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I.
INTRODUCTION

Steuart-H Street LLC (the "Applcant"), through undersigned céunsel, submuts thus
statement and attached documents m support of s applicauon for modification of an approved
planned unit development n conformuty with Chapter 24 of the Distnct of Columbia Zoming
Regulations (Title 11, DCMR) before the Zoning Commussion for the District of Columbia

The subject property 1s located between 3rd, 4th, H and I Streets, NE , Washington, D.C,
at Lot 54 n Square 776, and has a land area of 60,870 square feet The property is zoned G-2-B and
1s located within the H Street, NE Neighborhood Commercial Overlay District

Pursuant to Z C. Order No 06-01 ssued October 12, 2007, the Zomng Commussion
approved a planned unit development and related map amendment to rezone approximately 9,072
square feet of the Site from the G-2-A to the G-2-B Distnct at the sie to allow construction of a
mixed-use development containing approximately 228 apartment units and approximately 46,579
square feet of retail and service uses, including a grocery store A copy of Z C. Order No 06-01 1
attached hereto as Extubit A. The approved building would be built to a maximum height of ninety
feet and would have a floor area rauo ("FAR") of 4 8, or approximately 287,930 square feet of gross
floor area The approved project was designed to include a total of approximately 399 parkung
spaces Pursuant to Z C. Case No 06-01A currently pending with the Zoning Commussion, the
Apphicant 1s seeking a two year extension of the approved PUD

The Applicant seeks approval of this modification as an alternative to the approved PUD,
such that if the modificauon 1s approved, the Applicant may proceed with either the orginal
approved plans or with the alternauve plans Thus ﬂElel.!.ltyt' 1s being requested n hight of the current
market and real estate financing conditions  The requested alternauve would eliminate the wop two
stonies of the bwlding and, as reconfigured, the maximum building height would be reduced from 90

feet to 75 feet As a result, the number of residenuial unnts in the proposed project would be



reduced from 228 to 212, and the total gross floor area would decrease from 287,930 square feet (4 8
FAR) to approximately 250,160 square feet (approximately 4 2 FAR) Finally, the number of off-
street parking spaces would be reduced from 399 to 270 to reflect the reduction mn residential unuts
in the building and the elmnation of one level of the underground garage In all other respects, the
proposed alternative project will be substantially consistent wath the conditions set forth in Zoning
Commussion Order No 06-01 'The gross floor area of the grocery store i the proposed alternauve
would be approximately 41,000 square feet, which 1s consistent with what 1s shown on the approved
plans A copy of the proposed Alternative Architectural Plans and Drawings ("Revised Plans”) 1s
attached hereto as Extubit B

As set forth below, this statement and the attached documents meet the filing requirements
for a PUD applcation,

I1
PROJECT DESCRIPTION

The proposed Project, as modified, will continue to be a mixed use development The
bwlding will conssst of ground floor grocery store and other retail with residential use on the floors
above Underground parking will provide 270 parking spaces, sufficient to supply the commercial
tenants and custorners, residents and visitors without creatng "overflow" parking in the nearby
residental neighborhoods

The main entrance to the residenual building wall continue to be located at the center of the
block on H Street  The main entrance to the grocery store, consistent with the approved plan, will
be at the comer of 3™ and H Streets There will be separate entrances to the other retail uses on the
east half of the block on H Street, as before The entrance to the parlung garage and loading
facilities for the grocery store 1 the alternative design will be located off 3™ Street in the same

location as ongnally approved



A Site I ocation and Descniption’

1 The Sue
The Site consists of Lot 54 mn Square 776 The Sue 1s located between 3rd, 4th, H and 1

Streets, NE The total land area of the Site 15 approximately 60,870 square feet.

The Site 1s located approximately one-third of a mle from the entrance to the Umon Stauon
Metroradl Station, and 1s adjacent to H Street, which 1s the site of a new streetcar line presently under
construction and a major through street with three Metrobus routes. The Generalized Land Use
Map of the Comprehensive Plan designates the Site as mixed use for residential and commercial, and

the Policies Map designates 1t as a Development Opportunity Area

2 Land Use and Zomng of Surrounding Area
3rd & H Street 1s promunently located at the western edge of the proposed H Street NE.

