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I. 
INTRODUCfiON 

Steuart-H Street LLC (the "Apphcant"), through unders~gned counsel, subnuts tins 

statement and attached documents m support of Its apphcatlon for modification of an approved 

planned urut development m confornuty With Chapter 24 of the DIStnct of Columbia Zonmg 

Regulations (f1tle 11, DCMR) before the Zonmg Comnuss10n for the DIStnct of Columbia 

The subJect property IS located between 3rd, 4th, H and I Streets, N E , Washmgton, D.C., 

at Lot 54 m Square 776, and has a land area of 60,870 square feet The property IS zoned C2-B and 

IS located Withm the H Street, N E Neighborhood Commercial Overlay DIStnct 

Pursuant to Z C. Order No 06-01 Issued October 12, 2007, the Zonmg Comnuss1on 

approved a planned urut development and related map amendment to rezone approxunately 9,072 

square feet of the Site from the C2-A to the C2-B DIStnct at the Site to allow construction of a 

rruxed-use development contammg approxunately 228 apartment uruts and approxunately 46,579 

square feet of retail and semce uses, mcludmg a grocery store A copy of Z C. Order No 06-01 IS 

attached hereto as Exlub1t A The approved bwldmg would be bwlt to a ma:xnnum height of nmety 

feet and would have a floor area ratio ("FAR") of 4 8, or approxunately 287,930 square feet of gross 

floor area The approved proJect was designed to mclude a total of approxunately 399 parking 

spaces Pursuant to Z C. Case No 06-01A currently pendmg With the Zonmg ComnnSSion, the 

Apphcant IS seekmg a two year extension of the approved PUD 

The Appltcant seeks approval of tins modification as an alternative to the approved PUD, 

such that If the modification IS approved, the Apphcant may proceed With either the origmal 

I 
approved plans or With the alternative plans ThiS fleXIbility IS bemg requested m ltght of the current 

market and real estate fmancmg condltlons The requested alternative would eltmmate the top two 

stones of the bwldmg and, as reconfigured, the ma:xnnum bwldmg height would be reduced from 90 

feet to 75 feet As a result, the number of res1denual units m the proposed proJect would be 
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reduced from 228 to 212, and the total gross floor area would decrease from 287,930 square feet (4 8 

FAR) to approxnnately 250,160 square feet (approxnnately 4 2 FAR) Fmally, the number of off-

street parkmg spaces would be reduced from 399 to 270 to reflect the reduction m residential uruts 

m the bwldmg and the elnrunation of one level of the underground garage In all other respects, the 

proposed alternative proJect will be substantially consiStent With the conditions set forth m Zonmg 

CommiSsion Order No 06-01 The gross floor area of the grocery store m the proposed alternative 

would be approxnnately 41,000 square feet, wluch IS consiStent With what IS shown on the approved 

plans A copy of the proposed Alternative Arclutectural Plans and Drawmgs ("ReviSed Plans") IS 

attached hereto as Exlub1t B 

As set forth below, tlus statement and the attached documents meet the filing reqwrements 

for a PUD apphcation. 

II 
PROJECI' DESCRIPTION 

The proposed ProJeCt, as mochfled, will continue to be a ITIIXed use development The 

bwldmg will consiSt of ground floor grocery store and other retail With res1denual use on the floors 

above ,Underground parkmg will proVIde 270 parkmg spaces, sufflc1ent to supply the commercml 

tenants and customers, res1dents and VISitors Without creatmg "overflow" parkmg m the nearby 

res1denual ne~ghborhoods 

The mam entrance to the res1dentml bwldmg will continue to be located at the center of the 

block on H Street The mam 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 parkmg garage and loadmg 

faculties for the grocery store m the alternative des1gn will be located off 3"1 Street m the same 

location as OC~gmally approved 
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A. Site Location and Descnption · 

1 The Site 

The Site consiSts of Lot 54 m Square 776 The Site IS located between 3rd, 4th, H and I 

Streets, N E The total land area of the S1te IS approxnnately 60,870 square feet. 

The Site IS located approxnnately one-third of a rrnle from the entrance to the Umon Stauon 

Metrorali Stauon, and IS adJacent to H Street, wluch IS the s1te of a new streetcar !me presently under 

construcuon and a maJor through street With three Metrobus routes. The Generahzed Land Use 

:Map of the Comprehensive Plan des~gnates the Site as nuxed use for res1denual and commemal, and 

the Pohc1es :Map des1g0ates It as a Development Opportunity Area 

2 Land Use and Zomng of Surroundmg Area 

3rd & H Street IS prommently located at the western edge of the proposed H Street NE. 

Ne~ghborhood Commercial Overlay D!Stnct (the "H Street Overlay") The S1te IS zoned HS/G2-B 

Drrectly to the west across 3n1 Street IS Senate Square, a large residential development on the 

s1te of the former Capital Ouldren's Museum, wluch IS 110 feet m he1ght 

Further west of the Site, there IS the H Street Overpass (alk/ a Hopscotch Bndge) and the 

raliroad tracks leadmg to Umon Stauon Southwest of the S1te across H Street, IS the proposed 

Capitol Place nuxed use proJect and the Stauon Place off1ce proJect wluch IS bemg bwlt m three 

phases and IS approved With a maxunum he1ght of 121 feet Drrectly south of the Site across H 

Street IS a nux of vacant land and small strucrures used for retail purposes East of the S1te, across 

