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On behalf of Rocky Gorge at Fort Totten, LLC, we submit the followmg matenals as 
requested by the Zonmg Commtsston at Its Nov~mber 22, 2004, public heanng and pursuant to 
Section 3024 1 of the Zomng Regulations 

1 Construction Management Plan 
2 Enhanced Commumty Benefits Package 
3 Updated Traffic Analysts 
4 Analysts of Project Stte and Development Costs 
5 Economic Beneftts/Costs Analysts 
6 Architectural Drawmgs, mcludmg 

(a) diagram tdentifymg non-comphant front yard setbacks 
(b) depletion of retammg wall solutions, 
(c) alternative proposal drawmgs (m event access easement not granted by OPM) 
(d) revised entrance drawmgs/ supplemental IllustratiOn of pedestnan access from 

7th Street 

In addition, the Apphcant wtll respond herem to certam other comments and questions 
rrused as part of the Dtstnct agency reports submitted to the Commtsston 
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1. Construction Management Plan 

As discussed at the public heanng, the Applicant has prepared a constructton 
management plan to establish certam rules and protocols dunng the penod of construction of the 
PUD Project and m response to questions ratsed by Advtsory Neighborhood Comrmsston (ANC) 
SA. To that end, the Applicant has mcluded proposals pertatrung to management of the Project 
Site (mcludtng lightmg and trash removal), permitted work hours, traffic routing, parking and 
loadtng, penodtc clearung of those streets Impacted by the constructiOn, and commurucatlon wtth 
a spectfted ombudsmenlcommuruty liatson A copy of the Applicant's Construction 
Management Plan may be found at Exhibit 1 

2. Enhanced Community Benefits Package 

Consistent wtth the comments ratsed at the public heanng, the Applicant has had further 
dtscusstons wtth ANC SA as well as representatives from the Concerned Ctttzens of North 
Michtgan Park (CCNMP) and the Fnends of North Mlchtgan Park Ctvtc Association 
(FNMPCA) A meetmg was held on December 6, 2004, attended by the Applicant, Norma 
Broadnax of ANC Smgle Member Dtstnct representative (SMD) SA03, Joe Bowser of ANC 
SMD SA04, Levm Lee, who ts ANC SMD SA03 comrmssmner elect, Gwen Jackson of 
FNMPCA, Juantta Cook representmg CCNMP, Kessela Brown, representative for CCNMP, and 
Sharlene Reed, Department of Transportation (DOT) WardS Planner As a result of the 
agreement reached m these dtscussmns, the Applicant proposes to revtse and further enhance tts 
Commuruty Benefits Package as descnbed herem 

Unchanged from tts ongmal proposal, the Applicant wtll make fmancial contributions m 
the followmg amounts $1S,OOO to the Lamond-Riggs Branch Ltbrary, $1S,OOO to the North 
Mlchtgan Park Civic Association (NMPCA) for enhancements to the North Mlchtgan Park 
Recreation Center, and $12,000, also to the NMPCA for fabncation and mstallation of new 
commumty s1gnage Please see updated Project Benefits and Amemties Summary attached as 
Exhibit 2 

However, m heu of the $25,000 contribution that the Applicant had sought to donate to 
the DOT for certatn public space Improvements withm the boundanes of ANC smgle member 
dtstncts 5A03 and 5A04, the Applicant has learned from Its meeting with the ANC, CCNMP, 
FNMPCA, and a representative from DOT that the con:unumty prefers to utilize whatever funds 
mtght be forthcomtng from the Apphcant for commuruty priorities other than public space 
Improvements by DOT 

At the meetmg with these commuruty representatives, the Applicant offered to mcrease 
the amount of its contnbutton from $2S,OOO to a total of $120,000, payable to the FNMPCA, a 
registered not-for-profit orgaruzatton. In tum, the FNMPCA agrees to utilize these funds 
exclusively for commumty enhancement programs and events, mcludtng certatn public space 
beautification efforts m coordtnatton With DOT, all wtthm the North Michigan Park 
neighborhood These programs may mclude 
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(a) Improvements to the playground, basketball court and tenrus courts at Bert1e Backus 
Middle School, 

