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manatt | phelps | phillips Direct Dial: 202.585.6565
E-mail: jray@manatt.com

September 13, 2005

Chairperson Carol J. Mitten and Members
D.C. Zoning Commission

One Judiciary Square, Suite 210 South
441 4" Street N.W.

Washington, D.C. 20001

RE: Final Pre-Hearing Supplemental Submission
Case No. 01-28TE (PUD Modification & Time Extension-200 K Street N.E.)

Dear Chairperson Mitten and Members:

Pursuant to section 3013.8 of the Zoning Regulations, enclosed please find the
Applicant’s final pre-hearing supplemental submission in the above-referenced case, scheduled
for a public hearing before the Commission on October 3, 2005. The submission includes, as
Exhibit C, a completed traffic impact analysis, a copy of which is being separately delivered
today to the District Department of Transportation in accordance with section 3013.10 of the
regulations.

The Applicant’s first pre-hearing supplemental submission, filed April 25, 2005, listed
five individuals we wish to call as experts to testify at the hearing. We would like to amend this
to add Richard Conrath of GTM Architects and delete Michael Perry of Building Logics Inc.
Resumes demonstrating the witnesses’ credentials as experts in their fields are attached to this
transmittal letter. Following is the amended witness list and summaries of testimony.

e The Applicant, 200 K Street LP: Ronald J. Cohen, Managing Principal
1. Summary of Development Experience
2. Project Background and Goals

T g T TR

3. Development Planning, Financing, Timetable P O | - Zy T£

4

* GTM Architects: George Myers, AIA, NCARB, Founding Principal
Richard Conrath, AIA, NCARB, Principal
1. Identification of the Firm and Its Practice
2. Presentation of the Site Plan, Landscape Plan, and Architectural Plans
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¢ Bowman Consulting: Gregory Long, RLA
1. Identification of the Firm and Its Practice
2. Presentation of Engineering Data and Green Roof Engineering Details

e The Traffic Group: Wes Gukert, President
1. Identification of the Firm and Its Practice
2. Presentation of the Traffic Impact Analysis

¢ Basile Baumann Prost & Associates: James Prost, AICP, Principal
1. Identification of the Firm and Its Practice
2. Presentation of Data Regarding the Project’s Economic Impact

o Manatt Phelps & Phillips LLC:  John Ray, Partner
1. Identification of the Firm and Its Practice
2. Assessment of Key Planning Issues
3. Assessment of the Public Benefits and Project Amenities
4. Consistency of the Project with the Comprehensive Plan and Other Policies of the
District and the PUD Evaluation Standards

As stated in the previous submission, the Applicant’s presentation will not exceed one
hour.

If you have questions or need any additional information, please contact me at (202) 585-
6565 at any time.

Counsel to the Applicant

Attachments — Resumes of Expert Witnesses
Enclosure — Applicant’s Final Pre-hearing Supplemental Submission
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CERTIFICATE OF SERVICE

I hereby certify that a copy of this document and its attachments and enclosure were
served upon the following by HAND-DELIVERY on September 13, 2005 to:

Ellen McCarthy, Interim Director

D.C. Office of Planning

801 North Capitol Street NE, Fourth Floor
Washington, D.C. 20002

Advisory Neighborhood Commission ANC 6C
ATTN: ANC 6C-04 Commissioner Daniel Pernell
1116 3" Street NE

Washington, D.C. 20002

ay



RESUME

George T. Myers, AIA, NCARB
PRINCIPAL

Mr. Myers brings a strong design orientation honed through nearly two decades of professional practice. Since
founding GTM in 1989, he has served as Principal-in-charge for a number of educational, commercial, residentiai, and
retail profects.

PROJECT EXPERIENCE

Tennis Center at College Park, 11 acre site, design, construction, 3D visualization, College Park, MD
Granary Row, 36,000 SF, preservation and renovation, Gaithersburg, MD

77 P Street, NE, 380,000 SF, base building renovation and new construction, VWashington, D.C.
Capital View Bungalows, design of a new four-home community for re-development and sale by Builder-client
Liebner Residence, Washington, D.C.

726-738 7" Street Chinatown Historic District, preservation and renovation, Washington, D.C.
DJHP & A, space planning and interior design, Rockville, MD

Linden Avenue Townhouses, design of seven townhouses, Bethesda, MD

NABI, interior renovation, Rockville, MD

2000 S Street, NW, renovation and conversion, Washington, D.C.

Tenley Park Townhouses, design of six townhouses within an established NW District of Columbia neighborhood
2131 K Street, NW, interior lobby and public spaces, Bethesda, MD

7900-7920 Norfoik Avenue, renovation of interior and exterior, Bethesda, MD

7108 Denton Road, design, development, and re-sale of a residential property, Bethesda, MD
2807 Connecticut Avenue, NW, interior renovation, Washington, D.C.

Bullis School Tennis Courts, design and construction, Potomac, MD

Nugent Residence, design and construction, Leonardtown, MD

Wiseman Residence, renovation and addition, Alexandria, VA

Residence at Baltimore Street, design and construction, Kensington, MD

Dinn Residence, renovation and addition, Kensington, MD

Krawczyk Residence, renovation and addition, Chevy Chase, MD

Residence at 10409 Fawcet Street, historic renovation, Kensington, MD

704718 7" Street, NW, Chinatown Historic District, preservation and renovation, Washington, DC
901 7" Street, N.W., historic renovation, Washington, DC

Newport School, 8 acre site, master plan, design and programming, Burtonsville, MD

Historic Car Barn, banquet pavilion on roof terrace, Washington, DC

GTM Office, renovation and addition, Kensington, MD

Riverdale Park Town Center, renovation, Riverdale, MD

McCaffrey Residence, renovation and addition, Chevy Chase, MD

Myers Residence, renovation and addition, Kensington, MD

200 K Street, SE, Large mixed use development, Washington, DC

1333 M Street, 26 unit townhome development, Washington, DC

Laguna Vista, 41-unit condominium complex, full-service architecture, Ocean City, MD

Joslin Residence, renovation and addition, Chevy Chase, MD

7912 -7914 Radnor Road, design and construction, Bethesda, MD

Chevy Chase County Club, tennis facility design, Chevy Chase, MD

Bethesda Country Club, tennis facility schematic design, Bethesda, MD

Knebel Residence, design of new custom heme, Washington, DC

EDUCATION/ACADEMIC HONORS

University of Maryland, College Park, MD - Bachelor of Science in Architecture
University of Maryland, College Park, MD - Master of Architecture, Magna Cum Laude
ACC Scholar/Athiete of the Year 1985

University of Maryland, College Park, MD - Captain, Tennis Team, 1985

AWARDS

“USTA Public Tennis Facility of the Year 2001” Award Winner for the Junior Tennis Champions Center project
2001 National Association of the Remodeling Industry DC Metro Chapter - Design Award for Additions over $250,000,
Legg Residence

Remodeling Magazine Renaissance Design Awards 2001 Honorabie Mention for the Myers Residence
Remodeling Magazine Renaissance Design Awards 2001 Merit Award for the Leibner Residence

Potomac Valley AIA Award for Granary Row project

Potomac Valley AlA Award for Capital View Bungalows

2002 Southern Home Awards — Chrysalis Award for Excellence for whole house renovation over $500,000 for Legg
Residence

2003 CHRYSALIS Award for Excelience for Best Deck/Porch for the Joslin Residence

2003 NARI Regional COTY Award for Residential Exterior for the Joslin Residence

Remodeling Magazine 2004 Grand Award for McCaffrey Residence

PROFESSIONAL ORGANIZATIONS American Institute of Architects

PROFESSIONAL REGISTRATION DC, MD, VA NCARB
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Richard J. Conrath, AlA, NCARB
PRINCIPAL

Mr. Conrath brings a strong design orientation honed through nearly three decades of professional practice. Since
Joining GTM in 1991, he has served as Principal in-charge for a number of educational, commercial, retail, and
restaurant projects.

PROJECT EXPERIENCE

Union Place, 875,000 sf, mixed-use development, Washington, DC

Newport School, 8 acre site, master plan, design and programming, Burtonsville, MD
Market Square Shopping Center, Prince Frederick, MD

Granary Row, 36,000 SF, preservation and renovation of retail/office complex, Gaithersburg, MD
The Washington Navy Yard, 25,000 SF Town Center, preservation and renovation, Washington, DC
Pentagon, 40,000 SF, renovation of food service and ancillary space, Arlington, VA
4731 Elm Street, retail and office complex, Bethesda, MD

Wisteria Office Park, new building, Germantown, MD

Southgate Phase Two, office warehcuse complex, Chantitly, VA

Beach Brothers Printing, new printing facility, Rockville, MD

Innsbrock, masterplan of retail, office and residential site, Richmond, VA

The Hamptons, office warehouse complex, Prince George's County, MD

Loudoun Technical Center, 3 story, 24,000 SF, new medical office building, Loudoun County, VA
Huntington internal Medicine Group, 20,000 SF, renovation and addition, Huntington, WV
Maguire Clinic, renovation and addition, Richmond, VA

HealthSouth, procedure room expansion, Easton, MD

HealthSouth, physical therapy suite, Winchester, VA

Parham Road Medical Office Building, new building, Richmond, VA

Amherst Medical Office Building, new building, Winchester, VA

Valley View Medical Park, site planning, master planning, Roanoke, VA

Baja Fresh, franchise, multiple locations

Chesapeake Bagel Bakery, franchise, 60 focations, US

Einstein Bros Bagels, franchise, 10 locations, VA, MD, DC

Boston Market, franchise, 24 locations, VA, MD, DC

The Cheesecake Factory, restaurant, Inner Harbor Baltimore, MD, Reagan National Airport, Norfolk, VA
J. Paul's, restaurant, Inner Harbor, Baltimore, MD

Paolo’s, restaurant, Inner Harbor, Baltimore, MD

West Friendship Veterinary Clinic, West Friendship, MD

Univax Biologics, renovation, Rockville, MD

Shoppes at Dobbin Way, new retail center, Columbia, MD

Koone's Dodge, service bay and administrative offices renovation, Falls Church, VA
Red Hot & Blue Restaurant, Gaithersburg, MD

The Old Hickory Grille, Burtonsville and Gaithersburg, MD

Mancini's Restaurant, Alexandria, VA

California Pizza Kitchen, base building and interior renovation, Alexandria, VA
Frozen Fusion, franchise, various locations, US

Georgetown Seafood Express, Union Station Washington, DC

Xando/Cosi restaurant and bar, interior renovation, Arlington and Alexandria, VA, Washington, DC
Buffalo Billiards, interior renovation, Washington, DC, Philadelphia, PA

Villages of Kiln Creek, new retail center, Newport News, VA

Ben & Jerry's, various locations, US

Starbucks Coffee, various locations, US

Neyla Restaurant, interior exterior renovation, Washington, DC

Wentworth Gallery, White Flint Malt, Rockville, MD

Jacksonville Naval Air Station, food court renovation, Jacksonville, FL

Little Creek Naval Amphibious Base, food court renovation, Norfolk, VA

Cherry Point Marine Air Base, food service interior renovation, Cherry Point, NC
GNC, interior renovation, The Washington Navy Yard, Washington, DC

Modemn Nails, interior renovation, Tysons Corner, VA

Pika Pita, interior renovation, Pentagon City, VA, Union Station Washington, DC
Stella's Restaurant, interior renovation, Alexandria, VA

Mediterranean Grifl, interior renovation, Frederick, MD

Kuzine Restaurant, interior renovation, King Farm, Rockville, MD

Sesto Senso Restaurant, Washington, DC

Mackey's Bar and Restaurant, interior renovation, Washington, DC

Starcuts, interior renovation, The Washington Navy Yard, Washington, DC

Nash Fiooring, interior renovation, The Washington Design Center, Washington, DC
Genesis Federal Credit Union, interior renovation, Springfield, VA

World Gym, interior renovation, Leesburg and Sterfing, VA

Georgetown Prep, renovation of cafeteria and offices, Washington, DC
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EDUCATION/ACADEMIC HONORS
Harvard University - Master of Landscape Architecture
University of Houston - Bachelor of Architecture

AWARDS
Granary Row, AIA Design Merit Award
Southgate Phase Il, NAIOP Award

COMMUNITY SERVICE
LYSA (Loudoun Youth Soccer Association) — Volunteer Coach

PROFESSIONAL ORGANIZATIONS
American Institute of Architects

PROFESSIONAL REGISTRATION
NCARB
Registrations: VA, MD, CA, M, IN, OH, RI, DC
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GREGORY C. LONG
LAND PLANNER/REGISTERED LANDSCAPE ARCHITECT

Mr. Long is a Project Manager in Bowman Consulting’s Alexandria office. He has been
with the firm since August 2003 as a registered landscape architect to help complement
the land planning department. His expertise includes:

Preliminary and final site development planning

Conceptual programming, charrette planning, and community visioning
Land use master planning

Urban infill, adaptive re-use and brownfield redevelopment

Transit oriented development and mixed use town center design
Design guideline package preparation and form based coding

Rezoning report preparation

Mr. Long is also experienced with conventional subdivision planning; storm water
management and sediment control permitting; forest conservation management and
landscape plan preparation; and stream restoration and wetland reclamation. His project
portfolio emphasizes many New Urbanism smart growth developments that incorporate
civic, commercial, and residential uses.

PROFESSIONAL EXPERIENCE

Mr. Long has eight years of experience pertaining to the field of land development ail of
which related to work in and around the Washington D.C. metropolitian area. Prior to
joining Bowman Consulting, Mr. Long was a Landscape Architect/Project Manager at
LandDesign, Inc. in Alexandria, VA. Previous to this position he was employed as a
Land Planner with Lessard Architectural Group in Vienna, VA. Upon graduating from
college he worked as a Landscape Architect/ Site Designer with Charles P. Johnson
Associates in Silver Spring, MD.

PROFESSIONAL EDUCATION
Masters of Urban and Regional Planning, Virginia Tech, 2001-present
BSLA, Pennsylvania State University, 1996

PROJECTS/WORK EXPERIENCE

Camp Springs Town Center-ALTA Branch Phase 1: Project manager for the detailed site
plan preparation for a 548 unit transit oriented development in Prince George’s County,
MD.

FEastgate Gardens-HOPE VI Housing Development: Project manager for a 269 unit
mixed residential PUD in Ward 7 of the District of Columbia. This project also included
a 100 unit senior housing component.



Berwyn House: Project manager for the detailed site plan preparation for a 204 unit
student housing development in College Park, MD..

University of Virginia Foundation’s Research Parks: Assistant Project Manager
responsible for the land use campus master plan for the Fontaine I & I, North Fork and
Blue Ridge Research Parks.

Moorefield Station, Dulles, VA: Assitant Project Manager for the conceptual site
planning and rezoning for this 600-acre transit oriented development along the proposed
Dulles Rapid Transit Corridor. The project required application of smart growth/place
making principles for a 6,000 dwelling unit and a 9.5 million sq. ft. commercial town
center. Mr. Long assisted in the design guideline package, capital facilities proffers, and
rezoning text amendment legislation, as well as the creation of the open space amenity
programming.

Crozet, VA: Project Manager for the comprehensive growth management/sector plan for
the Crozet community within Albemarle County, VA. The project also included
landscape architectural and land planning services for the mixed use development of Old
Trail and its adjacent golf course/active adult community.

Prince William County Center, Prince William, VA: Coordinated special use permitting
and rezoning submissions for this neo-traditional center. Assisted in preparation of a
builders’ architectural pattern book and the conceptual site plan layout.

Lorton Town Center, Fairfax County, VA: Assisted in the design and layout for the
Lorton Town Center adjacent to the VRE commuter rail station. The project included
final development plan preparation, landscape architectural construction detailing for the
site and coordination and programming for the land uses within the town center.

Snowshoe, WV: One of the land planners working on the resort redevelopment and
thematic planning for Snowshoe, WV. As part of the project, assessed real estate
opportunities for infill and adaptive re-use of the existing facilities within Hawthorne
Valley and the upper village.

PROFESSIONAL REGISTRATION
Registered Landscape Architect, Maryland #3162
Certified Landscape Architect, Virginia #1195

PROFESSIONAL ACTIVITIES AND AFFILIATIONS

American Society of Landscape Architects, Associate Member
American Planning Association, Associate Member

Congress for New Urbanism

International City Management Association

Greenroofs for Healthy Cities
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Wes Guckert - President

Wes Guckert is a recognized and well respected expert in the field of
traffic engineering and transportation planning. Serving as a technical
advisor in the areas of traffic impact analysis, traffic signal design, traffic
circulation, access studies and transportation planning, Mr. Guckert has
—_— played a major role in over 3,000 projects that span the urban and
community suburban areas of Maryland, Virginia, Pennsylvania, New Jersey and
Delaware. As a result of his expertise, Mr. Guckert has provided
consuitation on projects throughout the United States and abroad.

Early in his career, Mr. Guckert served for five years with the Maryland
State Highway Administration Traffic Division. Prior to founding The
Traffic Group, Inc., Mr. Guckert served as a traffic engineering consuitant
for eight years. He has directed the design and implementation of traffic
access systems for regional projects such as the National Business Park,
Cole Field House at UMCP, Largo Town Center, Wheaton Plaza,
Salisbury Centre, Bowie New Town Centre, Maple Lawn Farms,
Montgomery Mall, Annapolis Mall, National Harbor, Greenbelt Metropark,
Traville, Fallsgrove, and King Farm.

Mr. Guckert has undertaken Traffic and Transportation Studies for "Big
Box" Stores including, Wal-Mart, Sam’s Ciub, Target, Lowe's, Best Buy,
Costco, and Home Depot. The Traffic Group, Inc. has undertaken
numerous studies of Value-Oriented Centers and other Regional Malis,
including the Great Mall of the Bay Area (Milpitas, California); Prime
Outlets (Queenstown, Perryville, and Hagerstown Maryland); The Mali at
Steamtown (Scranton, Pennsylvania), Centre @ Hagerstown, Waccamaw
Factory Shoppes (Myrtle Beach, S.C.) and Centre Point/Sportivo
{Charleston, S.C.).

As a renowned expert in the field, Mr. Guckert is often asked to serve as
an expert witness, testifying before County and Municipal Boards and
District Courts on traffic engineering and transportation planning issues.

Job History

1985 - Present  President
The Traffic Group, Inc.

1977 - 1985 Traffic and Transportation Planning Consultant

1972 - 1977 Assistant Regional Traffic Engineer
Maryland State Highway Administration
Traffic Division

Educational Background
® Bachelor of Science

University of the State of New York
* Civil Engineering Preparation

1of4 9/13/2005 7:58 AM
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Johns Hopkins University
Towson State University
Essex Community College
e Traffic Engineering Courses
Northwestern University Traffic Institute
University of Tennessee Transportation Center

University of Maryland

Affiliations

e American Planning Association (A.P.A.)

e Essex Community College Foundation Board of Directors

* Chesapeake Bay Environmental Center - Board of Trustees and
Treasurer (Grasonville, MD)

Institute of Transportation Engineers (I.T.E.), Fellow
International Council of Shopping Centers (ICSC)
Subcommittee on Planning of the Smart Growth commission -
appointed by Governor Parris N. Glendening

The M.U.S.E. Foundation - Board Member

Transportation Research Board (T.R.B.)

Urban Land Institute (U.L.1.)