4th Street, there IS a res1denual area wned R-4 Further to the east along H Street, there IS a 

commercial comdor wned G2-B North of the S1te, across the alley and Eye Street, there IS a nux 

of res1dent1al, commercial and msntunonal uses At the comer of 4'h and Eye Streets IS 318 Eye 

Street, a planned urut development proJect With approxnnately 160,000 sq ft , 140 res1denual uruts 

and a maxunum bwldmg he1ght of 65 feet 
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B. Project Design 

The des.gn of the proposed alternative scheme reflects the same arclntectural vocabulary and 

massmg of the approved PUD The fa~ade detalis have been adJusted to reflect the removal of two 

res1denual floors and the reduction m the maxrmum bwldmg he.ght from 90 feet to 75 feet The 

mezzarune level m the grocety store has been elmunated, requmng removal of the clerestoty from 

tlns ground floor retatl space Addmonally, mmor adJustments have been made to the mtenor 

counyard conftgUiatlon, With two skyltghts removed A pergola has been added to the counyard to 

enhance the arclntectural quahty of the space The stze of the roof terrace has been reduced from 

approxrmately 10,000 •square feet to approxrmately 7,500 square feet Fmally, the fa~ade treatment 

above the parkmg entrance on H Street has been refmed and the two-stoty one! substituted With a 

flat front conststent With the arclntectural vocabulaty of the recently restored Landmark Lofts 

condorrnruurn proJect located dtrectly across 3'd Street 

In all other respects, the proposed bwldmg Will conunue to act a5 the western gateway to the 

H Street Commerctal Comdor, offenng a des.gn of substanual quahty and s1gruftcant character 

conststent With the prommence of tlns location The 3'" & H Street proJect Will s.gnal1ts gateway 

status through the use of express1ve arclntectural embelltshments and entrance features at tlns 

tmportant mtersectlon By locatmg the grocety entty at tlns comer, With Its concomttant s.gnage, 

and activated streetscape, the slgntf1cance of tlns comer as a comdor entty pomt and destmatton Will 

be considerably enhanced Overall, the proJect as revtsed contmues to mtegrate sympathetically With 

the eXIStmg structures along H Street, as well as the res1denttal bwldmgs that share the same square 

and surroundmg neighborhood 
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C. Tabulation of Development Data 

Approved PUD Proposed Modtficatiom 

Gross Floor Area 287,930 sf (maxunum) 250,160 sf (maxunum) 

TOTAL FAR 48 42 

He1ght 90ft 75ft 

Lot Occupancy 82% 80% 

Rear Yard 15 15 

S1de Yard None None 

Res1dennal Uruts 228 uruts 212 uruts 

Affordable 10% of the mcrease m 8% of res1denttal GF A 
Housmg/Inclus1onary res1dennal GFA (1 e , (1 e, approx 16,295 sq ft) 
Zorung approx 10,067 sq ft) 

Parkmg 
Res1denttal 247 spaces Res1denttal 146 spaces 
(1 1/ urut) (0 7/urut) 
Retail 152 spaces Retail 124 spaces 
(3 5/1000 sf)* (3 07/1000 sf)* 
Total 399 spaces Total 230 spaces 
*over uuttal 3000 sf *over uuttal 3000 sf 

Loadmg Retail 
Benhs 2 @ 55 feet NOGIANGE 
Semce. 1 @ 20 feet 
Platform 2@ 200 s f 
Res1dennal 
Benhs 1 @ 55 feet 
Semce 1 @ 29 feet 
Platform 1 @ 200 s f 
TOTAL 
Benhs 3 @ 55 feet 
Semce 2 @ 20 feet 
Platform. 3 @ 200 s f 

D. Flextbility Under the PUD Gu1dehnes 

The PUD process was created to allow greater flex1biliry m planrung and destgn than may be 

poSSible under conventtonal zonmg procedures Like the approved PUD, the proposed 

modrr1cattons will also requtre devtattons from the roof structure regulations that prolub1t multtple 
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roof structures, reqwre a roof structure to be set back a dtstance equal to Its he~ght, and reqwre walls 

of equal he1ght 

Due to the narrowness of the bwldmg wmgs and the reqwrements of the mecharucal 

systems, as shown on the Roof Plan mcluded as Sheet AOS of the ReviSed Plans, the proJect mcludes 

3 roof penthouses, and some of the penthouses are not able to meet the reqwred setback. 

:Moreover, m an effort to reduce therr VISibility, some of the roof structures do not have walls of 

equal he~ght The Zonmg CommiSSIOn granted snrular roof structure rehef m approvmg the lillual 

PUD and Approved Plans 

Fmally, the Apphcant requests fleXIbility from certam proviSIOns of the H Street NE 

Ne1ghborhood Commemal Overlay Frrst, secuon 1324 2 of the Zonmg Regulauons prov1des that 

bwldmgs must be des1gned and bwlt such that not less than 75% of the streetwall(s) to a he1ght of 

not less that 25 feet must be constructed to the property hne abunmg the street nght of way, and 

that bwldmgs on corner lots must be constructed to both property hnes abunmg pubhc streets 

However, m order to prov1de a four foot setback from the H Street nght of way, the Apphcant 

seeks rehef from the proviSIOns of section 1325 1 Second, the Apphcant requests fleXIbility from 

section 1324 11, winch reqwres commercml entrances evety 40 feet However, lrlStead of prov1dmg 

the e~ght entrances reqwred, the Apphcant proposes to proVIde four entrances due to the siZe and 

location of the proposed grocery store's footpnnt m the same locations as ongmally approved As 

mchcated m Z C Order No 06 01, the Zonmg CommiSsion granted the same fleXIbility for the 

approved proJect 
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III 
THE PROJECT MEETS THE STANDARDS OF THE ZONING REGULATIONS AND 

