ng a master plan for the Marshall Heights neighborhood. The Eastgate 

Gardens development proposed herein is part of that larger effort. Advisory 

Neighborhood Commission ("ANC") 7E, within which the PUD Site is located, has been 

fully involved in this process and has been supportive. The ANC will take a formal vote 

prior to the public hearing on this case. 

VIII. Conclusion 

For the foregoing reasons, the applicant submits that the proposed PUD plan 

meets the standards of Chapter 24 of the Zoning Regulations. It is consistent with the 

purpose and intent of the Zoning Regulations and Map; will enhance the health, welfare, 

safety and convenience of the citizens of the District of Columbia; is not inconsistent 

with the Comprehensive Plan; satisfies the requirements for approval of a consolidated 

PUD; provides significant public benefits; and advances important goals and policies of 

the District of Columbia. Accordingly, the Applicant requests that the Zoning 

Commission approve the proposed PUD. 

Attachments 

Respectfully Submitted, 
ARNOLD & PORTER LLP 

UfV1~~A~ 
Cynthia A. Giordano 

111~ /-)&;~~ 
Nathan W. Gross, AICP 
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1.0 INTRODUCTION 

1.1 Project Background 

The Applicant, A & R Development, plans to develop a residential community on a 
property bounded by Benning Road (to the west), F Street/Queens Stroll Place (to the 
north), 51st Street (to the east) and G Street/Fitch Street (to the south), within Southeast, 
Washington, D.C. The property is zoned R-5-A (Low Density Ap~rtment Houses), and 
the Applicant plans to develop one hundred sixty-six (166) townhouse units and twenty 
(20) single-family-detached units on the site, in accordance with that zoning category and 
the City's Planned Unit Development (PUD) guidelines and "Large Tract Review'' 
process. There is currently on-street parking along Fitch Street and Queen Stroll Pl1!9e, 
and future plans call for each dwelling unit to be provided with one (1) off-street parking 
space. Primary access to the site would be provided via three (3) entrances off 51st Street 
and one (1) entrance of Fitch Street. 

The City's Zoning Regulations require the Applicant to demonstrate that the proposed 
use of the site is not likely to become objectionable to neighboring property, due to 
consideration of its traffic access and usage patterns, among other considerations. If 
approved, the Applicant plans to build out the development within three (3) years (i.e., by 
the year 2008). Exhibit I shows the location of the site, which will be referred to 
hereinafter as the Eastgate Family Housing. 

1.2 Study Purpose and Scope 

The study was prepared as supporting documentation to the Applicant's PUD submission. 
The purpose of the study is to address the following key analysis elements: 

a) Existing roadway and traffic flow conditions within the immediate area of the 
subject site, which is defmed as the study area; 

b) Future "background" traffic conditions, based on a generalized examination of 
planned developments within the study area, and potential annual growth in 
through traffic along the key study area roadways; 

c) The traffic impact of the development proposal, considering existing and 
planned transportation facilities, site trip generation, access and on-site 
circulation; and 

d) Any capacity, safety, or operational constraints to the planned development, as 
well as potential measures to mitigate such constraints, where appropriate. 

The methodology used in this analysis is in accordance with the current guidelines 
stipulated by the District of Columbia Department of Transportation (DDOT) for the 
assessment of the transportation impacts and access requirements associated with planned 
unit developments. The study area and other key parameters considered were also 
discussed with the responsible DDOT staff. Correspondence outlining the scope of the 
study is presented in Appendix A. 
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1.3 Report Organization and Summary 

This report is organized into five ,{5) sections. The current section presents the background 
and context for the study. Section 2 evaluates existing roadway and traffic conditions. 
Section 3 addresses projected growth in through traffic, as well as growth due to the impact of 
approved, but not yet built, developments within the study area. Section 4 analyzes the traffic 
impact of the Applicant's development proposal, and addresses related site access, circulation 
and parking provisions. Section 5 su.mmarizes the study fmdings and makes 
recommendations, where appropriate, to mitigate any potential transportation impacts 
identified. 

The study has shown that the proposed development can occur as planned, without any 
significant adverse traffic impacts. The study area intersections currently operate at acceptable 
Levels of Service, during both the morning and afternoon peak hours. Review of traffic 
volume data avE).ilable from the City shows that peak period traffic volumes within the general 
study area have been quite stable. In a number of cases, volumes have decreased due to 
apparent shifts in residential and employment activity, as well as due to other demographic 
changes within the region in general. 