I.T.E. Professional Committees

e Committee No. 5P-5 - Capacities of Multiple Left-Turn Lanes

* Committee No. 5P-07 - Traffic Counting Practices

e Committee No. 5S-1 - Capacities of Triple Left-Turn Lanes

¢ |nternal Transportation Systems for Majority Activity Centers

e Parking Facilities for Industrial Plants - Traffic Considerations for
Special Events

Publications

e The Evolution of Adequate Public Facilities and Their Effectiveness
as Growth Management Tools in Maryland" (Co-Author) - |.T.E.
1991 Annual Meeting

o Trip Generation Comparisons of Club Warehouse Stores - ITE

e Value-Oriented Retail Centers - A Follow-Up Report - ITE

Examples of places where Mr. Guckert has qualified as an
expert witness
California
* City of Milpitas - City Council
Maryiland

e Allegany County - Planning Board, Board of Appeals

* Anne Arundel County - Board of Appeals, Circuit Court, Zoning
Hearing Examiner

¢ City of Annapolis - City Council, Planning Commission, Board of
Appeals

9/13/2005 7:58 AM
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s Baitimore City - Board of Zoning Appeals, City Council, Baltimore
Federal District Court, Planning Commission

e Baltimore County - Board of Appeals, Circuit Court, County
Council, Planning Board, Zoning Commissioner

e Town of Bel Air - Board of Appeals, Planning Board, Town
Commissioners

e Calvert County - Board of Appeals

® Carroll County - Board of Appeals, County Commissioners,
Planning Board

e Charles County Town of Indian Head - Mayor and City Council

e Charles County - Board of Appeals, County Commissioners,
Planning Board

s City of Frederick - Board of Appeals, City Council, Planning
Commission

® Frederick County - Board of Appeals, County Commissioners,
Planning Board

* Harford County - Planning Commission, Zoning Hearing Examiner

e Howard County - Board of Appeals Planning Board, Zoning Board

Montgomery County - Board of Appeals, County Council, Zoning

Hearing Examiner

Montgomery County - M-NCPPC (Planning Board)

Ocean City - Planning Commission, Board of Appeals

Prince George's County - Council, Zoning Hearing Examiner

Prince George’s County - M-NCPPC (Planning Board)

St. Mary’s County - Planning Board

Washington County - Board of Appeals

Wicomico County - Planning Commission, Board of Appeals

Worcester County - Planning Commission, County Commissioners

Minnesota

e City of Brooklyn Center - Planning Commission
New Jersey

* Holmdel Township - Planning Board
Pennsylvania

e City of Scranton - Board of Appeals, Planning Board
e West Whiteland Township-Planning Board, Town Council

Virginia

e Arlington County - Board of Supervisors
¢ [ oudoun County - Planning Board
e Prince William County - Planning Board and Board of Supervisors

Back to staff listings Back to top

Home | AboutUs | Services | Clients | Projects | News | Community
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JAMES L. PROST, AICP, Principal

James Prost, one of the founding principals and co-owner of Basile Baumann
Prost & Associates, Inc., has over 25 years of experience in urban economics
and real estate development advisory services. His experience includes such
diverse ficlds as market analysis, growth management, development
programming, economic planning, financial feasibility, development
packaging, project funding, project implementation and management. His
primary area of specialization includes economic, market and fiscal impact of
public/private investments, related joint development and the establishment of
public/private financing and funding programs. He has lectured extensively
and conducted workshops on transit related real estate development. Prost's
non-transit related mixed-use development project experience includes
successful planning; implementation and funding programs for improvements
to the Cleveland waterfront; research park development feasibility analysis for
the University of Maryland; a new balanced residential waterfront community
in Atlantic City; mixed-use downtown development projects (office, retail,
audience-support facilities) in Dayton, Ohio; and numerous other mixed-use
development projects involving feasibility evaluation, planning, financing and
implementation usually involving major public and private sector investments.

RELEVANT PROJECT EXPERIENCE:

e Sheppard Pratt Property Utilization Study—MTr. Prost conducted
market and economic analysis in parallel with a land utilization study
conducted by RTKL. The BBPA team summarized market
reconnaissance findings, conducted strategy review sessions, computed
financial analysis of several redevelopment options, and evaluated the
fiscal impacts related to each development alternative. The key
economic and financial findings were Sheppard Pratt’s unique physical
and locational attributes were major long term development
opportunities and the property value could be optimized by converting
to higher and better use versus long term holding and investment.

¢ Port of Baltimore Land Use Study — Mr. Prost is examining current
land use of port properties, and determining alternative applications for
any surplus properties. Evaluation will include: review current and
projected trade volumes for port, review current economic
development plans, and determine direction for future economic
development action plan, develop preliminary plan, conduct impact
analysis on real property values, and land use strategies to attract new
large employees to the region.

9/13/2005 4:23 AM
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e Research Park Development Feasibility Analysis, University of
Maryland—MTr. Prost, with RTKL, reviewed and determined the
feasibility of research park development on and adjacent to University
property. BBP Associates, with prior market evaluation experience for
this area, provided market and economic input for future presentations
of this development project. BBP Associates’ findings were based on
the review of secondary data on retail activity, a case study analysis, a
review of current real estate market trends, and information derived
from a series of telephone interviews with leading R&D park managers
and developers. BBP Associates also identified the necessary
development actions, critical success factors, and investments
necessary to implement the development "vision."

¢ Fort Holabird, Baltimore, Maryland--Mr. Prost was a senior economist

in the reuse and development planning for this former Army facility.
Under contract to the Baltimore Economic Development Commission
he assisted in successfully formulating a disposition agreement and
reuse plan. Mr. Prost subsequently assisted the Economic Development
Commission in successful development negotiations which allowed for
the expansion of an adjacent General Motors truck assembly plant.

¢ Cleveland, Ohio, Development Projects— Mr. Prost has successfully

managed and implemented a series of development projects in the
greater Cleveland area. This has included development packaging and
project implementation for the MidTown Corridor, an older industrial
corridor within Cleveland. Mr. Prost successfully formulated a
redevelopment plan and land assembly strategy which was instrumental
in the first successful development of an inner-city industrial park. Also
in Cleveland, Mr. Prost successfully undertook redevelopment planning
and project implementation for the Maingate wholesale produce
area/Northeast Ohio Food Terminal; the Coit Road Industrial Park; the
Cleveland North Coast Harbor mixed-use development project; the
Ohio City mixed-use development project; the West 25th Street
Medical Center facility; and the Kamm’s Corners mixed-use
development project.

¢ Cleveland Waterfront - Directed Cleveland waterfront development

plan which created North Coast Harbor Park, Rock-n-Roll Hall of
Fame and maritime museum and a light rail linkage (under
construction) and a Great Lakes Aquarium.

¢ Washington DC Interactive Downtown — Mr. Prost chaired the Land

Use and Development Committee for the Downtown Interactive Task
Force. This lead to the creation of a business improvement district, and
tax increment district. He was also the lead economist for the Gallery
Place development which includes 300,000 square feet of retail, 30

http://www.bbpa.com/INF_PROST.htm
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movie screens, 120 apartments and 1,200 parking spaces above the
metro station adjacent to the new MCI Arena.

e Long Branch, New Jersey Development— Mr. Prost is the senior
development advisor on the downtown development plan and
development packaging project for the downtown waterfront areas of
Long Branch. Through Mr. Prost’s efforts, six developers have been
designated for future residential and commercial development.

e WMATA Joint Development Studies— Conducted detailed individual
joint development and land use evaluations for WMATA, local
jurisdictions and private developers at 44 of the metrorail stations (this
is exclusive of individual corridor-wide studies.

Education

Masters in Regional Planning, Cornell University, 1972
Bachelor of Arts and Government and Economics, Northeastern University,
1970

Professional Registrations/Affiliations

Charter Member, American Institute of Certified Planners; Board of
Directors American Planning Association; Transportation Research Board;
Transportation Research Forum; American Public Transportation
Association- Vice Chairman Land Use and Development Committee;
Certified Review Appraiser; National Council for Urban Economic
Development; Who's Who in Finance and Industry.

30of3 9/13/2005 4:23 AM
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L Introduction and Background.

The Applicant, 200 K Street LP, presents this final pre-hearing supplemental submission
for Zoning Commission (“Commission” or “ZC”) consideration in Case No. 01-28TE, PUD
Modification and Time Extension-200 K Street N.E. (the “Modification Application”). The
Applicant is a real estate development firm whose managing principal is Ronald J. Cohen of the

Cohen Companies.

The Modification Application — originally filed May 14, 2004, and amended and
resubmitted January 17, 2005 — requests modification of Zoning Commission Order No. 783,
adopted September 11, 1995 (the “1995 ZC Order”). In a report March 4, 2005, the D.C. Office
of Planning (“OP”) recommended that the Commission approve the Modification Application for
setdown and identified additional information the Applicant should provide. The Commission on
March 14, 2005, approved setdown, with instructions to the Applicant to provide the additional
information requested by OP. The Applicant addressed the matters specified by OP in a pre-
hearing supplemental submission on April 25, 2005. The Commission scheduled a public hearing

on the Modification Application for July 14, 2005.

By letter of May 26, 2005, the Applicant requested postponement of the public hearing in
order to provide sufficient time to refine the affordable-housing element of the project and to
complete the required traffic impact study. In a companion letter June 9, 2005, the Applicant’s
legal counsel, John Ray of the firm of Manatt Phelps & Phillips, noted that postponing the
hearing until October would also allow the Applicant to make detailed pre-hearing presentations
at September meetings of Advisory Neighborhood Commission 6C which represents the area
where the Union Place project is located. Commissioner Daniel M. Pernell, whose Single-
Member-District 6C04 includes the project, submitted a letter dated June 9, 2005, supporting the

postponement request.

At its regular meeting on June 13, 2005, the Commission voted 4-0 to postpone the
public hearing until October 3, 2005, with the proviso that no further postponements would be
approved. In the weeks since, the Applicant and the Development Team have worked with OP
staff and ANC 6C to refine the development plans and the package of proffered public benefits

and amenities. This final pre-hearing supplemental submission is the product of these efforts.



Il. The Revised Plans & Development Timetable.

The Applicant requests modification of the 1995 ZC Order to authorize development of a
three-building community of residential condominiums with ground-floor retail space. Phase 1 is
presented to the Commission as a Consolidated PUD, proposing development of a 10-story

building on the 3" Street side of the property between K and L Streets N.E.

Phase 2 is presented as a Stage I PUD, proposing development of two 15-story buildings
on the 2" Street side, between K and L. If the Commission approves the Stage I PUD, the
Applicant intends to file the Stage Il PUD application as soon as possible after the effective date

of the ZC Order and in accordance with any conditions the Commission may impose.

The Zoning Regulations, at 11 DCMR Chapter 24, allow the Commission to review
Planned Unit Development applications in a consolidated form or in a two-stage process, and in
conjunction with map amendment applications. In response to discussions with OP, ANC 6C,
and neighborhood residents, the Applicant decided to divide the project into the two phases
presented here and first set forth in the Applicant’s May 14, 2004, submission.' Thus, the
Applicant now seeks modification of the 1995 ZC Order by means of Commission approval of
the Consolidated PUD allowing Phase 1 construction to proceed expeditiously, and approval of

the Stage [ PUD authorizing immediate Stage 11 PUD follow-up.

Regarding the development timetable, the Applicant’s original May 14, 2004,
Modification Application requested a time extension, pursuant to 11 DCMR §§2408.10, 2408.11,
“for a period of two years to allow (1) Phase 1 construction to begin within one year of approval
and (2) to complete the zoning process for Phase 2 development of the site.”? Section 2408.10
authorizes the Commission to grant PUD extensions of time if (a) the extension request is served
on all parties; “(b) there is no substantial change in any of the material facts upon which the
Commission based its original approval of the PUD that would undermine the Commission’s
justification for approving the original PUD; and (c) the Applicant demonstrates with substantial

evidence that there is good cause for such extension, as provided in §2408.11.”

“Good cause” is defined in §2408.11 as any of the following circumstances: (a) Inability

to “obtain sufficient project financing ... because of changes in economic and market

! See Case File Exhibit No. 45, Office of Planning “Preliminary Report”, March 4, 2005, at p. 2. See also
Applicant’s May 14, 2004, submission, at pp. 3-4.
% Applicant’s May 14, 2004 submission, unnumbered Introduction page.
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conditions...”; (b) inability “to secure all required government agency approvals ... because of

2y

delays in the governmental agency approval process....”; or (c) pending litigation or other
circumstances beyond the Applicant’s reasonable control that prevent timely completion of the

PUD development.

The Office of Planning, in its March 4, 2005, Preliminary Report, asked that the
Applicant consider: “For the Consolidated PUD (Phase 1), making a commitment to file for a
building permit no later than one year from the effective date of the extension, and commencing

construction no later than two years from the effective date of an extension.”

Changing economic and market conditions in the area of the PUD site have hampered the
Applicant’s past efforts to secure project financing, as the Commission recognized in granting
prior requests for extensions of time.> With the revised plans as submitted herein, the Applicant
has now resolved project financing difficulties, and is prepared to agree to the OP request,

subject to prompt city agency action closing public alleys that traverse the PUD site.

It is essential to have the alleys officially closed by legislation before construction can
begin. The alley-closing application has been filed with the Office of the D.C. Surveyor, but the
Applicant has not yet received all of the required agency approvals and the Executive Branch has
not yet forwarded the proposal to the City Council for action. (The Surveyor states in a public-

information alley-closing fact sheet that “on average, this process takes 1-2 years to complete.”)

The alleys to be closed are depicted on Sheet C-6, Preliminary Subdivision Plan, in the
architectural drawings provided as Exhibit D. Most of the alley segments are “paper alleys”,
invisible at the site but recorded as alleys in the Surveyor’s land records. There are two visible
paved alleyways — one of which extends a short distance into the property west from 3™ Street,
and the other of which bisects the PUD site from north to south. All are to be closed, except for
the portion of the north-south paved alley that runs behind three lots near the 3 and L Streets
intersection that are not part of the PUD site (the “outparcels”™).

The plans attached as Exhibit D, and the tables below, reflect the Applicant’s decision to
develop both phases of the project for residential condominiums and ground-floor retail use. The

Phase 2 building previously designated for office use has been redesigned for residential use as

* See ZC Order No. 783-A, adopted April 13, 1998, and ZC Order No. 783-B, adopted December 13, 1999.
- 5.



the mirror image of the Phase 1 residential building. The Phase 1 building and the two Phase 2

buildings frame a landscaped central plaza of approximately 27,984 square feet.

With this submission, the Applicant also proffers a revised and expanded package of

public benefits and amenities, developed in consultation with the Office of Planning and

Advisory Neighborhood Commission 6C, and discussed in detail in Section IX.

SITE AND BUILDING DATA

Phase 1: Building A.

Subject of the Consolidated PUD

Site Area 42,995 sf Building Area 240,947 gsf
Lot Occupancy T70% Proposed FAR 5.60
Building Height 10 stories 90 feet
Phase 2: Buildings B & C. Subject of the Stage I PUD
Site Area 58,087 sf Building Area 610,590 gsf
Lot Occupancy 64% Proposed FAR 10.51
Building Height 15 stories 130 feet
Phases 1 & 2 COMBINED
Site Area 101,082 sf Building Area 851,537 gsf
Lot Occupancy 68% Proposed FAR 8.42




BUILDING USES

Phase 1: Building A. 240,947 gsf
Residential 202 units 1BR 1BR+Den 2BR
193,216 gsf 70 61 71
177,743 nsf
Unit size range 495-904 nsf 795-1,204 nsf 1,016-1,373 nsf
Retail 3,217 gsf
Parking 177 spaces
Phase 2: Buildings B & C. 610,590 gsf
Residential 500 Unit types and sizes to be determined during the Stage 11
598,590 gsf (approximate) FLE process
550,685 nsf
Retail 9,000 gsf
Daycare Center 3,000 gsf
Parking At least 528 spaces

III. Site Location and Description, Surrounding Uses, and Zoning History.

The 2.3-acre site (101,082 sf) consists of all of Square 749 except Lots 804, 805, and 31
(“the outparcels”), in the Northeast quadrant of the District of Columbia, bounded by L Street on
the north, 3™ Street on the east, K Street on the south, and 2" Street on the west. The site is in
ANC Single-Member-District 6C04, the neighborhood known as Near Northeast, and Ward 6,

The PUD site is presently occupied by vacant and boarded-up rowhouses along the 3™
Street side, small structures once used as a church and for some commercial purpose on the K
Street side, and a small warehouse on the L Street side. The Applicant has applied to the
Department of Consumer and Regulatory Affairs for permits to raze all of the existing structures,

except the warehouse which will be used for construction staging and storage.

The outparcels are located in the northeast corner, at 3™ and L Streets. Lot 804 (1030 3™
Street) and Lot 31 (1026 3™ Street) are occupied single-family dwellings owned by two

individuals who have declined Mr. Cohen’s purchase offers. The middle outparcel — Lot 805
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(1028 3™ Street) — is vacant and is owned by a Cohen corporate entity. Mr. Cohen is committed

to construct a matter-of-right townhouse on Lot 805 in conjunction with Phase 1 development.

The PUD site is within a neighborhood where the traditional land uses have been
residential rowhouses to the east and south, and small industrial facilities to the north. To the

west, 2™ Street is adjacent to the railroad overpass.

Within the past five years, however, the neighborhood has become a center of substantial
office development and has emerged as a locus of mid- to high-rise residential developments —
some under construction, some awaiting zoning approval, and some in preliminary planning
stages. It is within a half-mile radius of two federal agency headquarters buildings: to the north,
the Bureau of Alcohol, Tobacco, Firearms & Explosives will locate in a 350,000-square-foot
structure under construction at New York and Florida Avenues N.E_; to the south, the Securities
& Exchange Commission and other office tenants will locate in the 1.3 million-square-foot
Station Place complex under construction on 2™ Street from F to H Streets N.E. Residential
developments are under construction at the Capital Children’s Museum site at 3™ and H Streets
N.E,, and in various planning stages at 318 I Street N.E., 300 L Street N.E., and on the east side
of 3" Street between K and L Streets N.E.

The PUD site is less than two blocks south of the New York Avenue Metrorail Station
and approximately five blocks north of Union Station. It lies within the NoMa (North of
Massachusetts Avenue) area designated as a Redevelopment Area for city planning and
economic development purposes. It is three blocks north of the H Street Corridor, subject of
REVIVAL: The H Street NE Strategic Development Plan, proposed by the Executive Branch

and adopted by the City Council as a Small Area Plan in February 2004.

The PUD site is in Census Tract 85, within the Primary Trade Arca defined by the
consulting firm of Economics Research Associates (“ERA”) in preparing the H Street Corridor
market analysis used by OP in developing the REVIVAL plan. The map below, from the ERA
Memorandum Report of December 12, 2002, shows the Primary Trade Area (outlined in red) in
relation to the H Street Corridor (outlined in purple). We have added the marker pointing to the
PUD site.



The project site is mapped as PUD 033, as approved by the 1995 ZC Order, on Map 11 of
the Zoning Maps of the District of Columbia, as shown on the enlarged map portion below.* The
underlying zone districts are C-2-B for the easternmost portion of the site between 3™ Street and
the north-south public alley bisecting the property, and C-M-3 for the westernmost portion of the
site between 2™ Street and the public alley. The 1995 ZC Order approved rezoning the
westernmost portion to C-3-C, and the Applicant seeks Commission affirmation of this action.

4 Additional PUD site and area views and maps are provided in Exhibit D.
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IV. Comparison of the Revised Plans with the 1995 ZC Order.

The 1995 ZC Order’ approved a Consolidated PUD and Map Amendment authorizing the
development then proposed by the Applicant at the same site described above. The following
table identifies the key elements of the 1995 ZC Order, cross-referenced to the 28 numbered
paragraphs in the “APPROVAL” section (pp. 10-13), and noting which elements remain
consistent with the Applicant’s revised plans and which sections have undergone changes for

which the Applicant seeks Commission modification.

> For ready reference, the 1995 ZC Order is included as Exhibit A in this submission.
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APPROVAL Description Com.parison of the Revised Plans
Item # with the APPROVAL Items

1 Develop in  accordance with plans | Develop in accordance with plans
prepared by Brennan Beer Gorman. prepared by GTM Architects.

2 Develop as an office/residential project | Develop as a three-building residential
with a maximum FAR of 8.0. project with ground-floor retail and a

maximum FAR of 8.42. See discussion at
pp. 15-16.
3&4 “The residential building shall have a | An office building is no longer proposed.
maximum height of 15 stories/130 feet. | The Phase 1 residential building is
The office building shall have a maximum | proposed at a height of 10 stories/90 feet.
height of 12 stories/130 feet.” The Phase 2 residential buildings are
proposed at heights of 15 stories/130 feet.
See discussion at p. 15.

5 “The total lot occupancy shall not exceed | The revised plans provide lot occupancy

71 percent of the site.” of 70% for Phase 1, 64% for Phase 2, and
68% for the total development.

6 “The residential building shall contain a | Building A (Phase 1) will contain 202

minimum of 200 units.” residential units. Buildings B & C (Phase
2) will contain approximately 500 units, to
be further defined in the Stage I PUD
process.

7 “The Applicant shall provide a minimum | The revised plans provide 177 parking
of 588 parking spaces consisting of full- | spaces in Phase 1, and no less than 525
size, compact and handicapped spaces. Of | spaces in Phase 2, to achieve a ratio of one
this total, 100 spaces are allocated for the | parking space per dwelling unit, assuming
residential component at a rate of one | a total number of 702 residential units. See
space per two dwelling units.” discussion at p. 24.

8 “The Applicant shall provide 17 parking | In Phase 1, space is available for bicycle

spaces for bicycles.”

racks in the open areas near the building
entrance, and will be similarly provided in
Phase 2.

“The Applicant shall implement the
Transportation Management Plan
submitted” as Exhibit 60 in the original
case file, pay for signalizing the
intersections of L Street at 2™ and 3"
Streets, and widen 2™ Street between K
and L Streets.