PUD REQUIREMENTS 

A PUD Process IS Appropnate Mechamsm for the ProJect 

The PUD process IS the appropnate mechamsm for gmdmg the development of the Site By 

domg so, the Apphcant consohdates the review of the Project Withm the purview of the Zonmg 

CommiSsion wlule at the same time prov1dmg opportunities for mput from vanous agencies and the 

commuruty The Apphcant has engaged the commuruty, the ANC, the Department of 

Transportation, and the Off1ce of Planrnng m productive diScussions regardmg the ProJect 

Through the PUD process, all of these mterested parues will have further opportunities for 

participation to fulfill the DIStnct's planrnng objectives for thiS area Thus, the use of the PUD 

process g1ves the commuruty and DIStnct agencies an opportunity to work With the Apphcant to 

ensure a well planned development Furthermore, the PUD will lock m the Apphcant s 

comrrntments and ensure that the approved development With pubhc benefits and proJeCt amerutles 

will be completed for the area 

B PUD Reqmrements Under Chapter 24 of the Zorn~ Regulations 

The proposed modifications to the approved PUD will continue to meet the area 

reqmrements under section 24011(c), and the height and FAR proviSions of sections 2405 1 and 

2405 2 The reviSed proJeCt will contmue to have a positive unpact on surroundmg area and will not 

have an unacceptable unpact on the operation of cny serv1ces and fac!lmes In fact, 3rd & H Street 

will have a positive unpact on the unmed!ate area The ProJect constitutes appropnate commercml 

and residential development m an area designated by the Comprehensive Plan as a Development 

Opportunity Area The reviSed PUD will continue to bnng new housmg stock, retail development 

and a grocery store to thiS developmg area of H Street The desigD complements the moderate 

density commercial area to the east of the Site and the step down m height of the bu!ldmg IS the 
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appropnate scale for the residential ne1ghborhood across 4"' Street and across the alley to the nonh, 

particularly cons1denng the large setback from those res1dences and the open courtyards that are 

planned for the mtenor of the S1te 

Moreover, the PUD modifications will not have an adverse 1mpact on hght and arr As 

stated above, 3rd & H Street mcorporates large open courtyards at the mtenor of the Site and 

mcludes reduced he~ght for the portions of the bwldmg near the res1denual cornmuruty to the nonh 

and east The bwldmg has been set back four feet from the property !me on H Street to proVIde an 

expanded pedestnan env!I'Onrnent along the enure length of the block Further, the he~ght of the 

bwldmg has been reduced from 90 feet to 75 feet, thereby reducmg the bulk of the proJeCt 

Fmally, as diScussed below, the ProJect modifications are not mcons!Stent With the 

Comprehensive Plan 

C Pubbc Benefits and ProJect Arne rubes 

The PUD gwdelmes reqmre the Zonmg CommiSSIOn to evaluate speclf1c pubhc benefits and 

proJect ameruties of a proposed proJect Pubhc benefits are defmed as "supenor features of a 

proposed planned urut development that benefit the surroundmg ne~ghborhood or the pubhc m 

general to a s~gnlfJcantly greater extent than would hkely result from development of the Site under 

the matter of nght proviSions of tlus t1tle 11 DCMR § 2403 6 "A proJect arneruty IS one type of 

pubhc benef1t, speclf1cally a functional or aesthetic feature of the proposed development, that adds 

to the attractiveness, converuence or comfort of the project for occupants and !ffiffied!ate 
./ 

ne~ghbors " 11 DCMR § 2403 7 Furthermore, m dec1dmg a PUD apphcation, the Zonmg 

CommiSSIOn IS requrred to "Judge, balance and reconcue the relative value of the proJect ameruties 

and pubhc benefits offered, the degree of development mcentives requested, and any potenual 

adverse effects accordrng to the speclf1c crrcurnstances of the case " 11 DCMR § 2403 8 
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As proposed m the modified plans, the Apphcant IS requestmg approval of approxnnately 

250,160 square feet of development or 4 2 FAR. The development falls well Withm the parameters 

of the G2 B DIStnct and IS only approxnnately 0 7 FAR over the maner of nght Far pemnned m 

the G 2 B DIStnct 

Pub he benefits and proJect amerutles may be exlubned m a vanety of ways and may overlap 

With furthenng the pohCies and goals of the Comprehensive Plan As reviSed, the location of new 

IDIXed use development m the H Street area as well as the proposed on site amerut1es contmue to 

provide s~gruficant benefit to the neighborhood and the DIStnct as a whole and satiSfy the 

reqwrements of Chapter 2 4 

1 Urban Design. Arclntecture. Landscapmg and Open Space (Section 2403 9(a)) 

The Apphcant has presented an exceptional and appropnate arclutectural design for the 

reviSed ProJect The modified design provides a number of features that Will benefit both the H 

Street Comdor and the surroundmg residential neighborhoods These benefits mclude an 

arclntectural des~gn that IS both fresh and engagmg, while seekmg to complement mto the eXISting 

contextual senmg m both form and matenals Particular anenuon has been pmd to creating an 

active, urban retail streetscape, celebratory arclntectural fonriS for the comer at 3rd & H Streets and 

the residential entrance on H Street, and an overall sculpting of the bulidmgs massmg m 

concordance With surroundmg neighborhood For the entire length of the H Street front, the 

bulidmg has been set back from the property a typical diStance of four feet m order to mcrease the 