(b) pubhc space landscapmg and mamtenance (through FNMPCA Garden Club); 
(c) elderly netghbors ass1stance program (mmor house reprurs, snow removal, mowmg), 
(d) sponsor summer JOb mtemshtp program for netghborhood youths, 
(e) sponsor college scholarship program, 
(f) sponsor back to school program for netghborhood children (mcludmg gtfts of 

backpacks and school supplies), 
(g) sponsor annual North Mtchtgan Park Famtly Day at North Michigan Park Recreanon 

Center, free to co:qunuruty; 
(h) sponsor North Mtchtgan Park C1v1c Assoctatlon annual awards dlnner (for 

approximately 1,000 people) 
(1) sponsor commuruty Mothers Day/Fathers Day luncheons 

The Apphcant has agreed to prov1de the fundlng to the FNMPCA as follows. $25,000 w1thm 90 
days of pubhcatlon m the DC Regtster of a fmal order from the Zonmg Comrntsston approvmg 
the PUD apphcanon, an addlnonal $75,000 wtthm 15 days of obtrurung constructmn permtts for 
the townhouses, and an addltlonal $5,000 on or before the tenth day of January 2007, 2008, 
2009, and 2010 The Apphcant has been provtded a draft of the letter of agreement and support 
from the FNMPCA, and is awrunng an executed ongtnal for stgnature 

3. Updated Traffic Analysis 

The Apphcant also received requests at the pubhc heanng to further study certrun 
tmportant traffic sttuatlons m the tmmedlate netghborhood surroundlng the ProJect Stte and to 
determme the 1mpact, tf any, of the ProJect on srud sttuanons The Apphcant, through tts expert 
m traffic engtneenng, has conducted the requested follow-up analysts, attached as Exhibit 3, to 
address the followmg 

(a) effect on trafftc of accessmg ProJect Stte along 6th Street and Gallatm, 
(b) quesnons re: the sufftctency of access to the Project Stte, 
(c) stght dlstance at the mtersectton of 7th Place and Delafield Street, NE, 
(d) comments from DOT re traffic tssues 

In sum, through tts supplemental trafftc analysts, the Apphcant has studled the tmpact, tf 
any, of a greater amount of proJect traffic utihzmg 6th Street and Gallatm rather than Emerson 
Street to get to South Dakota A venue, NE The Apphcant has determmed that there wtll be no 
addltionaltmpact as a result of the revtsed approach. In fact, the level of servtce at the 6th 
Place/Emerson Street intersection wtll remrun at LOS "A" dunng both AM and PM peak hours. 
The supplemental analysts further supports the sufftctency of a smgle maJor access pomt, gtven 
the relatively httle amount of traffic generated by the Project. 

The Apphcant also undertook field study of the mtersect10n at 7t!t Place and Delafield 
Street Whtle the Apphcant determmed the primary causes for complrunt by restdents (blmd spot 
exacerbated by on-street parkmg), the Apphcant further determmed that the dlstance of this 
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mtersecnon from the entrance to the Project Site mdicates that the ProJect wtll have no tmpact on 
thts troublesome mtersecnon 

4. Analysis of Project Site and Development Costs 

At the pubhc heanng, the Apphcant generally mdicated that the Project 1S expected to 
cost the Apphcant approximately $21 Mllhon to construct, mcluding land acqmstnon costs and 
hard construcnon costs. Tins estimate did not mclude soft costs. In response to the Co:mnnss10n's 
request for the Apphcant to breakdown the proJected costs to the extent posstble, the Apphcant 
submtts tts summary of esnmated proJect costs and revenue at Exhibit 4. Factonng m standard 
soft costs, the total estimated costs to construct the ProJect tally approximately $26.7 m1ll10n 
The Apphcant notes that the esnmates provtded are prehmtnary and representative only 
Revenues and costs remam subject to market fluctuanon. No guarantee of performance ts 
mtended from the esnmates provtded. 

5. Economic Benefits/Costs Analysis 

The Co:mnnsston also requested that the App,licant conduct an economtc analysts for the 
Project, tdennfymg more clearly and quanntanvely the benefits generated by the Project, as well 
as any costs The Apphcant has enhsted the servtces of Bolan Smart Associates, Inc , prev10usly 
qualtfied by the Comnnsston as experts m real estate economtcs, to explore the economtc 
tmphcanons of the proposed proJect, both m terms of tts beneftts (tax revenue, employment 
opporturunes) and potennal costs (schools, etc) The findings of Bolan Smart Associates may be 
found at Exhibit 5 

In sum, Bolan Smart Assoctates has determined that the Dtstnct of Columbta wtll denve 
more than $870,000 m annual tax revenue from the Project. Wtth proJected annual pubhc costs 
of less than $600,000, the Project wtll provtde a postnve annual net cash flow to the Dtstnct of 
approximately $300,000 Further, the Project w11l generate one-time construction related benefits 
exceeding $1 Mllhon. 