These requirements were considercd
necessary in 1995 due in part to the
increased traffic the proposed office
structure was expected to generate.
Moreover, the New York Avenue
Metrorail Station did not exist in 1995.
Elimination of the office use, and the
opening of the nearby subway station,
make these requirements no longer
necessary. See discussion at p. 17.
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12-13

“The Applicant shall provide five loading
berths and two service delivery
areas....All loading activity for the
residential component of the project shall
be from L Street N.E. and shall occur
during off-peak periods only.”

In the architectural drawings attached,
Sheet C.12, Circulation Plan, shows the
loading berth, loading dock, and loading
service entry from L Street N.E. for the
Phase 1 building, and two loading berths,
loading docks, and loading service areas
from 2™ Street N.E. for each of the Phase
2 buildings. Developing both Phase 2
buildings for residential use, eliminating
the previously-proposed office use,
reduces the amount of loading and
delivery space needed.

14

The project shall include the following on-
site amenities:”

See Section IX for a full discussion of the
Applicant’s revised package of public
benefits and project amenities.

(a) a minimum of 200 new housing units;

Approximately 702 are provided in the
revised plans — 202 in Phase 1, and
approximately 500 in Phase 2.

(b) a 30,000 square foot plaza;

The revised plans provide a plaza of
27,984 square feet.

(c) a 2,500 square foot day care center to
be managed and operated privately;

The revised plans enlarge the day care
center to 3,000 square feet.

(d) a 1,600 square foot security kiosk to be
managed and operated by the developer,
using private security;

In Phase 1, a base for security operations
and personnel will be located in the
ground floor administrative arca [See
Sheet A1.01 in the attached architectural
drawings], and will be similarly provided
in the Phase 2 buildings.

(e)-(g) a 15,000 square foot vocational
training facility, a 5,000 square foot
business training school, and a 40,000
square foot supermarket.

The Applicant was able to proffer these
amenities ten years ago because vocational
and business training entities and
supermarket businesses had expressed
interest in providing services at that site.
This i1s no longer the case. The Applicant
requests modifications to eliminate these
required amenities and replace them with
the new amenities package described in
Section IX.

15

“Street/sidewalk lights shall be provided
per the District of Columbia requirements
and the plaza shall be evenly lit from
above with diffuse lights integrated into
the building cornice at the 30-foot height.
The lighting rays for the plaza area shall
be focused onto the plaza.”

No modification requested.
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16

“Commercial signage for tenants will be
limited to one foot high letters within
internally lit sign bands integrated into the
storefront system. Building signage will be
precast concrete set into the building
facades. Letter size will be appropriate to
surrounding decorative elements,
approximately one foot high.”

Although the Applicant is not specifically
requesting modification of this provision,
we believe it may be obsolete and unduly
restrictive in light of the retail facade
guidelines recently developed by the
Office of Planning for wuse in
neighborhood retail areas.

17-19

Landscaping, building exterior finishes,
and window treatments shall be provided
pursuant to the approved architectural and
enginecring designs and plans.

Modifications requested to cite to current
architectural and engineering designs and
plans.

20

The Applicant “shall have flexibility” with
regard to the location and design of
interior components; minor adjustments in
fagade, window, and balcony detailing;
and the arrangement of parking spaces.

No modification requested.

2]

“Antennas and satellite dishes shall be
permitted on the roof of the buildings
subject to the applicable Zoning
Regulations.”

No modification requested.

22-23

The Applicant shall comply with the
Memorandum of Understanding entered
into with the Minority Business
Opportunity Commission and the First-
Source Employment Agreement with the
Department of Employment Services, both
of which were included as Exhibits in the
original case file.

No modification requested, except to cite
to an updated and current MOU with the
Office of Local Business Development
and an updated and current First-Source
Employment Agreement with DOES.

24

“The change of zoning from C-M-1 and M
to C-3-C for Lots 1 and 2 in Square 749
shall be effective upon recordation of the
PUD covenant as required” by the Zoning
Regulations.

There is no change in the Applicant’s
request for a C-3-C map amendment. But
it is necessary to modify the approval
language to reflect changes made by ZC
Order No. 821 in Case No. 95-4 (Map
Amendments-Union Station Area
Rezoning), effective September 26, 1997.
In that Order, the Commission rezoned the
M portion of Square 749 to C-M-3 and
rezoned the C-M-1 portion to C-2-B.

The Applicant now requests rezoning of
what is now the C-M-3 portion of the PUD
site to C-3-C. This is necessary because
new residential developments  are
prohibited in all C-M zone districts.

There is no need for a change in the C-2-A
portion of the PUD site.
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25-26

Standard language requiring the Applicant
to record and file covenants incorporating
the PUD requirements.

No modification requested.

27

“The PUD approved by the Zoning
Commission shall be valid for a period of
two years from the effective date of this
Order. Within such time, the Applicant
must file for a building permit

Construction shall start within three years

The Office of Planning, in its March 4,
2005, Preliminary Report to the
Commission on the Applicant’s PUD
Modification &  Time  Extension
application, recommended:

“For the Consolidated PUD, making a

of the effective date of this Order.” commitment to file for a building permit
no later than one year from the effective
date of this extension, and commencing
construction no later than two years from

the effective date of an extension.”

The Applicant is prepared to agree to
the OP request, subject to prompt city
agency action closing public alleys that
traverse the PUD site. See discussion on
p. 5.

28 Standard language requiring the Applicant
to comply with the D.C. Human Rights
Act.

No modification requested.

V. Relief Requested From Matter-of-Right Standards.

The underlying zoning of the project site is C-2-B for 26,805 square feet on the
easternmost portion and C-M-3 for 74,277 square feet on the westernmost portion. The
Consolidated PUD (Phase 1) is split-zoned, with about two-thirds zoned C-2-B and the
remaining one-third in the C-M-3 district. The Stage I PUD (Phase 2) is entirely within the C-M-
3 district.

The C-2 zone is designated as a Community Business Center divided into three parts
allowing varying densities. C-2-B “is designed to serve commercial and residential functions
...with high-density residential and mixed uses.” (11 DCMR §720.6). “In the C-2-B District,
building use may be entirely residential or a mixture of commercial and residential uses.” (11
DCMR §720.8). In a C-2-B district, developments as a matter of right may be 90 feet high with a
maximum FAR of 3.5 and a maximum lot occupancy of 70%. (11 DCMR §§770.1, 771.2, 772.1)

® OP Preliminary Report, March 4, 2005, Section V, subsection n., on p. 5.
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The C-M zone is designated as a Commercial-Light Manufacturing District, in which
new residential uses are not permitted. (11 DCMR §800.4) In C-M-3 districts, developments as a
matter of right may be 90 feet high, with a maximum FAR of 6.0. (11 DCMR §§840.1, 841.1)

There is no lot occupancy limit in C-M-3 districts.

Chiefly because new residential uses are prohibited in C-M-3 zones, the Applicant
requests that the Commission reaffirm its prior approval of a map amendment, rezoning the C-
M-3 portion of the site to C-3-C. In a C-3-C district, the matter of right maximum height is 90

feet, the maximum FAR is 6.5, and the maximum lot occupancy is 100 percent.

The revised plans exceed matter of right limitations only in the case of Phase 2 (Stage 1
PUD) where the proposed height is 130 feet and the proposed FAR is 10.51. With Phase 1
(Consolidated PUD) FAR at 5.6, the total project FAR is proposed at 8.42.

The PUD Standards of the Zoning Regulations, at 11 DCMR § 2405.1, provide that in a
Planned Unit Development, building height may reach a maximum of 130 feet in a C-3-C
district. Thus, with rezoning of the C-M-3 portion to C-3-C, the proposed height of 130 feet for
the Phase 2 buildings falls within the height limit permitted by the PUD standards.

The PUD Standards, at 11 DCMR § 2405.2, provide that in a Planned Unit Development,
“The floor area ratio of all buildings shall not exceed the aggregate of the floor area ratios as
permitted in the several zone districts included in the project area, provided, that the Commission
may authorize minor deviations for good cause pursuant to § 2405.3.” For C-3-C districts, the

aggregate maximum FAR is 8.0.

Section 2405.3 allows the Commission to “authorize an increase of not more than five
percent (5%) in the .... floor area, provided, that the increase is essential to the successful
functioning of the project and consistent with the purpose and evaluation standards of this

chapter.”

The aggregate 8.42 FAR proposed by the Applicant is within the range the Commission
is allowed to approve for a Planned Unit Development. It is “essential to the successful
functioning of the project” because the .42 FAR bonus provides approximately 40,433 square
feet, enough for approximately 37 residential units. These bonus units make it economically
feasible for the Applicant to provide the total of approximately 78 affordable units at below-

market rates.
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Moreover, the proposed 8.42 FAR is “consistent with the purpose and evaluation
standards” for Planned Unit Developments because it will facilitate development of the high-
density residential development intended by the C-3-C zone district and the District’s policies of
encouraging residential development overall and particularly promoting revitalization and
expansion of the housing stock in the NoMa, Near Northeast, and H Street Corridor

communities.

V1. The Modification Application Merits Approval Pursuant to the PUD
Evaluation Standards.

The Zoning Regulations, at 11 DCMR § 2403.1 ef seq., set forth the evaluation standards
for Commission approval of PUD applications. The Applicant has already met these standards,
as evidenced by the 1995 ZC Order of approval. However, due to the delays in implementing the
approved PUD and the modifications the Applicant now requests, we considered it necessary to
provide a thorough discussion of how the Applicant’s revised plans meet the PUD evaluation
standards. In the sections below, we cite to specific provisions of the PUD evaluation standards,

and show how the revised plans comply.

VIIL. Project Impact On The Surrounding Area And City Services.

The PUD Evaluation Standards, at 11 DCMR § 2403.3, state: “The impact of the project
on the surrounding area and the operation of city services and facilities shall not be found to be
unacceptable, but shall instead by found to be either favorable, capable of being mitigated, or
acceptable given the quality of public benefits in the project.” The Applicant submits that the

impact of the Union Place development on the surrounding area will be favorable because it will:

J Create approximately 702 new housing units on property located in close proximity to

public transit and at mid-point between the large new office complex at Station Place and the
Bureau of Alcohol, Tobacco, Firearms and Explosives headquarters. These facilities will bring
into the neighborhood several thousand new workers, many of whom may be in the market for
nearby housing. Moreover, the addition of these new housing units will expand the scarce
supply of modern housing in a neighborhood targeted for revitalization. In Census Tract 85,
which includes the PUD site, Census 2000 data shows that there are only 1,128 housing units,

and nearly two-thirds of them are more than 60 years old. The 2000 data showed that no new
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housing units had been built within the census tract since 1998. Of the total number of units,

just 55 percent were owner-occupied.

. Improve the attractiveness of an area where industrial uses might otherwise occur, to

the detriment of the quality of life for current residents. The streetscape beautification design
and the development of a “pocket park” type of central plaza available to the community will
enhance the appeal of the area, particularly on the 2™ Street side bordered by the railroad

tracks.

. Provide a package of public benefits and project amenities that respond to

neighborhood needs, as discussed further in Section IX.

Regarding traffic impact, the Applicant’s consultant, the Traffic Group, has completed a
traffic impact analysis concluding that eliminating the previously-planned office use and
developing the site entirely for residential use would sharply reduce the projected traffic impact
of the development, thus there will be no need for the signalization and other transportation
improvements originally approved by the 1995 ZC Order. The Traffic Group report is provided

as Exhibit C of this submission.

VIII. Consistency With The Comprehensive Plan And Other Public Policies.

The proposed PUD is consistent with the Comprehensive Plan, both in its present form
and as it is being revised. The Commission, in the 1995 ZC Order, determined: “The
development of this PUD is compatible with city-wide goals, plans and programs, and is
sensitive to environmental protection and energy conservation. The approval of this application
is not inconsistent with the Comprehensive Plan of the District of Columbia.” [See the 1995 ZC
Order, Conclusions of Law, paragraphs 2 and 3, p. 9)

The Comprehensive Plan in effect today was enacted about three years after the 1995 ZC
Order, but made no substantial change to the development priorities in Ward 6. For Ward 6, the

Comprehensive Plan identifies the following housing objectives and policies:

¢“To maintain and strengthen the quality and construction of housing in the various

neighborhoods throughout Ward 6;

¢ “To stimulate production in Ward 6 of new and rehabilitated housing;
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» “Discourage encroachment of the non-residential uses in residential areas”

e “Stimulate private investment in housing in Ward 6 and expand home ownership
opportunities....” (Sections 1705-1706, the “Comprehensive Plan Amendment Act of 1999,”
D.C. Law 12-275, effective April 27, 1999)

The District’s Comprehensive Plan is revised and updated at approximate 10-year
intervals, and the Office of Planning in 2004 initiated a city-wide process to develop the next
revision. Meantime, OP completed a community planning process leading to City Council
enactment of the H Street Corridor revitalization plan in 2004. In early 2005, OP contracted
with an economic development consulting firm to conduct a study of the NoMa area (which
includes the PUD site). The OP request for consulting firm proposals stated: “As a large under-
built precinct, this emerging area presents an opportunity to create a walkable, transit-
accessible dynamic, and diverse neighborhood, employing ecologically advanced approaches to
large-scale development and featuring innovative contemporary architecture and public space

design.”’

By expanding the Ward 6 housing supply and home-ownership opportunities, preventing
encroachment of industrial uses in a residential neighborhood, injecting substantial private
investment in Ward 6 housing production, and creating a “walkable, transit-accessible ... large-
scale development,” the Applicant’s proposed PUD demonstrates consistency with the

Comprehensive Plan and other public policies of the District.

IX. Superior Public Benefits And Project Amenities.

The PUD Evaluation Standards, at 11 DCMR §§ 2403.5-2403.7, require the Commission
to “evaluate the specific public benefits and project amenities of the proposed
development... Public benefits are superior features of a proposed PUD that benefit the
surrounding neighborhood or the public in general to a significantly greater extent than would
likely result from development of the site under the matter-of-right provisions of this title. A

project amenity is one type of public benefit, specifically a functional or aesthetic feature of the

7 Solicitation, Offer, and Award: NoMa/New York Avenue Metro Area, issued for responses due February 28, 2005,
Section C.2.3.
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proposed development that adds to the attractiveness, convenience, or comfort of the project for

occupants and immediate neighbors.”

In conjunction with the development plan revisions, the Applicant has also revised the

proffered package of public benefits and amenities, working with OP and ANC 6C.

A. Affordable Housing.

The Applicant commits to set aside 74,600 residential nsf as affordable housing for
persons at 80% of the Area Median Income (AMI). On a percentage basis, the 74,600 nsf set-
aside represents 13.8% of residential net square footage (nsf) in Phase 1 and 10% of residential

nsf in Phase 2.

The units will be set aside as affordable for low-income individuals and families for a
period of ten years, guaranteed by covenant, and will be dispersed evenly throughout residential
floors one through five. In accordance with the standard practice, the Phase 1 affordable units
will be for sale to eligible, qualified homebuyers based on the income limits established by the
DC Department of Housing and Community Development (DHCD) at the time of the offering.
Applicants must meet credit and mortgage qualifications and will be pre-qualified through
DHCD. The Phase 2 affordable units also will be made available through DHCD, although the

Applicant has not yet decided whether the Phase 2 structures will be rental or for-sale housing.

Phase 1 Affordable Housing

Total Residential NSF: 177,753 Affordable NSF: 24.532
Total Number of Affordable Units: _ 28, apportioned as follows:
Unit Type Number of Units Total Unit Area Range of Unit Sizes
1BR 9 4,946 nsf 519-589 nsf
1BR+Den 9 8,186 nsf 869-1,048 nsf
2BR 10 11,400 nsf 1,106-1,206 nsf

Phase 2 Affordable Housing
Total Residential NSF: 550,685 Affordable NSF: 50,068
Total Number of Affordable Units: _Approx 50
Size of Affordable Units: To be determined during the Stage II PUD process.

-19-




Overall, the Applicant’s commitment creates approximately 78 units of affordable
workforce housing, representing substantially more than any PUD applicant has ever offered or

has been required to provide in any unsubsidized project.

The following table compares the Union Place affordable-housing commitment to the
affordable housing requirements approved by the Zoning Commission in four previous PUD
applications that have included an affordable-housing component and that have resulted in final
ZC orders, as follows:

e ZC Order No. 2-17, Consolidated PUD and Map Amendment for 5401 Western

Avenue NW (referenced hereinafter by its current name “Chase Point”), decided
May 12, 2003;

e ZC Order No. 03-04, Consolidated PUD for 1437-1451 Belmont Street NW
(“Belmont”), decided January 12, 2004;

e ZC Order No. 04-13, Consolidated PUD and Map Amendment for 1200-1224 R
Street NW (“Logan Phase I1”), decided March 14, 2005; and

e ZC Order No. 04-22, Consolidated PUD and Map Amendment for Abdo
Development LLC/Square 751/220 H Street NE (“Abdo™), decided March 24, 2005.

Affordable | Union Place Abdo Logan Belmont Chase Point
Housing Phase 1 & 2 Phase IT
Affordable 78 units 26 units 5 units 4 units 4-6 units
Housing (approx.) (based on Abdo (22BR, 1
Commitment estimates of 763.5 1BR-+den, 1
in Terms of sf/unit) 1IBR
Number of If 4
Affordable 11.1% 5.2% 7.6% 3.8% 3.2% of the
Units & %age | of the total of of the total of of the total of the total | total maximum
of Total Units approx. 500 units of 63 units of 103 units of 125 units
702 units
If 6:
4.8% of total

The Applicant’s affordable-housing proffer is well within the range the Office of
Planning has recognized as appropriate. Discussing benchmarks for developing an Inclusionary
Zoning (IZ) program for the District, OP wrote: “The two benchmarks chosen — 1) the use of
municipal tax-exempt bonds, and 2) the percentage of affordability required by other IZ
programs — suggest that an appropriate IZ objective is for at least 10% to 15% of units in affected
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developments to be set aside as affordable housing. These levels have been upheld in several
jurisdictions when challenged in court. This suggests that these levels are effective in advancing

public goals and do not overly burden developers.”®

B. Green Roof.

The Applicant’s revised plans illustrate the extensive green roof system now proposed for
the Phase 1 structure. On the seventh-floor step-down roof at the corner of 3™ and L Streets NE,
the green roof is designed as a recreation amenity for residents. For the Phase 2 buildings, green

roof matters may be developed and designed in the course of the Stage I1 PUD process.

As an alternative method of handling stormwater runoff, the Applicant is examining
whether the central courtyard may be designed as an intensive green roof system on top of the
proposed underground parking structure; this could replace the conventional stormwater best-
management practices that were proposed in the original PUD Modification submission.
Currently, the Bowman Consulting Group is re-evaluating the post-development stormwater

computations due to the changes in the Phase 2 building footprints.

In the Phase 1 structure, 11,928 sf of roof space is designed for plantings, comprised of a
variety of different sedums and other succulents hardy for the D.C. metropolitan region. Sheet
L.9.2 of the attached plans contains a list of those from which to select, and Sheet L.9 reflects the
texture, color, and growth habits of some of these plants. These plantings will be installed on an

extensive roof system as depicted on Sheet L..9.3.

There are numerous public benefits associated with an extensive green roof system. The
reduction of negative environmental impacts is perhaps the foremost public benefit the proposed
roofing system provides. Stormwater runoff will be dramatically reduced by temporarily storing
some of the rainwater within the growing medium and then slowly discharging the excess water
into the offsite stormwater collection system, thereby reducing the peak flows of a major storm.
It is estimated that this roof will store approximately 1,074 cubic feet of water, of which

probably 70-80% will never discharge directly into the public collection system.

 OP Memorandum to the Zoning Commission, “Zoning Commission Case #04-33, Inclusionary Zoning,” July 15,
2005, p. 6.
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The plantings themselves should be viewed as little filters because they will extract a
significant amount of airborne pollutants falling on the site, including acid rain and unhealthy
particulates such as solid metals, dust, pollen, etc. The plants also help improve the air quality by
reducing the amount of ozone and carbon dioxide often associated with smog. Also, because of
the extra thickness of the soil medium, studies have shown that there is a significant energy

savings over time for all seasons because of the insulation value of the green roof.

Green roofs also are leading the way in helping to minimize the urban heat island effect
caused by absorption of the sun’s radiation. Traditional stone ballast and asphalt roofs often
reach temperatures in excess of 150 degrees on a hot summer day, while green roof temperatures
may be only 7 degrees higher than the ambient air temperature at the same time. This could help

to cool the city slightly and provide a more pleasant environment in the nearby neighborhood.

