BROADCAST CENTER ONE

APPLICATION TO THE DISTRICT OF COLUMBIA ZONING COMMISSION
FOR CONSOLIDATED REVIEW AND APPROVAL OF
A PLANNED UNIT DEVELOPMENT

Broadcast Center Partners, LLC

ON
March 15, 2007 ZONING COMM!SS\.
Nigtrict of Columbia

-0
TASE NOEM

400475896v2 =% HIBIT NO



DEVELOPMENT TEAM

" APPLICANT: Broadcast Center Partners, LL.C
' ¢/o Four Points, LLC
1600 Anderson Road
McLean, VA 22102

ARCHITECTS, ENGINEERS Devrouax & Pumell Architects/Plantiers, P. C.
AND CONSULTANTS: 717 D Street, NW
' Washington, DC 20004
Project Architect

Eri¢ Colbert & Associates
717 5™ Street, NW
Washington, DC 20001
Project Architect

Peter Liu Associates, Inc.

1350 Connecticut Avenue, NW, Suite 400
Washington, DC.20036

Landscape Architect

Delon Hampton & Associates, Chartered:
800 K Street, NW, Suite 720
Washington, DC 20001

Structural & Civil Engineer

Turner Construction Company
3865 Wilson Boulevard
Arlington, VA 22209

General Contractor

Gilford Corporation

4600 Powder Mill Road, Suite 350
Beltsville, MD 20705 -

General Contractor

Kimley-Horn and Associates, Inc.
13221 Woodland Park Road, Suite 400
Herndon, VA 20171

Traffic Consultant

EHT Traceries, Inc.
1121 5® Street; NW
Washington, DC 20001
Architectural Historian

LAND USE COUNSEL: Pillsbury Winthrop Shaw Pittman LLP

2300 N Street, NW
Washington, DC 20037

400475896v2



TADIE OF COMLENLS ...vviveieieceeieectietectiereeeeereer e cerestest et e e easesessossessessesansestsssesseses r———— i

Exhibits coeeveeeeeerene et e terrreereretrreeteetattr e ————baba——tbeantdatarrtanereseseses reeenn 111

Preface.....ccococvvveeiricicnnnnnnnne. ereeetreeteeaeer——rreaeeasanns eeieeeeressaareeraeese e artteeaesearannaans iv

L INtTOQUCHOM teeeeiereieieieieiecte et ie et e te e s ereetesteeveeseeseeaeevesseesaesecasennsnnsens 1

A. Summary of Requested ACHO e reeerereeeenaeans 1

B. The Applicant............cceeveveenenee. etrer e ettt sttt een st esransseten 2

C. Project Goals and Objectives....cooeee e crrerrenes S

D. Development TImetable ........ccccoeceriiniieeienieniieieeeceeesceeseesecsevessiesnennas )

E. Appropriateness of the PUD Process ....cocvcecrievieecverievee e e S

IL. The Proposed Project........ouuueeueueuroo oo 7

A. Site Location and DeSCIIPioN .....c.oeuereeeeereeieiieesriveseeseereserssesesseressenss .7

B. Project DeSCIiPtion .....ccceeieiieriinrienienenensncnees e srestesse s esvesnessesisnsianses 9

C. Development Parameters Under Existing Zoning..........cccceeveeueneen verneeee 11

D. Flexibility Under the PUD ProcCess .....c.ccecurieriesieeseecrinreeresseeeeseeseennens 12

E. Tabulation of Development Data .......ccoccceevieeriieenieeeenininciereneeessieeeesneenns 15

. Planning ANalySiS......ccceevisirieininininininiieiisissinr s saans 16

A. Land Use Impact..........cceeevrverrerernnnns oot et ane 16

1.  The DUKE Plan.....ccccccoviiriieiivnnicnnnneesessreesseesesnensenns evereerenrrennes 16

2. Transit-Oriented Development .............occuuerreereeeresisernesnnssinssannns 17

3. Housmg Strategy .......................................................................... .18

B. Zoning IMPact .....ccceeieiiiiiieiie ettt et s sree e e e s aead 19

C. Environmental Impact.....ccccceecvervieenvcnnneennenne. Crterereeresaeaeerees et eernaeesbanene .19

D. FacilitieS IMPAC vcceeviireiieiieieceieerseesrerrie e s e s seaa e e e ss e senaeasneens 20

IV. Evaluation Standards..........cccoeeeceeieveerirninnnsessseioressssesessesesessesessseesensesssenns 20

A.. Urban Design, Architecture, and Landscaplng ..................................... .20

B Site PIANMINZ. c.cveeceveveereeeietereee ettt es st tes e eesssae et ebenenenesebesenenas 22

C. Effective and Safe Vehicular and Pedestrian ACCESS .......ceoevvereerrerenanes 22

D. Revenue for the DiStrict......c.ccoveevveerirniinenineiteneesieseeses i seeeseesenenes 23

E. Housing and Affordable HOUSING........cocvevereeverrerireeeeeresnreneseenesesseniane 23

- F.  First Source Employment Program ........ccccceveeierciienienniineenneeiencieene .24

- G. Local Business Opportunity Program ..................................................... 24

H. Comprehensive Plan.....c.ccocoioiiieiinienienenteetee e eeeoneas 25

I. Additional Public Benefits of the Project.....ccccouevvvreiniiiiccneiiennnnns eeerenns .25

V. Compliance with the Comprehensive Plan .........cccccovvveineininininniinicencnnen. 26

A. Compliance with Major THEMES .......cocueuveueermiiereenrerrincrenenseeeenne R 27

1.  Stabilizing the District’s Neighborhoods........ccoviceeveeeeeiivinnenns 27

2.  Respecting and Improving the Physical Character of the District 28

3.  Preserving and Ensuring Community Input........ccccoeeevrveccvnene. 28

B. Compliance with Major Elements .....c.cccceoverevinvieceeneenenrenneciniecnennes. 28

1. Generalized Land Use Map ..cccccovveeeieieiierniiniiinneectcceeeneeennenens 29

2.  Housing Element....c.cccocvrveerenne. eeerreeirirterreeenbeeesreeesrteensbanantann 29

3. Urban Design Element.......cccccoeiiimiiniininecieeeincsinneeseeessueennes 29
4004758962

TABLE OF CONTENTS



-NEVIEN

8.
V1. Conclusio

400475896v2

Environmental Protection Element................ccocovvvnivcrcneninnnn 31
Transportation Element........c.cccooviirrinncrecirrreeeeeceeeeeeeecenens 31
Preservation and Historic Features Element ..........cccococvveeennnee. 32

Ward 1 Element ....ooooovvveveeeeeicenenannnnnn, Ceeeeeerereesenannnae ereeeeaaenaaaraanaes 33
). ureeereerreerserassissntreeeseeeesseasenseseeessanseessesssessssnerensssnnsessesesssssesss eerens 34

11



EXHIBITS

DESCRIPTION

Project Plans

Zoning Map

Historic Preservation Review Board Approval

Memorandum of Understanding

Traffic Impact Study prepared By Kimley;Horn énd Associates
Environmental Analysis

Application Forms

Certificate of Notice and Notice of Intent to File

List of Property Owners’ within 200 Feet

Compliance with Chapter 24 of the Zoning Regulations

Section 2403.11 Annotated Table

400475896v2 iii

EXHIBIT
A

B



PREFACE

This statement is submitted on behalf of Broadcast Center Partners, LLC, (“Applicant”)
in support of an application for the consolidated review and approvai of a _Plaﬁhed United
Development for the properﬁes known as 1801, 1837, 1839-1847, 1849, aﬁd 1851 7% Street,
N.W. and 624-632 T Street, N.W., Square 441, Lots 21, 66, 97, 814, 815 and 854 (colléctively,
the “Property”). A portion of the Property is vacant land and a portion is improved with low

scale commercial buildings.