Width of the sidewalk ThiS addmonal Width Will slgillficantly enhance the pedestnan expenence by 

reducmg congestion and allowmg for more open space 

The bulidmg facades contmue to be designed m a style that complements and respects the 

adjacent bulidmgs, particularly those With a diStmct hiStone character The facades on the pnnc1pal 

street fronts of 3rd and H Streets employ a frarnmg annature of bnck and masonry p1ers 
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complemented With substantial glazed operungs The character of the fenestration chlferenuates 

between the retali and res1dentml floors, alloWing for a uruque expression of those two uses The 

des1gn mcludes arclutectural embellishment at the 3ro and H Street comer to accentuate the 

s~gruf!Cance of that location as a gateway to the commercial opporturutles along H Street and 

beyond The proJect also mcludes substantlaliiDprovements to the streetscape and adJacent alley.; 

These !IDprovements Will mcorporate new pavmg for the s1dewalks, new street hghtmg fiXtUres, new 

and replacement tree boxes, bike racks and trash receptacles m conJunction With the capital 

!IDprovements plan currently under construction pursuant to the H Street Great Street IIDt!atlve 

2 Sne Planrung and Eff1c1ent Econoffilcal Land Utilization (Section 2403 9(h) 

Like the approved PUD, the reviSed proJect IS des1gned such that Its p=ry bulk IS on H 
\ 

Street, away from the nearby res1denual community Slgmf1cant unprovements to 3rd, 4th and H 

Streets Will contmue to be prov1ded, as well as !IDprovements to the remammg alley sy.;tem m Square 

776 The mochl1ed proJect IS set back from the property lme along the alley so that the alley IS 

effectively Widened In most areas, the avaliable passageway IS more than doubled due to the 

setback of the bwldmg The proposed four foot setback at H Street also allows for a Wider s1dewalk 

and eas1er pedestnan passage 

3 Transportation Features (Section 2403 9(c)) 

The ProJect offers several transportation management measures and IS an excellent example 

of "Smart Growth First, 3rd & H Street IS located along three bus routes and IS less than one 

th!rd of a nule from the Uruon Station Metrora!l Station 3rd & H Street's location next to Uruon 

Station prov1des s~gruf1cant opporturutles for pubhc transportation use With Metrora!l, Metrobus and 

local and reg1onal trams all servmg Uruon Station Tlus proxnruty Will result m a s~gruf1cant 

proportion of s1te tnps bemg made by mass transit or other non passenger car modes Moreover, as 

a part of the Great Streets Irut!atlve, streetcar tracks are currently bemg constructed on H Street, and 
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the proposed development will help to mcrease residential density and shoppmg opportunities along 

the streetcar hnes Second, the proJect will mclude a parkmg garage that will accommodate 
' 

approxunately 270 cars Thrrd, the eastern branch of the Metropohtan Branch Tr.ul, which connects 

Uruon Station and Takoma Park and provides access to Capitol Hill, IS only two blocks to the west 

Thus, as the Zorung CommiSsion previously found, the proJect will not adversely llTipact the traffic 

SIUiatlon for the area 

4 Special Value to the Neighborhood (Section 2403 9@ 

The modified PUD will continue to add special value to the surroundmg neighborhood by 

bnngmg a grocery store and appropnate retail development that will serve the commuruty Grocery 

stores are needed Withm the city and benefit the commuruty 

5 Employment and Trammg Opportunities (Section 2403 9(e)) 

The 3rd & H Street reVISed proJect will also promote residential, retail and commercial 

development at an appropnate location that will add to the economy of the D!Stnct as well as 

provide expanded employment opportunities for D!Stnct residents The Apphcant renews Its 

commitment to work With the Departinent of Employment Services (DOES) to execute a Fll'St 

Source Employment Agreement m order to achieve the goal of utilizmg D!Stnct residents for at least 

fifty-one percent of the JObs created by 3rd & H Street The Apphcant's consultants will use DOES 

as Its fll'St source for recrwtment, referral and placement of new hires for employees whose JObs are 

created by 3rd & H Street LikeWISe, the Apphcant also commits to make a bona f1de effort to utilize 

Certified Busmess Enterpnses certified by the D C Department of Small and Local Busmess 

Development ("DSLBD") m order to achieve, at a =urn, the goal of tluny-f1ve percent 

partiCipation m the contracted development costs m connection With design, development, 

construction, mamtenance and secunty of 3rd & H Street The Apphcant will use the DSLBD as 

the prunary referral sources for Certified Busmess Enterpnses 
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5 Housmg (Section 2403 9!fl) 

The reviSed ProJect will create addltlonal housmg stock as encouraged by the Gty 

Approxnnately seventy percent of the uruts will be one bedroom uruts, approxnnately SIX percent of 
' \ the uruts will be one bedroom and den uruts, approxnnately e~ghteen percent of the uruts will be two 

bedroom umts and approxnnately SIX percent of the uruts will be studio uruts The ProJect will 

comply With the Inclus10naty Zonmg reqwrements by proVIdmg approxnnately e~ght percent of the 

gross floor area devoted to res1denual use as affordable uruts to households makmg no more than 

e1ghty percent of the area medlan mcome Although the gross floor area of the proJeCt IS decreasmg 

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

affordable uruts IS mcreasmg under the reviSed design 
I 

6 Other Pubhc Benefits and ProJect Amemtles (Section 2403 9(j)) 

The ProJect prov1des for econonnc development m an area designated as a Development 

