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CAPITOL GATEWAY ESTATES 
SECOND-STAGE PUD APPLICATION (Z.C. No. 03-03/02-51) 

SUMMARY 

Project Background 

1. Capitol Gateway Estates, formerly New East Capitol, ( "Project") is a Hope VI 
project, which is funded in part by the U.S. Department of Housing and Urban 
Development ("HUD"). It represents a major policy initiative and commitment of 
resources by the D.C. Housing Authority. The project brings together private 
sector developers in partnership with government agencies and nonprofit 
organizations to make the plans a reality. The project is being developed with 
substantial community participation, including a full relocation plan and housing 
options for existing public housing residents. A full network of social and 
economic services will be provided continuing into the future with the intent of 
assisting existing and future residents reach educational, job, homeownership and 
personal achievement goals. 

2. The Project is located in the East Capitol area of Northeast Washington. The 
project site is generally bounded by 61 51 Street, N.E. and Southern Avenue, S.E., 
to the east; Central Avenue, S.E. to the south; 561

h Place, S.E. and 571
h Place, N.E. 

to the west; and Clay Street, N.E. and the Watts Branch stream valley to the north. 
The PUD Site does not include all of the property within these general 
boundaries. 

3. The Project is a two-stage, planned unit development ("PUD"). The first-stage 
PUD addressed the general planning, site planning, transportation and related 
issues, leaving primarily design review for the second-stage case. The first-stage 
approval was granted by Zoning Commission Order No. 02-05, dated September 
9, 2002. 

4. The applicants are the D.C. Housing Authority in partnership with the associated 
private development team of A & RJTHC LLC and East Capitol Street Gateway 
LLC. These firms have substantial experience in public housing and Hope VI 
developments (i-~., Wheeler Creek Estates). 

The First-Stage PUD 

5. The PUD plan is designed to address and remediate a combination of site 
constraints and undesirable conditions that have developed over the years. The 
site was previously improved with deteriorated public housing developments 
some of which have been razed by the Applicant. A dilapidated, subsidized high­
rise apartment building is also located on the site. 
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The public housing developments have major structural and systems problems, 
including roof leaks, plumbing and heating problems and outdated electrical 
systems. The area adjacent to Watts Branch Creek is severely affected by sewer 
backups and discharge of raw sewage onto streets. The site currently is a haven 
for crime, is densely populated, largely with impoverished people, and suffers 
from disinvestment, decay and a high vacancy rate. 

The winding roads that served the previous housing and its site plan created 
opportunities for crime with hidden areas and easy escape routes. The hilly 
topography has caused major erosion and settlement problems in the existing 
buildings, as well as rapid water run-off that destabilizes the slopes. Soil 
conditions on the site are poor, leading to cracks in the foundation and walls of 
many of the previous structures. 

The first-stage PUD order1 approved a rezoning from unzoned to R-5-A and the 
following approximate breakdown of dwelling units: 

Low-Rise Apartment Building 
Townhouses - some ownership, some rental 
Semi-Detached Houses 
Single-Family Detached Houses 
Grand Houses 

120 units 
102 units 
92 units 
15 units 
36 units (9 buildings) 

365 Dwelling Units 

6. A new 150-unit senior apartment building is also part of the Hope VI project. It 
was approved under a separate, consolidated PUD ( concurrently with the first­
stage application) and is under construction. 

7. A commercial component located on norths ide of East Capitol Street between 
58th and 601

h Streets will also be included in the PUD at a later date. 

Second-Stage Application 

8. The subject second-stage application includes all of the single family, semi­
detached and townhouses in the Project, as well as seven grand homes which 
contain four units each, and a new community center. 

I The current unit count for the second-stage PUD is found on p. 3. 
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9. The second-stage application contains a refined site plan from the first-stage and 
with a somewhat modified count of dwelling units by type, as follows: 

Row/Townhouse 

Semi-Detached 

Detached Dwellings 

Grand Houses 

Total Dwelling Units 

116 

66 (33 pairs) 

14 

28 (7 buildings) 

2242 

I 0. Residential development north of East Capitol Street is oriented to 581
h Street and 

11 new 1 imited access streets to be created between 5 81h Street and 5]1h Place, 
N.E. Residential buildings in these locations will include detached and semi­
detached houses, townhouses and "grand houses." These are in addition to the 
apartment building for seniors, separately approved. 

11. South of East Capitol Street, the proposed development will include several 
components. The group of city blocks bounded by East Capitol and 581

h Streets, 
Southern A venue and 561

h Place, S.E., will be developed with several housing 
types: detached and semi-detached single-family homes, townhouses and "grand 
houses." These dwellings will include for-sale and rental units, affordable and 
market-rate units. In this area a significant amount of grading and reconfiguring 
of streets is proposed in order to create more defensible spaces with better street 
visibility and reduced crime. 