The Applicant is requesting the consolidated review -and approval of this application in
_ .o.rde‘r, to create an archite‘cfurally significant, transit-oriented residential, commercial and retail
project (“Project”) that features-the new office headquarters of Radio One, a national African-
American-owned communications/broadcast company. . The Project’s innovative design
‘complements a neighborhood rich in architectural heritage. The Project is located in the 7™ Street
mixed-us{e commercial and residential area and is adjacent to the Shaw-Howard University
Metrofail Station on the Green Line. The Property is in the ARTS/C-2-B Zone District. The
proposed development is compatible with the scale of buildings in the vicinity of the site and is
consistent with the Ofﬁce of Planning’s DUKE development plan for the Howard Theatre Sub-

District.

The Project will preserve and enhance the overall character of the neighborhood through
the restoréﬁon and integration of the historic and historically-contributing buildings located on
the Property and the addition of new retail, residential and culturally-oriented commercial uses.
The Project will add ;co the neighborhood’s cultural vibrancy through new street-level retail uses

and by serving as the home of Radio One, while respecting the neighborhood’s storied past by
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preserving historic buildings, including a former billiards parlor frequented by musicians who
performed at the nearby Howard Theatre (such as Duke Ellington). Finally, the Project is

consistent with the District’s transit-oriented development and comprehensive housing strategies.

Submitted in support of this application are the completed application forms, a Notice of
Intent to File'a PUD (with property owners™ liét band certification of mailing), architectural
drawings, and a map depicting the zoning district for the Property and the surrounding area. As
set forth below, this s_tatementi'and the attached documents meet the filing requirements for a

PUD application under Chapter 24 of the District of Columbia Zoning Regulations.
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I. ~ INTRODUCTION

A. Summary of Requested Action

This document supports the application of Broadcast Center Partners, LLC
(“Applicant”)! to the Zdning Commission of the District of Columbia (“Commission”) for the
consolidated review and one-step approval of a Planned Unit Development (“PUD”) for the site.
»The Property consists of approxmmately 51,062 square feet of land area in Square 441 (Lots 21,
66, 97, 814, 815, and 854. The Property is located in the Shaw neighborhood in Ward 1, within

the jurisdiction of Advisory Neighborhood Commission (“ANC”) 1B.

The National Capital Revitalization Corporation (“NCRC”), a  publicly chartered
corporation, is fespo'nsible for errseeing the redevelopment of underused and emerging areas of
tﬁe | District of Columbia. Its subsidiary, the Redgvelopment Land Agency Revitalization
Corporation (“RLARC”), is fesponsible for managing a significant portfolio of real estate,
including a portion of the Property (Lot 854). The Applicant received preliminary approval from
the NCRC in March 2005 to devél‘op the Property into a mixed-use complex that includes an office
component that will allow Radio One, a major African-American | communications/broadcast

company, to return its headquarters to the District of Columbia.

The Applicant proposes to develop a new mixed-use residential, office and retail building
containing approximately 319,917 gross square feet above-grade with two levels of underground

parking (“Project”). The Project will provide 192,511 gross square feet of residential space;

i Broadcast Center One LLC’s subsidiaries currently own Lots 21, 66, 97, 814 and 815. Lot 854, as
discussed above, is owned by RLARC, a subsidiary of the NCRC, and the Applicant has received
preliminary approval from the NCRC to develop the site.

400475896v2 1



24,323 gross square feet of retail/arts space; and 103,083 gross square feet of office space. The’
Project-willhave- a-floor-area ratio-(“FAR?)of 6.3 (2.5 for- commercial uses and 3.8 for

residential uses), with approximately 180 dwelling units and a building height of 90 feet.

The Project is consistenf with the Comprehensive Plan of the District of Columbia and
the pattern of development anticipated by the District’s DUKE Draft Development Framework
for a Cultural Destination District Within Washington, DC’s Greater Shaw/U Street (“DUKE
Plan”) along 7% Street, N.W. between S Sfreet, N.W. ahd T Street, N.W. The proposed design
meets the challenge of providing an appropriate substantial development presence at the entrance
to a Metrorail station tha_t simultaneously complements the overall scale of the surroun‘ding retail,
commercial and residential uses. The Project is divided into. three distinct architectural elements:
a residential element, aﬁ ofﬁée element, and restored low-rise buildings which contribute to the
Greater U Street Historic District. The residential and commercial portions of tﬁe Project ére
composed of a variety of articulations and tiers that increase the amount of ex_teﬁor exposure for
the building and provide air and light to the residential units. This design approach 'resﬁl_ts ina
contextually-sensitive building, IOCated within easy walking distance of neighborhood retail and
mass transportation, which creates a visually stimulating aﬁd exciting addition to the community

and leads to a more vibrant streetscape.
B. The Applicant

The Applicant, Broadcast Center Partners, LL.C, is a newly-formed entity comprising
local and regional business leaders with strong backgrounds in development,  construction,
design, finance, property management, and community involvement. Collectively, the Applicant

has extensive experience in developing mixed-use projects and build-to-suit facilities, and has
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- strong financial resources. It is staffed by talented professionals, and has a substantial amount of
minority participation; in fact, over fifty percent of the professional team and partners are
minority-owned companies and are registered Local, Small, Disadvantaged, Business Enterprises
(_“LSDBES”). Broadcast Center Partners includes Ellis Enterprises LLC (a registered LSDBE),

The Jarvis Company LLC (a registerediLSDBE) and Four Points, LLC.

Ellis Enterprises, LLC (“Ellis”) is a real esfate development and faciliﬁes management
consultjng_ firm, and is a registered LS’DBE. Ellis was established in 2000 by Roy “Chip” Ellis, a
fourth-generation Washingt_onian active in local business and.pdliticé for over 15 years. Ellis has
worked on a $100 million proposal to develop a 400,000 square foot mixed-use development in
the _F_oggy Bottom neighborhood and is an equity participant in the Broadcast Center One

development.

The Jarvis Company (“Jarvis”) is a real estate management, consulting and development
company founded in 1999, and is a certified LSDBE. Jarvis’s founders are fifth-generation
Washingtonians with long experience in local business and politics, and its principal owners
have extensiVe real estate, legal, and business experience. N; William Jarvis has served as an
attorney for over 10 years, handling real estate and business matters, while Ernest D. Jarvis has
over 15 years of experience in commercial real estate as an appraiser and broker. Jarvis
currently provides development consulting on, and equity investments in, projects throughout the

District of Columbia, Maryland, Virginia and elsewhere in the country.

Four Points, LLC (formerly West Group Development Company) was established in
2004 to develop commercial and residential properties in the District of Columbia and the

surrounding-areas. In that short period, Four. Points has established an impressive portfolio of
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iproperties in 100% -off-market transactions ranging from corporate build-to-suits, to portfolio
repes—itieﬂing;-to—greund-up—‘andﬁ-s-t-rategie—-develbpments5‘repres-enti-ﬁg—overr 2-5-million square feet
of development potential. As a privately held company with a stake in the progress of the
‘communities in which it develops, Four Points has fostered a réputation for innovative work and
high-quality p;oject's that complement the neighborhoods and communities in which they aré

located.

Four Points’ partners bring more than 42 years. Qf real estate leadership and investing
experience in DC with a particular focus on the mid-Atlantic and greater Washington area,
achieving superior results through cyclical downturns as well as periods of market resurgence.
These partners have been investing together for the past 17 years and have closed more than 30
transactions, comprising more than 164 commercial, residential and mixed-use propetties, since

1995 with an aggregate value of more than $1.8 billion.

