GOVERNMENT OF THE DISTRICT OF COLUMBIA
OFFHE OF PLANNING
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MEMORANDUM —
TO: ) f{)istrict of Columbia Zoning Commission
;ij’f - e
FROM: ?ﬁw Uennifer Steingasser, Deputy Director
H ’ “x
DATE: October 3, 2007 o
L
SUBJECT: Setdown Report tor Z.C. 37-21 oy
2213 M Street. N.W. =
Consolidated Planned Unit Development Fep
<D
=

1. SUMMARY RECOMMENDATION

The Otlice of Planning recommends that the Zoning Commission set down for a Public Hearing
Case #07-21, 2213 M Street. N.W as a consolidated PUD application  Additional information
and clarification needed betore or at & public hearing is noted 2 dafics in this repont

. APPLICATION-IN-BRIEF

Location: Square 50, Lots 82, 84 813, Bl
Ward 2, ANC 2A

Applicant: Per Star M Street Partners. LLC; 2213 M Street Limited Partners

Current Zoning: CR

Proposed Project:  The applicant has applied for a PUD under Chapter 24 of 11 DCMR. The
proposed project would be a new hotel with approximately 182 rooms, restaurant and other
retail space and below-grade parking  The building would nse 110 feet. include
approximately 124196 square teet of gross floor area. 70 underground parking spaces and
have an 8 0 FAR. The applicant has revised the design of the fagade above the roof level
since the original submission.

Zoning Relief: The applicant is seeking relief from the following sections of 11 DUMR:
»  B633. 1 in order 1o devote less than 109 of the ground floor arca to public space.
»  §636.1, in order 10 not have a rear yard on a comer lot,
»  $639 in order to have two to three roof structures, with less than a |1 sethack:
*  §2117.4in order o permit elevators rather than ramps tor parking accessthility
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III. SITE AND AREA DESCRIPTION

The property is on the northwest corner of the intersection of M and 22™ Streets in the West End
area of Northwest Washington. The site is currently occupied by the vacant former Nigenan
Embassy and Chancery. It is part of Square S0, which is bounded by M. N, 22™ and 2 23" Streets.

The West End is a formerly industnal area that was rezoned in the 1970's to encourage mixed
use development The neighborhood has a high concentration of hotel uses  Although the zonc
requires that non-residential uses comprise no more than 3 0 FAR for each development, hotels
are considered as residential uses for the purposes of calculating FAR in the CR zone. There are
eight hotels within two blocks of the proposed hotel’s site  Other buildings include apartment/
condomitnium buildings and office / residential structures

m-ﬁ,‘ -

thz"

Metrorail’s Dupont and Farragut North Red Line stations are located approximately six blocks to
the east; the Blue/Orange Line's Foggy Bottom station is four blocks to the south. Georgetown
begins seven blocks to the west

I1l. PROJECT DESCRIPTION

The applicant wishes to secure approval 1o build a new 110-foot high, 182-room luxury-branded
hotel, with a restaurant and spa open to the public. It would have approximately 124, 196 square
feet of gfa, 70 elevator-accessed parking spaces and have an 8.0 FAR

The design of the building is modernist, as modified by environmentally progressive elements

At the ground level the building is, tn plan, essentially a large square with a small square cut-out
of the northwest corner to allow for loading. The remainder of the first floor contains the 22™
Street parking entrance for 70 underground spaces (off of 22™ Street) lobby, restaurants and
other publicly-accessible spaces. The less-formal restaurant and bar open directlv onto the street
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via French-type doors. At the second level the shape becomes an 1, with an open air garden and
cale tn a larger pornion of the northwest corner (ruest rooms comprise the rest of the second
level From the third flour up, the buildings 15 a simople L containing guest tooms.