Neighborhood Commercial Overday District (the "H Street Overlay”) The Stte 15 zoned HS/G-2-B

Durectly to the west across 3™ Street 1s Senate Square, a large residential development on the
stte of the former Capral Chddren's Museum, which is 110 feet 1n height

Further west of the Site, there 15 the H Street Overpass (a/k/a Hopscotch Bridge) and the
railroad tracks leading to Union Stanon Southwest of the Sue across H Street, 15 the proposed
Capntol Place mixed use project and the Stauon Place office project which 1s bemng built 1n three
phases and 1s approved with a maximum height of 121 feet Directly south of the site across H
Street 1s a mux of vacant land and small structures used for retail purposes East of the Sie, across
4th Street, there 15 a residental area zoned R-4 Further to the east along H Street, there 15 a
commercial corndor zoned CG-2-B  North of the Site, across the alley and Eye Street, there 15 a mix
of residential, commercial and msttutional uses At the comer of 4* and Eye Streets 1s 318 Eye
Street, a planned unit development project with approximately 160,000 sq ft, 140 residential units

and a maximum building height of 65 feet



B. Project Design

The design of the proposed alternative scheme reflects the same architectural vocabulary and
massing of the approved PUD  The fagade details have been adjusted to reflect the removal of two
restdenial floors and the reduction i the maximum building height from 90 feet to 75 feet The
mezzanne level i the grocery store has been ehmmated, requining removal of the clerestory from
this ground floor retail space Additonally, mmnor adjustments have been made o the interior
courtyard configuration, with two skylights removed A pergola has been added to the courtyard to
enhance the archrectural quality of the space The size of the roof terrace has been reduced from
approximately 10,000'square feet to approximately 7,500 square feet Fnally, the fagade treatment
above the parking entrance on H Street has been refined and the two-story onel substituted with a
flat front consistent with the archrectural vocabulary of the recently restored Landmark Lofts
condomunum project located durectly across 3™ Street

In all other respects, the proposed building will contnue to act as the western gateway to the
H Street Commercial Comdor, offering a design of substantial quality and significant character
consistent with the prommence of this location The 3™ & H Street project will signal its gateway
status through the use of expressive archrtectural embellishments and entrance features at thus
important mntersectton By locaung the grocery entry at this corner, with its concomitant signage,
and acuvated streetscape, the significance of this comer as a corndor entry pownt and destmation will
be considerably enhanced Overall, the project as revised continues to integrate sympathetically with
the existing structures along H Street, as well as the residential buildings that share the same square

and surrounding neighborhood



C. Tabulation of Development Data

Approved PUD Proposed Modifications
Gross Floor Area 287930 sf (maximum) | 250,160 sf (maximum)
TOTAL FAR 48 42
Height 90 ft 75 ft
Lot Occupancy 82% 80%
Rear Yard 15 15
Side Yard None None
Residenual Unis 228 units 212 unus
Affordable 10% of the increase in 8% of residential GFA
Housing/ Inclusionary | residenual GFA (ie, (1e,approx 16,295 sq ft)
Zomng approx 10,067 sq ft)
Parlang Residenual 247 spaces Residenuial 146 spaces
(11/unu) (07/unn)
Retail 152 spaces Retail 124 spaces
(3 5/1000 sf)* (3 07/1000 sfy*
Total 399 spaces Total 230 spaces
*over mitial 3000 sf *over iitial 3000 sf
Retail
Loading Berths 2@ 55 feet NO CHANGE
Service. 1 @ 20 feet
Platform 2@ 200 s f
Residential
Berths 1@ 55 feet
Service 1@ 20 feet
Platform 1@ 200 s f
TOTAL
Berths 3 @ 55 feet
Service 2@ 20 feet
Platfform. 3@ 200sf

D. Flexibility Under the PUD Guidelines

The PUD process was created to allow greater flexibility in planning and design than may be
possible under conventional zoming procedures  Like the approved PUD, the proposed

modifications will also require deviations from the roof structure regulations that prohubit multiple



roof structures, requure a roof structure to be set back a distance equal to 1ts height, and require walls
of equal height

Due to the narrowness of the building wings and the requirements of the mechanical
systems, as shown on the Roof Plan included as Sheet A05 of the Revised Plans, the project includes
3 roof penthouses, and some of the penthouses are not able to meet the required setback
Moreover, 1n an effort to reduce their visibility, some of the roof structures do not have walls of
equal height The Zoming Commussion granted simular roof structure rehef in approving the il
PUD and Approved Plans