Radio One, Inc. is the nation's seventh largést radio 'broadcasting company (based on
2003 net broadcast revenue) and the largest company that primarily targets African-American
and urban listeners. Radio One owns and/or operates 69 radio stations located in 22 urban
markets in the United States én’d reaches approximately 13 million listeners every week. Radio
Oné also programs “XM 169 The POWER” on XM Satellite Radio and owns approximately
40% of TV One, LLC, an African-American targeted cable channel, Which is a joint venture with
Comcast Corporation. Radio One is committed to being an equity partner in the entire
dgyelop@gnt, as well as the lead tenant for the Project’s commercial épace. Radio One has
signed a letter of intent, and the terms of their participation will be finalized over the next few

months.
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C.  Project Goals and Objectives

The - Applicant’s objective is to create high quality housing, commercial and retail
opportunities on an underutilized site in an established District neighborhood. This site isl an
appropriate locauon for the proposed medium/high-density development. Neighborhb‘od‘*
infrastructure, such as an adjacent Mefror'ail station, Metrobus stops and utility lines afe_. already
in piace. The Project will help supi)ort small businesses by providing new retail space; fuel the
District’s cultﬁral and economic resurgence by bringing to the District a home-grown, nationally-
known broadcaster; attract new residents to the District by offéring new, highly desirable
housing units; and compléte the untinished streetscape, now -partially vacant, along the east side
of 7™ Street, N.-W. The Project will bring a large and successful African-American-owned
business to & prominent, historically African-American neighborhood, while simultaneously
preserving the tfaditional fabric of that neighborhood by restoring and integrating existing
historically-contributing buildings on the Property into the Project. The Applicant seeks PUD
approval in order to achieve the height and density necessary to deliver this complex and

innovative project.
D. Development Timetable

The Applicant plans to start construction in the fall of 2007 and expects that the total

construction period will last approximately 24 months.
E.  Appropriateness of the PUD Process

The PUD process provides a means of creating a “well planned development.” The

objectives of the PUD_progess are to promote ‘‘sound project planning, efficient and economical
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land utilization, attractive urban design and the provision of desired public spaces and other
amenities:.” The-notice-and-hearing requirements of the PUD-regulations-ensure-that adjacent
property owners and area residents will-have the opportunity to express their views about the
application. The-use of the PUD process gives the comrhunity and District agencies an

opportunity to work together with the Applicant to ensure a well-planned development.

The vision for the Project has been one of balance. Because the Property is located at a
prominent place along a major artery-in'a ﬁeighborhood rich in histofy, input from nearby
property owners and various District agencieé has been a critical component of the design
development. The Applicant has. received concept approval from the Historic Preservation
Review Board (“HPRB”), and proactively modified the Project’s design in résponse to HPRB
input during the process (sée Exhibit C). The Applicant has also reached a Memorandgm' of
Unders;[anding (“MOU”) with representatives of various parties including the LeDroit Park &
‘Shaw Community, ANC 1B representative, ANC 2C representative, Shaw. Main Streets and
Manna Community Development Corporation. The MOU", attached as Exhibit D, outlines th e
basic terms _of the development and _corrimits the Applicant to provide those amenities listed

herein.?

As a result of these meetings, the Project has evolved to become far superior to.its initial
conception, and it addresses the most critical comments from the adjacent neighbors.. The PUD

process is an extension of the engagement that has already begun, and will ensure a well-planned

This MOU was negotiated at the time that the residential uses in the Project were envisioned to be “for
sale” condominiums. The market has dictated a change to rental units. Therefore, some of the terms of the
MOU will have to be modified to reflect such a change. The Applicant is in friendly negotlatlons with the
community to accommodate this change.
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development. The process. will provide the Zoning Commission with an opportunity to review

the design in connection with its consideration of the requests for zoning relief.
II. THE PROPOSED PROJECT

A.  Site Location and Description

The Prdperty consists of approximately 51,062 square feet of land area with frontage on
7_th Street, N.W. It occupies most of the length of the eastern side of 7™ Street, N.W. between 'S
Street, N.W. and T Street, N.W. The Property has 444.58 feet of frontage along 7™ Street and is

115.67 feet deeps; it slopes approximately 1.33% downward from T Street on the north to 8 Street

on the south. As seen in the existing elevations in Exhibit A, a series of underutilized structures
— some historically significant, some not -- front 7" and T Streets on the northern half of the

Property.

Seventh Stréet, N.W. is a major north/south commercial artéry that connects the bustling
Gallery Place/Chinatown/Convention Center area to Petworth and Silver Spring via the Georgia.
Avenue Corridor. To the east of the site across an alley are fhe historic Howard Theatre and a
former Wonder Breadfactory; to the west, across 7" Street is a lZO-bed Howard University
dormitory facility. To the souvthwest,-von thé west side of 7™ Street between R and S Streets,
N.W., is a 10-story residential building. To the south, across S Street, are commercial buildings
and a large church. To the north, across T St'reet, are several commercial buildings and the
historic Dunbar Theater. The Shaw-Howard University Metrorail Station is directly adj_aéent to
the Propeﬁy at the corner of 7% and S Streets, N.W. Outdoor recreational amenities are plentiful
and include the Kennedy Recreation Center three blocks to the south (with a gymnasium, lighted

basketball court and playground) and the very large Banneker Recreation Center five blocks to
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the north (with a lighted basketball court, picnic area, playground, swimming pool, tennis court

and-two-lighted-baseball fields)--

The area to the .svopth, ﬁorth, northwest, northeast, southwest and immediate east of the
Property are also 1n the ARTS/C-2-B Zone District. Areas west, east, and sm-ltheastv of the
Property (beyond Wiltberger Street, N.W.) are in the R-4 Zone District. The 7™ Street corridor
in this location is characterized by both large and small commércial and residential structures and
some surface parking lots. Additionally, the »sidewal,k_ on T Street is part of the public space
designated as “Ellington Plaza” by the D.C. Council.’ The DUKE Plan anticipates that Elliﬁgton
~ Plaza will be developed into a “small restaurant/entertainment zone celebraﬁng the legacy of the
Howard [Théater] and the surrounding neigﬁborhoods.” The neighborhood is just s_oﬁth‘ of

Howard University.

The neighborhood is the location of the historic Howard Theatre, Dunbar Theater and
pérts of the Greater U Street and LeDroit Park Historic District‘é, which contain a number of
other sites significant to African-American history. The Greater U Street Historic District, which
extends roughly from 7™ Street, N.W. on the east fo 16™ Street, N.W. on the west, and from S
Street, N.W. on the south to Florida Avenue, N.W. on the north, éncompasses over 1,500 historic
strﬁctures,. including collections of rowhouses that were constructed in the last third of the 19™
century and éommercial and cultural Euil'dings rich in local African-American history that were
built during the first half of the 20® century. ‘Several of the existing structures on the Property

fronting both 7" and T Streets are contributing buildings in the Greater U Street Historic District.

3 The Edward “Duke” Ellington Plaza Designation Act of 2002, 49 DCR 4402, May 17, 2002.
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B..  Project Description

The Project, as shown on the plans contained in Exhibit A, takes its design inspiration
from the- trgditional architecture of the neighborhood, timeless urban multifamily dwelh;ng
architecture and modern commercial architecture. It will provide 192,511 gross square feet of
residential use (180 apartments); 24.323 gross square feet of _retail arts uses;and 103,083 gross
square feet of office use. The Project preserves the architectural» traditions of ithe local historic
districts by incorporating the historically-contributing buildings themselves into the Project,
while combining én‘elegant glass and steel office structure with a traditional brick residential
building. The modern eleﬁents of the Project will emphasize fche historical elements, not dwarf
them. Indeed, the facades of the historically—cbntributing buildings will be rehabilitated and tﬁe
depth of those buildings will be maintained to a minimum of 40 feet, while elements of the ﬁew
residential component adjacent to the historically-contributing buildings will feature terraced
.setbacks so as not to crowd or encroach upon the historically-contributing buildings. The Project
as a whole is consistent with the overall streetscape and is consistent with the size of other
buildings in the immediate vicinity. Furthermore, the Project is fully consistent with the concept
for the site described in the DUKE Plan’s recommendations for the Howard Theatre Sub-

District.

Viewing the Project from 7" Street, N.W., there will appear to be two new, distinct
structures: a giass office component and masonry residential component. The residential
chponenf, which is set back a considerable distance behind the facades of the historically-
contributing buildings, will have three distinct masses rising behind and next to the historic
structufes, With terraced setbacks. The height of both the residential and office elements is 90

feet -- nine floors in the residential portion and seven floors in the office portion. At the ground
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floor, the office element will be divided into two distinct geometric shapes: a rectangular core set
back-to-accommodate-the Metrorail entrance with glass curtain walls at the 7" and S Street

elevations and a two-story triangular entrance vestibule.