Opportunity area The Apphcant s proposal to locate a maJor mJXed use development With a maJor 

grocery store will g1ve a much needed boost to the econonnc development of the area 

IV 
COMPLIANCE WITH COMPREHENSIVE PLAN 

The reVISed PUD advances the purposes of the Comprehensive Plan, IS consiStent With the 

Future Land Use l'v1ap, comphes With the gmdmg prmc1ples m 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 defme the reqwrements and 

aspuat1ons of D1stnct residents, and accordmgly mfluence social, econonnc and phys1cal 

development, (2) to gmde executive and legiSlative deciSIOns on maners affectmg the DIStnct and Its 

CitiZens, (3) to promote econonnc growth and JObs for DIStnct residents, ( 4) to gmde pnvate and 

pubhc development m order to aclueve DIStnct and commuruty goals, (5) to mamtam and enhance 
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the natural and arclntectural assets of the DJStnct, and ( 6) to assiSt m conservation, stabilization, and 

nnprovement of each ne~ghborhood and commuruty m 1the DJStnct DC. Code §1 245(b) (, 1 

30162) 

As diScussed m more detail below, the reVJSed PUD s~grnf1cantly advances these pwposes by 

promoting the socml, phys1cal and econolUlc development of the DJStnct through the proviSIOn of a 

h1gh quahty rruxed use development that will mcrease the housmg supply, add new ~taU uses, create 

addmonal employment oppomuutles, and generate Slgrnf1cant tax revenues for the DJStnct 

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

The DJStnct of Columbm Comprehensive Plan Future Land Use Map des1gnates the S1te m 

the rrnxed use, mednun-dens1ty residential and moderate density commercial land use category The 

medmm-dens1ty res1denual des~gnauon JS used to defme ne~ghborhoods or areas where IUld nse 

apartment butidmgs are the predornmant use Pockets of low and moderate density housmg may 

eXISt Wlthm~these areas The medmm dens1ty res1dentml des1gnat1on also may apply to taller 

res1dentml butidmgs surrounded by large areas of permanent open space The R 5 B and R 5 C 

Zone dJStncts are generally consiStent With the Medium Density des~gnauon, although other zones 

may apply The moderate density commercml des~gnatlon IS used to defme shoppmg and serv1ce 

areas that are somewhat more mtense m scale and character than the low density commercial areas 

Retail, off1ce, and serv1ce busmesses are the predommant uses Areas With tins des1gnat1on range 

from small busmess d!Stncts that draw pnmanly from the surroundmg neighborhood to larger 

busmess dJStncts used to draw pnmanly from a broader market area The corresponding zone 

d!Stncts are generallyG2 A, G2 B, and G3 A, although other d!Stncts may apply 

The G 2 B zonmg for the Site approved by the Zonmg ColUIUISslon, as well as the proposed 

modtt1cauons to the approved PUD, are consiStent With the Future Land Use Map's des1gnauon of 

the Subject Property 
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C. Comphance wtth Gmdmg Pnnc1ples of the Comprehensive Plan 

The proJect IS consiStent With many gwdmg pnnC1ples m the Comprehensive Plan for 

managmg growth and change, creatmg successful neighborhoods, mcreasmg access to education and 

employment, connectJrig the city, and bwldmg green and healthycommurutles 

1 Managmg Growth and Change 

The gwdmg pnnCiples of thiS element are focused on ensunng that the benefits and 

opporturutles of livmg m the DJStnct are equally available to everyone m the City The proJect IS 

fully-consiStent With a number of the goals set forth m thiS element SpeCJf•cally, the proJect will 

help to attract a ruverse population With the mclus1on of a rrux of housmg types for households of 

cllfferent siZes and mcomes (§§217 2 and 217 3) The Applicant's proposal to develop a s•gruhcant 

amount of res1dent1al and retail uses IS also consiStent With the Comprehensive Plans 

acknowledgement that the growth of both res1dent1al and non res1dent1al uses IS cntlcal, particularly 

smce non res1dennal growth benefits residents by creatmg JObs and opporturutles for less affluent 

households to mcrease therr mcome (§217 4) In adrut1on, the Zorung CommiSsion found that the 

approved proJect will help to stabilize and 1mprove the commercial character of the neighborhood, 

will respect and 1mprove the phys1cal character of the DJStnct 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 comdor and, wtll complement the neighbonng res1dent1al areas See Z C. Order No 

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

2 Creatmg Successful Neighborhoods 

The gwdmg pnnc1ples for creatmg successful neighborhoods mclude both 1mprovmg the 

residential character of neighborhoods and encouragmg commercial uses that contnbute to the 

neighborhoods character and make commurutles more livable (§§218 1 and 218 2) In adrut1on, 

the production of new affordable housmg IS essential to the success of neighborhoods (§218 3) 
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Another gtUdmg pnnciple for creating successful neighborhoods IS gettmg pubhc mput m deciSIOns 

about land use and development, from development of the Comprehensive Plan to unplementation 

of the plan's elements (§218 8) The proposed development furthers each of these gtUdmg 

pnnciples wtth the construction of market rate and affordable housmg, as well as commerctal uses 

In addmon, the Apphcant obtamed the suppon of AdviSory Neighborhood CommiSsion 6C and 

local commurnty groups for the approved PUD, and will contmue to work wtth the ANC and 

commurnty groups ensure that the reviSed development contmues to provide a positive unpact to 

the unmedtate netghborhood 

3 Increasmg Access to Education and Employment 

The Increasmg Access to Education and Employment element mcludes a number of pohcy 

goals focused on mcreasmg econonnc activity m the DIStnct, mcludmg mcreasmg access to JObs by 