The projected future traffic conditions Would include background developments and growth in 
through traffic along key roadways. The proposed development would generate an average of 
one hundred thirty-eight (138) peak hour trips unto the study area roadway network. These 
trips would be well distributed, resulting in minimal impacts on the study intersections. 

Based on the above, it is therefore projected that the study area intersections would continue to 
operate acceptably upon build-out and occupancy of the Eastgate Family Housing. The study 
has also concluded that the proposed development would not create any appreciable roadway 
capacity, safety, or operational deficiencies, nor otherwise be unacceptable in terms of its 
impact on the surrounding area. 
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2.0 EXISTING ROADWAY AND TRAFFIC CONl>mONS 

2.1 Land Use and Zoning 

Based on the current District of Columbia Generalized Land Use Policies Map, areas to the 
north and east are zoned R-5-A (Low Density Apartment Houses); and 11re developed with 
confonning residential uses and institutional uses including the Fletcher-Johnson Elementaty 
SchooL The areas to the west, across Benning Road, are also zoned R-5-A, except for a 
narrow tract of land between G Street and 46 Street which is zoned C-2-A (Community 
Business Center- Medium Density). To the north of the site is the Benning Road Rail Station 
on the Washington Area Metropolitan Transit Authority (WMA TA) Blue Line. 

2.2 Existing Study Area Roadway Network 

Regional access to the proposed development site is served by several major roadway 
corridors including the East Capitol Street, S.E. - Central A venue (MD 214), Southern A venue 
-Martin Luther King, Jr. Highway (MD 704), Anacostia Freeway- Kenilworth Avenue (DC 
29511-295), and Pennsylvania Avenue, S.E. - Pennsylvania Avenl,Je (MD 4) corridors. 
Immediate access to the site will be provided off 51st Street and Fitch Street. 

Based on a field reconnaissance of the site and its environs, the study area road network 
selected for evaluation and impact assessment was defined by the following intersections: 

a) Benning Road@ F Street, S.E. (signalized); 
b) Benning Road@ G Street, S.E. (signalized); 
c) F Street @ St. Louis Street, S.E. (stop sign controlled); and 
d) Queens Stroll Place@ 50th Street, S.E. (stop sign controlled). 

The physical characteristics and service functions of the key study area roadways involved are 
described below: 

• Benning Road, S.E.: This is a four-lane north-south major collector on the 
City's Highway System. This facility provides two (2) lanes of travel in each 
direction within a pavement cross-section of approximately 30 ft. in width. 
Within the study area, this roadway serves 11,000 vehicles per average weekday. 
The posted speed is 25 MPH. 

• G Street, Fitch Street, 51st Street, Queens Stroll Place and F Street are all 
local two-way streets providing a single travel lane In each direction. These 
facilities carry relatively low weekcUiy traffic volumes. The posted speed along 
those streets is 25 MPH. 

Exhibit 2 shows the existing roadway network, as well as the lane configuration and traffic 
control devices provided at the study intersections. 
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2.3 Existing Peak Hour Traffic Situation 

In order to assess current traffic operating conditions, field observations were made of the 
study area roadway network during the weekday morning and afternoon peak periods. 
Weekday traffic turning movement counts were also undertaken at the study area 
intersections, during the periods 7:00- 9:00AM and 4:00- 6:00PM, in accordance with 
general evaluation procedures established by the City. Based on the turning movement count 
data obtained, the weekday morning and afternoon peak hours were determined to be as 
follows: 

• Beniling Road @ F Street, S.E. 
• Benning Road @ G Street, S.E. 
• F Street @ St. Louis Street, S.E. 
• Queen Stroll Place @ 50th Street, 

S.E. 

AMPeakHr 
7:45-8:45 
7:30-8:30 
7:45-8:45 
7:45-8:45 

PMPeakHr 
4:15-5:15 
4,15 .... 5:15 
5:00~6:00 

5:00-6:00 

The existing weekday morning and afternoon peak hour turning movement volumes for the 
study area intersections are shown on Exhibit 3. The turning movement count summaries are 
presented in Appendix B. 