The office qomponent will have a glass curtain-wall and the residential -tower will be
| masonry with window openings, balconies and terraces. The histoﬁcally-contributiﬁg buildings
will be restored to their original details. The froject’s conﬁgﬁration maximizes sensitivity to the
historically-contributing structures along 7™ and T Streets, and creates a series of attractive open
and public spaces. . The three-tiered massing creates the most distincti’ve_ element of the
residential tower. Each setback produces terraces which will provide superb outdoor space for
the units facing 7‘_h, T, and S Streets N.W. At the street level, the Project esiablishes an open
plaza located between the 'Metrorail station entrance and the main entrance to the office tower.
The sloped glass curtain walls aﬁd the triangular entrance vestibule at 7% and S Streets, N.W.
create a distinctive géometric element tha;c defines Broadcast One Plaza between the office

component and the first tier of the residential component, and houses the office lobby.

Pedestrians-passing;-exiting; and-entering the-Shaw=Howard -University Metrorail Station
entrance will be‘ able to use and enjoy a lively retail scene. Recreation space in the residential
building includes the pﬁvate apartment terraces and a large rooftop terrace open to all of the
Project’s residents. Special attention will also be paid to the landscaping along 7® and T Streets,
N.W. in order to activate the streetscape leading from the Metrorail station along the proposed

Ellington Plaza to the Howard Theater.

A single, underground, two-level garage provides parking for approximately 201 cars (20

in-tandem-spaces); - this meets the required level of parking for the office, residential and retail
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uses in the Project. The garage will accommodate the needs of workers, residents and guests of
Broadcast Center One as well as the nearby Howard Theatre and other attractions; it is accessed
by a driveway frqni the alley at the rear of the Property, thus eliminating the need for curb cuts

on the public streets. Loading facilities for both the Project will also be accessed from the alley.

The 'Pioject will complete the unfinished urban landscape that now consists of a large
vacant lot and.ten historically—coﬁtributing buildings that are largely in disrepair. It has been
sensitively designed to bring a stfong identity and character to the Property while respecting the
urban design characteristics. of the neighb.orhood.- The proposed development contains
approximately 319,917 square feet of gross floor area, the FAR is 6.3 and a total lot occupancy

of 88%.
C. Development Parameters Under Existing Zoning

The existing ,ARTS/C-2-B Zone District permits 2 PUD development to a maximum total
FAR of 6.0 (2.0 for commercial uses) and a maximum building height of 90 feet. Section 2405.3
allows the Zoning Commission to increase the FAR by 5%.if the increase is essential to the
successful functioning of the project and is-consistent with the purpose and evaluation standards
of the PUD regulations. The maximum percentage of lot occupancy-for ‘a commercial building is
100%. The maxi_rﬂum lot occupancy for a building or portion of a building devoted to residential
use is 80%. Pursuant to Section 1900.2 of the Zoning Regulations, the purposes of the ARTS
Overlay include:

. Promoting uses that “encourage pedestrian activity,” such as retail and residential

uses, and providing for arts and related cultural support uses;

. Expanding the area’s housing supply;
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. Expanding business opportunities; and
-  —Encouraging “adaptivereuse” of older-structures-and-an- “attractive combination™
of old and new buildings.
The ARTS Overlay reqiﬂres’ that no less thaﬁ 50% of the ground level of a building ona lot that
fronts 7% Street be devoted to enumerated retgil and arts-related useé, and has specific étreet
frontage deéign requirements for structures along 7™ Street. These requirements are met by the

Project.

D. Flexibility Undex the PUD Proéess

The PUD process was created to allow greater flexibility in planning and design than is
possible under conventionél zoning pf‘ocedu'res; The PUD regulations specifically allow the
Zoning Commission to approve any zoning relief that would otherwise require the approval of

the Board of Zoning Adjustment (“BZA”).

The proposed development complies with the broad parameters for planned unit
developments in the C-2-B Zone District and the ARTS Overlay, as set forth in the tabulation of
data in Section E, below. However, the design scheme proposed for the PUD has created a

configuration that does not meet all of the exact requirements of this zone.

First, the Applicant requests that the Zoning Commission utilize its discretion to permit
the Project to achieve an additional 5% (0.30 FAR) of density pursuant to 11 DCMR § 2405.3
én_d increase the commercial allotment of the density from 2.0 to 2.5. 'Inhe Project teatures
extensive ground-floor retail space, which is a preferred use in the ARTS Overlay, and tﬁe
greater nonresidential FAR is needed to provide Radio One with adequate. space for its new

headquarters.
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Second, the Applicant requests relief from the roof structure requirements of the
Regul-a_t-ions-tha-t~1¢equi-res-fhousing»fer—meeha-nieal—equipment-to—be-set‘baek;ﬁom»exterior-walls at
a distance equal to its height abdve the roof, in order to maintain the s’et-baék of the buildings
from the stréet and to be housed in a single enclosure. The_roof structure configuration is a result
r_of the HPRB-approved design which intends to push the mass of the building to the rear property

line and Building Code requirements with regard to required means of egress.

Third, the Applicant re’qﬁ_ests relief from the residential recreation space requirement of
15% of gross floor area,’ insfead providing residential recreation space of approximately 3.5%,
6,454 square feet. ‘The Applicant believes that the private apartment terraces and balconies, the
Z"d floor media room and fitness center, the lobby area, and the large rooftop terrace--- open to
ail of the Prqject’s residents — combined with the proximity of ample outdoor recreational
amenities in the Kennedy Recreation Center three blocks to the south (with a gymnasium, lighted
.'basketball court and playground) and the véry large Banneker Recreation Center five blocks to
the north (with a lighted basketball court, picnic area, playground, swimming pool, tennis coﬁrt
and two lighted baseball fields) will provide ample recreation opportunitiés ifor the building’s

residents.

Fourth, the Applicant also seeks relief from the lot occupancy requirement. The
deviation is necessary to maximize the potential of this transit-oriented site, and the residential

portions are set back significantly from 7™ Street.

-Finally, the- Applicant -requests—flexibilityfrom the Zoning Regulations’ loading

requirements. The Regulations require five loading berths, four at 30 feet deep and one loading

4 The Zoning Commission has taken a vote on a Final Rulemaking to eliminate this requirement in

commercial zones, but at the time of this application, this text amendment had not been published.
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berth at 55 deep, four loading ﬁlatforms of 100 square feet each, one loading platform of 200
square. feet, and-three-delivery spaces—The-Project-provides five-loading berths at 30 teet deep
all accessed from the puBlic al.ley at the rear of the buﬂdings. ‘Due to configuration of the site,
the access constraints of retaining the histoﬁc stfuctures on the site and the fequifem’ents of the
program, mak¢ it impossible to provide a 55-foot deep loading berth. The A‘ppiicant believes
that with proper management. the provided loading feasibilities will be adequate to servic.e«the

Project without creating adverse impacts on the public.
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E. Tabulation of Development Data

Total Land Area: 51,062 square feet

_S.tandards ARTS/C-2-B ’ ARTS/C-2-B PUD PROJECT
Building Height 65-feet 90 feet 90 feet
AR 3.5 Total 6.0 Total. 6.3 Total -

' (1.5 Non-Residential) (2.0 Non-Residential) (2.5 Non-Residential)
Gross Floor Area 178,717 square feet 306,372 square feet 319,917 square feet
Rear Yard 15 feet 15 feet 45 feet
Side Yard o . 0 0
Lot Occupancy. 80% 80% 88%

Residential Recreation 15% o 0

Space | ° 15% 3.5%

Parking Office: 56 Office: 56 Office/Retail:  100°
Retail: 28 Retail: 28
Residential: 60 Residential: 60 " Residential: 101