C. Daycare Center.

In Phase 2/Building B, 3,000 sf of ground-floor space will be reserved for a licensed and
professionally-operated child daycare center. Based on the general standard of 35 sf per child,
and subtracting space for administrative uses, we estimate that the Daycare Center could
accommodate from 75-80 children. Building residents will have first priority in applications for
admission of their children. Other available daycare slots will be open to applicants from the

community at large.

The Daycare Center will be situated to provide ready access to the Central Plaza where
there will be a secure area for Daycare Center children to exercise and play on daily outings
under the supervision of Daycare Center professional staff. In consultation with the Daycare
Center service provider, the Applicant will furnish this Central Plaza exercise-and-play area
with, for instance, well-designed space-conserving climbing/sliding modules and other safe and

low-maintenance exercise/play apparatus.

The city, and particularly Ward 6, has a substantial need for more daycare facilities. The
Office of Early Childhood Development of the D.C. Department of Human Services reports that,
as of December 2004, the most recent period available, there were 882 children on waiting lists
for the 3,175 slots available in licensed child care facilities in Ward 6. More than 60% of the

Ward’s licensed child care centers were willing to expand if space became available.
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D. Double-height Ground Floor Retail.

The Phase 1 structure provides ground-floor retail space soaring to a height of 18 feet,
more than double the standard height for retail use. This feature — rarely found in Washington
but frequently used in recent developments in London, Dublin, and Tokyo — provides retail
tenants with the flexibility to design unique and aesthetically-appealing showcases for consumer
goods. The glass-walled double-height storefronts enhance interior natural light and present an

inviting exterior face to passers-by.

E. Landscaped Central Plaza for Use by Residents and the Community

As shown in the attached plans, Union Place Plaza is now designed for both public and
private use as an accessible, beautiful, and rejuvenating respite in the midst of what is now a
gritty, grubby, unappealing industrial zone. Covering 27,984 sf, the plaza will be a significant

“pocket park” for residents and the general public to enjoy.

Union Place Plaza is designed for passive recreation experiences. Seating will be located
throughout the plaza. The variation in building materials, plantings, and elevations will create an
inviting setting, encouraging plaza visitors to sit for a spell, chat with neighbors, read a book,
paint a picture, or simply lose themselves in private contemplation for a time. With the appeal of
green plants and flowers, with its handicap-accessible features, and with its security and privacy
safeguards, Union Place Plaza can become the model for other neighborhood-friendly plazas in

new developments of comparable size throughout the city.

F. Streetscape Beautification.

The architectural plans attached depict the designs and plantings to be used to improve
the aesthetic appeal of the streetscape surrounding the site. At present, only a few scattered
treeboxes along the K, 3" and L Streets offer a bare glimmer of attractiveness, and the 2™ Street
side is bare of any elements offsetting the gray industrial nature of the railroad tracks. The
Applicant’s streetscape beautification plan makes a significant contribution to the overall

appearance of the neighborhood and its appeal to residents and visitors alike.
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G. Interim Surface Parking for Phase 1 Residents.

At the request of ANC 6C, the Applicant has agreed to provide interim surface parking to
assure a ratio of one parking space per dwelling unit for the Phase 1 structure, pending
completion of the Phase 2 structures. The Phase 1 structure, with 202 residential units, is
designed to provide 177 underground parking spaces. The Phase 2 structures, with approximately
500 residential units, will provide at least 528 spaces to assure a 1:1 space-per-unit ratio overall.
Geotechnical considerations make it difficult to provide the full 1:1 ratio in the Phase 1 building

alone.

ANC 6C Commissioners expressed concern about a possible residential parking overflow
onto neighborhood streets during the interim between occupancy of the Phase 1 building and
completion of the Phase 2 buildings with the additional underground parking garages. In
response to the ANC concerns, the Applicant agreed to provide sufficient interim surface parking

to achieve the 1:1 ratio for Phase 1 residents at all times.

The Applicant’s development team is working with OP regarding the materials and

design of the interim surface parking area.

H. First-Source Employment Agreement.

During proceedings in the original case, the Applicant entered into a First-Source
Employment Agreement with the Department of Employment Services, identified as Exhibit 67
in the 1995 ZC Order. The Applicant signed an updated Agreement and submitted it to DOES

for execution on September 7, 2005.

L LSDBE Contracting Commitment.

During proceedings in the original case, the Applicant entered into a Memorandum of
Understanding with the Minority Business Opportunity Commission, providing for the award of
at least 35% of the project’s construction-related contracts to Certified Minority Business
Enterprises, identified as Exhibit 70 in the 1995 ZC Order. The Applicant has initiated efforts to
execute an updated MOU with the D.C. Office of Local Business Development reflecting
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changes in the project and consistent with current law regarding contracting with D.C.-certified

Local, Small, and Disadvantaged Business Enterprises.

X. Community Outreach.

The development team initially presented the revised proposal to the ANC 6C Zoning
and Planning Committee at its regular meeting on July 6, 2005. Commissioners responded
favorably to the Applicant’s decision to eliminate office use and develop all three PUD-site
buildings for residential and ground-floor retail use. The Committee requested the Applicant to
make a full presentation of the project and revised architectural drawings at its next meeting,

September 7, 2005, and the Applicant did so.

Following the presentation and discussion, the Committee voted to recommend that the
full ANC approve the project, with the condition that the Applicant provide interim surface
parking as described above. The full ANC is scheduled to vote on the Committee

recommendation at its regular meeting September 14, 2005.

XI. Site Maintenance.

Working with Ward 6 Neighborhood Services Coordinator Peter Jones and
representatives of D.C. regulatory agencies, Mr. Cohen and his staff have implemented a plan of
regular clean-up and maintenance of the site, the conditions of which are set forth in a written
agreement with the Fire Prevention Division of the D.C. Fire and Emergency Medical Services
Department. [See Exhibit B.] The larger solution is to raze the vacant buildings. Mr. Cohen’s
raze permit applications are being processed by the Department of Consumer and Regulatory

Affairs.

During the interim between Phase 1 and Phase 2 construction, the Applicant commits to
level and hydroseed the Phase 2 site (except for the space needed for the interim surface parking)
to provide a healthy growth of green grass. The area will remain securely fenced to prevent

unauthorized access and illegal dumping.
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EXHIBIT A. Zoning Commission Order No. 783.




Government of the Bistrict of @olumbia

ZONING COMMISSION

ZONING COMMISSION ORDER NO. 783
Case No. 93-3C
(Consolidated PUD & Map Amendment € 200 K Street, N.¥W.)
September 11, 1995

Pursuant to notice, a public hearing was held by the Zoning
Commission for the District of Columbia on March 9, 1995. At that
session, the Zoning Commission considered an application from the
200 K Street Limited Partnership ({Applicant). The Applicant
requested consolidated review and approval of a planned unit
development (PUD) and related amendment to the Zoning Map of the
District of Coclumbia, pursuant to Chapter 24 and Section 102,
respectively, of the District of Columbia Municipal Regulations
(DCMR), Title 11, Zoning. The public hearing was conducted
pursuant to the provisions of 11 DCMR 3022.

FINDINGS OF FACT

1. The application, filed on January 29, 1995, requested
consolidated review and approval of a mixed-use, office/
residential PUD and map amendment from C-M-1 and M to C-3-C in
Square 749 (Lots 1 and 2) located at 200 K Street, N.E.

2. The applicant proposes the construction of a high-rise, mixed-
use office and residential project. The PUD site is divided
into Lot 1 for the residential building and Lot 2 for the

office building. There will be a 30,000 square foot
landscaped plaza, and underground parking to accommodate 428
cars.

3. The PUD site comprises all of Square 749, except lots 31, 804
and 805, and the public alley at the rear of those lots. The
PUD site measures 101,102 square feet (29,413 for Lot 1 and
71,689 for Lot 2), and is bounded by 2nd, 3rd, K and L
Streets, N.E.

4. The proposed 15-story residential building would be located at
the east side of the square, front on 3rd Street, and have a
three-tier height of 36.5 feet, 87.5 feet, and 130 feet from
K Street to L Street would have a gross floor area of 196,758
square feet, a lot occupancy of 60 percent, and an FAR of 6.7.

5. The proposed 12-story office building would be located at the
west side of the square, front on 2nd Street, and have a
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height of 130 feet. This building will have a gross floor
area of 615,546 square feet, a lot occupancy of 75 percent,
and an FAR of 8.6.

On December 12, 1994, the Zoning Commission for the District
of Columbia authorized a public hearing for Case No. 93-3C.

The C-M-1 District permits development of low bulk commercial
and light manufacturing uses to a maximum floor area ratio
(FAR) of 3.0, and a height limit of three stories/40 feet,
with new residential uses prohibited.

The M District permits industrial uses to a maximum FAR of 6.0
and a maximum height of 390 feet with new residential uses
prohibited.

The C-3-C District permits matter of right major business and
employment centers of medium/high density development,
including office, retail, housing, and mixed-uses to a maximum
height of 90 feet, a maximum FAR of 6.5 for residential and
other permitted uses, and a maximum lot occupancy of 100
percent.

Under the PUD process of the Zoning Regulations, the Zoning
Commission has the authority to consider this application as
a first-stage PUD. The Commission may also impose development
conditions, guidelines, and standards which may exceed or be
less than the matter of right standards identified above for
height, FAR, lot occupancy, parking, and loading, or for yards
and courts. The Zoning Commission may alsc approve uses that
are permitted as a special exception and would otherwise
require approval by the Board of Zoning Adjustment.

The District of Columbia Generalized Land Use Map of the
Comprehensive Plan for the National Capitol designates the
subject site for mixed-use medium/high density commercial and
production/technical employment uses.

The applicant through testimony presented at the public
hearing, indicated that the site is a good location for a
mixed-use project and a 30,000 square foot plaza which will
provide benefits to the city and the neighborhood as well.
Currently, the project is a hodgepodge of vacant boarded-up
buildings, and a few industrially-occupied buildings. He
indicated that it yields few jobs and only a handful of homes
are located on the site. Very little in taxes is generated by
the site. He believes, when built, the project will provide
several hundred jobs; approximately 200 residences and close
to $1 million per year in taxes, including property taxes,
retail sales taxes and income taxes of residents.
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The applicant's architect stated that the residential building
has been designated with a series of setbacks, cornice lines,
changes in material and different types of articulation, to
scale down the building as it comes forward to the street. At
street face, the residential building is designated at a 40-
foot height limit so that it relates to the buildings across
the street. It then steps back six feet at the 40-foot level
and goes up to a 90-foot height limit, where it then sets back
a full bay to a tower that rises to the maximum height of 130
feet.

The architect indicated the office building, similarly, has
been developed with the traditional base, center and top
articulation, stepping back as the building rises up with a
series of heavy cornice lines and changes in material. The
office building is envisioned to be pre-cast with larger
window panels and larger bays so that it works and looks as an
office building. There are recesses in the center of the
building where the articulation would change so that it has
the appearance of two buildings, rather than one large
building.

The Plaza acts as a buffer between the two proposed buildings
and serves as a transition to the residential zoning across
3rd Street, N.W. It is designed to be full-service, with
electrical, water, lighting and landscaping.

The applicant indicated the project will provide a number of
amenities including:

a. Approximately 230 new housing units;

b. 60,000 square feet of commercial, production and
technical employment, training, child development, day
care, foster care and other community-oriented uses.

c. The potential for a large supermarket, and space within
the above-mentioned 60,000 square feet of floor area has
been designed for such use.

d. A 30,000 square-foot, full-service, plaza for tenant and
community use;

e. The direct full-time equivalent of 720 construction jobs
with a direct payroll of approximately $23.2 million
during construction of the project;

f. Approximately 2,326 direct on-site employment opportuni-
ties with a direct payroll in excess of $46 million
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annually as a direct result of the long-term operation of
the project;

g. Approximately $9.5 million in taxes per year (real
property, personal property, franchise, parking, sales
and individual income tax revenue);

h. A proposed innovative neighborhood conservation tax
increment district mechanism whereby the additional
incremental taxes generated by the project can be
utilized to "freeze" property taxes of existing residents
living in the surrounding community for a period of up to
ten years;

i. Significant opportunities for area residents to establish
and operate a locally-based minority business for
building maintenance and cleaning services. An estimated
14 jobs and a $280,000 payroll will be directly created
in this operation;

Additionally, community benefits will be generated by on-
site, community-related facilities which could include
foster care facilities, day care facilities, a community
events area, police substation, City School Self Esteem
Program, minority business enterprise franchise demon-
stration program, business enterprise and business
development training, and other community-serving retail,
educational, and service opportunity;

j- Significant construction period job opportunities for
local area residents and other minorities during the
construction period.

The applicant's traffic expert concluded in a formal traffic
report and through testimony at the public hearing that the
proposed PUD will not adversely impact the surrounding street
network. He also noted that the parking spaces provided on
the site were adequate to serve the project.

The traffic expert stated that the proposed parking and
loading provided in the project is adequate. The project
provides parking in an underground garage which is entered
from 2nd Street, N.E. for office users and L Street, N.E. for
residential tenants. Loading will occur on 2nd Street, N.E.

He also stated that the applicant proposes to provide
approximately 428 parking spaces to ensure that parking needs
for tenants of both buildings are met.
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The applicant's economic analysis expert concluded in a formal
study that the project will have a total direct and indirect
impact of approximately $115 million in revenues to the city
annually.

The District of Columbia Office of Planning (OP) by report
dated February 24, 1995 and by testimony presented at the
public hearing indicated it is not opposed to the proposal.
"However, since it 1is somewhat inconsistent with OP's
preliminary zoning recommendations for the general area,;
certain height and massing issues need to be resolved before
the project can be recommended for approval."

The Department of Public Works (DPW) by report dated March 17,
1995 stated "In conclusion, the PUD requires further coordina-
tion with DPW regarding the development and implementation of
a Transportation Management Program to mitigate traffic and
parking impacts on the neighborhood residential area, to
assess the water and sewer capabilities to service the
proposed development, and a traffic operational improvements
program pertaining to traffic signal installation resulting
from this proposal.”

Advisory Neighborhood Commission (ANC) 6A, by report dated
April 6, 1995 and by testimony presented at the public hearing
voted to support the approval of the PUD and map amendment.
The ANC-6A stated the applicant made concerted efforts to
listen to the community and its concerns regarding the
proposal and that the PUD would provide a number of community
benefits.

The Department of Housing and Community Development (DHCD) by
memorandum dated March 3, 1995 indicated the following:

"While DHCD is generally pleased with the location and
orientation of land uses, there are some concerns with the
size of the development in comparison with the surrounding
neighborhood. The proposed residential portion of the
development will be ten (10) stories at eighty-five (85) feet
and fifteen (15) stories at one-hundred and thirty (130) feet.
The proposed commercial portion of the development will be
twelve (12) stories at one-hundred and thirty (130) feet.
DHCD would ask the developer to reconsider the overall height
of the building(s) and possibly provide a more sensitive
massing approach. The size of the development will generate
many people in and out of the area, therefore, traffic flow
and on-street parking on the surrounding streets are other
issues that will have to be closely evaluated.”
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The District of Columbia Fire Department (DCFD) by report
dated February 17, 1995 indicated the following;

“"Based on our review we have no objection to this request.
However, fire and life safety features required by city codes
such as fire alarms, sprinkler systems, standpipes, exits,
fire related separations, fire extinguisher, etc., shall be
determined during the plan's review process as part of the
building permit application review.

In addition to the above comments, the "Fire Lanes and Fire
Hydrants Act of 1977 - D.C. Law 2-90 must be complied with."

Three individuals testified in support of the proposals.
Their testimony highlighted the following points;

a. The applicant has worked well with the community in
addressing its concerns relative to this project.

b. The Zoning Commission should consider a slight reduction
in the project’'s height.

c. A great need exists in the neighborhood for a project of
this kind that is being proposed.

d. The project's housing component is commendable.

e. Support is contingent upon no changes being made to the
project's housing component as it has been proposed,
including its location on 3rd Street.

There were no parties appearing at the hearing in opposition
to the request.

By letter dated April 7, 1995, the Stanton Park Neighborhood
Association (SPNA) expressed its concerns regarding the
proposed PUD. SPNA stated that, although the proposed PUD
does not come within SPNA's boundaries, it is in such close
proximity that its existence will inevitably have a marked
impact on large portions of the neighborhood. SPNA urged the
Zoning Commission to oppose the PUD in its present form.

At its public meeting on April 10, 19385, the Commission
reviewed and discussed the case for proposed action. The
Commission determined that more specific information was
needed as follows:

a. A Transportation Management Plan must be submitted;
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b. All traffic and transportation issues raised by the
Department of Public Works in its report must be
addressed and resolved;

C. Specific amenities must be identified and pinned-down,
including the provision of a discrete analysis of the
commitment for use of the 60,000 square foot area and the
management of that space and the plaza space;

d. A description of all building materials must be
submitted;

e. A description of all planting materials in conjunction
with a completed landscape plan must be submitted; and

f. A re-evaluation of the height, bulk and density of the
project with an analysis of square footage and number of
units that would be lost if the building is 90 feet in
height.

At its public meeting held on May 23, 1995, the Commission
took proposed action to approve the case. At that meeting,
the Commission reviewed the applicant’'s letter dated April 25,
1995 which contained the following:

1. Applicant's response to the Zoning Commission requested
for additional information;

2. Revised Conclusions of Law and Draft Order;
3. Transportation Management Plan; and

4. Project design statement, and transportation/
environmental analysis.

The Commission also indicated that more specific information
is needed before final action can be taken. The requested
information was as follows:

a. A lighting plan, showing the location, type and
distribution of exterior lighting must be submitted;

b. A completed landscape plan identifying the species,
location, description and size of all plant materials
and/or ground coverings must be submitted;

Cc. The color and type of the pre-finished aluminum frames
must be submitted;
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d. The correct size of the day care center, 2500 square feet
vs. 12,500 square feet;

e. Letters of commitment from the vocational training
school, the business training school, the grocery store
and the day care center must be submitted;

f. A plan showing the type and location of the exterior
signage must be submitted;

g. Samples of all building materials must be submitted; and

h. Executed agreements from the Minority Business

Opportunity Commission {MBOC) and the Department of
Employment Services (DOES) must be submitted.

DPW by report dated May 8, 1995 indicated the following;

"The applicant has submitted a Transportation Management Plan,
as requested by the Department of Public Works, in its report
on Zoning Commission Case No. 93-3C dated March 17, 1995. The
proposed plan if properly implemented, will mitigate traffic
and parking impacts in the neighborhood residential area.
With regard to loading activity, DPW's concern was with the
residential component of the project. We note that the
applicant will limit such loading activity to off-peak periods
only. The Department is glad to report that the PUD will
comply with all DPW requirements and recommendations to make
the project workable."”

Advisory Neighborhood Commission {ANC) 6A by report dated May
2, 1995 reported that both the civic groups, Near-Northeast
Citizens Against Crime and Drugs, and the Public Interest
Civic Association voted unanimously to approve the PUD at 200
K Street, N.E. and urged the Zoning Commission to approve the
project.

on June 12, 1995 at its reqular monthly meeting, the Zoning
Commission considered all of the post hearing submissions and
the specific requested additional information. At that
meeting, the Commission determined that the requirements
stipulated by the Commission with regard to lighting, land-
scaping, building material, signage and tree planting will be
added to the conditions of approval in its order, particularly
planting of three-inch caliper trees to represent the size of
the trees depicted on the plans.

The Commission concurs with the recommendations and/or
positions of OP, DPW, DHCD, DCFD, ANC-6A and the applicant and
believes that the application should be approved.
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the Comprehensive Plan meets the goals and objections of the
plan relative to the provision of a medium-high density
commercial project on the site. The Commission also believes
the proposed 230 residential units, would add to the housing
stock in the area and help buffer the existing residential
neighborhood from the proposed commercial development. The
Commission believes the project's commercial component could
provide an economic stimulus for the area, acting as a
catalyst for future commercial development to the immediate
north and east of the site.

The Commission concurs with the applicant that the mixed-use
project is appropriate for the site and is not inconsistent
with the Comprehensive Plan.

The Commission finds that the applicant has met the
requirements of 11 DCMR Chapter 24 and has satisfied the
intent and purpose thereof.

The proposed action of the Zoning Commission to approve the
application with conditions was referred to the National
Capital Planning Commission (NCPC) under the terms of the
District of Columbia Self-Government and Governmental
Reorganization Act. The NCPC, by report dated September 7,
1995, indicated that the PUD would not adversely affect the
Federal Establishment or other Federal interests in the
National Capital, nor be inconsistent with the Comprehensive
Plan for the National Capital.