When the application was submitted the fagade’s design included a row or 18767 tall transparent
nanets that risen above the roof and that shielded the Howering trees shown in the lundscape
plan.. This facade was re-designed very guickly after OP expressed concern about the height.
The design of the upper portion of the fagade. and the survivabiin: of the tiustrated roof-top
feees, wearredl cadedittonicl study

One of the principle objectives driving the building’s design is enviranmental stewardship
Aceordingly, the developer proposes o incorporate several envitonmentally progressive design
clements and to sccure LEED certification.  These include: extensive use of daylight for lighting
the building imterior, and automatic contrels for artibicial lighting; a ventilated double-skin
fagade, extensive solar panels for hot water; harvesting of rainwater for internal re-use, and use
ol rooltiop pool water fur live sprinklers; dual-flush toilets, grev-water re-use, and an atrium thai
will promote vertical air circulation and, through use of vegetated walls, air filiration.  There is
a double laver curtain wall system that has been employed clsewhere for several wears that,
through air circulation, helps to moderate temperatures and reduce needs for heating and cooling
‘The Hoor plan 15 organized arcund large atria mtonded 1o be vertcal botanical gardens that wall
filter air and bring light and greenery to the first floor and the cormndois on other floors The
building will employ dual fresh and grey water systems  The edge of the 12th floor on the 22
Street and M Street sides will have an intensive green roof  The remainder of that level will have
a significant amount of landscaped recreational arca At level 13, almost all of the roofing {or
the mechanical penthouses will be covered with salar devices collecting water and heating it for
ase in the building  These featurcs are illustrated and described in greater detail on sheets A2
through A 26 of the apphcation. Thiz will he the first hotel 1n the Disuier striving for LEED
certification

V. COMPREHENSIVE PLAN

A, Future Land Use Map
The applicant's property is designated tor mixed-use High Density Restdential/Medium Density
Commerctal. Hotels arc considered residential uses in the CR zone. Therelore. the project’s
796 FAR 15 consistent with the Future Land Use Map destgnation.

B. Written Elements

The Comprehensive Plan (the Plan) has sections covering citv-wide policies and actions, as well
as sections covering particular geographic areas of the District.

The PUD would be consistent with several of the Plan’s guiding principles
«  (uiding and Managing Growth The hotet would be built along major cormidors in a
densely built area of the city intended tor additional high-density uses. It would not
require significant new public infrastructure or services.
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MEMORANDUM —

TO: District of Columbia Zoning Commission
Aot~

FROM: { Uennifer Steingasser. Deputy Director
H

DATE: October 32007

SUBJECT: Setdown Report for Z.C. 07-2]
2213 M Street. NW,
Consolidated Planned Unit Development

1. SUMMARY RECOMMENDATION

The Office of Planning recommends that the Zoning Commission sct down for a Public Hearing
Case #07-21, 2213 M Street. NW as a consolidated PUD application  Additional information
and clarification needed before or at a public hearing 1s noted i rrafics in this report.

iL APPLICATION-IN-BRIEF

Location: Square 50, Lots 82, 84,813, &l¢
Ward 2, ANC 24

Applicant: Per Star M Street Partners, LLC, 2213 M Street Limited Partners
Current Zoning: CR

Proposed Project:  The applicant has applied for a PUD under Chapter 24 of 11 DCMR. The
proposed project would be a new hotel with approximately 182 rooms, restaurant and other
retail space and below-grade parking  The building would rise 110 feet; include
approximately 124,196 square feet of gross floor area, 70 underaround parking spaces and
have an 8 0 FAR. The applicant has revised the design of the facade above the root level
since the onginal submission

foning Relief: The applicant is seeking refief from the tollowing scetions of 11 DUMR:
»  §633.1, in order to devote less than 10% of the ground {loor area to public space.
s 8636 1, in order to not have a rear yard on a comer log
* 039 in order to have two to three roof structures, with less than a 1.1 setback:
s §2117,4 in order to permit elevators rather than ramps for parking accessibility
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L.  SITE AND AREA DESCRIPTION

The property is on the northwest comer of the intersection of M and 22™ Streets in the West End
area of Northwest Washington. The site is currently occupied by the vacam former Nigenan
Embassy and Chancery. It is part of Square 50, which is bounded by M, N, 22™ and 23" Streets

The West End is a formerly industnal area that was rezoned in the 1970's to encourage mixed
use development The neighborhood has a high concentration of hotel uses  Although the zone
requires that non-residential uses comprise no more than 3 0 FAR [or each development, hotels
are considered as residential uses for the purposes of calculating FAR in the CR zone. There are
eight hotels within two blocks of the proposed hotel’s site  Other buildings include apartment/
condominium buildings and office / residential structures