144 144 » 201

Loading Office:2 - 30’ berths Office: 2 -30’ berths Office: 2 - 30’ berths

Retail: 2 - 30’ berths Retail: 2 - 30’ berths Retail: 2 - 30’ berths

Residential: 1~ 55’ berth Residential: 1-55°berth  Residential: 1 -30’° berth

3 Of these 100 spaces, 20 are tandem spaces.
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"IIIL.  PLANNING ANALYSIS

A. Land Use Impact |

1. The DUKE Plan

The Property is located within the planning area studied under the Draft Development

Framework for a Cultural Destination District within Washington, DC’s Greater Shaw/U_Street
Plan (“DUKE Plan”), produced by the Office of Planning (“OP”) and approved by the Council
of the District of Columbia. Specifically, thebProject is located in the Howard Theatre Sub-
District of the DUKE Plan. The DUKE Plan is intended to celebrate and fe—_;:reate an histoﬁéal
economic, cultural, social and ' institutional center for the District’s Aﬁican—Arﬁerican
community. The DUKE Plan seeks to guide future development of the project | area by
capitalizing on the area’s historic context to restore the neighborhood with 18-houf desﬁnati'ons.
The Project will be consistent with the DUKE Plan’s vision. '
Several goals of the DUKE Plan are furthered by the Proj ect. The DUKE Plan seeks:
« The creation of sustainable retail and destination uses, as well as ground-floor

entertainment and retail uses that enhance the public realm and develop an attractive
streetscape; ' -

e Residential development that includes affordable housing;

"« The preservation of existing historic resources through forward-thinking and innovative
design solutions for new and infill projects; and

» Dense, compact, mixed-use transit-oriented development.

In the DUKE Plan’s specific “Placemaking’” strategy for the Howard Theatre Sub-district,

the overarching goal is to turn the immediate neighborhood into a Performing Arts Anchor, with
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an eye towards supporting both daily and nightly events at the Theatre. The DUKE Plan calls for

a large _deVelopment on the Property with a mix of office, retail and residential uses.

The Project fulfills the DUKE Development Program for the Property which suggests a
FAR of approximately 6.0 fof the Property with a building height of 90 feet. The Project meets
the goal of.'of’ﬁce and residential use and it brings the perfect commercial use for the site: Radio
One/TV One provides a major daytime use and attraction .that will to draw visitors to the site.
The Project also provides 180 apartment units, of which 45 will be affordable. Moreover, Radio
One is a natural fit for the Aﬁs District; it will give broad media exposure to both the events at
the Howard Theatre and the neighborhood itself. Finally, the Project’s design balances the need
to p‘feserve the site’s histdric buildings by sett;ng back the Project’s 'mass while optimizing

density on this transit-oriented parcel.

2. Transit-Oriented Development:

In September 2002, OP produced a report entitled Trans-Formation: Recreating Transit-

Oriented Neighborhood Centers in Washington, D.C. (“Report”). This Report notes that:

- “Transit-Oriented Development in the District of Columbia is a land use strategy to accommodate
new growth, strengthen neighborhoods, expand choices and opportunities by capitalizing on bus
and rail assets to stimulate and support vibrant, compact, diverse and accessible nexghborhood
centers within an easy walk of transit.”

The Report noted six key design principles “that can create i/ibrant centers focused on transit,
while enhancing unique neighborhood characteristics.” These design principles include: (i)
connectivity; (i) quality public realm; (iii) pedestrian-friendly environment;: (iv) attractive
architecture and design; (v) mix of uses; and (vi) creative parking management. As noted
throughout this statement, the proposed PUD project incorporates all of these design principles to

- create a truly Transit-Oriented Development (“TOD”).
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The proposed Project will create an architecturally significant mixed-use development
along 7™ Street, N.W.,. a prominent_ comxﬁereial artery in northwest D.C., between S and T
Streets, N.W., at the Shaw-Howard University Metrorail station, served by numerous Metrobus
lines. The Project replaces existing vacant land along 7™ Street and restores existing historic
structures, resulting in signiﬁcant enhancements to the Property ’;hat will create-a safe and
inviting pedestrian environment. The proposed height and massing of the Project is consistent
with existing residential and commercial development and the District’s planning goals. for the
future of this neighborhood. Fihally, the proposed mix of residential, office, and retail use along

7™ Street will encourage an active and attractive physical environment.

3. Housing Strategy

The Statement of Principles and Recommendations of the Comprehensive: Housing

Strategy Task Force’s Homes for an Inclusive City: A Comprehensive Housing Strategy for

Washington, D.C., dated January 31, 2006, sets forth a plan for improving the District’s housing

and affordable housing by 2020. Below are core recommendations of this Strategy:

—*“The-District of ‘Columbia-should-: . --increasefe]-residential development . .. throughout the
District”™:
o “The District of Columbia should increase the net supply of housing by at least 55,000

units to reduce upward pressure on housing prices and rents and a'ccommodate a growth
in population of 100,000”;

o “The location of new production envisioned by the task force should support a balanced
growth policy, which will allow increases in population density”; and

o] “Both assisted and market-rate housing produced in the District should adhere to high

| uchitecﬁral and urban design standards, providing housing with amenities and access to

transportation for all neighborhood residents.”
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° . “The government of Washington, D.C. should accelerate its efforts to preserve and increase high-

_quality affordable housing for both owners and renters”

The Applicant will create approximately 180 new units of attractive, high-quality housing
in an underserved area of the District; moreover,.the Project’s miﬁed-use- retail and office
components will trigger additional residential development. The Project consists of a highly-
desirable residential development of appropﬁate d-ensity to complement its miked-use
components and anchor its transit-oriented location. Moreover, the Applicant will reserve 25%
Ao.f its development, or 45 units, aS affordable for low- and middle-income residents. Broadcast
Center One will constitute a premiere mixed-use and mixed-income centerpiece for the new

Shaw neighborhood.
B. Zoning Impact

Developing the- Property according to the PUD standards and limitations will not
adversely affect nearby and adeacent’zone districts or properties. The PUD standards for the C-
2-B Zone District are consistent with the adjoining moderate-density commercial and moderate-
dénsity residential land use categories depicted on the Generalized Land Use ’Map. of the
Comprehensive Plan. Additionaﬂy, the zoning relief requested by the Applicant is minimal and

necessary to achieve the remarkable mixed-use, historically-sensitive design of the Project.
C.  Environmental Impact

As more specifically detailed in Exhibit -F, there will be no adverse environmental

impacts resulting from the construction of this Project. In addition, the increased use in water
and saﬁitary services that will occur as a result of the Project will have an inconsequential effect

on the District’s delivery systems. The site is currently served by all major utilities. The
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Project’s proposed stormwater management and erosion control plans will minimize -impact on
the-adjacent prop erty-and-existing-stormwater-systems-Therequisite-erosion-eentrol procedures

stipulated by the District will be implemented during construction of the Project.
D. Facilities Impact

The Project will not have an adverse impact on the public facilities on which it will rely

for service.
IV. EVALUATION STANDARDS

Section 2403 of the Zoning Regulations provides the standards for evaluating PUD
applications. Section 2403.9 providesbategories of public benefits and project amenities for

review by the Zoning Commission.

The objective of the PUD process is fo encourage high quality development that provides
public benefits and project amenifies by allowing applicants greater'ﬂexibility in planning and
design than may be possible uﬁder matter-of-right zoning. This application will achieve the
goals of the PUD process by creating a high-quality mixed use project with very signiﬁcanf
affordaﬁle housing, arts-related retail and desirable commercial uses. As demonstrated below,

the Project provides superior benefits in several of the categories listed in Section 2403.9.
A. Urban Design, Architecture, and Landscaping

Section 2403.9(a) lists urban design and architecture as categories of publiq benefits and
project amenities for a PUD. High-density uses located near transit nodes are at the heart of

sﬁstainable development and good urban design. The proposed development is located along 7h
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Street, NNW. -- a major arterial -- and it is immediately adjacent to the Shaw-Howard University
Metrorail Station. Given the prominence of the site - at an entrance to a Metrorail station and
along a leadiﬁg commercial corridor with. a rich cultural history - the Property offers an
import'ant opportunity and the Project fulfills the site’s potential. It provides exciting new
housing opportunities, especially for a substantial number of moderate—inbome households.
Moreover, it possesses multiple retail opportunities, particularly for arts-related uses. Finally, it
offers commercial opportunities regarding a leading African-American-owned arts and media-
related business. This mixed-use development maintains the general character of 7t St’rget in the
Shaw neighborhood while ’tgking full advantage of its prominent, transit-oriented location to

create a landmark project that is convenient to Metrorail.