DIStnct residents (§219 1), encouragmg a broad spectnrm of pnvate and pubhc growth (§219 2), 

suppottmg land development pohcies that create JOb opponumties for DIStnct residents wtth vaned 

JOb skills (§219 6), and mcreasmg the amount of shoppmg and services for many DIStnct 

netghborhoods (§219 9) In approvmg the unual PUD, the Zomng CommiSsion found that the 

proJect will proVIde adchtional Jobs to strengthen the econonnc health of the area, and that the 

proJect will take advantage of Its location along maJor Metrobus routs and Its proXlmity to Umon 

Statton and Metroratl 

4 Connecting the Gty 

The proposed development will help to tmplement a number of the gtUdmg pnnciples of 

thiS element As shown on the reviSed plans, the access pomts for the reqwred parkmg and loachng 

facilities have been destgned to appropnately balance the needs of pedestnans, bicychsts, transit 

users, autos and dehvery trucks as well as the needs of residents and others to move around and 
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thro~,~gh the city Id Moreover, the design of the bwldmg's frontage along H Street will also help to 
I 

remforce and Jmprove one of the "great streets" of the city (§220 3)' 

5 Bwldmg Green and Healthy Q>rnmuruties 

The proposed development IS fully-consiStent With the gmdmg pnnc1ples of the bwldmg 

green and healthycornmuruties element and will mcorporate sustamable site, water efficiency, energy 

opturuzation, and other measures to help reduce harmful effects on the natural enVIronment 

(§221 2 and 221 3) In addmon, a Q>nceptual LEED Scorecard mdicaung potential sustamabillty 

features to be mcorporated mto the project IS mcluded as Sheet A18 of the reVISed plans 

D. Land Use Element 

For the reasons diScu5sed below, the project supports the followmg pohc1es of the Land Use 

Element 

1 Pohcy LU-1 2 2 Mlx of Uses on Large Sites, 

2 Pohcy LU-1 3 4 DesigD to Encourage Transit Use, 

3 Pohcy LU-2 1 3 Q>nseiVmg, Enhancmg, and Rev1tahzmg Neighborhoods, 

4 Pohcy LU-2.2 4 Neighborhood Beautification, 

5 Pohcy LU-2 3 2 Mitigation of Q>rnmefCial Development Impacts, and 

6 Pohcy LU-2 3 3 Buffenng Reqwrements 

The project, wluch mcludes res1dennal and retail uses on a large Site, IS consiStent and 

compatible With adjacent uses and will provide a number of benefits to the Immediate neighborhood 

and to the city as a whole In addition, the Zonmg QlmmJSsion found that the approved project 

proVIdes a nuxed-use development With a supenor design that will foster the continued growth of 

the DIStnct's economy and employment base wlule prov1dmg additional res1dennal stock for Its 

citiZens See Z C. Order No. 06-01, Fmdmg of Fact No 25(e) In addmon, as shown on Sheet L01 

of the reviSed plans, the project mcorporates hghtmg, trees, pavmg and Site furniSlungs adpcent to 
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the s1te on H Street, and mcludes ground floor retail uses that will activate and arurnate the street 

frontages The proJeCt also mcludes a number of elements deslgiled to serve as buffers, mcludmg 

landscapmg, he~ght stepdowns and set backs, and other arclntectural and Site plannmg measures that 

avmd potenual confhcts Fmally, both the approved and reviSed proJect have been des1gned such 

that they do not result m unreasonable or unexpected traff1c, parkmg, htter, v1ew obstruction, odor, 

noiSe, or v1brat1on lffipacts on surroundmg res1dent1al areas. 

E. Transportation Element 

The SubJect Property IS located on H Street, N E , winch, as shown on Map 4 2 of the 

Comprehensive Plan, has been 1denuf1ed as a maJor transit comdor able to support prenuum transit 

serv1ce (§407 13) In addltlon, H Street, N E has been 1denufled as one of the locations for new 

tranSit mfrastructllre, mcludmg bus rap1d tranSit and, as diScussed above, a streetcar hne to prov1de 

travel options, better connect the c1ty, and ~mprove surface-level pubhc transportation (§407 23) 

ConsiStent With Pohcy T-11 4 Transn-Onented Development, the proJect IS an example of translt­

onented development and mcludes vanous transportation lffiprovements, mcludmg the construction 

of new nuxed-uses along a maJor transportation comdor, bike storage areas, and s1dewalk 

~mprovements In addltlon, consiStent With Pohcy T-2 2 2 Connecting D!Stnct Ne~ghborhoods, the 

proJect will help to encourage =proved connections between D!Stnct ne~ghborhoods due to Its 

location and converuent access to Metrorau, streetcar and bus routes The proJect arclntect has 

carefully considered and mtegrated b1cycle and pedestnan planrung and safety cons1derat1ons m the 

development of the proJect, and the proJect mcludes secure biCycle parkmg and bike racks as 

arnerutles Wlthm the development that accommodate and encourage b1cycle use See Pohcy T-2 3 1 

Better Integration of B1cycle and Pedestnan Plannmg, and Action T-2 3-A B1cycle Facilities 
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F. Housmg Element 

The overarchmg goal of the Housmg Element IS to "[d]evelop and mamtam a safe, decent, 

and affordable supply of housmg for all current and future residents of the DIStnct of Columbia " 10 

