
ZONING COMMISSION CASE No. 04-11 
,,ROCKY GoRGE AT FORT TOTTEN 

EMERSON STREET, NE 

The Subject Property IS located within the Fort Totten Metrorail Station Housing 
Opportunity Area. As such, and notWithstanding the underlying industrial zoning classification 
of a portion of the site, the Subject Property has been identified ip the Comprehensive Plan as a 
preferred location for the productlon of new housing opportunitles for l;Mtrict residents. 
Furthermore, as set forth in the Housing Element of the Comprehensi'ie Plan, the production of 
new housmg is to be encouraged on suitably located public or pn~e properties that are vacant, 
surplus, underutllized, or unused. The Applicat:~.t's proposal to constru~t 75 townhouses on the 
Subject Property, which includes an abandoned concrete plant,. and in ~ proxunity to the Fort 
Totten Metrorail station, is in keeping with the directives of the Compreii-ve Plan as well as 
the District's Transit-Oriented Development policy. 

Among the District's housmg prionties 1s the proVIsion of quality residentiut' ptoduct for 
those District residents whose household incomes fall beto~ metropolitan area median income 
levels, mcludmg such public servants as teachers, pohcem~ tlremen, and local government 
employees. These and other professionals .,so mtegral to the conununity often find themselves 
priced out of much of the new residential cOUStruction that has conte on-lme during the District's 
recent housmg boom. To this end, the District has instituted certaiiuiffordable housing 
thresholds for projects involving street or alley closings. or involving zoning changes which 
result m mcreased commercial density. 

While the Applicant's project involves neither an application to close any street or alley 
nor a zoning change ni order to increase the permitted commercial density, the Applicant 
nonetheless respects and applauds the. District's efforts to increase housing opportunities that are 
affordable to the District's W'Mkforce 'households .. .In fact, the Applicant has targeted households 
within one to three miles of the Subject Property as a primary market for its Emerson Street 
townhouse development. This target;,market includes a significant percentage of workforce 
households, many ofwhich..Ourrently!liDt·rather than own their residences. At the same time, the 
Apphcant has remmned ~I of the desires and concerns raised by neighbonng property 
owners to keep the density o(t}le project low and consistent with surrounding properties and to 
minimize any traffic congestion. 

Through this balancing of pnorities, the Applicant has arrived at a superior residential 
project that it believes wf1l be affordable to a significant number of workforce households hvmg 
in or near WardS who desrre to own and occupy quality new construction located in close 
proximity to public transportation. At the same time, the townhouse community will blend in 
well with neighbonng housing stock, vastly improve the existlng debris-strewn condition of the 
Subject Property, and ensure a significant reduction in traffic, especially truck traffic. 

Despite the flurry of residential projects in other parts of the District, Ward 5 has not 
Witnessed sigmficant residential development activity over the course of the past sevetll ~ 
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Given the lack of residential development mvestment in WardS, there is little indication as to the 
vitality of this market in tenns of housing sales. Nonetheless, as a result of its due diligence and 
project development studies, the Applicant belleves that it can reasonably introduce its 18' x 36', 
2-3 bedroom, l-ear garage townhouses and 20' x 40' 3 bedroom, 2-car garage townhouses to the 
market at a range of approximately $380,000 to $410,000. This projection ofpreliminarypricmg 
is based on a finished lot cost of$140,000 to $150,000flot, direct construction costs of$50 to 
$60/sf and an appropriate margin to cover soft costs and return on investment. On a gross square 
foot bas1s, these prices equate to a range of $170 to $195 per gross square foot. By comparison, 
in the general area of the Subject Property, sales of existing houses, most of which are over 60 
years old, have been in the range of$150 per square foot. Clearly, tbi's'iS' it different target 
market than the downtown condominiums which sell for $400 or mOre per square foot. As 
demonstrated in Attachment A. such a unit should be affordable. to It humber of those households 
m the $80,000+ range, which are considered median (if not mQderate)1itepme households in the 
metropolitan area, depending on interest rate levels and available. down pa~ts by prospective 
purchasers. 

Obviously, the Applicant is hopeful that the project proves to be a commerQtal success. 
In that mstance, the Applicant would of course allow th~t.qar~et to determine the Ultimate sales 
prices for the various units. Nonetheless, given its experl~ and research in the Immediate 
vicinity, the Applicant believes its primary. market Will ultnmitely be local workforce households, 
those looking to own rather than rent, thoSe·inf?king for larger/na.W.er homes, and those looking to 
utilize public transportation rather than a lengthy c-ommute. In any f;JVOt\t, as part of its package 
of community benefits in support of the PuD ~plicatlolti..tPe Applicant will commit to restrict 
the sales of two of its 18' x 36' units to households which atj..determined by the District to 
qualify as low to moderat~ meome households.' rlie Applica#t offers to accomplish this pursuant 
to the tenns generally set forth in Altachment B. 

the Applicant is -~ely p~oud of its proposal and excited to contribute to the current 
residential building boom in-~ JS)istriet. ':Moreqv.er, the Applicant is pleased to be spreading the 
benefits of this resid~al boom.:qytside the downtown area and into Ward 5, and to be fulfilling 
the District's goal toward txansit-ottented Development. 