The aljchitecture of the Project is at once unique and evocative. Innovatively, it is a
combination of the late-nineteenth century style of the historic structures with the contemporary
residential building. and the distinctive glass-and-steel modern ‘office building. The Project
blends traditional and modern elements into a signature architectural statement that
accommodates an appropriate density without an imposing visual and physical impact on the‘
street. This effect is achieved by: )] cohcentratihg the mass of the residential portion toward the
rear of the site; ) partitioning the residential portion into three distinct, terraced tiers; (3) setting
back of the Qfﬁce portion behind é sidewalk plaza; and (4) preserving the historically-
contributing buildings along 7% Street. The restored historic buildings, window openings,
balco_niés, and terraces of the apartment portion and the glaés curtain wall of the office portion all

combine to create a sense of scale and visual interest.

‘The proposed landscaping incorporates the trees that are an integral part of the District’s

streets and includes landscaping on the roof of the residential portion and on the private terraces
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which will add to the overall greenery of the site. Additionally, a generous sidewalk plaza area

-between the-office-portion-and-Metrorail entrance-will be-established.
B. Site Planning

Pursuant to Section 2403.9(b) of the Zoning Regulations, “site planning, and efficient and
économical land utilization™ are pﬁblic benefits and project. amenities to be evaluated by the
Zoning Commission. The Project will both create and take advantage of a vibrant street life on
7" Stréeti through the new retail and .arts uses on the ground floor, the renovati§n- of the
historically-.contributing buildings, and the sidewalk plaza area. Using the alley as the means of
entry to fhe garage and loading area aﬂows the preservation of substantial street parking in front

of the building.
C. Effective and Safe Vehicular and Pedestrian Access

Section 2403.9(c) of the Zoning Regulations states that “effective and safe vehicular and
pedesuian access” can be considered public benefits and project amenities. of a project. The
Project’s design simplifies vehicﬁlar access to promote vehicular and pedestrian safety: The
garage has one poiht of entry and exit, from the alley behind the building (which has existing
access points on S and T Streets), thus improving pedestrian safety and convenience along the
busiest street (7™ Street) bordering the property. Numerous pedestrian access points to the

building along 7™ and T Streets encourage walking.

Based on the Traffic Impact Analysis prepared by Kimley-Horn and Associates, attached

as Exhibit E, the proposed development is anticipated to generate 136 AM peak hour vehicular

trips and 172 PM peak hour vehicular trips. The proposed development would account tor
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approximately 6% of the total AM and PM peak hour traffic volumes at the intersections of 7
-and-T-Streets--and -approximately-8-to--9%-of - the -»~te-’éal—AM—-and--<PM -peak-hour trips at the

intersection of 7™ and S Streets.
D. Revenue for the District

Acéordi_ng td Section 2403.9(i), “uses of special value to the neighborhood or the District
of Columbia as a whole” are deemed to be public benefits and project amenities. The addition of
‘approximately 180 new households, neighborhood-serving retail, and a major media employer
(Radio One), will fe‘sﬁlt in the generation of significant additional tax revenues in the‘form of
rgco_rdation, transfer, property, income, sales, use and elﬁployment taxes for the District,

_ estimated to be approximately $13.7 million over the next 10 yeérs and more than $27 million

over the next 20 years.
E. Housing and Affordable Housing

Pursuant to Section 2403.9(f) of the Zoning Regul'ations, the PUD guidelines- state that
the production of housing is a public beneﬁt that the PUD process is d.esi gned to encourage. The
Project prévides approximately 180 new housing units. Recognizing the need for on-site
affordable housing within new projects, the Applicant will provide approximately 45 affordable
housing units within the Project. The need for dedicated affordable housing is particularly acute
in the neigﬁbofhood of the Project, where the lack of large development, combined with

increased hei ghborhood desirability, has recently driven up overall housing prices substantially.
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F. First Source Employment Program

chording to Section 2403.9(¢), “employment and training npportunities” are
representative public benefits and project amenities. Therefore, the Applicant will enter into an
agreement to participate in the Department of Employment Services (“DOES”) First Source
Employment Program to promote: and encourage the hiring of District of Columbia residents.
During the construction phase, the Project will generate 835 jobs (based on the one-year full-
time equivalent) with approximately 426 of those jobs going to DC residents. Once complete,
the Project will generate 44 new permanent retail jobs of which at least 22 will be filled DC

~ residents:
G. Local Business Opportimity Program

Pursuant to Section 2403.9(e), the use of local firms in the development and construction
of the project is a representative public benefit and project amenity. Therefore, the Applicant will
enter into:a Memorandum of Understanding (“MOU”) with the Local Business Opportunity
Commission (“LBOC”) to use the resources of the LBOC to utilize local business enterprises in

the development of the Project.

Further, many of the Broadcast Cenfer Partners professional team and partners are Local,
Small, DisadVantaged Business Enterprises (“LLSDBEs”); in accordance with the spirit of D.C.
Law 12-268, the District should make a particular effort to allow these enterprises this
opportunity to grow their business in strength and vitality, and to allow ‘these entérprises to be a

key participant in “stimulating economic development in the District.”
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H.. Comprehensive Plan

.According to Section 2403.9(j), public benefits and project amenities include “other ways
in WlliCh the proposed planned unit development substantially a(lvances_ the major themes zind
other policies and bbjectives of any of the elements of the Comprehensive Plan.” - The proposed
PUD is consistent with and advances the District’s goals and objectives. Section V below

discusses the proposed development in light of the Comprehensive Plan in greater detail.
I Additional Public Benefits of the Project

Section 2403.12 and 2403.13 require the Applicant to show how the public benefits
offered are superior in quality and quantity to typiCal development of the type proposed. The
Pi‘oject will preserve and enhance historically-contributing structures. It Will create vibrant new
street life alon_g' 7% Street at the confluence of the LeDroit Park, Shaw, and U Street
neighborhoods and it will attract new residents and visitors both to the District and especially tn
these areas. It will return to the District a leading African-American-owned media enterprise and
include in its development substantial minority participation through the LSDBE’s among the
professional team and partners. The approval of this PUD applinali-on will rnsult in a myriad of
cultural and economic benefits for Ward 1, including exemplary urban design, affordable
housing and new.housing opportunities, retail, arts, entertainment, and the return of a large media

corporation historically linked to the community.

The Applicant also intends to implement a number of “green” practices in the final design
and construction of the building, consistent with Leadership in Environmental and Energy
Design (“LEED”) standards promulgated by the U.S. Green Building Council. Such features

include: 1) A transit-oriented site selection; 2) sufficient development density; 3) access to
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public transportation; 4) bicycle storage facilities; 5) rooftop landscaping to reduce. “heat
islands”; 6) water;efﬁcient landscaping; 7) water-saving technologies; 8) thimiz_cd energy
performance; 9) ozone-depletion technologies; 10) building re-use; 11) recycled building
content; 12) at least 20% of materials manufactured locally; 13) the. use of rapidly renewable
materials; 14) carbon-dioxide monitofing; 15) low-emitting materials; 16) daylight in 75% of

spaces; and numerous other features.