Metrorail’s Dupont and Farragut North Red Line stations are located approximately six blocks to
the east, the Blue/Orange Line’s Foggy Bottom station is four blocks to the south. Georgetown
begins seven blocks to the west,

I1l. PROJECT DESCRIPTION

The applicant wishes to secure approval 10 build a new 110-foot high, 182-room luxury-branded
hotel, with a restaurant and spa open to the public. It would have approximately 124, 196 square
feet of gfa, 70 elevator-accessed parking spaces and have an 8.0 FAR

The design of the building is modernist, as modified by environmentally progressive elements

At the ground level the building 1s, in plan, essentially a large square with a small square cut-out
of the northwest corner to allow for loading The remainder of the first floor contains the 22™
Street parking entrance for 70 underground spaces (off of 22" Street) lobby, restaurants and
other publicly-accessible spaces. The less-formal restaurant and bar open directly onto the street
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via French-type doors. At the second level the shape becomes an |, with an open air garden and
cale 1 a larger portion ol the northwest cormer. Guest rooms comprise the rest of the second
level. From the third floor up, the buildings ts a stinple L contaiming gugst rooms.

When the application was submitted the fagade’s design included s row or 18°67 tall transparent
pancts that risen above the roof and that shielded the flowering trees shown in the landscape
plan. ‘Thiz fagade was re-designed very guickly after OP expressed concern about the height.
The design of the upper portion of the fagade. aod the survivability of the illustrated roof-iop
1rees, werrka@n adedinoncl stidy.

One of the principle objectives driving the building's design is environmental stewardship
Accordingly, the developer proposes to incorporate several environmentally progressive design
elements and 1o secure LEED certification.  These include: extensive use of daylight for lighting
the building interior, and automatic controls for artificial lighting: a ventilated double-skin
tagade, extensive sofar panels for hot water; harvesting of rainwater for internal re-use. and use
of roof-tap pool water for tire sprinklers; dual-flush toilets, greyv-water re-use, and an atrsum that
will promote vertical mir cuculation and, through use of vegetated walls, air filtration. There 1
a double laver curtain wall system that has been emploved elsewhere tor several years that,
through atr circulation, helps to moderate temperatures and reduce needs for heating and cooling
‘The floor plan s organized around large atria intended to be vertical botanical gardens that will
filter air and bring light and greenery to the first floor and the corndors on other floors The
building will employ dual fresh and grey water systems  The edge of the 12th floor on the 227
Street and M Street sides will have an intensive green roof’ The remainder of that level will have
a significant amount of landscaped recreational arca At level 13, almost all of the roofing for
the mechanical penthouses will be covered with solar devices collecting water and heating it for
use in the building. These featurcs arc iflustrated and deseribed in greater detail on sheels A 2]
through A 26 of the application Thiz will be the first hotel in the District striving for LEED
cernfication.

IV, COMPREHENSIVE PrLAN
A, Future Land Use Map

The applicant’s property is designated lor mixed-use High Density Residential/Medium Density
Commercial  Hotels are considered residential uses in the CR zone.  Therelore, the project’s
796 VAR is consistent with the Future Land Use Mup designation.

B. Written Elements

The Comprehensive Plan (the Plan) has sections covering city -wide policies and actions. as well
as sections covering paiticular geographic areas of the Distiict,

The PUD would be consistent with several of the Plan’s guiding principles
= Cuiding and Managing Growth, The hotel would be built along major comdors in a
densely built area of the city intended tor additional high-density uses. I would not
require significant new public infrastructure or services.
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¢ Creating Successful Neighborhoods 1'he West End neighborhood is in need of uses that
activate its streets and that are welcoming 10 the public. The proposed hotel would have
its principal corner wrapped by a café intended 1o be open to the street during temperate
weather. If operated as described by the applicant, the lobby lounges, calé and 27 level
gardens would be amenities tor the neighborhood. '

¢ Building Green and Healthy Commumities. This would be one of the bullding™s strongest
elements. As described above, the many “green” elements of the design would promote
environmental sustainability.