The peak hour traffic volumes were analyzed using the Highway Capacity Manual (HCM) 
capacity analysis procedures, in accordance with the DDOT requirements. The results show 
that the study area intersectiofls currently operate at quite acceptable Levels of Service1

, 

during the morning and afternoon peak hours. The Level of Service results are based on the 
average delay computed for all vehicles utilizing the particular intersection during the peak 
hour analyzed. Table 1 presents a summary of the capacity analysis results for the existing 
traffic situation. Capacity analysis worksheets are presented in Appendix C. 

TABLEl 

SUMMARY OF CAPACITY ANALYSIS RESULTS .. 
EXISTING TRAFFIC SITUATION - ---- --

AMP~~-)( H~n~_r 
Intersection Level of 

-- Service 
• Benning Road @ F Street, S.E. A 
• Benning Road @ G Street, S.E. A 
• F Street @ Saint Louis Stree~ S.E. A 
• Queens Stroll Place @ 50th A 

Street, S.E. 
Note: Sec.Neh. =Seconds Per Vebicle 
Source: 0. R. George & Associates. 

Avg.Delay 
(Secs./V eb..) 

8.0 
10.0 
8.7 

8.7 

PM Peak Hour 
Level of Avg.Delay 
Service (Secs.N eh.) 

A 8.9 
B 11.2 
A 8.8 

A 8.9 

1 ''Level of Service" is a qualitative measure, that describes operational conditions within a traffic stream or at an 
intersection, and their perception by roadway users. Principal considerations are tactors such as speed and travel time, 
delay, freedom of maneuver, traffic interruptions, comfort, convenience and safety. Current engineering practice defines six 
(6) Levels of Service (A-F), with Level of Service "A" rep~tihg best operating conditions, and Level of Service "F" 
representing wot:st conditions. Level of Service ''D" is generally considered by the District of Columbia as the minimum 
acceptable conditions for planning and design purposes. 
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2.4 Traffic Safety Situation 

In addition to the above, traffic accident data was obtained from the DDOT Traffic Services 
Administration for the four ( 4) study area intersections, covering the most recent three-year 
period, i.e., 2002 - 2004. Copies of the accident data summaries are included as Appendix D. 
The data shows that the study area intersections currently operate without any significant 
safety deficiencies. 

(THIS SPACE LEFT BLANK INTENTIONALLY) 
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3.0 BACKGROUND TRAFFIC SITUATION 

3.1 Introduction 

As noted earlier, the Applicant projects that the site will be built-out and occupied by the year 
2008. Therefore, for purposes of this study, year 2008 was considered the "design year." This 
section projects the traffic situation likely to occur by the design year, not including the impact 
of the subject development. This is referred to as the "background" traffic situation. 

3.2 Projected Year 2008 Background Traffic Situation 

The projected year 2008 background traffic situation was derived by combining the following: 

a) Year 2008 base traffic situation, i.e., existing traffic (Exhibit 3) factored by an annual 
growth of two percent (2%) per year (i.e., 6% growth unto year 2008) per DDOT 
recommendations. This reflects potential growth in through traffic. 

b) Traffic generation :trom approwd developments, which are likely to be built-out 
within the immediate study area by year 2008. 

The study area roadways have experienced stability and marginal fluctuation in traffic 
volumes and related growth patterns over the five-year period of 1999-2003. As such, the 
growth factor shown in Item (a) above is quite conservative, (i.e., on the high side), and it 
includes a considerable "factor of safety" which is appropriate for the pbmning process. The 
year 2008 "base" year traffic situation reflecting growth in through traffic is included as 
Appendix E. 

Based on information provided by the District Office of Planning, three (3) planned 
developments were identified for consideration in this study. The projected trip estimates for 
those developments are suminarized in Table 2. The trip distribution and traffic assignment 
sheets for these developments are included in Appendix F. 