The Applicant has been working with various individuals and community organizations
in the area surrounding the Property aﬁd prdposes a community amenities package that is
targeted, tangible, and substantial, including a financial contribution of $.35'0,000_ dedicated to a
community . fund for the neighbc)rho'o,_d in '_ﬂ-le next 15 years and $250,000 in scholérships
(provided by Radio One) to students living in the Shaw neighborhood to attend Howard

University’s business or communications schools.
V. COMPLIANCE WITH THE COMPREHENSIVE PLAN

The proposed PUD is consistent with and fosters the goals and policiesvenumerated in the
District of Columbia Comprehensive Plan (“Comprehensive Plan”) D.C. Law 12-275, 10
DCMR (Planning and Development) § 100 et seq. (1998).

The purposes of the District of Columbia Comprehensive Plan Act are to:

(1) Define the requirements and aspirations of District residents, and accordingly influence social,
economic and physical development; (2) Guide executive and legislative decisions and matters
affecting the District and its citizens; (3) promote economic growth in jobs for District residents;
(4) Guide private and public development in order to achieve District and community goals; (5)
Maintain and enhance the natural and architectural assets of the District; and (6) Assist in
conservation, stabilization and improvement of each neighborhood and community in the District.
(D.C. Code § 1-245(b) (1994 Supp.))

The proposed Project signiﬁcantlyr advances these purposes. First, the project will further the

physical and economic development of the District through the construction of a modern

400475896v2 26



residential building that will be an important step towards achieving the District’s housing goals.
Second, the Project will result in the development of an attractive office building housing a
major corporation that, combined with the considerable retail uses in the Project as a whole, will
promote the District’s economic well-being. Third, the Project will include the renovation and
preservation of se'veral historic buildings that will help the District enhance its architectural
assets and conserve its architectural heritage. Finally, the Project will bring a leading African—
American-owned business to the historic African-American heart of the city, thus both

conserving and improving the cultural fabric of the Shaw neighborhood.
A. Compliance with Major Themes

Three major themes applicable to this Project were adopted‘ as part of the Comprehensive

Plan. The Applicant’s proposal is consistent with these themes.as follows:

1. - Sfabilizing the District’s Neighborhoods

The proposed development maintains and " enhances the historic character of the Shaw
neighborhood. The .Project’s combination of residential; cbmmercial, and retail uses is
consistent Wi.th present and future uses along 7™ Street. The addition to the community of
approximately 180 apartments will be a stabilizing factor adding to the neighborhood’s improved
general upkeep, while the street life created by the Projeqt will improve the neighborhood’s
safety. Vacanf land and under-utilized historic structures adjacent to a Metrorail station do not
benefit the neighborhood or the District. However, the presence of residents, employees, and
estabiished businésses will greatly improve the quality and Charactef of life élong 7" and T

Streets.
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2. Respecting and Improving the Physical Character of the District

| -Cu.rren.tly,_the.._vaca.nt'_l.ot_a.nd_underutil.ized.bui.ldings_on-the,_llroperty. do-not enhance the
physical charactér- of the District.. Instead, the neglected;.-and badly-maintained historic structures
‘along 7" and T Streets aétua’lly detract frém the vibrant urban life associated with the Greater U
Street neighborhood.  The proposed development will restore life to the once-popular
commercial area of 7™ and T Streets and will create an exciting new district that is appropriate to

the Shaw neighborhood.

3. Preserving and Ensuring Community Input

In response to District and community input, the Applicant made the following changes to
its original thinking for the Project:

. The Applicant has reduced the height of the project to 90 feet, consistent with the.

height regulations of the underlying zoning.

» The Applicant has ensured the preservation of historic buildings along 7" and T
Streets. o

" The 'Applicant’ has. stepped back the mass of the new construction from the

historic buildings on 7" and Streets and the Howard Theatre.

. The Applicant has revised the design of the “tower” to provide an architectural as
well as massing distinction between the two uses.

Input from the community has made the Project a better development. Neighbors’ comments
challenged the development team.to think creatively about contextually-sensitive design. The
Project now balances its historically-contributing buildings with the new office and residential

structure in an organic and natural way.
B. Compliance with Major Elements

The Comprehensive Plan also contains 11 major elements. The Project furthers the goals,

objectives and policies of several of these elements.
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1. Generalized Land Use Map

The-Generalized Land Use-Map,-adopted.-as -a-part-of the Comprehensive.-Plan,-includes
the Property in the mi_xed-usé .moderate-density commercial/moderate-density residential
category. The proposed PUD is not inconsistent with these deSignatiqns. Moreover, the Project
is in keeping with the District’s future plans for the neighborhood, as delineated in the DUKE
plan, as well as citywide policies promoting transit-oriented design and residential development

in the District.

2. Housing Flement

It is the goal of the District to:

“Encourage the private sector to provide new housing to meet the need of present and future
District residents at locations consistent with District land-use policies and objectives” (10 DCMR
§ 302.2(a));

“Encourage housing on suitably located public or private properties that are vacant surplus
underutilized, or unused” (10 DCMR § 302.2(¢)); and

“Encourage the private sector to meet housing needs through the development of infill housing”
(10 DCMR § 302.2(f)).

The Property consists of vacant land, with a few buildings in various states of disrepair,
at an entrance to a Metrorail station. The Property’s location makes this site a‘prime opportunity

to increase the District’s housing stock.

3. Urban Design Element

It is the goal of the District to:

“Preserve and enhance the outstanding physical qualities of District neighborhoods” (10 DCMR
§ 702.1(b)); and

“Encourage well-designed developments in areas that are vacant, underserved or deteriorated.
These developments should have strong physical identities” (10 DCMR § 712.2(a))-

Currently, the Project site is largely vacant, with several small-scale historic buildings in

poor condition. The Project improves the visual quality of the space through its restoration of the
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historic structures on the site and addition of a new residential and new office building that is

archjteet—u-ral—ly--—i—nnovativez—

4. - Economic Development Element
It is the goal of the District to:

“[Generate] sufficient tax revenues to fund the District’s budget” (10 DCMR § 200.13); and

“Place a high priority on stimulating and facilifating a variety of commercial, retail and residential
development investments , . . consistent with the Land Use element . ... and with sensitivity to
surrounding areas” (10 DCMR § 204.2(m)). ’

The Property cﬁrrently -oontributes little to economic well-being of the District. The
Project, on the other hand, will result in significant new tax revenue for the DiStrict. The
'approximately 180 new residential units will enhance economic development by contributing
significantly to the District’s population and also to the District’s tax base through sﬁbs’tantial
property, income, and other tax revenues. New residents will patronize existing ‘neighborhood
retail along 7% Street' and throughout the District, and higher property values will increase
property tax revenue. The new office building will generate property tax revenues significantly
in excess of those generated by the vacant lot. Radio One, with an excess of 200 employeos, can
be expected to produce a strong demand for products and services from the 1ocol market, which
will both support the local ecohomy and generate sales taxes for the District. Furthermore, more
of Radio One’s emp_loyeos would likely se¢k to-live in the District of Col-umbia due to the
relocation of their workplace, thus adding new income tax revenue to the District’s coffers as
well. Altogether, the Project will produce an estimated $13.7 million in new tax revenue to the

District over the next 10 years, and over $27 million over the next 20 years.

The construction of new retail uses will provide convenient employment opportunities to

neighborhood residents. In its MOU with the community, the Applicant committed to requiring
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- commercial tenants to make their “best efforts” to employ residents of the community in newly-
.created—j~ebs,~and~té—seleet—ing—-eom—merei-al_ten»ant-s-—that—wi1-1~e-ﬁfer—a—vari-ety—of—'—job- types to the
community.v Altogether, if is estimated that the Project will generate 835 temborary construction
jobs (based on the one-year full-time equivalent) with approximately 426 of those jobs taken by
DC residents. Meanwhile, the Project will generate 44 new permanent retail jobs, of which at

least 22 will be filled by, DC residents.

5. _ Environmental Protection Element

It is the goal of the District to:

“Protect the environment, to resist threats to its overall quality, and to act to maintain and enhance
its positive features in the interest of residents, workers and visitors” (10 DCMR § 401.1); and

“Promote land use patterns and transportation services which decrease reliance on automobiles for
commuting or other routine trips” (10 DCMR § 403.2(c)).