3

Among the several policies ot the Land Use Element the proposal would {unther are 2 2 3, which
encourages the removal of vacant and abandoned buildings, and 2.2 4, which cncourages
neighborhood beautification, which would be furthered by the building’s landscaping and public
space improvements,

With respect to the Transportation Element. the hotel would incorporate bicvele racks and
showers for hotel employees and guests; preferred parking for hyvbridialternative-tuel vehicies
and the purchase ol alternative-tucl cars for rental by hotel guests, and for hotel business use.

As noted above, the PUID would significantly promote the policics contained in the
Environmental Protection Element  most notably 2.2 1, Energy Efficiency: 2.2.4. Alternative

-

Energy Sources; 3.1.2, Using Landscaping and Green Roofs to Reduce Runoft. and, 3.1.3, Green

&3S

I2ngincering

‘The new construction and long-term jobs, taxes, expansion of the hospiiality, iourism and
convention industry. spending by guests in new hotel rooms, and out-of town interest Lhat the
verv environmentally progressive building would draw will all contribute 1o the furtherance of
the policies of the Economic Development Plan.

v, ZONING

The site is zoned CR, which encourages mixed use structures on the periphery of the Central
‘Employvment Area, at up to high density levels. A PUD is permitted 8.0 FAR and 110 feet of
height in the CR district. At least 4.9 FAR must be residential, which includes hotel uses in this
zone district  This application complies with these regulations  Table 1. on the next page.
outlines the application’s degree of compliance with other zoning regulations.
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Table 1: 2213 M 5., NW —-Comparison of Matter of Right and PUD Requirements with
Proposed Developmment and Relief Requested or Required

item HNDCMR CR MOR CRPUD Prnpcw:d P(Jfl Retlief
. Lot Arep o 15600 PIsse0 i
| Buldy | cur ' T o WA;’"(‘um};wm; ;;
Dleight i . ;
CFAR z { ® 1 746 é Confurns m%
' 440 FAR Hotels  foounts a5 res f |
S commgercial | FARinthis CRareai . | 3
Oiou- « 634 jofeg G, { Conforms |
 puncy ) - Y I Lo
Public 633 P g gad Tevel W% o pround | 0 0% Rf:quesmd
St ) level B B
Roar ¥ (ard o34 D3t of heaoht Same Requested
i - ¢ 2T Ui leel —
CSude Yard ¢ 403 FECRH raqum:d but 11 hone Conform
P ' ) Cpfovided. 3R ) ) R
- Open Coust | 6381 IF prov uu EES _sn. o Conforms
CWiah | o
! Closed } R pm\ ded. ‘v\ wWitle, ¢ same, | Widths 43 feot onforms
- Coun i it of haelt §iel 229 feet Arcar 1330 .1 i
Wulth & | but 2 127 Arga; 2 ireq WY
A ) s;:“" N R W fre, LOMREZ i
b | square fea B .‘, I
Roeol 411 (LN IR6™ ERG” ! Conderms
Cxtmcim'c. ’
Tl x.,f Roof 411 ! ] Qord . Requested
Siruc ‘ :
. Enclosures o A e
: val Struc . R -1 Requcﬁéd
. Serback : e , o
C# Padang | 210101 ! space’ 4 horel | 46 spaces Conforms
} Paces ToansS UURUNEN SR e o
| Parking 21174 - Dmveasks | requred Uscs clevalors. aot ramps - Requested
| Access N o | and asles o
Toading 22011 11 12a3rvbenh 1] same I 125507 benth 1 Conforms
DN toading 1220 loading space. || |
; space; 1 220 s 220 &f toading platform i *
- i loadityg platforng | L

‘The applicant has requested the reliel from the {ollowing zoning regulations

» 5636 1 Rear Yard Requirement.  Although the applicant will have a ground tloor loading
ares and a 2,730 open court beginning at the sccond level. the proposed design does not
contain a rear vard. ‘This is a corner site. in an area where the continuity of the street wall
and the devclopment of as many aciive street- facing uses as possible are important
Providing a rear vard would results in a 27°67 gap between buildings on etther M Street
or 22™ Street  The 2™ level open court wiH reduce shadowing on the rear of nearby
structures. The green elements of the building will more than compensate for the loss of
whai would otherwise niost likely be an impervious rear vard  In OP’s opinion, the urban



Office of Phanning Scidown Report
L2 221 M Braut, MWL
Onctober 5. 2007 Puge 6 of Y

Vi,

design contributions of this PUD justity the requested reliel” from the rear vard
requirements, while the landscaped courtvard, and the stated degree of public access 1o
rhat feature, meet the intent of the zoning regulation.