DCMR § 501.1 The proposed proJect will help aclneve thiS goal by advancmg the followmg 

pohc1es 

1 Pohcy H-1 1 1 Pnvate Sector Suppon - The proJect helps to meet the needs of 
present and future DIStnct residents at locauons consiStent With DIStnct land use 
pohc1es and obJeCtives Specifically, the proJect will mclude 212 res1denual umts 
winch represents a substanual contnbuuon to the DIStnct's housmg supply The 
proviSIOn of new housmg at thiS particular locauon, moreover, IS fully consiStent 
With the DIStnct's land use pohc1es 

2 Pohcy H-1 1 4 Mixed Use Development - The proJect IS consiStent With the goals of 
promotmg =ed use development, mcludmg housmg on commercially wned land, 
pamcularly m ne~ghborhood commercial centers, along Mam Street ffi!Xed use 
comdors, and around appropnate Metrorau stations The proJect will contam retail 
and res1denual use~ on commercially zoned land along a Mam Street Mixed Use 
Comdor 

3 Pohcy H-1 1 5 Housmg Qualmr- E~ght percent of the res1denual uses will be 
devoted to affordable housmg ConsiStent With thiS pohcy goal, the affordable uruts 
will meet the same h~gh-quahty architectural standards provided for the market-rate 
housmg and will be md!Stmgu~Shable from market rate housmg m therr extenor 
appearance 

4 Pohcy H-1 2 3 Mixed Income Housmg - The proposed development IS =ed­
mcome and mcludes both market-rate and affordable housmg uruts Thus, the 
proJeCt will funher the DIStnct's pohcy of d!Spersmg affordable housmg throughout 
the city m =ed-mcome commuruues, rather than concentratmg such uruts m 
econonucally depressed neighborhoods 

G. Environmental Protectlon Element 

The Envll"Onmental Protecuon Element addresses the protecuon, restorauon, and 

management of the DIStnct' s land, arr, water, energy, and biologic resources Tius element provides 

pohc1es and acuons on rrnportant ISsues such as energy conservation and arr quahty, and specific 

pohc1es mclude the folloWlllg 
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1 Pohcy E-111 Street Tree Plantmg and Mamtenance- encourages the plantmg and 
mamtenance of street trees m all parts of the City; 

2 Pohcy E-1 1 3 Landscapmg- encourages the use of landscapmg to beautify the City, 
enhance streets and pubhc spaces, reduce stormwater runoff, and create a stronger sense of 
character and 1dent1ty; 

3 PohcyE-2 2 1 Ene~Eff1c1ency- promotes the eff1c1ent use of energy, addmonal 
use of renewable energy, and a reduction of unnecessary energy expenses through ITI!Xed-use and 
shared parkmg strategies to reduce unnecessaty construction of parkmg facilities, 

4 Pohcy E-3 1 2 Usmg Landscapmg and Green Roofs to Reduce Runoff- calls for the 
promotion of tree plantmg and landscapmg to reduce stormwater runoff, mcludmg the expanded 
use of green roofs m new construction, and 

5 PohcyE-3 1 3 Green Engmeenng- has a stated goal of promoting green engmeenng 
practices for water and wastewater systems 

As discussed m both the Envtronmental Benefits and Bwldmg Green and Healthy 

Communltles sections of tlus statement, the proJeCt mcludes street tree plantmg and mamtenance, 

landscapmg, energy effiCiency, methods to reduce stormwater runoff, and green engmeenng 

practices, and IS therefore fully consiStent With the Envrronmental Protection Element 

H. Economic Development Element 

The Econonnc Development Element of the Comprehensive Plan mc:hcates that the 

adc:huon of 125,000 JObs dunng the next 20 years Wlll create the demand for a number of uses, 

mcludmg real use, m a vanety of settmgs With a vanety of bwldmg types (§706 1) 

The Econonnc Development Element also mcludes a number of pohcy recommendations 

regardmg the promotion of retail development The proJect Wlll help to ~mplement Pohcy ED-2 2 3 

Ne~ghborhood Shoppmg smce the development mcludes the creauon of adc:huonal shoppmg 

opponuruues m a ne~ghborhood commercial dlsmct that Wlll help to better meet the demand for 

bas1c goods and serv1ces 
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I. Urban Design Element 

The goal of the 0Jmprehens1ve Plan's Urban Destgn Element IS to 

[ e]nhance the beauty and hvability of the City by protectmg 1ts hiStone destgn legacy, 
remforcmg the 1denufy of 1ts neighborhoods, harmomously mtegratmg new 
construction wtth eXtStmg bwldmgs and the narural envrronment, and !IDprovmg the 
v1tahty, appearance, and secunty of streets and pub he spaces. 

10 DCMR § 901.1 In keepmg wtth thiS obJeCtiVe, the Apphcant has destgned the proJect to 

complement the character of the surroundmg ne1ghborhood For example, consiStent wtth Pohcy 

UD-2 1 3, the proJeCt mcorporates vanattons m he1ght, massmg, and arclutectural quahty to ensure 

that the proJeCt respects the scale of adJacent res1denttal ne1ghborhoods (§909 10) In addmon, the 

proJeCt mcludes anracnve, vtSually-mterestmg and well-destgned bwldmg facades that eschew 

monohtluc or box-hke forms, or long blank walls winch detract from the human quahty of the 

street See Pohcy UD-2 2 5, §310 12 As shown on the proposed landscape plan, the proJect IS also 

consiStent wtth the 1IDproved streetscape des1gn and s1dewalk management goals of Po hey UD-3 1 1 

and Pohcy UD-3 1 2 

J. Capitol Hill Area Element 

The proJect IS consiStent wtth and will help to 1IDplement a number of the pohcy goals 

1denttf1ed m the Cap1tol Hill Area Element Pohcy a-I-113, "Upgradmg OJmmerclal DtStncts," 

calls for upgradmg the maJor commerctal d!Stncts of Cap1tol Hill, mcludmg the H Street comdor. 