The Project will comply with all the applicable rules and regulations of 'Fhe District to
promote energy conservation, improve air quality and protect the natural environment.
Moreover, its location at a Metforail station makes it a prime site for denser commercial, retail,
and residential development. Finally, the Applicant intends to construct a building with many

sustainable, “green” features.

6. Transportation Element
It is the goal of the District to:

“Support land use arrangements that simplify and economize transportation service . . . to promote
high density residential development at strategic locations, particularly near appropriate Metrorail
stations” (10 DCMR § 502.2(a)).

The site’s location at the entrance to the Shaw-Howard University Metrorail Station
reduces the impact of. vehicular traffic, and its situation directly on 7™ Street, a significant
corridor, will also limiit the traffic impact on small, neighborhood streets. Furthermore, a

generous amount of parking will be provided in an underground garage. The proposed project
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will also contain designatedvspa(;e for biéycle storage. The use of the existing alley for access to
the—p-érlc:ing~ga;rage—and»loading areas eliminates the need for a curb cut that would reduce the
number of on-street parking- spaces. Most importantly, the enhanced foot traffic and street life
that the Project will create at the Metrorail station entrance will enhance the overall sense of
~ safety in the immediate region of the Metrorail station; this will encourage others in the
neighborhood to usé Metrorail and the Metrobuses that stop in front of the Property, especially

during evening hours.

7. Preservation and Historic Features Element

It is the goal of the District to:

“Foster broad community participation in the effort'to protect and enhance historic propertiés in
the National Capital and give maximum- encouragement. to organizations and  individuals
undertaking preservation by private means” 10 DCMR § 804.1(m); and

“Every effort should be made to provide for the continued, appropriate use of all historic
properties. If the original use or a reasonable inténsification of the original use is no longer
feasible, appropriate adaptive uses consistent with applicable land use regulations should be
encouraged” 10 DCMR § 805.1. ’

The Project meets the District’s goals for preserving historic structures and districts. The
Applicant has worked extensively with the HPRB to develop a design that respects contributing
histori¢ buildings in the Greater U Street Historic District and the Project has received Concept
Approval from the HPRB (see Exhibit C). These structures include 624 T Street, N.W., which
was once a billiard parlor' frequented by Duke Ellington and other musicians that performed at
the nearby Howard Theatre. A young Duke Ellington, who began to frequent the neighborhood
at the age of 14, played both pool and piano at what he called “the highseat of billiard parlors,”

and credited its musicians, teachers, and patrons as.inspiration for his legendary career.
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‘8. Ward 1 Element

The Comprehensive Plan also contains-an.Element specific to-the needs.of Ward 1. These
goals and policies of this Element include:

Economic Developfnent:

o “To stimulate well-planned economic activity centers along major commercial corridors [and]
support appropriate development of the . . . Shaw-Howard University . . . metrorail stations” (10
DCMR § 1202.1(a), (b)); :

e “To encourage the development and retention of needed commercial and service establishments
in appropriately zoned locations” (10 DCMR § 1202.1(m));

" Housing:

o “To provide for the housing needs of low- and moderate-income households [and] encourage
home ownership” (10 DCMR § 1205.1(b); '

o “To target residential development opportunity areas where significant housing development
can appropriately occur and encourage multi-unit housing development . . . near the . . . Shaw
metrorail station” (10 DCMR § 1206.1(d));

Transportation:

e “To support land use arrangements that simplify and economize transportation services in Ward
1, including mixed-use zones that permit the co-development of residential and nonresidential
uses, and encourage additional development at strategic locations, particularly near the .

Land Use:

¢ “To concentrate planning and development attention on metrorail station areas (Shaw-Howard
University . . . ) that offer opportunities for redevelopment and new growth, thus promoting
increased ridership for the transit system and enhancing Ward 1’s and the District’s economic
development efforts” (10 DCMR § 1229.1(f)).

Preservation and Historic Features:

+ “To protect and enhance the important historic resources of Ward ‘1 and the national capital”
(10 DCMR § 1226.1(a); and

The ‘proposed PUD and rezoning is consistent with these provisions of the Ward 1
Element. of the Comprehensive Plan. The Project increas,es the attractiveness of a neglected
streetscape in the Ward, will add scores new jobs to the Ward (through the relocation of Radio
Cne’s employees and the new jobs created in the retail uses) and will generate additional

revenues to the District in the form of greater property, income, sales, use, and employment
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taxes. The Project will attract new small businesses to locate in the site’s ample retail space,
-adj~aeént—to»-—the—en-t—ranee 0f—t—he—Sh-aw—Hew—ar—d—-[—In—i—ver»s-i—ty-Metfor—ailfstat—ion—. -

The Project will also provide a substantial amount of affordable housing (apprbximately
45 units) and will add 180 rental apartments to the market. Approving the proposed PUD would
provide a suitable “zoning incentive” that will produce a significant amount of new housing
units, including a large number of high-quality affordable units, and will result in a relat'ively
dense development close to Metro, consistent with the Ward. 1 Element’s land-use policies and
objectiQes. Finally, the Projecf will preserve, reuse, and restore the histoﬁcally—contﬁbﬁting

buildings located on the site
V1. CONCLUSION

At this location, 7™ Street is at a figurative crossroads. On one hand, it ﬁlhctions as a
major north-south commercial corridor, with large buildings located along the street and on
adjacent blocks; The infrastructure is among the best in the city — adjacent to a Metrorail station
aﬁd multiple Metrobus lines.. Historically, the neighborhood was a center of African-American
culture, with a thriving street life. " Today, however, the neighborhood is just beginning to
recover from the devastation it suffered during the 1968 rioté: street life remains relatively
lacking, historic structures are neglected, and- crime, though reduced from past levels, still deters
people from living in, working in, or visiting the neighborhood. A relative lack of desirable
retail, entertainment, or employment options further dissuades prospective visitors. The current
state of the neighborhood represents an unfortunate waste of one of the District’s historical and

cultural treasures.
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The Project, with its prominent location along 7% Stréet, N.W. at an entrance to the
Shaw-Howard-University- Metrorail Station,-will- -dQ——a—great—deal- to-restore-the-neighborhood’s
former glory and help build a dynamic future for the neighborhood. First, historically-
contributing Buildings oh the site will be rehabilitated from their present, dilapidated status and
integrated ‘into a sustainable, high-quality development that ensures thé active use and
preservation of thesé structures for years to come. Secohd, the exciting architecture of the office
and residential portions of the building will bring a bright, attractive new pfesence in the
neighborhood that will significantly uplift the gen>era1. streetscape. Third, the addition of ground-
floor retail fronting the sidc;wa’lk, as well as landscape and streetscape improvements, will
significantly help 7™ and T Streets. regain a vibrant street life, and provide new reasons for
visitors and residents to come to the néighborhood. Fourth, the addition of a large corporate
citizen to the neighborhood will fuel a resurgence of other neighborhood Businesses through the
“demand for local goods and services created by its efnp_loyees. Finally,.. the presence of
approximately 180 new apartments -and their residents, as well as Radio One employees and
consumers drawn to the retail uses of the site, will create “eyes on the street” that increase both

thé actual and pérceived safety of the neighborhood.
| For the foregoing reasons, Broadcast Center Partners LLC submits that the PUD
application meets the standards. of Chapter 24 of the Zoning. Regulations; is consistent with the
purposes and intent of the Zoning Regulations and Map; will enhance the health, welfare, safety
and convenience of the citizens of the District of Columbia;_ will satisfy the requirements for
approval of a PUD; will provide significant public benefits, and; will advance important goals

and policies of the District of Columbia.

400475896v2 35



Accordingly, we respectfully request the Zoning Commission to set this application down

—for-a public hearing at the earliest possible date:

Date: ,,\QRL\—}

, 2007
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Respectfully,

Pillsbury Winthrop Shaw Pittman LLP

20 e

Phil Feola

Michael Weiss
*Not admitted to practice in the District of
Columbia
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