$629; Rool Structure Requirements  The applicant has asked for relief 1o construct wihal
appear 1o be cither two or three rool structures, rather than the one permitted by the
zoning regulations Each would be 18°67 and fimshed with the same materials  Rehef
would permit more light to reach the building’s L-shaped atrium/vertical garden. The
promotion of such an environmental element would mitigate the impact of having
multiple roof srructures New roof plan drawings were submitted afler the onginal
application  The mumber of roof siructures will require clarificasions.

The applicant is also asking for reliet trom the 1 setback required for roof structures
from the outside walls. The amoumt of regular mechanical and of solar hot water
equipment reguires the applicant to use the tull 37% of the allowable rouof area for the
root structures. The apphcant siates that it would not be possible to do this and achieve
the 1.1 sctback on both the principal facades and those in the rear  Therelore the
applicant is asking for 12707 of roof structure setback refiel in the rear ot the butlding.
§2117.4 Parking Accessibiluy Reguirement  Parking spaces are required to be accessible
at alt times via unobstructed driveways or ramps. The applicant proposes using vehicle
elevators and valets 10 access the otherwise zoning-compliant parking spaces

§033 Ground [evel Public Space Requirement  The ground level development 1 the OR
zone 15 required to provide “the equivalent of ten percent” of the total ot area tor public
space. 1t is 1o be adjacent to the main entrance, open to the public vn 4 continuous basis
and open 1o the skv or have a have a mimmum vertical clearance of 10 feet  The
applicant has asked for complete relief from this. In lieu of the open space, the applicamt
i3 proposing (o locate the principal cald on the building’s prime corner, design 1t to be
open tor the street when weather permits, encourage public use of the lebby, lounges,
garden and other facilities on the ground Hoor and second levels, and, make the rooi deck
open to the public  OP has sugpesied additional measures to the apphicant that woukd
nutigate the absence of the required public space and promote public education about the
building’s environmentally sustainable clements. Such a program might include lobby
brochures about the buifding s design and educational wall plaques at the location ol the
“green” features throughowt the public areas It may also help to mitigate the relicf
requested from this section of the zoning regulations e appliccon will need io give
these prablicly-oricnted meusures addifional consideration.

PROJECT IMPACTS, PUBLIC BENEFITS AND AMENITIES

The purpose and standards for Planned Unit Developments are outlined in 11 DOCMR. Chapter
24 The PUD process is “designed 10 encourage high quality devclopments that provide public
bencfits.” Through the flexibility of the PUID process, a development that provides amenity to
the surrounding neighberhood can be achieved.
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A, Project Impacts
The PLD standards state that the “impact of the project on the surrounding area and upon the
operations ot city services and facthiies shall not be unaccepiable, but shall instead be found w0
be either {avorable, capable of being mitigated, or acceptable given the quality of public benelits
in the project™ (§2403 3) OP believes that the project will have an overall positive impact on the
neighborhood and the District. but the additional information and/or evaluation will be needed
for some matiers. These include.

1. Review of Trallic lmpact by DDOT. The applicant has submitted a wansportation
impact study for which, the applicant states, the District Department of
Transportation (DDOT) was consubted.  Nevertheless OF will be fooking 1o 12D0T
Jor s writen evadwation of the aceeptability of the proposed curb oy aned criry
ared, av well ay wurning movements and backup for the elevator-uccessed garage
parking garage during the evenng peak howrs or one-way torthbonund 22 Sipeet,

2 Study of and Retinement of the Ground Floor Fagade.

a. Yhe apphicamt should provide ilinstredions of the relationship: between the
grownd floor fagade design of the proposed hatel and adiacein building
eronnd floors, These shoukd concentrate on how the solidity of the proposcd
ground floor, which will be at the property line for a significant pant of s
fromage. relaics w any sethacks or arcade-like spaces of adjacent buildings

h. The applicant should give addiional study 1o the appearance of e oppee
prarts of the ground floor walls. As proposed, some sections of the brick walls
lack sutficient details to make for a pleasant pedestrian experience.

