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FROM: Jermifer Steingasser, Depuly DixectorA(’6
DATE: March 14, 2008

SUBJECT: ~ Zoning Commission Case Mo. 08- ()43
Setdown Report and Preliesring Statement

PETTTION
The Office of Planning requests the Zoning; Commission amend the following section of
Tile 11 DCMR:

e Section 1700.7 (d)

» Section 1706.11

¢ Section 24053

The proposal is intended to enable the construction of the District funded Convention
Center headquarters hotel on Square 370 by removing the residential use requirement of
the DD Overlay and by allowing additional density through the Planned Unit Development
process,

This report also serves as a pre-hearing statement.

RECOMMENDATION
The Office of Planning recommends that this case be set down for a public hearing.

SITE AND AREA DESCRIPTION
Square 370 is in the DD/C-2-C and DD/C-3-C zone districts. The square is located in the
central business district and immediately across 9 Street from the Convention Center, It
is bound by L Street on the north, Massachusetts Avenue on the south, 9™ Street on the
east and 8™ Street on the west. At the eastern end of the Square there is a PEPCO

substation that will remain.
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Surrounding uses include a mix of office buildings, residential buildings, the Carnegie
Library building in Mount Vernon Squars, and the Washington Convention Center.

HISTORY

Construction of a headquarters hotel in support of the District’s new convention center is
a top economic development priority of the District. In April 2006 the City Council
passed the Convention Center Hotel Omnibus Financing and Development Act of 2006,
which authorized the lease of certain lots in Square 369 and Square 370 by the District to
a private development team led by Marriott International, Inc., and approved tax
increment financing to support the development of the hotel on these lots. In 2007, the
hotel program-was further defined to be fully contained on lots in Square 370.

There have been two previous cases relevent to the development of the headquarters hotel
on Square 370 and the redevelopment of the old convention center site. Case 05-43
included Squares 344,373, and 374, and National Park Service Reservation 174 (the old
convention center site) in Housing Priority Area B. Case 07-09 amended the escrow
requirements for city projects in the DD which facilitated a land trade with affiliates of
Gould Property Company, whereby Gould Property. Company obtained parts of Square
374 and the city obtained parts of Square 370 for the specific purpose of building a
convention center hotel.

The development team has been working with the Office of the Deputy Mayor for
Planning and Economic Development and the Office of Planning in refining the
development plans for submission of & Planned Unit Development.

ZONE DISTRICT
The site is in the DD/C-2-C and the DD/C-3-C zone districts. The DD overlay is applied
to the core of the downtown. Section 1700.2 sets forth the purpose of the DD overlay:

The purpose of the DD Overlay District is to help accomplish the land use and
development policies of the Comprehensive Plan relating to the affected. Downtown
sectors.

The site is included within Housing Priority Area A the following residential and mixed-
use provisions would apply:

DD/C2-C . DD/C-3-C
Site Area (82,388 sf) 49,320 sf 33,568 sf
Maximum FAR 8.0 9.5 as a matter of right
Maximum FAR through Transferred 10.0 :
Development Rights (TDR) or bonus )
density earned from affordable housing
or preferred retail uses }
Housing on-site or account for off-site in | No less than 4.5 1o less than 3.5 FAR
a combined lot development .
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A maximum residential FAR that may be | 3.5 ' T 60

accepted through combined lot

100% residential use Unlimited FAR "~ | Unlimited FAR

Height 130°- as permitted by the | 130° - as permitted by
Height Act. _ the Height Act.

COMPREHENSIVE PLAN

The proposal is not inconsistent with many policies of the Comprehensive Plan and is
specifically consistent with the Central Washington Element:

Pohcy CW-l 1.10; Central Washlngton Hotuls and Hospxtahty Serv:cel

s new Convention Cegter and Gallery Place, alongPenmylvama AvcnueNW and
MassachusettsAvenueNW in the Thomas Circle area, and in the area east of Third Street NW.
A range of hote] types, including moderately priced hotels, and hotels oriented to family travelers
as well as business travelers, should be encourziged. Hotels generate jobs for District residents
and revenues for the general fund and should be granted incentives when necessary. Retain
existing hotel uses by allowing and encouragin; the expansion of those uses, including the
addition of one floor, approximately 16 feet in height subject to coordination with federal
security needs, to the Hay-Adams Hotel. 1708.11 (emphasis added)

Policy CW-2.4 Mount Vernon District 1714
Mount Vernon Square itself was designed to be a focal point in Washington’s ensemble of great
civic landmarks. Jts focus is the 1902 former Camegie Library building, an elegant historic
structure that is now inuse by the Washington Historical Society. Facing the north edge of the
Square is the 2.3 million square foot Washington Convention Center, completed in 2003. To the
southwest, the now vacant site of the former Convention Center is awaiting redevelopment.

i rthwest of the a major convention hotel is planned. Large-scale office
buildings occupy other sides of the Square, franiing it as a potentially great public space. 1714.2
(emphasis added)

Policy CW-2.4.3: Convention Center Area Lind Uses

Encourage land uses around Mount Vernon Square which capitalize on the presence of the
Washington Convention Center. Such uses include hotels, restaurants, retail, and entertainment
uses. Convention related hotel construction should be focused on vacant or underutilized land
jmmediately adjacent tothe Convention Center t0 minimize impacts on the surrounding
neighborhood. 1714.8 (emphasis added)

Action CW-2.4-B: Convention Center Hotel

Develop a major convention center hotel in close proximity to the Washington Convention
Center. The hatel should be sited and designed t> complement adjacent uses and add activity and
aesthetic value to the Mount Vernon Square neighborhood. 1714.14

The Comprehensive Plan Generalized Land 1Jse Map identifies the site for a mix of high-
density residential and commercial uses.
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OP recommends the case be setdown for public hearing.
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Regina, Norm and Bill:

I just wanted let you know that | still need the following information in order to complete the first
draft of the PUD Statement:

Development Team
1. The Contact person/address for District of Columbia, which will be listed as part of the
Development Team for the project.