6. Architectural Drawings 

(a) Requested by Commission re: Setbacks, Retaining Walls, Alternative Site Plan 

The Comnnsston requested that the Apphcant supplement tts set of proJect and stte 
drawmgs to. (1) clanfy the areas of the ProJect where flextbthty as to front yard setback has been 
requested, and to what extent; (2) to tdenttfy the locanon of proposed retmrung walls and slope 
stabthzatton and to provtde a generaltllustranon of these elements, and (3) tdennfy the plans to 
be requested for approvalm the event the Office of Property Management does not grant the 
Apphcant's request for an access easement. To the extent not provtded m the set of drawmgs 
mcluded wtth the ongmal appbcat10n or the preheanng statement, the Appbcant submtts 
drawmgs responsive to the Commtsston's requests at Exhibit 6 
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Wtth respect to the front yard setback flextbtbty requested, the Applicant notes that mall 
but one of the seven sttuations m whtch the front setback ts noncomphant wtth the mtrumum 
dtmenstons as estabhshed m the Zonmg Regulations, tmmedtately oppostte the noncomphant 
front yard ts a stde yard to another of the bwldmgs compnsmg the Project Each such stde yard 
provides a stgruficant amount of open space and setback between butldmgs, even tf techrucally 
noncomphant wtth the Regulations Furthermore, as a result of easements that will be placed 
across satd sideyards to provtde for stdewalks/pedestnan access between uruts and "pubhc 
spaces" owned m common by the ProJect's homeowners assoctation, there Is no future threat that 
those stdeyards mtght m the future be tmproved 

As for the one sttuation m the Project (Bwldtng No 14, Lots 71-75) where the 
noncomphant front yard faces onto an adJacent property rather than onto the sideyard of another 
building m the Project, there IS little hkehhood that any future construction on the adJacent 
property would ever be undertaken m such close proximity to Bwldtng No. 14 so as to provtde 
less dtstance between the buildings than ts reqwred under the Regulations The Appbcant finds 
support m thts assertiOn by virtue of the changmg topography between this portiOn of the 
Property and the adjacent property The unusual conftguration of the lot boundary adJacent to 
Bwldmg No 14 would also make any construction so close to the lot lme virtually Imposstble, 
regardless of the changmg topography Fmally, the Appbcant notes that the adJacent property 
remmns zoned mdustnal. As such, §843 of the Zorung Regulations estabbshes reqwred setbacks 
from netghbonng residential properties, to be no less than eight feet 

(b) Responsive to Comments re: Perception of Gated Community 

In addttton to those drawmgs requested by the Zorung Colll1Illssion, the Apphcant also 
submtts as Exhibit 6(d) certain substitute and supplemental drawmgs demonstratmg tts response 
to questions rmsed at the heanng regardtng the perceptton that the Project ts a gated commuruty. 
In response, the Apphcant has determtned to remove the monumental entry markers at the 
Emerson Street entrance to the Property, and to replace them wtth less promtnent stgnage, or 
none at all, m efforts to present a smoother connectiOn to the netghbonng restdences Also, the 
Applicant has mcluded a supplemental drawmg htghhghttng the pedestnan access to and across 
the Property from/to 7th Street. Thts path has always been part of the Project, however, It has not 
been adequately Illustrated m prevtous submtsstons 

7. Responses to Questions Raised at Hearing Re: Industrial Uses and Comprehensive Plan 

At the pubhc heanng, the Colll1Illsston rmsed questions about the appropnateness of 
mtroducmg restdential uses m close proxtmtty to mdustnal uses and whether domg so would be 
not mconsistent wtth the Comprehensive Plan The extstmg zomng of the Project Stte ts a mtx of 
residential (R-2) and mdustnal (C-M-1 and M with the Fort Totten Overlay). The existmg 
zorung of properttes to the north and south Is essentially the same, mearung that future use and 
development could follow that same mtx Extstmg uses are m accordance wtth the underlymg 
zorung, wtth the predomtnant mdustnal uses bemg a large warehouse for the Thos. Somerville 
Company and a salt dome owned and operated by the Distnct Government 
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Two factors contribute to the appropnateness of allowmg restdenttal use of the ProJect 
Stte (a) the nature of access to the stte for mdustrial or commercial uses, and (b) the pohctes of 
the Fort Totten Spectal Treatment Area, discussed as follows. 