CONCLUSIONS OF LAW

The planned unit development process is an appropriate means
of controlling development of the subject site, because
control of the use and site plan are essential to ensure
compatibility with the neighborhood.

The development of this PUD carries out the purposes of
Chapter 24 to encourage the development of well-planned
residential, commercial and mixed-use developments which will
offer a variety of building types with more attractive and
efficient overall planning and design not achievable under
matter of right development.

The development of this PUD is compatible with city-wide
goals, plans and programs, and is sensitive to environmental
protection and energy conservation.

The approval of this application is not inconsistent with the
Comprehensive Plan of the District of Columbia.
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5.

6.

The approval of this application is consistent with the
purposes of the Zoning Act.

The proposed application can be approved with conditions which
ensure that the development will not have an adverse affect on
the surrounding community, but will enhance the neighborhood
and ensure neighborhood stability.

The approval of this application will promote orderly
development in conformity with the entirety of the District of
Columbia zoning plan, as embodied in the Zoning Regulations
and Map of the District of Columbia.

The Zoning Commission has accorded to the Advisory Neighbor-
hood Commission 6A the "great weight" to which it is entitled.

This application is subject to compliance with D.C. Law 2-38,
the Human Rights Act of 1977.

In consideration of the Findings of Fact and Conclusions of Law
herein, the District of Columbia Zoning Commission hereby orders
APPROVAL of this application for a consolidated Planned Unit
Development and map amendment from M and C-M-1 to C-3-C for lots 1
and 2 in Square 749 for premises 200 K Street, N.E. The approval
of this PUD and change in zoning are subject to the following
guidelines, conditions and standards:

1.

The planned unit development (PUD) shall be developed in
accordance with plans prepared by Brennan Beer Gorman, marked
as Exhibit Nos. 36 and 37 of the record, as modified by the
guidelines, conditions and standards of the order.

The project shall be developed as an office/residential
project with a maximum floor area ratio (FAR) of 8.0.

The residential building shall have a maximum height of 15
stories/130 feet.

The office building shall have a maximum height of 12
stories/130 feet.

The total lot occupancy of the project shall not exceed 71
percent of the site.

The residential building shall contain a minimum of 200 units.

The applicant shall provide a minimum of 588 parking spaces
consisting of full-size, compact and handicapped spaces. Of
this total, 100 spaces are allocated for the residential
component at a rate of one space per two dwelling units.
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13.
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15.
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The applicant shall provide 17 parking spaces for bicycles.

The applicant shall implement the Transportation Management
Plan submitted and marked as part of Exhibit No. 60 of the
record.

The applicant shall bear the cost of signalizing the inter-
sections of L Street at 2nd and 3rd Streets, N.E. The signa-
lization shall be in place at the time any part of the
development becomes operational.

The applicant shall widen 2nd Street, between K and L Streets,
as specified by the Department of Public Works.

The applicant shall provide five 1loading berths and two
service delivery areas in accordance with the plans marked as
Exhibit No. 37 of the record.

All loading activity for the residential component of the
project shall be from L Street, N.E. and shall occur during
off-peak periods only.

The project shall include the following on-site amenities:

(a) A minimum of 200 new housing units.

(b) a 30,000 square foot plaza. The plaza shall be an open,
landscaped area for tenant and community use. It shall
have electric and water connections. It shall be managed

and maintained by the developer in consultation with the
community;

(c) a 2,500 square foot day care center to be managed and
operated privately;

(d) a 1,600 square foot security kiosk to be managed and
operated by the developer, using private security;

(e} a 15,000 square foot vocaticnal training facility for the
construction trade industry;

(f) a 5,000 square foot business training school managed by
"Citjies in Schools”; and

(g) a 40,000 square foot supermarket.

Street/sidewalk lights shall be provided per the District of
Columbia requirements and the plaza shall be evenly lit from
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16.

17.

18.

19.

20.

21.

above with diffuse lights integrated into the building cornice
at the 30-foot height. The lighting rays for the plaza area
shall be focused onto the plaza.

Commercial signage for tenants will be limited to one foot
high letters within internally lit sign bands integrated into
the storefront system. Building signage will be precast
concrete set into the building facades. Letter size will be
appropriate to surrounding decorative elements, approximately
one foot high.

Landscaping shall be provided as shown on Sheet A-1 of Exhibit
No. 37 of the record. The 26 trees identified on the land-
scaping plan shall be a minimum of three-inch caliper in size.

The residential building shall have a dark red/brown brick
skin at the base and a buff color brick above the base. The
office building shall have a precast skin of buff with a dark
red/brown color brick at the base.

Windows for both buildings shall have off-white prefinished
aluminum frames and insulated glass.

The applicant shall have flexibility with respect to the
following:

(a) Varying the location and design of all interior compo-
nents, including partitions, structural elements, slabs,
doors, hallways, columns, stairways, location of eleva-
tors, electrical and mechanical rooms, provided that the
variations do not change the exterior configuration of
the building;

{b) Making minor adjustments in the facade, window and
balcony detailing, including the flexibility to shift the
location of the doors to the retail uses on the ground
floor and vary the type of paneling used on the retail
frontage in order to accommodate the different types of
retail uses;

(c) Vvarying the arrangement of parking spaces, modification
of below-grade space to accommodate the need of tenants
and uses of the project and handicapped persons, provided
that there is no reduction in the total number of parking
spaces provided.

Antennas and satellite dishes shall be permitted on the roof
of the buildings subject to the applicable Zoning Regulations.
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22,

23.

24.

25.

26.

27.

28.

The applicant shall comply with the Memorandum of Under-
standing entered into with the Minority Business Opportunity
Commission, which provides for the award of at least 35
percent of the construction related contracts for the project
to Certified Minority Business Enterprises detailed in Exhibit
No. 70 of the record.

The applicant shall comply with the First Source Agreement
with the Department of Employment Service (DOES) which
provides that the applicant will use DOES as its first source
for the recruitment, referral and placement of employees in
connection with the construction of the project as detailed in
Exhibit No. 67.

The change of zoning from C-M-1 and M to C-3-C for Lots 1 and
2 in Square 749 shall be effective upon recordation of the PUD
covenant as required by 11 DCMR 2407.3.

No building permit shall be issued for the site until the
applicant has recorded a covenant in the land records of the
District of Columbia between the owner and the District of
Columbia satisfactory to the Office of Corporation Counsel and
the Zoning Regulatory Division of the Department of Consumer
and Regulatory Affairs (DCRA). The covenant shall bind the
owner and all successors in title to construction and use of
the property in accordance with this Order and amendments
thereto of the Zoning Commission.

The Office of Zoning shall not release the record of this case
to the Zoning Division of DCRA until the applicant has filed
a certified copy of the covenant with the records of the
Zoning Commission.

The PUD approved by the Zoning Commission shall be valid for
a period of two years from the effective date of this Order.
Within such time, the applicant must file for a building
permit as specified in 11 DCMR Section 2407.1 and Section
2406.8. Construction shall start within three years of the
effective date of this Order.

Pursuant to D.C. Code Section 1-2531 (1987), Section 267 of
D.C. Law 2-38, the Human Rights Act of 1977, the applicant is
required to comply fully with the provisions of D.C. Law 2-38,
as amended, codified as D.C. Code, Title 1, Chapter 25,
(1987), and this Order is conditioned upon full compliance
with those provisions. Nothing in this Order shall be
understood to require the Zoning Division of DCRA to approve
permits if the applicant fails to comply with any provisions
of D.C. Law 2-38, as amended.
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Vote of the Zoning Commission taken at the public meeting on May
23, 1995: 3-1 (Maybelle Taylor Bennett, Jerrily R. Kress and
William L. Ensign to approve - John G. Parsons, to deny).

This order was adopted by the Zoning Commission at its public
meeting on September 11, 19385, by a vote of 3-1 (Maybelle Taylor
Bennett, William L. Ensign and Jerrily R. Kress to adopt, John G.
Parsons opposed).

In accordance with provisions of 11 DCMR 3028, this order shall
become final and effectj blication in the D.C. Register,
that 1is on wf zppw .

e

ika:p_L tj}< ?}<\T%_J~J—f : : /éé?ﬂé&&4ljt/§2jﬁi§2?cf____

~FENRILY R. KRESS ) MADELIENE H. ROBJYNSON
irpeérson Director
Zoning ssion Office of Zoning
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EXHIBIT B. Applicant’s Site Maintenance Agreement with the D.C. Fire Department.




UB/ZB/2U05 12:19 FAX 202 585 8600 MPP,LLP DC 7A doo1

rr‘anatt Manratt, Phelps & Ph‘ijlﬁsg. Ef;

tt | shebos | philll Cirect Dial: (202) 585-€588
st {sebelehiles E-mali: jray@manatt.com

FILE copy

ient-Matter:  27735-03C
August 4, 2005 Client-Mattez: 27738

Y HAND-DELIVERY

2
1]

gl

Richard Fleming

I"ire Mershall

““epariraent of Fire and EMS
44" Fourth Street, N.W.
Soom 270

washington, D.C. 20001

A7 oS- 9

Re:  Settlement of Case No. FE-1-04-500000
Oiear M, Flemihg:

[ write you regarding Case No. FE-I-04-500000, which is scheduled for a hearing befo~e
the Oif.c2 of Administrative Hearings on August 5, 2005, On August 2, 2005, I mst with Fire
laspectar Mark Davis and General Counsel Theresa Cusick to see if we could reach a settlement
agreernent regarding the aforementioned Case.

Based upon those discussions, K Street Corporation acknowledges and accept its
rzsponibility to keep the property bounded by Second Street on the West, K Strest on the Soutk,
Third Street on the East, and L Street on the North, in Northeast Washingtcn, D.C., clean and
secure ard in compliance with the applicable laws and regulations. K Street Corporation further
egrees "o pay thirteen thousand and five hundred dollars ($13,500.00) to the DC Treasurer for the
zllzged violations . K Street Corporation further represents that it has already taken the

follovring actions to implement and maintain a plan, to keep the above describzd site clear and
seoure:

. Retained a landscaping contractor to cut the weeds back and to take care of the
tree boxes;

e Retained a contractor to do a complete and thorough cleanirg of the property;

. Requested the fence contractor to make several improvements to the newly
installed fence to provide more security. Additional brackets are being added to
the panels and the fence is being reconfigured in several areas in order to preven:
entry onto the property. The fence company has also been asked to submit an

713 12th Etoet, NW., Suite 1100, Washington, District of Columbia 20005 Telephone: 202.585.6500 Fax: 202.536.86600
Albay | Los Angales | Mexico City | New York | Orahge County | Palo Alto | Sacramante | Washington, D.C
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additional proposal to run tension wire through the bottom portion of the fencing
to provide further security;

*  Ensured that the basement and first floor openings of the structures on the
property are boarded up and maintained in that state for the next sixty {60) days
until the K Street Corporation applied-for razing permits are approved and all
structures are demolished or the aforementioned openings are secured with cindet
blocks and maintained in that state thereafter;

J Retained a company to visit the property Monday, Wednesday and Friday of each
week to ensure that the weeds/grass are properly cut, the tres boxes are properly
maintained, the structures remain boarded up and to remove any illegal dumping;
and

. Agrees to put the above plan in effect beginning August 8, 2005, and maintain it
in effect until all of the structures on the K Street Corporation controlled site are
demolished.

K Street Corporation offers and agrees to the above as full and final settlement of all of
the alleged violations, fines, and issues presented by Case No. FE-1-04-500000.

Sincerely,

Richard Fleming
Fire Marshall
Department of Fire and EMS

Tl 5P ely ol byt 2T



PHASE 1 - CONSOLIDATED P.U.D.
PHASE 2 - STAGE 1 P.U.D.

UNION PLACE

WASHINGTON, DISTRICT OF COLUMBIA

D

s GGG
S oo ol
=]
=

PRE-HEARING SUBMISSION-SUPPLEMENTAL FILING
ZONING COMMISSION CASE NO. 01-28TE
PUD MODIFICATION & TIME EXTENSION - 200 K STREET, NE
SEPTEMBER 13, 2005

= ‘. IE



PHASE |: BUILDING A

., NE.

2ND 9

SITE DIASRAM @

L STREET, NE.

L
-

", NE.

3RD 91

PHASE 2 - PHASE | -

f 5.06 'B' BLD6 A"
\ 1
K STREET, NE.|

PHASE 2 | PHASE |

SITE TABULATIONS & BUILDING CALCULATIONS

PHASE |l: BUILDINGS B & C

AFFORDABLE HOUSING - PHASE |

TOTAL RESIDENTIAL UNITS 202 INITS BUILDING B (IS STORIES) 305295 GSF.
489, e 4
BUILDING A (10 STORIES) RETAIL (I STORY) 3000 GSF.
RETAIL AREA 32171 65F. DAYCARE 3000 65F.
CORE AREA 40365 6SF. RESIDENTIAL (14 STORIES) 244295 6SF.
RESIDENTIAL 93216 6.5F BUILDING C (15 STORES) 205295 65T,
14e49,le |4
| TOTAL NET RESIDENTIAL AREA T1I53 NSF. RETAIL (| STORY) 6000 GSF.
TOTAL PHASE | AREA 240247 6SF RESIDENTIAL (14 STORIES) 299295 65F.
| PARKING AREA (2 FLOORS) 19434 6SF. (39717 65F. EA)
TOTAL PARKING SFACES 1 B TOTAL NET RESIDENTIAL AREA 550685 NSF.
SITE AREA 42495 SF. TOTAL PHASE Ii AREA ] 6l0590 & B
FAR. 560 TOTAL PHASE Il FOOTPRINT 40106 SF.
PHASE | LOT COVERAGE 2139 657/ 42995 GSF. = 64% SITE AREA 56.087 SF.
FAR, 1051
PHASE || LOT COVERAGE 407106 65F./ 56087 6.5F. = T0%

TOTAL SITE AREA

= 42998 G5SF.

AFFORDABLE HOUSING - PH, ]

TOTAL SITE AREA

= 56087 65F.

| ALLONABLE 6.5F. BASED ON CURRENT ZONING/ F.AR.

ALLONASLE GSF. BASED ON CURRENT ZONING/ FAR.

16,30 SF. SITE AREA (ZONED

C-M-2) @ 6O FAR. = 97/40 GSF.

56,087 SF. SITE AREA (ZONED C-M-3) @ 6.0 FAR. = 348522 6SF.

26805 SF. SITE AREA (ZONED C-2-B) 8 35 FAR. = 438186 6SF.

PROPOSED 6.5F. BASED ON CURRENT ZONING/ FAR. = 6I0590 GSF.

= 190958 GSF SURPLUS BUILDING AREA ABOVE ALLONABLE FAR. = 2620068 65F
PROPOSED &5F. BASED ON CURRENT ZONING/ F AR, = 240947 65F AFFORDABLE HOUSING PROVIDED
SURPLUS BUILDING AREA ABOVE ALLOWABLE FAR. = 49989 65F. (0% OF NET RESIDENTIAL AREA) = 55068 NSF
AFFORDABLE HOUSING PROVIDED
(I28% OF NET RESIDENTIAL AREA] = 24530 NEF. PHASES | AND Il TOTALS

TOTAL BUILDING AREA 851537 65F.

TOTAL SITE AREA 101082 SF.

TOTAL FAR. £.42

TOTAL LOT COVERAGE 68097 65F/ 101082 GSF. = 68%
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NEIGHBORHOOD IMAGE BOARD
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MISS UTILITY

CALL "MISS UTILITY" AT 1-800~257-7777, 48 HOURS PRIOR TO THE START OF WORK.

THE EXCAVATOR MUST NOTIFY ALL PUBLIC UTILTY COMPANIES WITH UNDER GROUND
FACIUTIES IN THE AREA OF PROPOSED EXCAVATION AND HAVE THOSE FACIUTIES
LOCATED BY THE UTIUTY COMPANIES PRIOR TO COMMENCING EXCAVATION. THE
EXCAVATOR IS RESPONSIBLE FOR COMPLIANCE WITH REQUIREMENTS OF THE
DISTRICT OF COLUMBIA CODES AND REGULATIONS.

CAUTION

THE LOCATIONS OF ALL EXISTING UNDERGROUND UTILITIES
SHOWN ON THIS PLAN ARE BASED UPON ABOVE GROUND
EVIDENCE (including, but not fimited to, manholes, inlets,
valves, and marks made upon the around by others) AND
ARE SPECULATIVE IN NATURE, THERE MAY ALSO BE OTHER
EXISTING UNDERGROUND UTILITIES FOR WHICH THERE 1S NO
ABOVE GROUND EVIDENCE OR FOR WHICH NO ABOVE GROUND
EVIDENCE WAS OBSERVED. THE EXACT LOCATIONS OF SAID
EXISTING UNDERGROUND UTILITIES SHALL BE VERIFIED BY
THE CONTRACTOR PRIOR TO ANY AND ALL CONSTRUCTION

GTMux
7735 OLD GEORGETOWN ROAD

[ESTIMATED WATER AND SANITARY SEWER USAGE
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resoen
rme 202

& TOTAL POPULATIN (23 PEOPLE PER U 68

" ESTMATED GALONS PER PERSON PER DAY

0. TOTAL AVERAGE

E. PEAK FL

L g
piyge
@98 o)
e
ounT oF RETAL 5P sa17 s
5 TomAL POPULATIN  PERSONPER 2005F) I

o, ESTNATED GALouS PER PERSON P DAY i3 G000

0 TOTAL AVERAGE DALY 241 600

7 oo GEAK FACTOR =51 15 GPo
(000150}

PHASENTOTAL adsaucD

prase y

resorm,

|5 NwisER OF UNTS (£5TRATED) 80

& TOTAL POPULATIN (2 ) AEOPLE PER N 1403

C ESTMATED GALONS PER PERSON PER DAY

5 TOTAL AVFRAGE DALY FLOW a6

. PEAK FLOW (PEAK FACTOR =8) 3440 GPD
0357 MDY

e

A, AMOUNT OF RETAL SPAC 12000 6F

i TOTALPoPuLATN 1 PERSON PER 20055)

. ESTMATED GALONS PER PERSON PER DAY 15 Geco

6. TOTAL AVERAGE DALY FLOW 500 o0

C. PEAK FLOW (PEAK FACTOR =6} 5400 GPO
{0003 G0}

PHASE ¥TOTAL oa25mD
romac WATER AND SANITARY SEWER USAGE 0615 MGD
NOTE

ALL YARD INLETS AND TRENCH DRAINS TO BE
CONNECTED 70 BUILDING PLUMBING. CONNECT WTH
" PVC {TYP) TO BULDING.
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STORMWATER COMPUTATIONS

UNION TOWN CENTER - SWM STUDY

BMP'A' BMPE  BMP'C' GMPD’  TOTAL UNMS
1. Compute Wav
CONTRBUTIG AREA 057 041 074 ose 232 AC
MPERVIOUS ARCA 057 oM 074 D80 2% AC
11 WaV REQURED (A x 1089) 62073 44549 B0SE6 6534 26265 CF
WQV =, 1205 FORROGF
2. GOMPUTE DETENTION VOLUME (FEAK FLOW ATTENUATION)
21 2 YR PRE-DEVELOPMENT
=035
=528 MR
Q=CiA 106 o078 137 1z 43 cfs
22 15 R POST-OEVELOPMENT
c=090
=762 NHR
Qy=cia 38t 281 507 412 1891 CFS
23 DETENTION VOLUME REQURED.
Vo= 300 Qs CieyA aar3s 28215 e214 S0 21009 CF
24 TOTAL VOLUME REQURED
(GREATER OF WOV ANO Vo) 6073 44649 80585 534 2565 CF
3, STORAGE PROVIDED
VOLUME 640 450 810 50 2680 CF
DMENSIONS XIGKE TxI0xE FxIFXE B x17 xS
4. FILTER SYSTEM DESIGN
QUTFLOWREQURED
TS MFLRAS ACRE 028 Ofee  02% 024 0828 CFS
42 THE TODRAN
To= W, 123600} 07583 07563 0733 0763 — b
sy
5. NUMBER OF FILTERS NEEDED
51 N- Qs 68245 43091  BIEY  7a84 27778
TOTAL NUMBER OF FLTERS: 7 s 9 3 e
T
LW
STORAGE CHAMBER
BYPASS WER
T
flow
SPUTTER
L
TYPICAL SWM/BMP STRUCTURE
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Lo
UTRLOW
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DIRECTION OF EXISTING ¢
PROPOSED TRAFFIC FLOW