Robert Knopf, Senior Vice-President
Quadrangle Development Corporation
1001 G St. NW, Ste 700W
Washington BDC 20001

Tel: 202-393-1999
RKNOPF@QUAD1.COM

Norman Jenkins, SVP Development
Marriott International Inc.

Marriott Headquarters Dept. 30/921.10
Bethesda, MD 20852

Tel: 301-380-2102

norman.jenkens@marriott.com

2. Name and address of the traffic consultant for the project, if any.
Catherine Proot, Project Engineer

AMT Consulting Engineers

10 G Street, Suite 430

Washington, DC 20002

Tel: 202-289-4545

cproot@amtengineering.com

Background on Applicant

Background information on Marriott, including but not limited the team that will oversee the
project. |included the green design initiatives that Bill forwarded previously.

Norman Jenkins to provide

Project Design and Components
Detailed narrative on the project design and components.

Bob Neal et al to provide draft by Friday April 4®

Flexibility Under PUD Guidelines

This section includes a list of those areas of the project that do not meeting the zoning criteria,
and an explanation as to why the criteria cannot be met.

Bob Neal et al to provide draft of summary




Tabulation of Development Data

A table that illustrates how the project development data compares with the underlying zoning
requirements. It also includes other develcpment information on the project like gross/net floor
area for various components of the project.

Bob Neal et al to provide draft of summary as a sheet in the drawings that include Zoning and
PUD development data for this site. Perhaps a building code analysis would be appropriate here
also

Public Benefits and Project Amenities

This section of the application is intended to demonstrate how the project is exceptional in
specific disciplines, particularly in order to justify the degree of development incentives and
flexibility requested. If applicable, | need narratives for the following:

1. Urban Design, Architecture, Landscaping and Open Space
Bob Neal et al to provide draft by Friday April 4

2. Site Planning and Efficient and Economical Land Utilization
Norm Jenkins to provide information
Steve Keppler to provide LEED narrative & spread sheet point system for Silver
Others possibly after review of sample submission

Please forward the above information once it is available. Should you have any questions or
concerns, please do not hesitate to contact Whayne or me.

Thanks,
Leila

Holland -+ Knight

Leila Batties

Washington D.C. Office:

Phone: (202) 419-2583

Fax: (202) 955-5564

2099 Pennsylvania Avenue, N.W,
Washington, D.C. 20006

Miami Office:

Phone: (305) 789-7626
Fax: (305} 789-7799
701 Brickell Avenue
Miami, FL 33131

Email leila.batties@hklaw.com
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In order to accommodate the number of rooms determined to be necessary to successfully
serve the Convention Center, the project needs additional FAR beyond that allowed under
a C-3-C PUD. The PUD regulations do not permit the same levels of density and height
as the DD overlay. OP notes that in the DI)/C-3-C zone the density has no limit if the
project is all residential and can develop a 9.5 FAR as a matter-or-right as a mixed use
project. A hotel use is not considered residential and therefore would be limited to non-
residential standards of 6.0 FAR on the DD/C-3-C portion of the site and 4.5 on the
DD/C-2-C portion of the site.

The DD clearly encourages high density development and the scale and density of the
headquarters hotel (anticipated at approximately a 9.3 FAR) is completely in character
with the surrounding density and development along Massachusetts Avepue.

POPORSED TEXT AMENDMENTS
The Office of Planning recommends the following aimendments to the chapters 17 and 24
of 11 DCMR:

1700.7 A Planned Unit Development (PUD) in the DD Overlay District shall be subject to
the following provisions in addition to those of chapter 24 of this title:

(d)  Notwithstanding paragraphs (b) and (c) of this subsection, if aPUD is
proposed to govern the following, the PUD shall be gnided by the
applicable policies of the Comprehensive Plan: development-of the-

1 development of the Unive; of the Digtrict of Columbia
campus and other uses in Squares 401, 402, 425, and 426,

2) development of a convention cenfer headquarters hotel on
square 370

1706.11 No minimum residential use requireraent shall apply to the following: in-Square-
4385-nor-to-any lot-orlots-in-Square-455-or the-southern part-of Square-454-improved

with-a-sports-arena:

(a) __ Square 485;

(b) ___Any lot or lots in Square 455 or the southern part of Square 454
improved with a sports arena;

(b) __Any portion of Square 370 iinproved with a convention center
headquarters hotel.

2405.3 The Commission may authorize the following en-inerease increases; provided, that

the increase is essential to the successful! functioning of the project and consistent
with the purpose and evaluation standards g! thg chgp;_e_; of—net—mem—ﬂmn—ﬁve—

pereent-(5%)-a-the-meximum height-or-floer