Finally, the Applicant requests flexiblity from certain provisions of the H Street NE
Neighborhood Commercial Overlay Furst, section 1324 2 of the Zoning Regulations provides that
buidings must be designed and built such that not less than 75% of the streetwall(s) to a height of
not less that 25 feet must be constructed to the property ine abutung the street nght of way, and
that bulldings on comer lots must be constructed to both property lines abutting public streets
However, in order to provide a four foot setback from the H Street nght of way, the Applicant
seeks relief from the provisions of section 13251 Second, the Applicant requests flexability from
sectuon 1324 11, which requires commercial entrances every 40 feet However, instead of providing
the eight entrances requured, the Apphcant proposes to provide four entrances due to the size and
location of the proposed grocery store's footprint in the same locations as ongmally approved As
mdicated m Z C. Order No 06 01, the Zomng Commussion granted the same flexibility for the

approved project
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THE PROJECT MEETS THE STANDARDS OF THE ZONING REGULATIONS AND
PUD REQUIREMENTS

A PUD Process 1s Appropnate Mechamsm for the Project

The PUD process 1s the appropniate mechamsm for guiding the development of the Site By
domg so, the Apphcant consolidates the review of the Project wathn the purview of the Zoning
Commussion while at the same tme providing opportunities for mput from various agencies and the
communty The Applcant has engaged the communimy, the ANC, the Department of
Transportation, and the Office of Planming m productive discussions regarding the Project
Through the PUD process, all of these mnterested parues will have further opportunities for
participation to fulfill the Distnict’s planning objectives for this area  Thus, the use of the PUD
process gives the community and District agencies an opportunity to work with the Applicant to
ensure a well planned development  Furthermore, the PUD will lock mn the Applcants
commutments and ensure that the approved development with public benefits and project ameniues
will be completed for the area
B PUD Requirements Under Chapter 24 of the Zonung Regulations

The proposed modifications to the approved PUD will conunue to meet the area
requrements under section 2401 1(c), and the height and FAR provisions of secuons 2405 1 and
24052 The revised project will conunue to have a positive impact on surroundmng area and will not
have an unacceptable impact on the operauion of city services and facilmies In fact, 3rd & H Street
will have a positive impact on the immediate area The Project constitutes appropnate commercial
and residential development n an area designated by the Comprehensive Plan as a Development
Opportumity Area  'The revised PUD will conunue to bning new housing stock, retail development
and a grocery store to this developmng area of H Street The design complements the moderate

density commercial area to the east of the Site and the step down 1n height of the bulding s the



appropnate scale for the residential neighborhood across 4" Street and across the alley to the north,
particularly considering the large setback from those residences and the open courtyards that are
planned for the interor of the Ste

Moreover, the PUD modifications will not have an adverse impact on hght and ar  As
stated above, 3rd & H Street mcorporates large open courtyards at the mtenor of the Ste and
includes reduced height for the porions of the building near the residential community to the north
and east 'The building has been set back four feet from the property lme on H Street to provide an
expanded pedestrian environment along the enure length of the block. Further, the height of the
bwlding has been reduced from 90 feet to 75 feet, thereby reducing the bulk of the project

Fially, as discussed below, the Project modifications are not inconsistent with the

Comprehensive Plan

C Pubhc Benefits and Project Amentties
The PUD guidelines require the Zoning Commussion to evaluate specific public benefns and

project amenities of a proposed project Public benefits are defined as “superior features of a
proposed planned unit development that benefit the surrounding neighborhood or the public n
general to a significantly greater extent than would likely result from development of the site under
the matter of nght provisions of this utle 11 DCMR § 24036 “A project amenity 1s one type of
public benefit, specifically a functional or aesthetic feature of the proposed development, that adds
to the attractiveness, convenience or comfort of the project for occupants and immediate
neghbors” 11 DCMR § 24037  Furthermore, m deciding a PUD application, the Zonmng
Commussion 1s required to “judge, balance and reconcile the relative value of the project ameniues
and public benefits offered, the degree of development mncentives requested, and any potential

adverse effects according to the specific circumstances of the case ” 11 DCMR § 2403 8



As proposed n the modified plans, the Applicant 1s requesting approval of approximately
250,160 square feet of development or 4 2 FAR. The development falls well withun the parameters
of the G2 B District and 1s only approximately 0 7 FAR over the matter of nght Far permitted n
the G-2 B District

Public benefits and project ameruties may be exhibnied m a vanety of ways and may overlap
with furthening the policies and goals of the Comprehensive Plan  As revised, the location of new
mixed use development in the H Street area as well as the proposed on site amemuties continue to
provide sigmificant benefrt to the neighborhood and the District as a whole and sausfy the

requrements of Chapter 24

1 Urban Design, Architecture, Landscaping and Open Space (Section 2403 9(a))

The Applicant has presented an exceptional and appropriate architectural design for the
revised Project  The modified design provides a number of features that will benefit both the H
Street Comdor and the surrounding residential neighborhoods  These benefits mnclude an
architectural design that 1s both fresh and engaging, while secking to complement mnto the existing
contextual setting it both form and matenals Parucular attenton has been paid to creating an
active, urban retail streetscape, celebratory architectural forms for the comer at 3rd & H Streets and
the residential entrance on H Street, and an overall sculpung of the buildings massing m
concordance with surrounding neighborhood For the enure length of the H Street front, the
budding has been set back from the property a typical distance of four feet 1n order to increase the
width of the sidewalk This addimional width will sigmificantly enhance the pedestnan experience by
reducing congestion and allowing for more open space