12. The proposed East Capitol Community Building at the southeast corner of East 
Capitol Street and 561

h Place, S.E. This facility will accommodate a day care 
center, a large multipurpose room, a large computer lab, a classroom, and offices 
for the East Capitol View CDC and the East Capitol Center for Change. A 
number of the service programs for residents of New East Capitol will be 
accommodated in the building. The building is proposed to be one-story in 
height, with a distinctive design including low octagonal towers, low lot coverage 
with extensive landscaping, an automobile drop-off and 33 parking spaces. The 
gross floor area is proposed to be 15,468 square feet. 

2 The 120-unit Multi-Family building, as approved in the first-stage PUD is no longer part of the PUD. 
Because of HUD funding constraints, the existing high-rise apartment house on the site (Capitol View 
Plaza II) will be renovated instead. The renovation plans will be submitted for second-stage review at a 
later date. 
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Public Benefits of the PUD 

13. The following public benefits and amenities will be created as a result of the PUD 
project: 

a. A new, high-quality, mixed-income residential community will replace the 
existing multiple public housing complexes that have endemic and 
widespread social, physical and environmental problems. The 
revitalization plan features a housing mix tailored to homeowners and 
renters with a wide spectrum of incomes and physical abilities. The 
Project is a Hope VI project with major funding from HUD and represents 
a major policy initiative and commitment of resources by the D.C. 
Housing Authority in partnership with private developers and nonprofit 
organizations. The project was developed with substantial community 
participation, including a full relocation plan. A full network of social and 
economic services will be provided to help residents reach educational, 
job, homeownership and personal achievement goals. 

b. The PUD is not inconsistent with the Comprehensive Plan for the 
National Capital (the "Plan") and will help carry out numerous policies in 
the Plan. The Site is one of the designated Housing Opportunity Areas in 
the Plan. The PUD helps carry out numerous goals and objectives 
regarding the development of housing and affordable housing in the 
District of Columbia. The PUD will advance at least six of the ten Major 
Themes of the Plan: "Stabilizing and improving the District's 
neighborhoods;" "Respecting and improving the physical character of the 
District;" 'Preserving and promoting cultural and natural amenities;" 
Preserving and ensuring community input;" "Providing for diversity and 
overall social responsibilities;" and "Promoting enhanced public safety." 
The scale of development and the requested R-5-A zoning are fully 
consistent with the land use designation of "Moderate Density 
Residential" on the Generalized Land Use Map of the Plan. 

c. The proposed development creates a complete new community with 
attractive urban design, new landscaping, major environmental 
improvements and renewed street connections with the surrounding 
neighborhood. The open space at Watts Branch stream and park will be 
restored and upgraded. An improved street network will be created, and a 
balanced mixture of housing types and densities are proposed according to 
planning principles. The plans carefully address storm water runoff, slope 
stability, open spaces and related matters. Numerous entrenched soil 
erosion, sewage backup, site planning, structural faults in buildings, and 
similar problems that are exhibited in the existing buildings and site 
conditions will be removed and replaced by carefully planned new 
development. 
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d. The surrounding neighborhoods are likely to benefit from the development 
of the Project in numerous ways. These include: reduced crime; 
improved building and site aesthetics, enhanced property values and 
enjoyment of neighborhood life; improved social services; restoration of 
Watts Branch steam bed and park; reduced traffic due to reduced 
population density and improved street pattern; and no adverse effect on 
local school capacity because of reduced population and households. No 
significant adverse effects on surrounding neighborhoods or public 
facilities are likely to occur. 

e. The preliminary site plans, landscape plans and architectural drawings 
exhibit a high quality of urban design. 

f. The applicant is in the process of finalizing agreements with the Local 
Business Opportunity Commission and the Department of Employment 
Services on plans for first source hiring for District of Columbia and East 
Capitol neighborhood residents, and for participation by small, local and 
disadvantaged businesses in the development of the project. The private 
developers in this application are one hundred percent African-American­
owned enterprises. 