NUMBER OF ON STREET PARKING SPACES (LIKELY)
SEE ARCHITECTURAL PLANS FOR OFF STREET PARKING

PRIMARY PEDESTRIAN CIRCULATION (&' SIDEWALKS)
SECONDARY PEDESTRIAN CIRCULATION (5' SIDEWALKS)
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5 PLANTING STRIP il
i piped
& CONCRETE SIDEWALK ——
STREETSCAPE PLANTINGS oLANT LEGEND sl
SPACED 30' ON CENTER. '
_.— STREETSCAPE e e @
OUTPARCELS P ALONG 3RD manatt
; i i MEDIUM SHADE TREEIORNAVENTAL TREE e
LOADING & e OUTPARCEL '] :
SERVICE FRONTAGE TO 3
: INCLUDE STREET ORNAMENTAL TREE 0
LOADING/SERVICE TREES WTIHIN 6 COHEN
ACCESS Mredidlilild LARGE EVERGREEN TREE » Cour)
AT 30 ON CENTER,
LARGE EVERGREEN SHRUE .
RESIDENTIAL
BUILDING *A" MEDIUM EVERGREEN/DECIDUOUS SHRUB
7 STORIES ! -
SMALL EVERGREEN/DECIDUOUS SHRUS. -
EXISTING TREES i E w 5
4 GROUNDCOVER G 3' g E
PERENNIALS -y o
g Eg
=
LOADINGISERVICE =
ACCESS
RAMP TO GARAGE —— :*;:'T},'E;;;? BULDING A
CROSSWALK 3,217 SF, OF RETAIL ON FIRST FLOOR H
PHASE |
CONSOLIDATED P.UD. ]
PHASE 2-
STAGE 1 P.UD,
HANDICAP ENTRANCE
HANDICAP RAMP PER DOWNTOWN
STREETSCAPE STANDARDS TYP.
.3 o
SANUARY, 200510
N as02-00 |
NOTES: GRAPHIC SCALE L L ?‘
1. HARDSCAPE AND LANDSCAPE PLANS ARE SCHEMATIC AND ARE NOT FOR G Iri . -’ u 5 . l
2 ALL HARDSCAPE AND L £ DETALING IS TO CHANGE BY e — L1
DURING FINAL AND DURING THE PHASE 2-5TAGE 2 PUD SUBMISSION, i 1N ;




- LARGE SHADE TREES

SIDEWALKS TO BE INSTALLED
TOMEET CITY STANDARDS

MEDIUM SHADE
TREES IN RAISED
/- CONCRETE
* PAVERS

PERENNIALS
EVERGREEN —
SHRUBS

PLANT LEGEND
LARGE SHADE TREE (9

MEDIUM SHADE TREE/ORNAMENTAL TREE  (j§

ORNAMENTAL TREE [ ]
LARGE EVERGREEN TREE -
NOTES:

1. HARDSCAPE AND LANDSCAPE PLANS ARE SCHEMATIC AND ARE NOT FOR CONSTRUCTION
2, AL MAADSCAPE AND LANDSCAPE DETAILING 15 SUBJECT TO CHANGE BY THE OWNER,
DUFRING FINAL ENGINEERSNG DESIGN AND DURING THE PHASE 2-STAGE 2 PUD SUBMISSION

LARGE EVERGREEN SHRUB

MEDIUM EVERGREEN/DECIDUOUS SHRUB
SMALL EVERGREEN/DECICUOUS SHRUB
EXISTING TREES

GROUNDCOVER

PERENNIALS

SMALL ORNAMENTAL TREES
SMALL DECIDUOUS
SHRUBS.

MEDIUM SHADE TREES

PERENNIALS —=

LAWN PANEL

PHASE 2-
STAGE 1 P.UD.
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PARSON'S JUNIPER
SARGENT'S VIRIDIS JUNIPER

¢
e wm ARE TO BE REMOVED AND BURLAP IS TO BE ROLLED BACK ONE- 'N\RD MILKY

13 TOPSOL: ACCEPTABLE TOPSOIL SHALL BE A FERTILE, FRIABLE NATURAL LOAT, UNFORM IN
L0 GENERAL NOTES: .mposmm meg OF STONES, LIMBS, PLANTS AND THEIR ROOTS, DEBRIS AND OTHER EXTRANEOUS '+ TOPSOIL: TOPSONL REQUIRED FOR SOIL MIXES AND SPECIAL SEFDING AREAS SHALL BF PROVIDED BY (QWNER OR CONTRACTOR). THE CONTRACTOR MUST “
FIATTER OVER | INGH IN DIAMEER. THE SO SHALL BE CAPABLE OF SUSTANED PLANT GRONTH AND oy v TIX, TEST AND SPREAD ALL TOPSOIL AND OTHER SO ADDITIVES AS SPECIFIED OR REQUIRED.
|1 THIS PLAN i5 FOR PLANTING ONLY HAVE A 5% nmmw ORGANIC CONTENT. N STUATIONS WHICH REQUIRE A CUSTOM T ACNG N TAL IN TH
STRUCTURAL 50IL, THE SOIL MIXTURE SPECIFICATION WILL BE PROVIDED BY THE LANDS(APE ARCHTECT. 44 191 SEASONAL COLOR SPACING & ROTATION: ALL SEASONAL COLOR SHALL BE TR.\ANGULARLT SPACED AT SP/ SHOW! PLANTING DETAL IS
12 UTLIDES: THE CONTRACTOR SHALL VERIFY EXISTING CONDITIONS, AXD NOTITY MiSS LTILITY OR EQUIALENT UTILITY LOCATION COnpaNy of SET OF LANDSCAPE PLANG, CONTRACTOR 15 0 BID ONE YEAR (4 ROTATIONS ) OF SEASONAL COLOR BUT ONLY INSTALL THE FIRST ROTATION WHICH 1S N
THE PROPOSED CONSTRUCTION. [N ADDITICN, THE CONTRACTOR 1 TO BE NOT FIED WHICH JTILITIES, NCLUDING STORM AND SAMTARY SEAERS ARE 5 s ORGANIC AMENDMENTS: IF ADDITIONAL CREANC MATERAL 19 REQURED, COMPOST, LEAF 1l SEASON® AT TIFE THAT ADJACENT PLANTINGS ARE INSTALLFD. WHEN THE CONTRATOR i RESPONSIBLE FOR MAINTANCE OF THE SITE, THE CONTRACTOR'S BID
LOCATED IN THE VICINITY OF THE FROFOSED WORK. THE CONTRACTOR 15 RESPONSIBLE FOR VERFYING AND STAKING THE LOCATION OF ALL EXISTING wm, 5 LOR PH COMPOSED SEWAGE SLUDG: W OR OTHER APPROVEL. ORGANIC rmmm_. SHALL INCLUDE, THE NSTALLATION OF ALL THE RTATIONS. FO% THE YEAR.
UTILITIES AND PROTECTING THEN DURING THE WORK AND SHALL BEAR ANY COSTS TO REPAIR UTILITIES DAMAGED AS A CONSEQUENCE OF HIS WORK. g/l | BE THOROUGHLY DISCED INTO THE Tm
|3 REQUIRFTIENTS: ALL WORK S-ALL MEET OR EXCEED THE REQUREMENTS OF ALL APPLICABLE FEDERAC, STATE AND LOCAL LAWS, ORDINANCES 45 14+ BULBS: WE INTENT OF THE PROJECT 15 TO HAVE NATURAL DRIFTS OF BULES, KEEP SWEEPS OF SIMILAR BULBS N SEPARATE GROUSS.
AND REQUIREMENTS. 30 INSTALLATION: 46 10+ ANNS: THE CONTRACTOR SHALL BE RESPONSIBLE TO REGRADE, HYDRO-SEED, STRAW MULGH, AND TACK ALL EXISTING LAWN AREAS DISTURBED AS THE]
RESULT OF HIS WORK.
ERQIECIION O PXSTHG RORE, 1T SHALL BF THE CON'RACTOR'S RECCONSIBLTY T0 ERFORI AL FORK I A nﬁgﬂwxﬁm&m 31 YERI GRADES, PRIR 10 PLANTIG, TIE CONTRACTOR, SHALL VERIY THAT CONSTRICTED GRADES il
oL v BT REKS, 01 A5 CURBS, UTILITIES, S10RT DRANAGE, FENCES, DRIVERAY APRONES, DRIVES, £ AS INDICATED ON PLANS THE CONTRACTOR SHALL NOTIFY THE OWNER AD LANDSCAPF ARCHITECT 47 ser QUSTOM SOUL I ALL BISTING SOIL SHALL BE RETTNED FROF PERENIAL BEDS TO A DEPTH OF 12" AND REPLACED WITH SOIL MIX FER THE CJSTa
CONTRACTOR SHALL BE RESPONSIBLE FOR THE COST OF SATISFACTORY REPAIR OF ALL DAMAGE N KIND RESULTING FROM HIE FAILURE TO COMPLY. ‘; ADUSTMENTS TO PLANT PLACEMENT MAY BF REQUIRED DUE ro FIELD CONDITIONS AND FINAL L e e LANDS A ] s e 1 ‘
e | S |
AEPLCABLE STANDARDS: | ALL PATERIALS SHALL BE SUBJECT TO APPROVAL BY THE | ANDSCAPE ARCHITECT  THE OWNER SHAL) RECE! 4 v+ PROFFER_FLANTS: CENTER OF DARK CIRCLES OR BOVED PLANT CODES ON PLANTING PLANS REPRESENT COUNTY PROFFERED PLANT LOCATIONS. NO e vzt |
g e e D & ST OF FLANT SUTPIERS,  WAERE AMY REGUREFTATS ARE_OMTTED FROF THE PLANT LIST, TLE FianTs 3.2 STAKE PLANT LOCATIONS: PRIOR TO PLANTING, THE CONTRACTOR SHALL LAY OUT THE EXTENT OF SUBSTITUTIONS OR. RELGCATIONS ARE ALLOWED WITROUT PRIOR WRITTEN APPROVAL BY COUNTY. THE LANDSCAPE ARCHITECT SHALL BE NOTIFIED SHOULD THE ‘
FURNISHED SHA_L MEET THE NORMAL REQUIREMENTS FOR THL VARIETY OR CULTIVAR S[R THE AMERICAN STANDARD FOR NURSERY STOCK, LATEST  pLANT BEDS, AND THE PROPOSED LOCATICNS FOR BIB PLANTS FOR REVIEW BY OWNER AND LANDECAPE RELOCATION OR SUBSTITUTION OF ANY PROFFERED FLANTS BE NECESSARY. || mact st
EDITION, PUBLISHES BY THE AMERICAN ASS@]ATIG\ OF NURSERTMEN (AAN). PLANTS S-ALL BE ?J“f‘g PRIOR TO Dr_\.lVE‘fY ONLY UPON Wf ARCHITECT. | P 03, s835721
APPROVAL OF THE LANDSCAPE ARCHITECT ALL PLANTINGS HILL BE INSTALLED [N ACCORDANCE Wi = 49 135 HANGING BASKETS: CONTRACTOR TO PROVIDE AND INSTALL HANGING BASKETS (HB ON PLANT LIST). WIRE BASKETS SHALL BE 22° TO 24' FINIMUM e —
o RPPROVES B THE LASCATE CONTRAC K5 Ro0AT O OF TURYLAND, VIRGINA, AND THE DISTRICT OF COLUMBIA 2 DLAMING FIELD ADRSTHENTS, THE CONTRACTOR, 19 T0 SHGHTLY ADUIST PLANT LOCATINS N THE WIDTH GREEN LEAVY GAUGE WIRE BASKETS ok 18" LONG GREEN VINTL coATED(c»(Aws ARE TO m:)Jowm TOGE ER WITH ONE LARGE ' 00K AT 1o PR
" oy NECESSARY TO BE CLEAR OF DRAINAGE SWALES AND UTILITIES.  FINISHED PLANTING AND HUNG FROM AN INSTALLED #4 EYE BOLT. BASKET SHALL BE PREPARED v\wu m QUTSIDE LAYER OF SPAGHNN 0SS ROLLED NAARD ALONG THE EDGE
n, SUBSTITUTIONS: MO SUBSTITUTIONS OF PRODUCTS, PLANT TYPES OR SIZES SHALL BE MADE WITHOUT THE WRITTEN APPROVAL OF THE OWNER,  SUALL BE GRADED S0 AS NOT TO IMPEDE DRAINAGE AWAT FROM BUILDINGS. OF THE BASKET TC FORM A LIP. A LATER ,F PLASTIC SHOULD BE INSTALLED AGAINST THE MOSS AND SOIL. MIX WD INCORPORATE ONE-FOURTH
e T A AT R BT SRt T BTl S B T 0 S AT TR 1ok TEACPOON O TERRASOH (OR, APTROVED EAUVALENT) A CNE-FOURTH o7 O CBUOCOTE V14 1 LOREED. NTO TGP I OF Sv. SEF PLANT LET FOR
THE SUBSTITUTION REQUEST, THE SUGGESTED ALTERNATIVE, AND THE CHANGES I CCST. REQUESTS FOR SUBSTITUTION IN PLANT PATERIALS SWALL 3.4 TOPSON INSTALLATION: TOPSOW SHALL BE SPREAD TO FINISH GRADE OVER THE ENTIRE ROUGH PLANT BELECTION
STATE THE NAMES OF NURSERIES WHO HAVE BEEN UNABLE TO SUPPLT THE ORIGINALLY SPECIFIED MATERIAL. SEE NOTE 48 CN PROFFERED PLANTS.  CRADED AKEA TO BE LANDSCAPED. TOPSOLL SHALL BE SPREAD TG A MNMUM DEPTH OF ¢* AND o
WORKED INTO THE TOP 12' OF SGIL. AFTER TOPSOLL |5 APPLIED, THE SOIL SHALL BE SCARIFIED A5 "
7 QUANTITIES: GUANTITIES OF PLANTS AS SHOWN BY PLANT SYMBOLS ON THE PLAN SHALL GOVERN OVER THE QUANTITIES SHOWN IN THE PLANT (o r?aaui Uf iy PETANING Lo ‘,m\— PPLI £ S0l 410 ++¢ GUDELINES: ALL PLANTING SHALL CONFORM TO THE REGUIREMENTS OF (STATE) DEPARTMENT OF TRANSPORTATION'S GUIDELINES.
LIST. T“F MTEACTOR 15 70 VERIFY PANT LIST TUTALS W TH JUMTTES N O PLAN. THE APE ARCUTECT BE ALERTED BY FOPLANTERS: IN FREE STANDING PLANTERS INCORPORATE INTO POTTING 50i. GRANULAR TERRASORE CRYSTALS OR APPROVED EQUAL FOR MOISTURE I I Iana
THE SOV T ANY DISCREPANCIES TRIOR 7O FINAL DID NEGOTIATION. MW%%% AL BE ONE FOT (7 i )) 3.%‘!}’1'«‘34“& zrmmou PER MANUFACTURER'S SPECIFICATION. P_ANTERS ARE TC BE LINED WITH MIRAFI-FILTER FABRIC OR APPROVED EQUAL AND TO HAVE HOLES N manatt | phelps | phifips
FLANTIG SEAo@y FLANTING SHALL OLY OCCUR DURNG SPECITED 7MY NG SEASOID. SPRING SEASON SHALL B PR TARGH | T0 AN 5 AR, TN e e ¢ BOTTOr. MATCHING SAUCERS ARE TO BE PROVIDEL.
V‘“’ PLANTING SEASON SHAL: BE RO SETTETBER 5 UH NOVE - NOFLANTING SALL 0CCUR e o T € — 417 ¥4 SEASONA) COLOR SOIL BERMS: ALL SEASONAL COLOR BEDS ARE TO BE BERMED WITH A SOIL X ON A CASE BY CASE BASIS HEIWEEN & FEEI (OR 2
Q GUARANTEE: THE CONTRACTOR SHALL GUARANTEE ALL LANDSCAFE IMPROVEMENTS, INCLUDING SEEDING, FOR ONE FULL YEAR AS REGUIRED 3T SW;E W&%?EMWLWBE B(mh: gﬂﬁ“fw‘ S beep METERS) - .2 FEET {OR 36 METERS) AS NECESSARY TO SHOWCASE ANNUALS WITHN THE PLANT BED. NOTE: DO.NOT BLOCK DRAMAGE FLOW WITH BERMING.
THE SPECIFICATIONS. THE CONTRACTOR SHALL BE SOLE.T RESPONSIOLE FOR ALL P_ANT FIANTENANCE  DURIG THE GUARANTEE PERIOD. PLUS THE ROOTBALL DEPTH AND TWO FEET (2') WDER THAN THE ROOTBA! 473 451 YRES: ATTACH ALL VINES AND ESPALIERED PLANTS TO TRELLIS AND FENCE WITH GALVANZED HOOKS AND NAILS, REMOVE ALL PLANT ATTACHTENT
= Py o COMPONENTS WHIC~ ARE SUPPLIED WITH THE PLANT.
L0 582 S, 0 1T 6 006 YD 2 STE ITEOWET, SEAROLES F SN ALY (07 T KRBT 37 g, s, i AT K085 T T 50 PATIAS FNED O PLATMG
THE LIST 70 THE OWNER AT THE END OF EVERY MONTH DURING THE CONTRACT PERICD. AFTER REFOVING ALL STONES, RODTS AND OTHER DEBRIS GREATER THAN I-1/2* IN DINETER. A 414 +#4 SPECMEN TREFS: WIGH PROFILE TREES AT THE ENTRY TO CLUB/LEASING OR FRONT OF SIGN SHALL USE LEAST VISIBLE TREE STAKING TECHNIQUES,
IITCORRHIZAL INNOCULANT SHALL BE AUD 1O "ME BACKFILL PER [HE MANUFACTURER'S INSTRUCTIONS SEE DETAILS IN THIS SET OF {ANDSCAPE PLANG.
- - . THE POINT OF SOIL SATURATION AND TARP TG COMPACT THE
PLANT MATFRIAL REMQVAL  NO EXISTING “REES SHALL BE REMOVED WiTHOUT WRITTEN AUTHORZATION FROM THE OWNER EXCEPT WHERE NOTED FOLLOWING THE BACKFILLING, WATER TO
O P N ot SUACL OCCUR. WITHIN DOSTIG TREZ AREAS DMLESS SPECIFIALLY NOTED ON PLAIE BACKFILL MXTURE. ADD EXISTING SOIL TO BRING THE FINAL GRADE IN THE PLANTING HOLE T0' THE
SURROUNDING SOIL SURFACE. RAKE THE UNUSED EXISTING SO'L OUTSIDE THE PLANTING HOLES, TAKING
112 PLANT COSTS INSTALLED: UNIT PRICES FOR ALL P_ANT MATERIALS SHALL BE SUPPLIED TC THE OWNER AND LANDSCAPE ARCHITECT AT THE CARE NOT TO FOUND THE SOIL OR TO SIGNIFICANTLY ALTER THE EXISTING GRADES AND THEN PLACE
BIDUING TIFE. HMULCH ATOP ENTIRE PLANTING HOLE. (SEE APPLICABLE PLANTING DETAILE FOR THICKNESS ) THE
PLANTING HOLE AREAS MUST NOT BE DEPRESSED BELOW T-E SURROUNDING SOIL SURFACE ELEVATIONS, PLANT L18T
20 TIMAIERIALS:
JED AWNUALLY ACZORDING 70 THE FOLLOWING CHART. e D B eora o e e LARGE SADE TREES: DL EVERGREEN GHRBS- <
21 5L AMENDMENS SHALL BE APPLIED ANNL 2 THE FOL CORATED. FLAITS SHALL PE KATERED A LRI OF EVERT THE SOLLS DRY, 172 CALIPER, 4 IN HEIGHT, 3 g Q
AL ACCETANEE BY THE OWER. DURNG DRY CONDITIoNS T TED e Rt e TR LS 2 W2 CALPER, HeiGT, BB 3 GAL. CONT., 36 IN HEIGHT =
TREES: CONDITI ATTUN FLAME MALE IKKBERRT 4OLLT 2
OBER Y £
IL A 9 SITE_WORK_CONDITIONS: ALL CONTRACTORS SHALL BE REQUIRED TO COMPLETELY REMOVE AL ARt SorOLEes Aot sl L] 8
10-¢-4 FERTILIZER mAsu DEBRIS AND EXCESS MATERIALS FROM THE WORK AREA AND THE PROFERTY fESPE[(ALLY AT “ULIP FOPLAR BLUE PRINCE HOLLY
ALL CURB, GUTTERS AND SIDEWALKS) DALY DURING MSTALLATION BLOODGOOD LONDON PLANETREE BLUE PRINCESS HOLL' m 3
WILLOW OAK DELAWARE VALLEY BITE AZALER
3.0 EROSION_CON' &Z ALL DISTURBED, NON-VEGETATED SLOPES SHALL BE PLANTED WITH AN ANNUAL NORTHERN RED OAK §
0L AmipBie BIE GRASS OR AN APFROVED EQUAL DEFORL NSTALLATION AT THE RECOMENDED RATE TO STADILZE HEDIU DECIDUOUS SHRUES.
T AREA, OR OTHER EQUIVALENT EROSION CONTROL PRATK ORI SHALE TREER: 3 GAL. CONT.. 24" iN HEIGHT
PERENMALS ¢ GRODCOVERS: 2 CAUIPER, 12 IN HEXGHT, 548
LR 31 FIELD ADWSTIENTS: LARGE GROWNG PLANTS ARE NCT TO BE PLANTED IN FRONT OF WINDOWS, EDWARD GOUGHER ABELIA a @
UNDER BUILDING OVERHANGS, CR IN DRAINAGE SWALES  SHRUBS PLANTED NEAR 4V.AC. UNITS TO BE CHANTICLEER CALLERY PEAR e rptoas a
LOCATED S0 THAT SHRUBS AT MATURITY MILL V‘IA\NTAIN (1 FOOT OR 3 METERS) AIRSPACE BETWEEN PRINCETON SENTRY GINKGO SILVER BLYE HYDRANGEA i m
UNIT ARD PLANT. ANY PLANTING WHICH 15 SHOVH JACENT TO CONDENSOR UNITS SHALL BE PLANTED
45 REQIRED 10 SCREEN T INTS, SHOULD ThE CENDNSOR UNITS BE WSTALLES N LOCATIONS CRNATIENTAL TREES- 1AL EVERGREEN SHRUBS:
DIFFERENT FROM THOSE SHOWN ON THE PLAN IT WILL BE THE CONTRACTOR'S RESPONSIBILITY TO | V2 CALIPER, 10' IN HEIGHT, B4 N e
NOTIFY THE LANDSCAPE ARCHITECT AND WSTALL THE MATERIALS AROUND THE CONDENSORS AND TG PR, 2 GAL CONT,, 24" IN HEGHT 4
ADJUST OTHER ADJACENT PLANTRNG ACCORDINGLY. CUMULUS. SERVICEBERRY WILLOWLEAF COTONEASTER
AUTUMN ERILLIANCE SERVICEBERRY INORY JADE EUONTMS z o
312 TREE STAXING AND GUYING: SHALL BE DONE PER DETALS N THIS SET OF LANDSCAPE PLANS. THE ABLOODGOOD LAPANESE MAPLE HELLERI oL
CONTRACTOR SHALL ENSUKE THAT TREES REMAIN VERTICAL AND UPRIGHT FOR THE DURATION OF HE HERITAGE RWER BIRCH e i g —_—
GUARANTEE PERIOD z