(§1608 4) The proJect IS consiStent wtth tlus obJeCtive smce the development will mclude both retatl 

and res1denttal uses wh1ch combmed will help to activate the H Street comdor In adchuon, Pohcy 

0{.1 1.4 calls for drrectmg growth m the Cap1tol Hill Plannmg Area to commerctally zoned land, 

wtth a particular emphasiS on the H Street!Benmng Road comdor (§1608 5) ThiS pohcy element 

also proVIdes that ffi!Xed-use development combmmg ground floor retat! and upper stoty res1denttal 

uses should be supported m thiS area, along wtth streetscape 1IDprovements that 1IDprove VISual and 

urban destgn quahttes and enhance pedestnan, bus, and auto crrculauon As diScussed herem, the 
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proposed development 15 consiStent wtth, and will help to unplement these goals Fmally, the 

Apphcant's proposal to mcorporate ground-floor retatl uses mto the development IS consiStent wtth 

Pohcy a-I-2 1 1, which calls for the rev1tahzat1on of the H Street comdor m a manner that IS 

consiStent wtth the approved 2003 H Street Strategic Development Plan, winch recommends the 

development of new miXed-use projects combmmg ground floor retatl and upper story housmg 

(§1611 6(a)) 

K Compliance with H Street Overlay and H Street N.E. Strategic Development Plan 

Pursuant to Secnon 1320 1(a) of the Zonmg Regulations, the Site IS located wtthm the H 

Street Nonheast Overlay Housmg Sub-d!Stnct The H Street NE Strategic Development Plan calls 

for H Street to become a hvmg comdor wtth new housmg uruts prov1dmg needed support to the 

comdor retatl elements as well as addmonal "eyes and feet on the street" to unprove safety, secunty, 

and retatl VIability The area from 2"d Street, N E to 7'h Street, N E IS designated as the Urban 

L1vmg subd!Stnct Its proXUTllty to transit and potential for mfill development makes It swtable for 

pnmartly residential development The Plan calls for housmg at a lugher density wtth ardutecture 

that appropnately marks the entrance to the H Street commuruty ThiS VISIOn encourages necessary 

rezonmg to opurruze prox11TI1ty to transit, create density to support proposed retatl development and 

perrmt larger m-fill residential or miXed-use butldwgs The Project IS consiStent wtth the H Street 

Plan, and a memorandum prepared by the project architect mchcanng how the project comphes wtth 

the H Street NE Development & Des~gn Gwdehnes will be subnuned wtth the Apphcant's 

preheanng subffi!Ssion 

v. 
AREAS OF FLEXIBILITY 

The Apphcant has made every effort to provide a level of detatl that conveys the sigrnficance 

and appropnateness of the Project's design for this location whtle at the same tune provide a design 
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that does not reqwre fleXlbility from the reqwrements of the Zorung Regulauons Nonetheless, 

some f!eXlbility IS necessaty that cannot be antiCipated at thiS ume. 

The Apphcant requests fleXlbility m the followmg areas 

1 To vaty the locauon and des~gn of all mtenor components, mcludmg 
parnuons, structural slabs, doors, hallways, columns, statrways, and rnecharucal rooms, 
provtded that the vanauons do not change the extenor conftguratton of the bwldmg 

2. To vary the locauon and arrangement of parkmg spaces, proVIded that the 
total IS not reduced below the mmtmum level reqwred by the Zorung Regulations 

3 To vaty the fmal selection of the extenor rnatenals wtthm the color ranges 
and rnatenal types as proposed, based on avat!ability at the tune of construction wtthout 
reducmg the quahty of the rnatenals, and to make mmor refmements to extenor details and 
dunenstons, mcludmg curtamwall mullions and spandrels, wmdow frames, glass types, belt 
courses, sills, bases, conuces, railings and tnm, or any other changes to comply wtth the 
DJStnct of Columbta Bwldmg Code or that are otherwiSe necessatyto obtam a fmal bwldmg 
perrmt 

4 To be able to provtde a range m the number and 1TI1X of restdenual umts 
between 192 and 232 restdentta! umts 

5 To vary the dJSmbuuon and amount of the retat! square footage of the 
proJect, provtded the total retat! square footage does not exceed 45,000 square feet 

VI. 
CONCLUSION 

For the foregomg reasons, the Apphcant subnuts that the proposed modtftcauons and PUD 

plan meets the standards of Chapter 24 of the Zorung Regulanons and the standards for approval 

Accordmgly, the Apphcant requests that the Zorung Comnusston approve the proposed PUD, as 

modtfted, and as descnbed herem 

Respectfully sub nutted, 

b.,~,J~h· 
Kyrus L Freeman 
HOLLAND & KNIGHT LLP 
2099 Pennsylvania Avenue, NW, Smte 100 
Washmgton, D C 20006 
(202) 955-3000 

22 

ZONING COMMISSION
District of Columbia

Case No. 06-01B

4

ZONING COMMISSION
District of Columbia

Case No. 06-01B

4