# 2393165_v2 



DRAFT 

Emerson Park 
Market Rate Housing F.nanCtal Analysis 

Unit Size (approximate) 
Bedrooms 

LOan Program 

Interest Rate 
Debt Constant 
Taxes 
Insurance 
Target Sales Pnce 
Loan to Value 
Loan Amount 

12-Nov-04 

Pnnc~pal and Interest (monthly) 
Taxes Monthly 
Insurance Monthly 
HOAMonthly 
Mortgage Payment 

Monthly Gross Income Requned 
(35% available for payment) 

Annual Gross Income Requned 

1950 s.f 
3 

Fix Rate 
Non-Conforming, 30-year term 

5500% 
681% 

$ 3,500 
$ 1,000 
$ 380,000 

95.0% 
$ 361,000 

$ 2,049 
$ 292 
$ 83 
$ 25 
$ 2,449 

$ 6,996 
$ 83,955 

Attachment A 

2400 sf 
3 

Ax Rate 
Non-Conforming, 30-year term 

5500% 
6.81% 

$ 3,800 
$ 1,200 
$ 410,000 

950% 
$ 389,500 

$ 2,210 
$ 317 
$ 100 
$ 25 
$ 2,652 

$ 7,577 
$ 90,928 



Size: 

Unit Configuration: 

UrutPnce: 

Certification ofEhg~bility: 

Selection ofBuyen;: 

Emerson Park Townhouse PUD 
Zoning Commission Case No. 04-11 

Washington, DC 
Summary of Atl'ordable Housing Program 

November 2004 

ATTACHMENT B 

Applicant commits to provide 2 townhouse wuts within the PUD 
project for Affordable Housing as define4 in the DC Zoning 
Regulations and detailed herein (Affo1dable,'Vnits). It is expected 
that each Affordable Unit will be ·~tely 18' wide, 36' deep, 
and 3-stones, containing approxhnafetj;a_.950 gross square feet 
including Its garage. 

The size and configuration ofthe Affordable Units shall be in 
keeping with the market rate units of the santt-tlilnensions, as 
established in the finafplans apprpved by the ZoninS 
Commission. 

The mitial Affordable Umt Price will be detennined consistent 
with the method illustrated on EXhibit A 

Eligible buyers - for'bgthJnitial purchases and for resale - are 
defined as those ho~holds- that meet the following criteria: 

I! Having househpld income not exceeding eighty-five percent 
"(85%) of the median family income (MFI) for the 
Washington, DC~politan Statistical Area (estimated at 
$8MQO by US Hl:Jt> for Fiscal Year 2004); 

• Purchasing tkeir primary residence; 

• Have no ownership interest in any other housing; 

• Commit to continuous owner occupancy; and 

• Must also qualify for the necessary 
home mortgage and fund the required down 
payment 

Potential homebuyers can be certified for income-eligibility by 
malang application to the home purchase assistance programs of 
the Department of Housing and Community Development 
(DHCD). Certification shall make households eligible for 
selection by lottery (see below). 

DHCD shall hold a lottery of all qualified families to be selected 
as the mitial Affordable Unit purchasers. DHCD will provide 



Restriction on Sale 
Affordable Units: 

Sale After Restriction Period: 

# 2394440_v2 

notice of the lottery through advertisements in local newspapers 
and other reasonable vehicles to ensure broad exposure to 
potentially eligtble purchasers. DHCD will also advise 
existing applicants to its home purchase assistance programs of this 
affordable housing opportunity. The initial Affordable Unit 
purchasers and the initial Unit Price shall be determined six 
months prior to the projected completion of the Affordable Units. 

The Affordable Units will be restricted (through a deed 
restriction, covenant and/or other legal..meatts) in their resale for a 
period of20 years to: (1) income-eligible homebuyers (a hst of 
whom may be obtained from the DH{!]),'§ applicant pool for 
home purchase assistance progran}s)f(lp). a maximum Purchase 
Price equal to the initial U~t:Price plus thcfCum.ulative change in 
the consumer price ind~x~and the cost of pei'.llUl!1etlt 
improvements to the,·Affordable Unit; and (3) sate within a 
given 20-year affordahft.i.t¥ restrict,ion period shall create a new 20-
year affordability restricli&n_pe:riod. 

Upon the,~xpiration of the 20~ restricted selling period, the 
then currentowner of the Affordable Unit may sell said 
Affordable Unit .Without restriction but the sales proceeds shall be 
allocated as follows~ 

First, to the seller in the amouttt of his original sales price plus the 
clillUllative change-in the consumer price index, the cost of 
permanent improvements to the Affordable Unit and a reasonable 
sales commission. 

The remainder. shall be split equally between the seller and a 
Distrj.ct of Columbia government fund dedicated to the provision 
of allb.rdable housing 



DRAFT 

Emerson Park 
Affordable Housing Ananclal Analysis 

12-Nov-04 

Unit S1ze (approximate) 
Bedrooms 

Loan Program 
Interest Rate 
Debt Constant 
Taxes 
Insurance 
Down Payment 

Med1an Household Income* 
85% of Med1an Income 
Available for mortgage, 
taxes, insurance, and HOA 
(35%) 
Available Monthly 
Taxes Monthly 
Insurance Monthly 
HOAMonthly 
Mortgage Payment 
Debt Constant 
Mortgage Loan 
Deposit 
Sales Price 

1950 s f (Including garage) 
3 

Ax rate, 30-year term 
5.500% 
681% 

$ 3,000 
$ 900 

50% 

$ 85,400 Year2004 
$ 72,590 

$ 25,407 
$ 2,117 
$ (250} 
$ (75} 
$ ~25} 
$ 1,767 

6.81% 
$ 311,402 95% 
$ 16,390 5% 
$ 327,792 

Exhibit A to Attachment B 

• HUD Medmn Household Income for the Washington Metropolitan Statlscal Area 
At time of sale Developer reserves the nght to •buy down rate" to 5.50% or reduce the sales price 
as required for buyer to qualify for the mortgage under the other parameters stated 