(a) The only street frontage for the Stte ts on Emerson Street, on the north side of the 
Stte The only access to Emerson Street ts through an adJmmng low denstty 
residentlal area The nearest artenal street for truck access to serve nonresidenual 
uses IS South Dakota A venue Notwithstanding the htstory of industrial zomng on 
the ProJect Site, tts ongtnal designatiOn stemmed from tts proxtmtty to the 
ratlroad lme, whtch no longer serves the Stte Remstatlng acttve mdustrial use of 
the Stte would require trafftc to come through the residenual netghborhood and 
would cause a sigmficantly greater Impact on the commumty than the proposed 
restdenttal use 

(b) The Comprehensive Plan mcludes pohcies specifically relevant to the ProJect 
Stte In additlon to the destgnatton of the area as a Metroratl Development 
Opporturuty Area and a Housing Opportumty Area, the Comprehensive Plan 
mcludes pohctes for the Fort Totten Spectal Treatment Area. Those poitctes 
specifically provtde that unused mdustrialland be developed for medium denstty 
restdentlal and commerctal mtxed uses The Comprehenstve Plan contemplates 
that thts area wtll transttton from mdustnal uses to mtxed restdenttal and 
commerctal uses. The ProJect would be the first new reSidential development m 
the area and would be the p10neer m that transttlon The ProJect ts lower than 
what medtum denstty restdenttal development mtght mclude, but the proposal was 
cahbrated to be responstve to the concerns of the surrounding netghbors and to be 
compatible wtth the nearby extstmg restdenttal development, whtch Will remam 
over the long term. The Fort Totten special treatment area specifically mcludes a 
pohcy to "protect and preserve existlng low scale residences m the VICinity" (10 
DCMR §1122 2(d)) 

Taking mto account these two factors, the ProJect Site IS appropnate for the use and level of 
development proposed 
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8. Applicant's Response to Certain Additional Comments and Questions Raised by the 
the District Agency Reports Submitted to the Commission. 

(a) Department of Transportation Report 

The DOT subimtted a report and recommendation to the Record after the pubhc hearing 
on November 22 The DOT report recommends support for the PUD apphcation wtth certam 
requested conditions/clanfications from the Apphcant, namely 

(1) determmatton from Distnct of Columbta Surveyor's Office re 6th Street 
Highway Plan ISSUe, 

(2) resolution with Dtstnct's Offtce of Property Management re access easement 
for trafftc from Project Stte across OPM-controlled property to the north 

By way of background, accordmg to the 1968 Map of the Dtstnct of Columbia, prepared 
by the Office of the Surveyor (the "Highway Plan"), a "proposed htghway" designated "6th 
Street, NE", ts shown crossmg the ProJect Stte m a north-south direction. Wtth respect to thts 
tssue, apphcable law ts clear that owners of land upon which any such htghway ts projected 
"shall have the free nght to the use and enjoyment of the same for butldmg or any other lawful 
purpose, and the free nght to transfer the title thereof, until proceedings lookmg to the 
condemnation of such land shall have been authonzed and actually begun. "(D.C. Offtctal Code 
§9-101.05). Unul such condemnation proceedings are begun, tf ever, the nght of satd property 
owner, as well as the general pubhc, shall not be affected Gtven thts arrangement, the practtce 
of the Office of the Surveyor has been not to tssue record lot numbers for such properties, but 
rather to allow them to be referenced by assessment and taxation lot designations 

At the same time, §3202 3 of the Zomng Regulations requtres that, with two exceptions, 
no construction permtts shalltssue for butldings not on a separate and tdenttfiable record lot 
However, one of the two exceptions to thts rule apphes m the case of the Highway Plan, 
allowmg for tssuance of butldmg penmts m absence of the destgnatton of mdivtdual record lots 
The Apphcant wtll endeavor to obtatn a formal response from the Office of the Surveyor for 
DOT and, as apphcable, the Department of Consumer and Regulatory Affatrs 