B. Public Benefits and Amenities

Scctions 24035 - 240313 of the Zoning Regulations describe the definition and evaluation of
public beneflts and amenities. o its review ot a PUD application, §2403 8 stares that “the
Commission shall judge, balance, and reconcile the relative value of the project amenities and
public benefits oflered. the depree of development incentives requested. and any potential
adverse effects according to the specific circumstances of the case ™ To assist in the evaluation,
the apphceant is required 10 describe amenities and benefits, and to “show bow the public benefirs
offered are superior in quality and guantity to typical development of the iype proposed
(82403 123,

The amenities proposed by this project are significant. The hotel would provide for 4 healthier,
more environmentaily responsible, and literaily green environment than any other hotel now
provides @ the District

The apphicant has histed several areas which 1t feels contnibute tuwards their amenities.

[ Enhanced Urban Design  Architecture Landscaping and Open Spaces (52403 9(a))
Aspects of these qgualities have been discussed above and constitute both amenitics and
public benetits This project could be one of the most notable contemporary buildings in the
city. not only because # would be “green” but also because of 1y exceptianally high quality
of architectural design  The hotel’s "green” elements and its exceptional design would have
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positive benefits for those working in and staying at the hotel, and for the surrounding
neighborhood.

2. Ewnvironmental Benelfits (24039 (h). Thesc have been described above., In addidon w0 &
healthier, more sustainable environment for hotel employees and guests. this project would
have a smaller impact on water consumption and runofl, electricity usage. and possibiy air
pollution than a comparably-sized standard hotel  This benefits the environment, the health
of the Distncts citizens. and, potentially, future tax and utility rates.

3. Fust Source Employmeot Agreement and local, Small and disadvanage Busincss

Enterprises (§2403 9(3))

<4 Other Comnunity Benefits and Amenities

The apphicant sent a memorandum to OP on September 21 listing the following proposed
community amenitics/benefits that it is proposing as a result of input recetved al meetings with
member of ANC 2ZA, the Foggy Bottom Association, and the West End Citizens Association.
The total amount of the direct contributions for specitic projects would be $246,000,

51460060 10 ANC 2A for

e 3 segmented public benches;

» 10 replacement strect trees;

e Three tree box fencing installations, and landscaping of additional tree boxes:

e New Washinglon Globe streetlights adjacent to the project, subject to DDOT approval
$103.500 1o the follow groups tor the specified projects or services:

= $33.000 towards the renovation o' $t. Mary's Church on 231rd Street, N\W:

s 560,000 for the Foggy Bottom Association’s “Ans in Foggy Bouom™ program;

e 38 500 1o Iris Miller for contractual landscape architecture services in conjuncnion with

some of the above projects.

The proposed amenities and public benefits are sullicient for setdown. However, the applicani
will need to supply additional uformation on a definitive ameity aind public benefits package,
and on procedures and agreements 1o ensure ity execation, OP will provide a more thorough
analysts of the amenities and public benefits package at that time.

VII. AGENCY REFERRALS

if this application is set down for a public hearing, the Office of Planning will refer i to the
tollowing District government agencies for review and comment
e Department of Employment Services (DOES);
Brepariment of Public Works (DPWL
Depanment of Transportaton {(DDOT)Y,
DC Water and Sewer Authority (WASA).
Fire and Emergency Medical Services Department (FEMS),
Metropolitan Police Department { MPD); and
Department of the Environment.

. & & & ¢ 2
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VI CoMMUNITY COMMENTS

The applicant has discussed the project with members of the ANC and other citizen groups
Nejther the ANC nor other groups have vet taken a position on the application

X.  RECOMMEMNDATION

The Office of Planning recommends that this application be set down for public hearing  The
proposal is consistent with goals and objectives of the Comprehensive Plan, 1t would redevelop
an under-utilized property in the West End. and set a high benchmark for environmentally
progressive development in the District.
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