" < DOGH RBOL WO
%ﬂmé;$v‘zgg LL BB PLANT MATERIAL. ANY SYNTHETIC BURLAP SHALL BE COMPLETELY REMOVED FROM AN (le CLOJD ENGLISH HAWTHORN :‘V R ME’
COPOST P Tera, PAUCER MAGNOLIA PEP Satson vew 3
COLUTIAR, SARGINT GHERR
CONTAINERS, / POTS: 314 PLANT SPACING: SHRUBS, BULES AND GROUNDCOVERS SHALL EE TRAGULARLY SPACED AT KWANZAN ORIENTAL CHERRY AL DECIDUOUS SHRUBS- 15
S e TR B TN P, AD M APPUCABLE PLNTIE DR TOSHNG CHERRY AL T 15 I HEGT z
SO AMENDMENTS: 2 OR SQFT. OKAME CHERRY ' T
147414 FERTILIZER - — 00 SRFT. 305 ADA: THE AMERICANS WITH DISABILITIES ACT (AD.A.) STANDARDS REQUIRE THAT A (1EQQT OR CRIMSON PYGMY BARBERRY 3
VERTICAL CLEARANCE BE rl»\m’mMED Fﬁm TREE BRANCHES 70 FINISHED GRADE WHERE LARGE EVERGREEN TREES- RUBY SPICE SUMMERSIWEET
2 BLANTS: ALL PLANTS WL BE MIRSERY GROMN. THEY SHALL BE TYPIAL OF THEIR SPECIES, CULTIVAR OR VARIETY. TUEY SHALL BE SOUND,  PEGESTRIAN SIDEARLKS AND/OR TRALS ARE THE CONTRACTCR 15 TO ADJUST TREE 212" CALIPER, 16 N HEIGHT, BAB RED MEIDILAND ROSE E
B THY, AND VIGOROUS, AND SHALL BE FREE OF DISEASE AND ANY EVIDENCE OF INSECTS. IF N LEAT, THEY SHALL BE DENSELY FOLIATED, T N P o TN BRI OWERIA - T SO ASCOEIAT N SHALL ATE ADIDILAND RO
WITHOUT LEAF SPOTS, DISCOLORATION, CURL, WILTING, CHLORUSIS OR DAMAGE. THET SHA.L HAVE HE!LWV NELL-D{VELOPI:D ROOT SYST tﬂ& BE RESPONSIBLE TC MAINTAIN CLEAR ACCESS OF PEDESTRIAN WAYS IN ACCORDANCE WITH THE ADA DEODAR CEDAR ANTHONT MTEEER 5PIEAEA
UNLESS SPECIFIED ON'TE PLANT LIST, TREES AITH BROKEN, CROOKED OR MULTIPLE LEADERS WILL NOT BE ACCEPTED. TREES WILL BE REJECTED IF REQUIREMENTS, LEYLAND CYPRESS 055 M LILAC
I BARK ABRASIONS, SUN SCALD DAMAGE, DISFIGURING KNOTS OR PRLNING CUTS MORE THAN 1~ \/A INCNES N DIAMETER WHICH HAVE NOT FOSTER HOLLY REVISONS,
O ETELY GR OVER e .;uEF.& SHRUBS, GROUNDCOVERS AND PERENMALS PLANTED ON SLOPES GREATER THAN 3 SHALL AMERICAN HOLLY GROUNDCOVER- s
NATURAL FBER GED-TEXTILE ROVEN MESH TATCRIAL PIED T0 GROND FER MANFACTURER'S EMERALD GREEN ARBORVITAE TGAL. CONT, WEIGHT VARIES 2
23 BALLED AND PUR|APPED (B®B HATEEIAL BALLED ‘ND BURLAFPED PLANTS SHALL BE DUG WITH F\Rﬂ NATURAL BALLS OF EARTH, OF DIAMETER SPEC\F\JTQE GROUNDCOVER BEDS SHALL E 2 INCHES OF GRMD LEAF COMPOST S°RI EASTERN RED CEDAR ’ £
AL DEPTH 10 ICLUDE FCST oF THE FIBROUS ROOTS, AND IEET THE FINFIUTT ATIERICAN ASSOCIATION OF NURSEYIEN STANDARDS, LATEST SDITION. SionE PRI 50 Fraehe Mees,  DXCATE PAE 16 ToRover T WORMAY SPRUCE CORAL BIAUTY COTONEASTER =
BALLS OF PLANTS SHA.L BE ADEQUATELY F‘PGTECTED AT ALL TIMES FROM SUN AND DRYING NINDS OR FROST. SERBIAN SPRUCE EMERALD GAIETY WINTERCREEPER
17 SOIL_BCAVATION: ALL TREE PITS, SHRUB BEDS AND PREPARED PLANTING ARE TO BE EASTERN HHITE PINE VEDERA HELIX - ENGLISH VT
4 CONTAINER GROWN PIATERIAL: ROOTBALL MASS WHICH 15 LOOSE WTHIN CONTAINER, OR WHICH 15 SIALLER THAN WE CC“TNNFR WHEN REMOVED, CO"PLETELT "EXCAVATED IN ACCORDANCE WITH THE PLANTING DETAILS IN THIS $ET OF LANDSCAPE SAN JOSE JUNIPES
suAu BE REIECTED. PEAT OR FIBER POTTED PLANTS SHALL BE ROOTED THROUGH ALL SIDES AND BOTTOM OF THE LARGE EVERGREEN SHRUBS- CIONRDE #2 LILY TURF
10 GAL. CONT., 42° IN HEIGHT ks
S  AND BULES): SHODTS AND RHIZOMES SHALL DIBIT TURGOR AND SHOOTS SHALL BE LIGHTLY 3 i (NSPECTIONS: THE CONTRACTOR MUST CONTACT THE OWNER AT LEAST 10 WORKING DAYS IN * ‘ e BIG LEA PERMAINGLE
CouGeeD boots o TUBFRS AND BULBS SHALL BE RIKGID TO THE TOUCH. PROPAGULES WAOSE SHOOTS AND BODIES ARE SOFT OR MUSHY TO THE  ADVANCE 10 SCHETHLE ACCEPTANCE INSPECTION(S ). THE CONTRACTOR MUST REPLACE ALL DEAD OR TAATIAN ELaNTHUS PERENNIALS- 4
TOUCH, OR WHOSE SHOOTS -ACK TURGOR OR ARE DARK COLORED SHALL BE REJECTED. UNACCEPTABLE PLANTS AND PLANT ANY PISSING PLANTS DURING THE FO.LOWING RECOMMENDED BURFORD HOLL T GAL. GON™., HEIGHT VARIES
PLANTING SEASONS, NELLIE R. SYEVEN5 HOLLY
2.6 SHADE TREES: CALPER fHAL., BE ﬂEAsuRED AT 5!)( (.',') mo&s IB(NE THE ROOTBALL. HEIGHT SHALL BE MEASURED FROM THE CROWN OF THE SCHIPKAENSIS sww LAUREL AUGUST ORANGE DAYLILY
ROOT BALL 10 THE TOP OF MATU \SURED TO THE END OF BRANCHING EQUALLY AROUND THE CROWA FROMTHE 3% LANTBED EDGEQUINGE: GROVES OF SHRUSS, PERRENALS MND GRUNDCOVERS SHALL OF PLACED HOLLY OSMANTHU: JUNGLE PRINCESS DATLILY
CENTER OF THE TRUNK, MEASKREHZNTS R o7 w NCLUDE i TERMNAL GROWT. SHGLE TR TREES SHALL BE PREE OF " CROTCHES IN A CONTIUOUS MULCH BED WITH SMOGTH CONTINUOUS LINES. AL TLGIED BED EDGES SHAL BE CRoiTATA PIRATIDAL 1B NG TOT DAYLILY
THAT COULD BE POINTS OF WEAK LIMB STRUCTURE OR DISEASE INFESTATION. WHERE TREES ARE PLANTED IN ROWS, THEY SHALL BE W|FCEI’| IN SIZE CURV\L\)(AR IN SHAPE FOLLOWING THE CONTOUR OF THE PLANT MASS, ES LOCATED WITHIN 4 FEET WLSON'S YELLOW DAYLILY
AND SHAPE, OR 1.22 METERS OF PLANT BEDS SHALL SWARE THE SAME MULCH BED, LARGE DECIDUOUS SHRUBS- PERSONAL APPEARANCE DATLILY
5 GAL CONT., 36' I HEIGHT E
27 sggmg HEIGHT SHALL BE MEASURED FROM THE GROUND TO THE AVERAGE HEIGHT OF THE TOP OF THE PLANT. SPREAD SWALL BE MEASURED 320 TREE SPACING MINMUMG: TREES SHALL BE LOCATED A MENIMLM OF (3 FEET OR41 MCTERS OR 4 ‘ ;“U'YTA; \gf&%?:ﬁaﬁy
TO T D OF BRANCHING EQUALLY ARCUND THE SHRUB MASS. MEASUREMENTS ARE NOT TO INCLUDE ANT TERMINAL GROWTH. FEET OR 120 METERS) FRO WALLS AND WALKS WITHIN THE PROJECT. IF CONFLICTS ARISE BETWERN KOREAN SPICE VIBURNUM BECKT SHASTA DAISY
ACTUAL SIZE OF AREA AND PLANS, THE CONTRACTOR SHALL CONTACT THE LANDSCAPE ARCHITECT FOR TIARIESS() DOUBLEFILE VIBURNUM MORNING LIGHT GRASS
RESOLUTION.  FAILURE TO MAKE SUCK CONFLICTS KNOWN TO THE OWNER OR LANDSCAPE ARCHITECT EURDPEAN CRANBERRY VIBURNUM AIDE
WILL RESULT IN CONTRACTOR'S LIABILITY TO RELOCATE MATERIALS, WILLOWOGD VIBURNUM SILVER BANNER GRASS
FOUNTAIN GRASS
40 BROJECT SPECIEIC BLACK-EYED SUSAN s
o STOCR AS SHOWN
!4 SEECFIATIONS THE SFECIFICATIONS FOR ALL WORK INCLUDED M INGSBLOOD TULIP SRTE, >
THIS CONTRACT SHA| E LANDSCAPE SPECIFICATION GUIDELINES BY THE PAEADE TULIP SEPT. 1, 2005 |2
UIscart ot tons Assocumon MD 1 OC | VA CURRENT EDITK H
A PROJECT SPECIFIC SPECIFICATION MANUAL, UNLESS CTHERWISE NCNED N mese PLANS. mi’;’ 00l |1
42 st PREVENTATIVE MAINTENANCE PLAN. THE CONTRACTOR 1S et
RESPONSIBLE FOR FPLEMENTING A PREVENTATIVE PLAN FOR PROTECTION PRAVERG NO. 5
AGAINST ANRIAL GRAZING SUCH AS NETTING, STRING LINES OR AN APPROVED S
TIETHOD, AS PLANT MATERAL IS INSTALLED ON A DALY BASIS H
4 3 4+ TOPSOIL: TOPSOIL REQUIRED FOR SOIL MIXES AND SPECIAL SEEDING AREAS SHALL BE PROVIDED 3
v ( THE CONTRACTCR TUS™ LOAD, AL, ¥, TEST AN SPREAD ALL 5
SR A G SN ADDITVES A5 SPECIED O REGUI &




e PRUNE 4G NECESSART TO RETAIN
NATURAL TREE SHAPE. DO NOT CUT
AN LEADER

17 BLACK. RUBBER HOSE

DOUBLE 2 cALv STEEL WIRFS
TWISTED TO TIGHTEN

—em 2 MULCH. DO NOT PLACE MULCH
AGAINST BASE OT TREF TRUNK
BASE OF TREE 1RUNK SHALL BE 2*
ABOVE. FIIISH GRADE
— UNTIE AN RErovE i mP
S oor B ST
RERANING BURA Rk ¢ Eavat
SPACED VERTICAL CUTS

KNOTTED WHITE SURVEYOR TAPT

3" EARTH SAUCER

(3) 242x2'-6" WARDHOOD STAKES
SPACED 120 DEGRLES APART

ST i
REOrE Wikt
DEPTI: BELOW TINISH

GRADE
TS PUANTING SOKL MIX AS SPECIFIED
2 [
2 X ROOT BALL S~ INDISTURBED SETTING MOUND OR

HOTES:
I TRFE SHALL BEAR SAME RELATIONSHIP O
mmm GRADE AS 1T DID IN NURSERT

AL PRINING SHALL BE DONE AFTER PLANTING.

METAL CAP ON RISER ——__

4" PYC ACRATION RIGER —
4" PERFORAIED PIPE ———

_—— REMOVI H WHOLE BRANCES (NOT
e JUST END TIPS) TO REDUCE ra,w‘: BY

/ 173, NEVER LEAVL "V" CROTCHES OR
DOUBLE LEADERS, RETAIN NATURAL TREE

o~ 1/2" BLACK RUBBER HOSE

—— DOUBLE #12 GALVAVNIZED
STEEL WIRES TWISTED 70
TIGHTEN

-

KNOTTED WHITE SURVEYOR TAPE

2" MIN. SHREDDED HARDHOOD ¢ MULCH

/ UNTIE AND REMOVE TOP 143

~—— BURLAP AROUND ROOT BALL 5L T
REMANNG BURLAP WIH 3 EQUAL SPACED
VERTICAL CUTS.

(3) 292'2' 6" WARDIOOD STAKES
SFACED 120 DFGREES APART

“PLANTNG SOIL MY AS SPECIFIED

COMPACTED PLANTING SCIL 11X SUBSOL
P . . - E _— — S CONMPACTED SETTING FOUND OF
AINMULTI=SETM TREE DETAIL o8-0024 / \DECIDUOUS TREE RS Too0an
\\/ SECTION NTS SECTION NTS
LA SPACG CHART
SPACING *D' ROW A PLANTS / SF. CROUNDCOVERS PROPOSED
v o -HEDERA MELX 'BALTICA'
o ‘;Z b s BALTIC ENGLISH VY :
0" oc. 866" OC \‘5;: E-Hcoumxmrk TYPE *A")
12 0L, 10.40° OC.
" 073 §,322 PLANTS
2" MULCH. DO NOT PLACE 15 0L B0 OC.
osi
T UL AGANST BASE OF 8 0C 15.60° OC 6z EUONYIUS FORTUNEI VAR 'COLORATUS'
24" 0C 2080" O.C PURPLELEAF WINTFRCRTFPIR
(EVERGREEN GROUNDCOVER TYPE '8')
3" EARTH SAUCER SPACING PLANTED 12 O.C.
ot 16!l PLANTS REC
UNTIE AND REMOVE TOP 173 i
OF BURLAP AROUND ROOT t
BaLL. SLIT REMAINNG e+ + A+ 4
BUR_AP WITH 4 EQUAL
SPACED VERTICAL CUTS ROWS
PLANTING SOIL MIX AS —
S ° + + + + 4+ o+
sumsoil
+ + + 4+ + 4+ + +
12" “OTES INDISTURBEL fmlNu I +
)i TOUND OR PACTCD -
MN PLANTING SOIL X + + + + +
. SHRUB SHALL BEAR SAME RELATIONSHIP TO GRADE AE T DID IN NURSERY.
2 PRUNE AS NEEDED TO RETAIN NATURA| ’_NRUE 0
3. FOR CONTAINER GROWN PLANTS, SPULIT THE RODT B)\LL WiTH 4 EQUAL SPACED +
VERTIZAL C1TS AND BUTTERFIY THF ENTIRE ROOT BALL + T ! + + + + +
| [py=
/2\SHRUB DETAIL oe-oon {5 \GROUNDCOVER SFPACING 08-005A
\,6 PLEASE ENTER THE VIEW NTS Q.B 7 NTS
2
50w NG LeA0ER
PRUNE A5 NECESSARY TO RFTA}N
e NATURAL TREE SHAPE. DO NOT CL
AN LEADER E
22 BACk e o N
i qum F #12 GALV. STEEL WIRES S
TWISTED 10 TIGHTEN e E <
NALED TOSTAKES T
2 MULCH. DO NOT PLACE MULCH '—-——'LNDWW&W
AGAINST BASE OF TREE TRUNK. ILLAR ABUVE SIDLWALK.
ot T e ™ T
e e / i‘,:‘éﬁ?’-@:‘&’d”
— Wi 3 0 . e "
BURLAP ARNMD ROG'V EiALL SLIT -
REMAINING BURLAP WITH 4 EQUAL o
Jrr— =
SPACED VERTICA: CUTS '.””f’m A [P | S ———
KNOTTED WHITE SURVEYOR ¢ I IPAVERS 7V GRACE
TaPE
3" EARTH SAUCER
(3) 2%2°7-6" HARDWOOD STAKES
CED 120 DEGREES APART
IF TREE IS SHIPPED WITH WIRE
BASKET, CUT WIRE BASKET WITH 4 rmsfvmm D GUTNG
VE?TICAL CUTS. REMOVE WIRE
BAGKET T & DEPTH BELON FivSH N S B REVED i
PLANTING SOIL MIX AS SPECIFIED SR, N T ESTABLISHMENT PIRIOD.
UNDISTURBED SETTING MOUND OR WA{ H NGj ON
COMPACTED PLANTING SOIL MiX.
3 \EVERGREEN TREE omoonn (6 \CURBSIDE TVQEE P ANTING DETAIL 9a-ooi
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REPAIRREPLACE BCC 777
O BRICK SIDEWALK i
A5 REQUIRED. H

MEET EXISTING
REPAIR-REPLACE LANE MARKING 6"
PCC CURE OR ADJUST
STONE CURR

CURB REVEAL = 4.5 1 %‘d.‘ i

NOTES:
1. FOR ELEVATION *A" 4 "B' SEE FIGURE 4A

112" EXP. INT. W/ SEALANT-

TR VRS 1 BRICK

[ ooy

PRIOR TO PLA

7237 X317 3 .1 RRIGK [ 12 PREFOTRMED EXPANSION JOINT FOR

“mu“w b T See

‘BABE AT LOEATIONS AS SPECIFIED
R RNEARD SPECmCATIONS K01 6 T
2

‘ e BRICK GUTTER

ot o
e v e vl

6" CONCRETE CLRE.