TABLE2 

PROJECTED PEAK HOUR TRIP GENERATION FOR 
OTHEWBACKGROUNDDEVELOPMENTS 

~-

~ 

AM Peak. Hour PMPeakHour 
Trip Rates 

In Out Total In Out Total 

• Trips/ Apartment Unit 0.10 '0.36 0.46 0.38 0.20 0.58 
---

Trip Generation --

1) JW King Senior Housing 
- Trips/74 Apartment Units _ 7 27 34 28 15 43 

2) Amber Overlook 
- Trips/1 QO Apartment Uni~ 10 36 46 38 20 58 

3) Elsinore Courtyards 
- Tripsl_l 51 _A.p_a_rttpent Units 15 54 69 57 30 87 

Total 32 117 149 149 -123 -- 1S8 

Source: D.C. Office ofPlarwing, ITE Trip Generation Manual (2003) and 0. R. George & Associates. 
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3.3 Traffic Analysis - Year 2008 Background Traffic Situation 

The projected year 2008 background traffic situation (Exhibit 4) was analyzed using the HCM 
capacity analysis procedures, as was done for the e]tisting traffic situation. The results indicate 
that the study area intersections would continue to operate within the City's acceptable 
planning standards. The results are summarized in Table 3. The capacity analysis worksheets 
are included as Appendix G. 

TABLE3 

SUMMARY OF CA:P A CITY ANALYSIS RESULTS­
PROJECTED YEAR 2008 BACKGROUND TRAFFIC SITUATION 

AM Peak Hour 
Intersection Level of 

Servi~e 
• Benning Road @ F Street, S.E. A 

• Benning Road @ G Street, S.E. B 
• F Street @ Saint Louis 

Street, S._E. A 
• Queens Stroll Place@ 50th 

Street, S,E. A 
Note: SeeN eh. = Second Per Vehicle 

Source: 0. R. Gebrge & Associates. 
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Avg.Delay 
(Secs.N eb.)_ 

8.4 

10.2 

8.8 

8.7 

, ___ 

PM Peak Hour 
Level of Avg.Delay 
Service _(SeC$JV eb_.) 

A 9.6 

B 11.7 

A 8.9 

A 9.0 
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4.0 TRAFFIC ANALYSIS-- EASTGATE FAMILY HOUSING PUD 

4.1 Proposed Development Plan 

As noted in Section 1.1 of this report, the subject application is for the development of a 
residential community consisting of one hundred sixty-six (166) townhouse units and twenty 
(20) single-family-detached units on the subject property. The site will be accessed off 51st 
Street and off Fitch Street. The internal roadways will be generally 30 ft. wide, except for the 
public alleyway, which will be approximately 20ft. wide. The internal roadway widths are 
adequate to accommodate on-street parking along one side. This parking would serve to 
mitigate speeding and thus enhance safety within the proposed development In addition, each 
dwelling unit would be provided with one (1) off-street parking space. Current plans call for 
the proposed residential community to be built out by year 2008. 

4.2 Trip Generation 

Estimates of morning and afternoon peak hour vehicle trip generation were developed for the 
site, using trip generation rates recommended by the Institute of Transportation Engineers 
(ITE). It is important to note that these rates are gener11lly based on surveys of stand-alone 
outlying urban and suburban sites, with relatively limited access to public transportation. The 
projected trip generation for the proposed development is shown in Table 4. 

TABLE4 

PROJECTED PEAK HOUR TRIP GENERATION­
EASTGATE FAMILY HOUSING PUD 

AM Peak Hour PM Peak Hour 
Trip Rates 

In Out Total In Out Total 

• Townhouse Unit 0.16 0.50 0.61 0.45 0.33 0.78 

• Single-Family-Detached 0.16 0.50 0.75 0.64 0.37 1.01 
Unit 

Trip Generation 

1) Per 166 Townhouse Units 27 83 111 75 54 129 

2) Per 20 Single-Fam_ily- 4 11 15 13 7 20 
Detached Units 

-

Total 31 94 126 88 61 149 

Source: ITE Trip Generation Manual (2003) & 0. R. George & Associates. 
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4.3 Trip Distribution and Traffic Assignment- Subject Development 

As noted earlier, the proposed development would consist of residential uses. The peak hour 
trip generation and distribution patterns for such cases are related primarily to the location of 
the site relative to regional employment opportunities and associated travel patterns. 
Accordingly, the projected trip generation would be heavily oriented towards areas such as the 
City's employment core to the northwest and the Capital Beltway to the east. 

Trip distribution patterns for the proposed residential uses were developed, considering the 
factors presented above, as well as the observed traffic patterns and the location of the site in 
relationship to the regional roadway network. The assumed trip distribution pattern and traffic 
assignment for the proposed development are presented in Exhibit 5. 