The buiding facades continue to be designed 1n a style that complements and respects the
adjacent bulldings, particularly those with a disuinct historic character The facades on the principal

street fronts of 3rd and H Streets employ a framing armature of brick and masonry piers



complemented with substantial glazed opemngs The character of the fenestrauon differentiates
between the retail and residential floors, allowing for a unique expression of those two uses The
design includes architectural embelishment at the 3 and H Street comer to accentuate the
significance of that location as a gateway to the commercial opportunities along H Street and
beyond The project also includes substantial improvements to the streetscape and adjacent alleys
These improvements will incorporate new paving for the sidewalks, new street hghung fixtures, new
and replacement tree boxes, bike racks and wrash receptacles n comunction with the capnal

improvements plan currently under construction pursuant to the H Street Great Street mtiative

2 Sie Planming and Efficient Economucal Land Utdization (Section 2403 9(b})

Like the approved PUD, the revised project s demgmid such that its pnmary bulk 1s on H
Street, away from the nearby residenual community  Sigmficant improvements to 3rd, 4th and H
Streets will continue to be provided, as well as improvements to the remammng alley system in Square
776 The modified project 1s set back from the property line along the alley so that the alley 1s
effectively widened In most areas, the available passageway 1s more than doubled due to the
setback of the bullding The proposed four foot setback at H Street also allows for a wader sidewalk
and easter pedestnan passage

3 Transportauon Features (Secuon 2403 9(c))

The Project offers several transportation management measures and s an excellent example
of "Smart Growth  Furst, 3rd & H Street 1s located along three bus routes and s less than one
third of 2 mile from the Unton Station Metrorail Station  3rd & H Street’s location next to Union
Station provides significant opportunties for public transportation use with Metrorail, Metrobus and
local and regional trams all serving Union Station This proximity will result n a significant
proportion of site trips being made by mass transtt or other non passenger car modes  Moreover, as

a part of the Great Streets Intiative, streetcar tracks are currently being constructed on H Street, and

10



the proposed development will help to increase residential density and shoppmng opportunities along
the streetcar lines  Second, the project will include a parking garage that will accommodate
approxumately 270 cars Thurd, the eastern branch of the Metropolitan Branch Trail, which connects
Union Station and Takoma Park and provides access to Capirol Hill, 1s only two blocks to the west
Thus, as the Zonng Commussion previously found, the project wall not adversely impact the traffic

situation for the area

4 Special Value to the Neighborhood (Section 2403 9(3))

The modified PUD will continue to add special value to the surrounding neighborhood by
bringmg a grocery store and appropnate retail development that will serve the community Grocery
stores are needed within the city and benefit the community

5 Employment and Trainm: ortunities (Section 2403 9e

The 3rd & H Street revised project will also promote residenuial, retail and commercial
development at an appropnate location that will add to the economy of the District as well as
provide expanded employment opportunities for District residents The Applicant renews its
commutment to work with the Department of Employment Services (DOES) to execute a First
Source Employment Agreement m order to achieve the goal of utllizing District residents for at least
fifty-one percent of the jobs created by 3rd & H Sureet  The Applicant’s consultants will use DOES
as tts first source for recnutment, referral and placement of new hires for employees whose jobs are
created by 3rd & H Street Likewsse, the Applicant also commuts to make a bona fide effort to utilize
Certufied Busmess Enterprises certfied by the D C Department of Small and Local Busmess
Development ("DSLBD"} m order to achieve, at a mmimum, the goal of thity-five percent
participation m the contracted development costs in connection with design, development,
construction, mamtenance and securtty of 3rd & H Street The Applicant will use the DSLBD as

the primary referral sources for Certified Business Enterprises
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5 Housing (Section 2403 9(f))