Traffic Analysis 

14. The previously submitted "Traffic Impact Study" by O.R. George & 
Associates found that projected traffic conditions after redevelopment will 
be very workable and that the existing study area road network can 
adequately accommodate the proposed development. "The study area 
intersections currently operate at quite acceptable levels of service. Peak 
period traffic volumes within the defined study area have increased 
marginally along the key roadways over the past several years for which 
data were available. In addition, the proposed development is located just 
west of the Capitol Heights Metrorail station. The development proposal 
calls for a number of access, internal circulation and traffic control 
changes. These have all been designed in accordance with current 
engineering standards, and per the District of Columbia planning 
requirements. The internal roadway network would also be 
compatible with the quality of life environment envisioned by the 
Applicant, as well as the City's current emphasis on intermodalism." 
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l>ATE: 

TO: 

FROM: 

O. R GEORGE & ASSOCIATES, INC. 
Traffic Engineers - Transportation Planners 

10210 Greenbelt Road, Suite 310 • Lanham, MD 20706~2218 
Tel: (301) 79+7700 • Fax: (301) 794-4400 

E-mail: orgassoc@aoLcom 

MEMORANDUM 

February 12, 2004 

Ms. Cheryl Parker Hamilton, Director 
A & R Development Corporation 

Cullen R. Elias 

Traffic Impact Statement for Capital Gateway Estates • 
Second Stage Planned Unit Development (PUD) Application 

1.0 INTRODUCTION AND BACKGROUND 

Further to your request, we have undertaken a transportation impact assessment in 
connection with the referenced application. This assessment includes an evaluation of 
the projected trip generation for the Second-Stage PUD, relative to the approved First­
Stage application. The latter was approved by the District of Columbia Zoning 
Commission on November 29, 2002 per Zoning Order No. 02-05. A copy of that Zoning 
Order is attached for ease of reference. However, the current assessment also discusses 
roadway improvements, which the Applicant has proposed to enhance site access and 
circulation within the PUD. 

As background to the data and discussion presented herein, it is noted that the subject 
PUD site straddles East Capitol Street; and is bounded generally by 561

h Place to the west, 
61 81 Place to the east, Southern Avenue/Central Avenue to the south and Clay Street to the 
north. The site th~refore lies within both the Northeast and Southeast quadrants of the 
City; and is in proximity to the Capitol Heights Metrorail Station on tl1e Blue Line of the 
Washington Metropolitan Area Transit Authority (WMATA) rail system. The current 
plan proposes apartment ("grand houses"), townhouse, single-family-detached and semi­
detached residential land uses, as well as a community center. These uses arc 
substantially the same as the approved Stage One PUD cited earlier, albeit with 
marginally different densities. · 

The proposed development would be built-out in three (3) phases. The section of the 
PUD situated north of East Capitol Street would be developed by 2005 as Phase I. 
Phases n and III would comprise the remaining section of the site situated south of East 
Capitol Street; and would be built-0ut by 2006. As noted in the Applicant's Statement, 
this phasing is substantially the same as was proposed under Stage One. 

The area encompassed by the current PUD application is part of a larger PUO site, which 
wa~ proposed under an earlier application filed with the City on January 30, 2002. The 
larger/initial PUD included an apartment building for seniors, and a commercial/retail 
component. Per Zoning Order 02-04, the senior housing component was approved by the 

• Traffic Engineering Studies • Transportt1tion Planning • Site Impact Studies 
• Expert Witness Testimony• Data Collection: Traffic and Parking Studiesi 
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Zoning Commissic,n on November 29, 2002. 0. R. George & Associates submitted a 
traffic impact study, dated April l 2, 2002 in support of the larger/initial PUD application. 
That study concluded that the larger PUD could be built-out by year 2006, as planned; 
and would not have adverse traffic impacts on the defined study area road network. This 
was based primarily on the proximity of the site to the Capitol Heights Metrorail Station, 
and the projected low to moderate increase in site trips, over the current ui.es. Potential 
roadway improvements were also recommended in the study to enhance site access 
opportunities, and to create neighborhood amenities consistent with City's planning 
guidelines. The submitted traffic study was reviewed favorably by the staff of the Policy 
and Planning Administration of the District of Columbia Department of Transportation. 

Ba.c;ed on the above, this memorandum assesses the subject application by focusing on a 
comparative evaluation of site trip generation of the approved First-Stage vs. Sccond­
Stage PUD land use proposals. The remainder of this memorandum presents relevunt 
data, analyses and the results of that assessment, and also discusses the proposed roadway 
improvements proposed by the Applicant. 

2.0 TRIP GENERATION COMPARISON 

As noted earlier, there is a marginal difference between the land uses and densities 
proposed for the First-Stage and Second-Stage Plans. 111is is illustrated below: 

• 
. 
I 

. 