4.4 Traffic Analysis -Year 2008 Total Traffic Situation 

The projected year 2008 total traffic situation was derived by combining the projected year 
2008 background traffic situation (Exhibit 4 on page 11) with the projected traffic assignment 
for the proposed development (Exhibit 5). The projected year 2008 total traffic situation is 
illustrated In Exhibit 6. These volumes were analyzed using the appropriate HCM analysis 
procedures, as was done for the existing and backgroWtd traffic situations. The resulting 
levels of service are sliiill;Ilarized in Table 5. 

--

TABLES 

SUMMARY OF CAP A CITY ANALYSIS RESULTS­
PROJECTED YEAR 2008 TOTAL TRAFFIC SITUATION 

AM Peak IJour PM Peak Hour 
Intersection 

• Benning Road @} F Street, S.E. 

• Benning Road @ G Street, S.E. 

• F Street @ Saint Louis Street, 
S.E. 

• Queens Stroll Place @ 50th 
Stre~t, S.E. 

Note: SecJVeh. =Seconds Per Vehicle 

Source: 0. R. George & Associates. 

Level of Avg.Delay 
Service (Secs.Neb.) 

A 93 

B 10.6 

A 9.1 

A 9.1_ 
--

Level of Avg.Delay 
Service (Secs.N eh.)_ 

B 12.0 

B 11.9 

A 9.3 

A 9.3 -

Table 5 shows that under the projected year 2008 total traffic situation, the study area 
intersections would continue to operate at acceptable levels of service. The capacity analysis 
worksheets are presented in Appendix H. 
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4.5 Parking Analysis 

As noted earlier, the proposed development site is zoned R-5-A (Low Density Apartment 
Houses). The City's off-street parking requirements for the proposed uses, under that zoning 
category, are developed below. 

REQUIRED VS PROPOSED OFF-STIUET PARKING 

Land Use Required Ratio Requjred Parkin2 PropQsed PariWJg 

• Townhouses (166 units) 1.0 i66 

• Single-Family-Detached 1.0 20 
(20 writs) 
~: DCMR Title 11 -Zoning, and 0. R. George & Associates. 

The above table also shows the proposed off-street parking, to facilitate a CQ.J!!~~son. The 
data indicates that the proposed exceeds the required parking by a factor of~~ It is also 
noted that the proposeq development would be served by approximately t___j on-street 
spaces, resulting in a tOtal of;··=.--.-~ parking spaces. This parking supply should adequately 
accommodate the projected parking demand for the planned land uses. 
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5.0 SUMMARY OF FINDINGS 

5.1 Summarv of Findings 

This study has examined the potential traffic impacts of the proposed Eastgate Family 
Housing Planned Unit Development The study was performed in accordance with the 
general guidelines of the DDOT Transportation Policy and Planning Administration, 
regarding the evaluation of the transportation impacts of development proposals under the 
"Large Tract Review" process. The principal findings of the study are as follows: 

a) The defined study area roadway network currently operates at quite acceptable Levels 
of Service, during both the morning and afternoon peak periods. 

b) The Applicant proposes to develop the property by year 2008. Projection of the future 
(2008) background traffic situation considered potential annual growth in through 
traffic and the projected trip generation for the three (3) background developments. 
Analysis of ~e background traffic volumes shows that the study area intersections 
would continue to operate at quite acceptable Levels of Service during both the 
morning and afternoon peak periods. 

c) The proposed development would generate an average of 138 peak hour vehicle trips 
onto the study area roadway network. These trips will be distributed, resulting in 
minimal impacts on the study area intersections. 

d) The study area roadway network would continue to operate at acceptable levels of 
service, upon build-out of the proposed development. 

e) The proposed development would provide~~~-: off-street_p~~ing spaces and; ·,--~ 
on-street parking spaces, resulting in a total supply of : ., . J spaces. This supply 
would significantly exceed the number of spaces required by the City's Municipal 
Regulations. 

5.2 Conclusions and Recommendations 

Based on the foregoing data, analyses and discussions, this study has shown that the defmed 
study area road network would be adequate to accommodate the residential community 
proposed under the subject Planned Unit Development application. This study has also shown 
that the proposed development would not create anY significant capacity, safety, or operational 
deficiencies within the study area road network, and would also not adversely impact the 
health, safety and general welfare of roadway users. As such, the proposed Planned Unit 
Development should not result in conditions that ~ objectionable to adj~ent or area property 
owners and the community in general. 

<<<<<:::: :>>>>> 
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