The revised Project will create addmional housing stock as encouraged by the Cuy
Approximately seventy percent of the units will be one bedroom units, approximately s percent of
the units will be one bedroom and den units, approximately eighteen pe:icent of the units will be two
bedroom units and approximately six percent of the units will be studio unis  The Project will
comply with the Inclusionary Zoning requirements by providing approximately eight percent of the
gross floor area devoted to residential use as affordable units to households making no more than
eighty percent of the area median income Although the gross floor area of the project 1s decreasng

from that approved pursuant to Z C. Case No 06-01, the amount of gross floor area dedicated to

affordable unts 15 ncreasmg under the revised design

6 Other Public Benefis and Project Amenues (Section 2403 9())

The Project provides for economic development 1n an area designated as a Development
Opportunity area  The Applicant s proposal to locate a major mixed use development with a major
grocery store will give a much needed boost to the economic development of the area

v
COMPLIANCE WITH COMPREHENSIVE PLAN

The revised PUD advances the purposes of the Comprehensive Plan, 15 consistent with the
Future Land Use Map, comphes with the gumding principles n the Comprehensive Plan, and furthers
a number of the major elements of the Comprehensive Plan

A Purposes of the Comprehensive Plan

The purposes of the Comprehensive Plan are six fold (1) to define the requirements and
asprrations of District residents, and accordingly mfluence socual, economic and physical
development, (2) to guide execunive and legislative decisions on matters affectng the District and its
citizens, (3) to promote economuc growth and jobs for District residents, (4) to gude private and

pubhc development i order to achieve District and community goals, (5) to mamtamn and enhance

12



the natural and architectural assets of the District, and (6) to assist m conservauon, stabilization, and
mmprovement of each neighborhood and community m the Distnct D C. Code §1 245(b) (1 1
301 62)

As discussed m more detail below, the revised PUD significantly advances these purposes by
promoting the soctal, physical and economic development of the District through the provision of a
high quality mixed use development that will increase the housmg supply, add new retail uses, create
additional employment opportunities, and generate sigmficant tax revenues for the Distrct

B Future Land Use Map (Adopted Pursuant to The Comprehensive Plan Amendment
Act of 2006 (D C. Law 16-300, March 8, 2007)

The District of Columbia Comprehensive Plan Future Land Use Map designates the Site in
the muxed use, medmm-density residentral and moderate density commercial land use category The
medium-density residential designavon 1s used to define nesghborhoods or areas where mud nse
apartment buddings are the predomnant use Pockets of low and moderate density housing may
exist within-these areas The medum density residentral designation also may apply to taller
residential buildings surrounded by large areas of permanemt open space The R5B and R5C
Zone distrcts are generally consistent with the Medium Density designation, although other zones
may apply 'The moderate density commercial designation 1s used to define shopping and service
areas that are somewhat more mtense 1n scale and character than the low density commercial areas
Retail, office, and service businesses are the predomunant uses Areas with this designation range
from small busmess districts that draw primanly from the surrounding neighborhood to larger
business districts used to draw prmanly from a broader market area 'The corresponding zone
districts are generally G2 A, G2 B, and C-3 A, although other districts may apply

The G2 B zoning for the Site approved by the Zonmg Commusston, as well as the proposed
modifications to the approved PUD, are consistent with the Future Land Use Map's designauion of

the Subject Property
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C. Comphance with Guiding Pnnciples of the Comprehensive Plan
The project 1s consistent with many guding principles n the Comprehensive Plan for

managing growth and change, creaung successful neighborhoods, increasing access to education and
employment, connecting the city, and bullding green and healthy communites

1 Managing Growth and Change

The guiding principles of this element are focused on ensuring that the benefns and
opportunities of living m the District are equally available to everyone in the ety The project 15
fully-consistent with a number of the goals set forth in this element Specifically, the project wll
help to attract a diverse population with the inclusion of a mix of housing types for households of
different sizes and ncomes (§§217 2 and 217 3) The Applicant's proposal to develop a significant
amount of residenual and retal uses i1s also consistent with the Comprehensive Plans
acknowledgement that the growth of both residential and non residentsal uses 1 critical, particularly
since non residential growth benefits residents by creating jobs and opportunities for less affluent
households to mcrease thewr income (§217 4) In addion, the Zomng Commussion found that the
approved project will help to stabilize and improve the commercial character of the neighborhood,
will respect and improve the physical character of the Distnct through the construction of a well
planned and carefully designed project, and that the project's design will enhance the prommence of
the H Street corndor and will complement the neighbonng residenual areas  See Z C. Order No

06 01, Finding of Fact No 24 (a) and (b)