REMOVE £ C CONG, AS NEEDED
ING PCC BA

-~ LIMIT OF PAVING
(BUILDING UINE)

2%3%2° mom PRESSED CONC PAVER
— 304" SAND-CEMENT SETTING BED
[~ 4 CONCRETE BASE

[ 114" SAND-CEMENT JOINT

172" EXP UNT.
W/ SEALANT

SHHEHEHH

= CONGRETE CURE —~+

(

£XiST.P.C CONG!
EXIST. SOIL. BASE/

STRAIGHT SECTION

TOWARS RADIUS POWT
15 4T LEnST 34

P TES:
VARY WIDTH OF TORTAR JONT AT CURB FACE TO

SIRCULAR SECTION ACCOMODATE CURB FINISH

RAMP 10 BE LOCATED AT THE CORNER ONLT
WHEN 1T CANNOT BE LOCATED AT THE SIDE,

WASHINGTON, DC

/TN\SING.E WHEELCHAIR RAMP RADIUS

ON

HINGTON WASHING [0
CON

DC
/\GRANITE cuéa Ar\D BRICK GUITER PATTERNSpa 00 [ &\PRE% NCRETE

03-002|

BLOCK PAVER

&SOIL BASE

COMPACTED
172 EXP_INT, SUBGRADE
MATERIAL (PCC BASE ONLY)

TYP. SEGTION

03-010t

© (34}
Sowrn ComutrgGone L.
2021 Entom A,
A
e
Prene oty sas 188

P g s

o ounarconatog o
P

w PLAN

15.71" AT FACE OF CURB (RAD.

i
[

TOP OF CURB

\FLOW LINE

ELEVATI

HASHINGTON, DC,
\HANDICAP RAMP

NTS

W PLAN NTS W SECTION

NTS

NOTES:

L BENCH Jos € LENGIM FIODELY C-12 WITH DUCTILE I0RN
END

£ AETAL 10 B PONDER CORTED V5 BLAG

3, SLATS T0 BE PATENTED 2D iTe SYSTE“IS REINFORCED
scrato COLOR T¢
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e e oo

.z
SOLD STEEL BARS
T gm0

oy
(GH DNy AT LINER:
USSR T

PERSPECTIVE

CENTER ANCHOR.
BT Ch
©)LEVEUNG FEET WTH A
S Bl gt
e i

soToMVEW 3" ¢ ;

SIDE VIEW

WASHINGTON, DC

/5N\TRASH RECFPTACLE 3\6' BENCH

03-008|

DOCTLE RN CASTNGS COME WITH & TEN YEAR WARRAVTY
Aoanst -
5. DRAANG NOT TO SCALE. DO NOT SCALE DRAWINGS
6. ALL FABRICATED METAL COMPONENTS ARE STEEL
SHOTBLASTED, ETCHED, PUOSPUATIZED, PREVEATED, AND
ELECTROSTATICALLY POWDER-COATED WITH TGIC_ POLTESTER
EonDER CORTAS PRODICIS ARE T CLERED AD
PRETREATED, PREHEATED AND COATED WHILE HOT TO FLL
CREVICES AND BUILD COATING FILH. COATED PARTS ARE THEN
FULLY CURED TO COATING FIANUFACTURER'S
SPECIFICATIONS. THE THICKNESS OF THE RESULTING FINISH COAT
AVERAGES 6-I0 LS. (200250 ICRONG)
IT IS NOT RECOMMENDED TO LOCATE ANCHOR BOLTS UNTIL
BN 15 W PLACT Ths VICTOR STANLEY, NC.
ST BE PERMANENTLY AITRED 70 THE GROUND. CONGULT TOUR
LOCAL CODES FOR REGULA
ST PROVDED BY OTHERS,
& FOR HH SALT ABUSIVE CLIMATES, 101 LI GALYANZING
E POWDER COATING 15 AVAILABLE. SE¥ WRITTEN

SPrariCRnONG rop DETALS

. ALL HARDWARE TO BE GALAVANIZED.
I INSTALL PER MANUFACTUER'S INSTRUCTIONS.

FMANUFACTURED BY:
VICTOR STANLFY INC

PO DRAWER 330
DUNKIRK, MD 20754

TEL: (301) 8551

W VICTORSTANLEY COM

OR APPROVED EQUAL 02-01A

W ELEVATION

L3 L3 12/

NTS L&/ PLAN/SECTION/ELEVATION/ISONONETRIC RLU SECTION, ELEVATION, AXONOMETRIC

378" = |'-0"

NOTES:
1. PLANTER TO BE MODEL £2-24 FROM IRONSITES

o ERIES
SLOPE OF GUTTER 4 x 22 9
LOW SIDE - 1 PER FOOT TOWARD CURB HORIZONTAL 2 AR TAL O BE POREDER COKTED.  COLOR T0 BE
HIGH SIDE- 5/8° PER FOOT AWRY FROM CURB JOINT SEALANT = 1/2'DEPTH S0LID STEEL 3. ALL FABRICATED METAL COMPONENTS ARE STEEL
CURS OR BUILDING LINE | BANDS SHOTBLASTED, ETCHED, PHOSPHATIZED, PREHEATED,
(42) 38" X 1t AND ELECTROSTATICALLY POWDER-COATED WITH T.G.1C.
K VERTICAL POLTESTER POWDER COATINGS. PRODUCTS ARE FULLT
6 CONCRETE CURB — CLEANED AND PRETREATED, PREHEATED
T2 X 312" X 3-172° BRICK PREFORMED EXP. JNT. EEE%SED ?RE STEEL COATFD WHILE WOT TO FILL CREVICES AND RUILD.
FINISH +/- 112" FILLER . o COATING FILM. COATED PARTS ARE THEN FULLY CURED
-7 PAVER TO COATING MANUFACTURER'S SPECIFICATIONS. THE
THICKNESS OF THC RESULTING FINiSH COAT AVERAGES
[N B-10 MILS (200-250 MICRONS).
< 4 THS VICTOR STANCFY, INC. PRODUCT MU
L WAS PERMANENTLY AFFIXED TO fHE GROUND. CWSULT YOUR
e CENTER G T R GULATINS. e
h pros ST (RO RECOMMENDED TO LOCATE ANCHOR BOLTS
™~ 3 BOLT UNTIL PLANFFR 15 IN PLACE. THIS VICTOR STANLEY, INC
- it PRODLCT MUST BF PERANENTLY AFEED 10 THE
£ GROUND. CONSULT YOUR LOCAL CODES
/ — (4) LEVELING REGULATION.
JOINT OFFIONAL 7/ Feet witil & ANCHOR BOLTe PROVIDED BY OTHERS,
o g 7. FOR HIGH SALT ABUSIVE CLIMAT HOT DIP
DRV MORTAR CUSHION Danpre CALVANZNG BEFORY SOWDE COATING. 15 AVAILABLE
ROUGH FINISH +/- 1:1/2" == PRESSED CONC. - THREADED SEE KRITTEN SPECIHCATIONS FOR DETAL
REMOVE PRIOR TO PLACING BASE PAVER BEVELLED STEEL SHAFT 6. INSTALL AND ANCHOR TO PAVEMENT PER
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. 18-GALLON g MANUFACTURED BY:
1 LDNDI IONS BACK OF CURB VARY AS SHOWN ON PLANG CAPACITY HIGH o
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HANDICAP RAMP I il Low EVERGREEM

24" EVERGREEN SHRUBS -~ LOADING ZONE ,~ STANDARD STREET LIGHT

RETAINING WALL /  GROUNDCOVER

TP

2ND STREET, ME.

2ND STREET, N.E.

5 PLANTING STRIP

HANDICAP RAMP RETAINING
WALL

NOTES:

1. HARDISCAPE AND LANDSCAPE PLANS ARE SCHEMATIC AND ARE NOT FOR CONSTRUCTION.
2. ALL HARDSCAPE AND LANDSCAPE DETAILING IS SUBJECT T0 CHANGE BY THE CWNER.
DURING FiAL ENGINEERING DESIGN AND DURING THE PHASE 2-STAGE 2 PUD SUBMISSION

LOADING ZONE d

5' PLANTING STRIP

6' CONCRETE SIDEWALK 24" EVERGREEN —  EVERGREEN JI LOADING

(T NORTH K STREETSCAPE

SHRUBS  GROUNDCOVER

TYP.

e

STREETSCAPE
ZONE  PLANTINGS SPACED 30'

OUTPARCELS

GRAPHIC SCALE

- CROSSWALK
~ LOADING & SERVICE
PUBLIC ALLEY TO 6 CONCRETE SIDEWALK ~ STREETSCAPE
REMAIN PLANTINGS SPACED 30
ON CENTER.

L,

bttt —3

STREET LIGHT

ON CENTER.
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HANDICAP RAMP 26" LowW EVERGREEN

N.KSTREET,NE

N. K STREET, NE.

EVERGREEN 0
GROUNDCOVER ~ EVERGREEN
TYP, SHRUBS

5 PLANTING STRIP

NOTES:

1, HARDSCAPE AMD LANDSCAPE PLANS ARE SCHEMATIC AND ARE NOT FOR CONSTRUCTION,
& ALL HRROSCAPE AND LANDSCAPE DETAILING |5 SUBJECT TO CHANGE BY THE OWNER,
DURING FINAL ENGINEERING DESIGN AND DUFING THE PHASE 2.5TAGE 2 PUD BUBMISSION

RETAINING WALL /  GROUNDCOVER
TYP.

CROSSWALK

CROSSWALK STANDARD STREET LIGHT .~ 6 CONCRETE LOADING & SERVICE

SIDEWALK

§' PLANTING STRIP

STREETSCAPE
PLANTINGS SPACED 30'
ON CENTER.

LOADING
SERVICE

N.L STREET.NE

/\2ND STREET EAST STREETSCAPE A, N, S

N.L STREET,NE.

"
A ars e LD =

UNION PLACE

T R AL

6 CONCRETE SIDEWALK STREETSCAPE STANDARD HANDICAP
PLANTINGS SPACED 30" STREET LIGHT RAMP
ON CENTER.
e oy
i
GRAPHIC SCALE AT, ATy 30%8
/\3RD STREET EAST STREETSCAPE I A ;- i
O e e
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ROH GARGON
PUNTS GROLP

GREEN ROOF ENLARGEMENT PLAN
PLAN

AT SAFETY FENCE
18" PARAPET WALL

18" WASHED GRAVEL WITH
SCUPPER DRAIN

EVERGREEN GROUNDCOVER
[PLANTINGS)

%I PAVESTONE CONCRETE
PAVERS [TYP.)

BXE TABLE

%2 BENCH

GREENRDOF PLANTINGS

o=

\
GRAPHIC SCALE
"

e e Pe—




47" SAFETY FENCE
~— 15" PARAPET WALL

— 16" WASHED GRAVEL WITH
SCUPPER DRAIN

EVERGREEN GROUNDCOVER
(PLANTINGS)

PAVERS (TYP.)

BXE TABLE
EXZ BENCH

GREENROOF PLANTINGS

NOTES;

1, HARDSCAPE AND LANDSCAPE PLANS ARE SCHEMATIC AND ARE NOT FOR CONSTRUCTION
2 ALL HARDSCAPE AND LANDSCAPE DETARING IS SUBJECT TO CHANGE BY THE OWNER,
[DURING FINAL ENGINEERING DESIGN AND DURING THE PHAEE 2:8TAGE 2 PUD SUSMISSION.
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(10 BE PLANTED AT 87 ON CENTER) T8 0 T B0
, .
GREEN PUTAT BOTANICAL MAUE HEIGHT  COLOR USDA Z0ME BLOCM TWE TS, )
(MO 01 P
"0l AU CERNULY i RED B LY- AUCUST
TOTAL VEGETATED AREA = 12,320 50. FT. ALLIUM Wﬁmm I'HTD' :'J:'u'(\t APRI Rk
ALLIUM SENESCINS. - MIGUST-
TOTAL VOLUME (X7) = 2,080 CiL FT. OF 500 BLLILM SEMESENS 557, MOMTANUM Wt PURPLE ABGUST-SEPT | S i
- ¥ DELOSPERUA ABCROEENENSE ¥ PURPLE B MAY-OCT -
WHENFIRD = A L T o DELOSPERUA COOPER 6 PURME 6 MAY-OCT -
» 1108 QU 11, DELOSPERMA NUBIGENLAM BASLTOLANS ¥ YELLOW MAY-AINE [
STORAGE REQURED » 140, JOVBASEA ALLIGNE g WHITE AINE-ALY [t
- JOVMBAREA HIRTA EMERALD SPAING & YELLOW NE=RALY I e—
SO e K308 AL ROSULARIA CHRYSANTHA r WHITE JURE- JILY pyssasehun
SEDUM ACRE AUREUM L YELLOW AUNE- AUCUST
SEOUM ALBUM g WITE WA= JUNE
SEDUN. ALBUM 'CHLORETICUM" i} WHITE MAY - INE
SEDUM ALAUM WURALE g WHITE AINE
SEDUM BOEHNER! 3 oarY SEPI-0C1
SEDUM CAUTICOLA LID AKINSE 8 P SPT-0CT manaﬂ
SEDUM DIVERGENS Ly WLLOW Y= AUOUST Fanall | pwirs | pdios.
SEDUM ELLACOMBIANUM [ YELLOW Y- ANRIST
SEDUM EWERSH ) AOSE= PN LATE SUMMER
SEDUM GRACRLE ¥ WITE ANE
T a o — TSR LI VIR B0 SEDUM DREEN SPRUCE o YELLOW JINE= ALY
f b ﬁ al SEDUM ORISERACHS SN, 5. HOSTOW 3 COHEN
K Mo b SETUM HYBRIUL WMERCRAUCH g YELLOW ARY-AUGUST conel
(8 i MAKE-UP AIR I SEDUM KAMTSCHATICUW YELLOW MNE=JULY
i i s SEDUM LINARE VARIEGATUM & VELLOW 4 AME-ALY
! ,} SEDUM REFLEXUM & YELLOW JURE- LY
i r‘ K SEDUM ROSE CARPLT 2 PINK m—.&m
—] ] SEDUM SERPENTINI - WHITE
i . '— S A R EXTENSIVE GREENROOF PICTORIAL
! SEDUM SICHOTENSE ¢ TELLOW MME-JLY
w SEDLUM SIEBCLDR v PINK AGUET
SENUM SPURILM FULD AGLUT & RED FALL
SEDUM SPURILU JOHN CRECOH - PINK AgUs
i SEDUW SPURIUM ECO M1, ENE) ¢ VELON T ALY-AUGUST g
SEDUM SPLAILM ROSELM i P AUGUST
I SEQUM SPLRIM SUMMER GLORY [ RED UGS w &
f SEDUM SPURUM WHITL FORM B WeTE 4 MACUST
= SEDUM - STENOPE TALUM i YELLOW 5 AN o
i v SEDUM TERNATIM ¥ WHTE 8 MAY
4] SEDUM WESENSTAPHANER GOLD & VELLOW 3 ALY-AUGUST
- ,!'. STWPERWIVUM WIXED 8 PiNK 3 ALY-AUGUST
lq. 34 TALINUM CALYCINUM 12 ROSE-PINK 0 JUNE-JULY -
| W TAUNUM OKANOGANENSL 7 WHITE 5 - AUGUST o
er {| (o TALINUUY PARVEOLIUM " P B ANC-BAY
4 I ORI i EXHA.UST TALINUM, RUGESPERMUM & ROSE-PNK 6 WNE-MLY z
{ FANS AEHACT LOGATIONS DF SPECIMENS T0 BE DCTERUMED 1N THE FILLD BY THE LANDSCAPE ARCH, - o
f PUMP ROOM PLANT SELECTIONS WL PE BASED ON AVAILABLITY AT TME OF PLANTING. 9
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AN,

PRECAST CONCRETE WALL e

AN PR S w1 /2
96 o' moter_condensation

ETAL FLASHING ~
FLASHIG @ WAnR
PROOIMG WK, \

TAl PARAPET

VAPOR BARRIER

WALL Al

TP OF SUAB

Al

SN
- PEDESTAL B ROOF DECK.
K
= GRAN 11 1427
RGO NSUANON

QT APPUED RUBSERZED
ASPHALT WEMBRANCE

INECTH

2\ N pepesI B o0 DEOR
R

\

RN Tt 1/2° X000
Fresk

3 PG ISRATON

W/DRANAGE. GROOVES.

HOT APPLED wumBEIZED
ASPHALT UDGRINCE

PEDESTAL PA - GREENROOF

N|

5.0 LITE-TOP ROOF GARDEN SOIL MIX

Al TAl

A. Provide a mix using the three components fisted below that will meet the

ASTM standards as follows:

Stalite 3/8" Expanded Slate
USGA Root Zone Send
Approved Compost

55%"
30%
15%

/47 waTeR RETEMON AT

/2" ouace e wepew
W/ATIACHED FATER FABRC

3 172" PTG MEDW.

s T ]
CROVES

W/DRANCE

sasmn

M1 #PUED RURBERZED

ASPHALT WOMBRANCE.

61 Soil Composents cont.

G Compost

Secueo oue
GREL ConkD GRAVEL PLANY FREE AREA
e en 1/4° WATER RETENTION MAT
1/2° INAGE WATT WEDIM
. W/ATIACHED Paex FABRIC
3 /2 PANTNG ueDn
37 RIGID NSULATION
" - »
“ovaa o, e r- EEEE O
- ., A [N F——so01 sammen
. . PROTECON Coussc
—

1. Compost must be certified and derived from u nun-sewage siudge
source. The addfbon of yard waste Lo the composting process

r-g"

* Increese or dcaroase vokume to Meet weight requirament
Gurden Mix

Estimated weigit of 55% Expended Siato: 30% sand: 15% compost

1 -

1

5.1 PLANTER AND ROOT ZONE COMPONENTS
A.  USGA Root Zone Sand

1. Grain Size Distribution (ASTM C136-954)

Sieve Size % Retained
2.00 mm <3%

1-2 mm 10% max
0.5-1 mm 45% max
25 -5 mm 5% - 75%
1626 mm 15% max
05- .15 mm 5% max

B.3/8"- #8 Stalite PermaTill Rotary Kiln Expanded Slate (3/87)
1. ASTM €20 Unit Dry Weight loose (48 Ib./cf 10 55 IbJcf)

2 ASTM C127 Specific Gravity: 1.45 to 1.60,550

3. ASTM C330: ASTM Gradation 3/8" - #8 size

208" - 48

Sieve Size % Passing
” 100
38" 80-100
#4 5-40
#8 0-20
#16 0-10

4. Absorption (ASTM C127) No more than 12%

5. The expanded slate must contain na olay lumps or any ofganic impurities.

52

must also meet certification requiraments.

2. The compost must have a minimum thermohilic: bioreduction time of
four months with aeration management based on temperature monitoring

3. Themophillic temperatures must be sustained at or ahava 150 degraes
Fahrenhett for eight weeks for woed seed and pathogen sterlization.

4. Finished compost must be screened to minus 1/2", protected from and
free from any outside contaminants during and after screaning and curing.

5. The finished compoat must fall below the following soluble nutnent
lirnits:

Ammonium (NHA-N) 30 PPM
Nitrate 200 PPM
Saluble salts. 5.50 mmho/cm
pH must fail batween 6.0 and 8,0

Metals and contaminants must moet or exceed US EPA Standard 40

MIXING Procedure
Compost and USGA Sand Bleading

1. Mechanically mix 2 parts sand to 1 part compost to provide a uniform
istribution of the components

2. Inadequate Maisture Contant: Do nol work planting edium when moisture
content is low that dust will form in the air

wil ocour. e planing medium
uniformly reduced as necassary 1o achieve nptimum compaction.

3 Do nat work planting medium when the moisture content i high enough that
unti

B. Finsl Mixing With PermaTill Expanded Slate

1. Saturate the PormaTib Expandod Siale with water 1o ensure proper 308
distripution

2. Mechanically mix § parts of the sand/compost biend with 11 parts of the.
wetted Perma il unti  uniform distribution of the companents is achieved

3 When stackpiling the finished mix, cover the piic with 3 plastic tarp to prevent
drying out or sol separation from rain,

4. To reduce pH add 0.25 Ib. Of elementat sulfur per cubic yard of soil mix
1o lower pH 0.5 t0 1.0 unit.

5.3 Drainage Ballast or Fill Material

5.3.1 %" Stalitoe Expanded Slate

1. slate y over the drainage system at
specified depth to meet fill and grade shape requirement

2. Cover ballast with approved fiter cloth before placing soil mix or
surface treatment

5725 0L GEORGETOWN ROAD
SuTE 70
BETHESDA, MO 20614

280
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