TAB,LE 1 
FIRST-STAGE VS. SECOND-STAGE PUD PLANS 

(Capital Gateway Estates) 

Approved First- Proposed Second-
Land Uses Stae;ePUD StaaePUD 

Single-Familv-Detached 15 14 

Semi-Detached 92 68 

Townhouse 102 115 

Grand Houses 36 28 

TOTAL 245 225 

Peak hour trip estimates were developed for the two (2) plans based on the trip rates 
recommended by the Tnstitute of Transportation Engineers (ITE), as stipulated by DDOT. 
These rates were adjusted appropriately to reflect projected transit usage. The projected 
trip estimates arc presented in Table 2 (on Page 3). Table 2 also shows the projected trip 
generation for the existing uses that would be replaced by the proposed uses, and the net . 
trip impacts. 
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TABLE2 

TRIP GENERATION COMPARISONS -
EXISTING AND PROPOSED POD USES 

AMPeakHour PM Peak Hour 
Tri~ Rates In Out Total In Out Total 
• Townhouse, Semi-Detached, Grand 

Home (Res. Unit) * 0.10 0.29 0.39 0.28 0.22 0.50 

• Hingle-Family Detached (Unit)* 0.11 0.34 0.45 0.39 0.22 0.61 

• Community Center (1,000 GSF)*"' 2.36 2.09 4.45 2.17 2.45 4.62 - . 
~~ Generation 
A) Existing Uses 

- Trips/576 Townhouse Units 58 167 225 161 127 288 

- Trips/4 Single-Family-Det. Units 1 1 2 2 1 3 
-Trips/15,000 GSF Comm. Center 36 31 67 32 37 69 - Total (Existing Uses) 95 199 294 195 165 360 -B) Aimroved S!!!,ge-One PUD 
-Trips/230 Townhouse, Semi-

Detached and Grand Home Units 23 67 90 64 SI l 15 

-Trips/15 Single-f<'arnily-Det. Units 2 5 7 6 3 9 

- Trips/15,000 GSF Comm. Center 36 31 67 32 37 69 - Total (Stage I PUD) 61 103 164 102 91 193 

C) Pro11osed Stage-Two PUD 
-Trips/211 Townhouse, Semi-
Detached and Grand Home Units 21 61 82 59 46 105 

~ Trips/14 Single-Family-Det. Units 2 5 7 6 3 9 

-Trips/15,000 GSF Comm. Center 36 31 67 32 37 69 
-

Total (Stage II PUD) 59 97 156 97 86 183 -Rdative Change (Stage I vs. Stage II) -2 -6 -8 -5 -5 -10 ----
Note: "' Rate reflects an assumed 40% reduction for transit use. 

** Rate reflects an assumed 65% reduction for .. passer-by" and walk trips. 

Source: Institute of Transportation Engineers, DDOT, and 
0. R. George & Associates. 
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The data presented in Table 2 indicates the following: 
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a) The Second-Stage PUD proposal would generate fewer trips than the approved 
Stage 1 proposal [i.e., 8 fewer trips (equivalent to 4.9%) during the morning peak 
hour, and l O fewer trips (equivalent to 5.2%) during the afternoon peak hour]. 

b) The Second-Stage PUD would generate approximately 48% less trips than the 
uses existing on the site. 

Based on the foregoing, the Second-Stage PUD can be seen as having a "positive" impact 
on the stt1dy area rt)adway network. 

3.0 RECOMMF.NDE.D ROADWAY IMPROVEMENTS 

The Traffic Impact Analysis report submitted in support of the larger/initial PlJD 
Application, recommended several off-site roadway improvements. The improvements 
would be required to enhance the operational efficiency and safety of site access and 
circulation, rather than remediate specific location deficiencies. The key improvements 
that would serve primarily the Second-Stage PUD include the following. 

a) Signalization, pedestrian crossing amenities, and exclusive eastbound and 
westbound left-tum lanes at the East Capitol Street/57'11 Place, intersection; and 

b) Traffic calming measures, including four-way stop signs, speed bumps, etc, along 
57'11 Place, south of East Capitol Street, to minimi7.e cut-through traffic. 

All of the proposed dwelling units would be provided with on-site parking. No 
driveways would have direct access to East Capitol Street, the only arterial street within 
the study area. Tl is therefore projected that access to on-site parking for the proposed 
dwellings would not have adverse safety or operational impacts. 

4.0 CONCLUSION 

Based on the above, this assessment concludes that the Second-Stage PUD would not 
have any adverse impacts on the adjacent study area roadway network. This plan would 
generate significantly Jess peak hour trips than the First-Stage PUD and the existing land 
uses that would be replaced. The proposed development would also be provided with 
several roadway improvements, based on negotiations currently being held with the 
ODOT Traffic Services Administration. These improvements would enhance the 
efficiency and safety of vehicular and pedestrian movements within the study area. This 
conclusion is consistent with that presented in the traffic study submitted for the 
larger/initial PUD Application. 

We trust that this meets your current requirements. Please let us know if we can assist 
further. Thank you. 

CEE/pl 

Attachment: As noted 
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