2 Creating Successful Neighborhoods

The guiding pnnciples for creatmg successful neighborhoods include both improving the
residential character of neighborhoods and encouraging commercial uses that contribute to the
nesghborhood s character and make communities more livable (§§218 1 and 2182) In addiuon,

the production of new affordable housing 1s essential to the success of neighborhoods (§218 3)
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Another guiding principle for creatng successful neighborhoods 15 gettng public input m decisions
about land use and development, from development of the Comprehensive Plan to implementation
of the plan's elements (§2188) 'The proposed development furthers each of these guding
principles with the construction of market rate and affordable housing, as well as commercial uses
In addiuon, the Applicant obtamned the support of Advisory Neighborhood Commussion 6C and
local community groups for the approved PUD, and will continue to work with the ANC and
community groups ensure that the revised development contmnues to provide a positive impact to

the immediate neighborhood

3 Increasing Access to Education and Employment

The Increasing Access to Education and Employment element includes a number of policy
goals focused on increasmg economuc activity m the Distrct, mcluding mcreasing access to jobs by
Distrct residents (§219 1), encouraging a broad spectrum of private and public growth (§219 2),
supporung land development policies that create job opportunities for District residents with vaned
job skalls (§2196), and increasing the amoumt of shopping and services for many District
neighborhoods (§2199) In approving the mmal PUD, the Zomung Commussion found that the
project will provide additional jobs to strengthen the economic health of the area, and that the
project will take advantage of 1ts location along major Metrobus routs and 1ts proximity to Union

Station and Metrorail

4 Connecting the City
The proposed development will help to implement a number of the gwding pnnciples of

this element  As shown on the revised plans, the access pomts for the required parking and loading
facihnes have been designed to appropnately balance the needs of pede§trians, bicyclsts, transi

users, autos and delivery trucks as well as the needs of residents and others to move around and
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through the city Id Moreover, the design of the building’s frontage along H Street will also help to
remnforce and improve one of the “great streets” of the city (§2203)°

5 Building Green and Healthy Communities

The proposed development 1s fully-consistent with the guding principles of the bulding
green and healthy communities element and will incorporate sustamable site, water efficiency, energy
optumization, and other measures to help reduce harmful effects on the natural environment
(§2212 and 2213) In addmon, a Conceptual LEED Scorecard mdicating potenuial sustamability
features to be mncorporated into the project is ncluded as Sheet A18 of the revised plans

D. Land Use Element

For the reasons discussed below, the project supports the following policies of the Land Use

Element
1 PoheyLU-122 Mix of Uses on Large Snes,
2 Policy LU-1 3 4 Design 1o Encourage Transit Use,
3 Policy LU-2 13 Conserving, Enhancing, and Revitalizing Neighborhoods,
4 Policy LU-2.2 4 Neghborhood Beauufication,
5 Policy LU-2 3 2 Miugauon of Commercial Development Impacts, and
6 PohcyLU-2 33 Buffening Requirements

The project, which includes residenuial and retail uses on a large site, 1s consistent and
compatible with adjacent uses and will provide a number of benefis to the immediate neighborhood
and to the city as a whole In addion, the Zoning Commussion found that the approved project
provides a mixed-use development with a superior design that will foster the contnued growth of
the Distnct's economy and employment base wiile providing addmional residenual stock for ns
ctizens See Z C. Order No. 06-01, Finding of Fact No 25(¢) In addition, as shown on Sheet 101

of the revised plans, the project incorporates lighung, trees, paving and sne furnishings adjacent to
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the site on H Street, and includes ground floor retail uses that will acuvate and arumate the street
frontages ‘The project also mcludes a number of elements designed to serve as buffers, mcluding
landscaping, height stepdowns and set backs, and other architectural and site planning measures that
avoid potential conflicts  Finally, both the approved and revised project have been designed such
that they do not result i unreasonable or unexpected traffic, parking, litter, view obstruction, odor,

noise, or vibration mmpacts on surrounding residenual areas.

E. Transportation Element
The Subject Property 1s located on H Street, NE, whuch, as shown on Map 42 of the

Comprehensive Plan, has been idenufied as a major transit corndor able to support premum transit
service (§407 13) In addition, H Street, NE has been 1denufied as one of the locations for new
transit infrastructure, including bus rapid transit and, as discussed above, a streetcar line to provide
travel options, better connect the city, and improve surface-level public transportation  (§407 23)
Consstent with Policy T-1 14 Transi-Onented Development, the project 1s an example of transit-
onented development and includes vanous transportation improvements, including the construction
of new mued-uses along a major transportaton comdor, bike storage areas, and sidewalk
improvements In addition, consistent with Policy T-22 2 Connecung District Neighborhoods, the
project will help to encourage mmproved connections between District neighborhoods due to 1ts
location and convenent access to Metrorail, streetcar and bus routes The project architect has
carefully considered and mntegrated bicycle and pedestnan planning and safety considerations in the
development of the project, and the project includes secure bicycle parking and bike racks as
amemties within the development that accommodate and encourage bicycle use See Polcy T-23 1

Better Integration of Bicycle and Pedestrian Planning, and Action T-2 3-A. Bicycle Faciliues
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F. Housing Element

The overarching goal of the Housing Element 1s to "[d]evelop and mantan a safe, decent,

and affordable supply of housing for all current and future residents of the District of Columbia " 10

DCMR § 501.1 The proposed project will help achieve this goal by advancing the followmng

policies

1

Policy H-1 11 Prvate Sector Suppont - The project helps to meet the needs of
present and future District residents at locations consstent with District land use

policies and objecuves Specifically, the project will nclude 212 residential unus
which represents a substantal contnbution to the District's housing supply The
provision of new housing at thus particular locauon, moreover, 1s fully consistent
with the District's land use policies

Policy H-1 1 4 Mixed Use Development - The project 1s consistent with the goals of
promoung mixed use development, inclhuding housing on commercially zoned land,
particularly m neighborhood commercial centers, along Mam Street mixed use
comdors, and around appropriate Metrorail stations The project wll contain retail
and residential uses on commercially zoned land along a Mamn Street Mixed Use
Corndor

Policy H-1 15 Housm: - Eight percent of the residenuial uses wall be
devoted to affordable housing Consistent with this policy goal, the affordable units
will meet the same high-quality architectural standards provided for the market-rate
housing and will be indistunguishable from market rate housing in their extenor
appearance

Pohcy H-12 3 Mixed Income Housing - The proposed development is mxed-
mcome and ncludes both market-rate and affordable housing units  Thus, the
project will further the Distnict’s policy of dispersing affordable housing throughout
the city in mixed-mcome communities, rather than concentrating such units n
economucally depressed neighborhoods

G. E nvironmental Protection Element

The Environmental Protecuon Element addresses the protecuon, restoration, and

management of the Distnct’s land, air, water, energy, and biologic resources This element provides

policies and actions on important issues such as energy conservauon and air qualiy, and specific

polictes include the followng
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1 Policy E-11 1 Street Tree Plantng and Maintenance - encourages the planting and

maimntenance of street trees 1n all parts of the city;

2 Policy E-1 13 Landscaping - encourages the use of landscaping to beautfy the city,
enhance streets and publc spaces, reduce stormwater runoff, and create a stronger sense of
character and identity;

3 Policy E-2 2 1 Energy Efficiency - promotes the efficient use of energy, addmional
use of renewable energy, and a reduction of unnecessary energy expenses through mixed-use and
shared parking strategies to reduce unnecessary construction of parking facihues,

4 Policy E-3 1 2 Using Landscaping and Green Roofs to Reduce Runoff - calls for the
promotion of tree planting and landscaping 1o reduce stormwater runoff, including the expanded
use of green roofs 1n new construction, and

5 Policy E-3 13 Green Engmmeenng - has a stated goal of promoung green engineering
practices for water and wastewater systems

As discussed in both the Environmental Benefns and Buwlding Green and Healthy
Communities sections of this statement, the project includes street tree planting and maintenance,
landscaping, energy efficiency, methods to reduce stormwater runoff, and green engineering
practuces, and 1s therefore fully consistent with the Environmental Protection Element

H. Economic Development Element

The Economic Development Element of the Comprehensive Plan indicates that the
addiwon of 125,000 jobs duning the next 20 years will create the demand for a number of uses,
including real use, n a vanety of settings with a variety of bulding types (§706 1)

The Economuc Development Element also includes a number of policy recommendations
regarding the promotion of retail development The project will help to implement Pohcy ED-223
Neighborhood Shoppmg since the development includes the creation of addmional shoppmng
opporturuties 1 a neighborhood commercial distnct that will help to better meet the demand for

basic goods and services
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I. Urban Design Element
The goal of the Comprehensive Plan's Urban Design Element 1s to

[e]nhance the beauty and hvabiity of the city by protecung s histonic design legacy,

reinforcing the 1denufy of its neighborhoods, harmoniously integrating new

construction with existing buldings and the natural environment, and improving the

vitality, appearance, and security of streets and public spaces.

10 DCMR § 901.1 In keeping with this objective, the Apphcant has designed the project to
complement the character of the surrounding neighborhood For example, consistent with Policy
UD-2 1 3, the project incorporates vanauons m height, massing, and archrtectural quality to ensure
that the project respects the scale of adjacent residential neighborhoods  (§909 10) In addition, the
project mncludes attracuve, visually-interesting and well-designed bulding facades that eschew
monolithic or box-like forms, or long blank walls which detract from the human quality of the
street  See Policy UD-225, §310 12 As shown on the proposed landscape plan, the project 1s also
consistent with the improved streetscape design and sidewalk management goals of Policy UD-3 1 1
and Policy UD-312
J. Capitol Hill Area Element

The project 1s consistent with and will help to implement a number of the policy goals
denufied in the Capitol Hill Area Element Policy CH-11 3, “Upgrading Commercial Districts,"
calls for upgrading the major commercial distnicts of Caprtol Hill, including the H Street corndor,
(§1608 4) 'The project 1s consistent with this objecuve since the development will include both retail
and residential uses which combmed will help to activate the H Street corndor  In addion, Policy
CH-1 1.4 calls for directing growth mn the Caprtol Hill Planming Area to commercially zoned land,
with a particular emphasis on the H Street/ Benning Road comdor (§1608 5)  Thus policy element
also provides that mixed-use development combining ground floor retad and upper story residennal

uses should be supported m this area, along with streetscape improvements that improve visual and

urban design qualiies and enhance pedestnan, bus, and auto circulation  As discussed herein, the
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proposed development 1s consistent with, and will help to implement these goals Fmally, the
Applicant’s proposal to incorporate ground-floor retail uses into the development 1s consistent with
Policy CH-21 1, which calls for the revitalization of the H Street comdor 1n a manner that 1s
consistent with the approved 2003 H Street Strategic Development Plan, which recommends the
development of new mixed-use projects combining ground floor retail and upper story housing

(51611 6(a))

K Compliance with H Street Overday and H Street NLE. Strategic Development Plan
Pursuant to Section 1320 1(a) of the Zoning Regulations, the Site 1s located within the H

Street Northeast Overlay Housing Sub-distict  The H Street NE Strategic Development Plan calls
for H Street to become a hiving comdor with new housing units providing needed support to the
corndor retail elements as well as additional "eyes and feet on the street” to improve safety, security,
and retal viabilty The area from 2™ Street, NE to 7 Street, NE 15 designated as the Urban
Lving subdistrict  Its proximuty to transit and potential for infill development makes 1t sunable for
primanly residenual development The Plan calls for housing at a hugher density wath architecture
that appropnately marks the entrance to the H Street community This vision encourages necessary
rezoning to optimize proxumity to transtt, create density to support proposed retad development and
permtt larger in-fill residental or mixed-use buldings The Project 1s consistent with the H Street
Plan, and a memorandum prepared by the project architect mndicaung how the project complies with
the H Street NE Development & Design Gudehnes will be submited with the Apphcant's

preheanng submussion

V.
AREAS OF FLEXIBILITY

'The Apphcant has made every effort to provide a level of detail that conveys the sigmificance

and appropnateness of the Project’s design for this location while at the same ume provide a design
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that does not require flexibility from the requirements of the Zoning Regulations Nonetheless,
some flexibility 15 necessary that cannot be anticipated at thus tme.
The Applicant requests flexibility in the following areas

1 To vary the location and design of all mterior components, mcluding
parutions, structural slabs, doors, hallways, columns, stairways, and mechanical rooms,
provided that the vanations do not change the extenor configuration of the building

2. To vary the location and arrangement of parking spaces, provided that the
total 1s not reduced below the mmimum level required by the Zorng Regulations

3 To vary the final selection of the exterior materals within the color ranges
and matenal types as proposed, based on availability at the tume of construcuon without
reducing the quality of the matenals, and to make mmor refmements to exterior details and
dimensions, mcluding curtamwall mullions and spandrels, window frames, glass types, belt
courses, sills, bases, comices, railings and tnm, or any other changes to comply with the
District of Columbia Bunlding Code or that are otherwise necessary to obtain a final building

permit

4 To be able to provide a range in the number and mix of residential unis
between 192 and 232 residential umits

5 To vary the distnbution and amount of the retal square footage of the
project, provided the total retail square footage does not exceed 45,000 square feet

VI
CONCLUSION

For the foregomng reasons, the Apphicant submuts that the proposed modifications and PUD
plan meets the standards of Chapter 24 of the Zomng Regulations and the standards for approval
Accordingly, the Applicant requests that the Zonmg Commussion approve the proposed PUD, as
modified, and as described heremn

Respectfully submutted,

A/cw\_ M Wn]*‘“

Norman Glasgow, Jr V

Kyrus L Freeman

HOLLAND & KNIGHT LLP

2099 Pennsylvama Avenue, N'W, Sure 100
Washington, D C. 20006

(202) 955-3000
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