(b) Department of Housing and Community Development (DHCD) Report 

Two reports were tssued by DHCD, the latter bemg provtded to the Comnusston at the 
pubhc heanng In both reports, DHCD offered tts support for the Apphcatton upon condition 
that certatn amounts of dedicated affordable housmg be provided as part of the ProJect The 
Apphcant reimnds that the entire range of townhouse umts m the Project ts directed as workforce 
housmg, wtth projected costs for the market rate umts targeted very near or even below the 
metropohtan AMI 

The DHCD report suggests that the commumty contnbuttons of the PUD were percetved 
as madequate by DHCD. As discussed above, the Apphcant has smce stgmficantly enhanced tts 
package of commumty benefits, mcluding tts contnbuuon to the FNMPCA for a host of 
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commuruty enhancements and programs Importantly, the two dedicated affordable housmg 
uruts proposed by the Apphcant are sttll an Important part of the proposed ameruties and benefits 
package However, gtven the stated pnonttes of the Impacted commuruty, the Applicant has 
detenmned to enhance its package of commumty benefits through an mcreased contnbutton for 
commumty programs rather than to mcrease Its amount of dedicated affordable housmg umts 

(c) Office of Property Management (OPM) 

Unhke DOT and DHCD, who became mvolved m the Apphcatton as reviewmg agencies 
under the PUD regulations, OPM submttted a letter on the day of the heanng as an adJacent 
property owner opposmg to the Apphcatton As explamed m the letter as Exhibit 7 , the 
Apphcant only became aware of OPM's posttton at that ttme In the days smce, the Apphcant 
has met with representatives of OPM and contmues to attempt to reach a resolution With that 
office that may ultimately result m the Applicant being granted an access easement across a 
small portton of the OPM-controlled land to the north of the ProJect Site, a grading easement to 
alleviate the need for retatnmg walls along the north portion of the Site, and perhaps an easement 
for construction traffic The Applicant plans to meet agatn wtth OPM representatives m the 
comtng days and accordmgly w11l report any developments to the Cormmsston 

Fmally, on behalf of the Apphcant, we wish to thank the Cormmsston for Its 
consideration of these supplemental matenals The Applicant continues to be very excited to 
pursue this meanmgful residential proJect, Its ftrst m the Dtstnct of Columbta To that end, the 
Applicant 1s dehghted to have the support of ANC SA, the Office of Plannmg, the Department of 
Transportation, and the Ftre and Emergency Medtcal Services Department Ltkewtse, the 
Applicant appreciates the opportumty offered by the Commisston to clarify tssues rrused both by 
the Cormmssmn and mterested ctttzens As demonstrated herem, the Apphcant returns to the 
Cormmsston with an even further enhanced proJect and requests that the Cormmssmn approve 1ts 
apphcatton Please do not hesttate to contact the understgned wtth any questions 

Sincerely, 
HOLLAND & KNIGHT LLP 

~{~fa.~ 

QHu~ 
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cc· Norma Broadnax, Advtsory Netghborhood Comnnsston 5A, 

Chatr and SMD 5A-03 
Joseph Bowser, SMD 5A-04 
Levm Lee, mcommg ANC SMD 5A-03 
DC Office of Planmng 
Kessela Brown, representatlve of Concerned Cttlzens for North Mtchtgan Park 





Construction Management Plan 
Emerson Park- Rocky Gorge at Fort Totten 

December 2004 

Rocky Gorget at Fort Totten, LLC ("Developer") proposes the followmg Construction 
Management Plan to mmumze any lillpacts on adJacent residential properties from construction of the 75-
townhouse Emerson Park development (the "ProJect") at 611 Emerson Street, NE (the "Project Site") 
Wlule Developer Will not be undertakmg the constructiott of the ProJect, It Will be enltstlng the services of 
one or more contractors (the "Contractors") to construct the ProJect Developer Will ensure that the terms 
of this Construction Management Plan are mcluded as conditions of Its employment/services contracts 
With the Contractors References herem to Developer shall mclude reference to the Contractors, as 
apphcable 

This Construction Management Plan consists of the followmg elements· 

1. Construction. 

It IS anticipated that construction actiVIties Will start at the ProJect Site on or about the first quarter of 
2006 

a. Permits. 

Developer Will secure all penmts that are reqwred to complete the ProJect Except m emergency 
situations, Developer Will proVIde the Community Contact Person (Identified m Section 3 below) 
With notification of any permtts that reqwre partial or total closures of streets or sidewalks 

b. Site Management. 

Construction offices Will be located m trailers on the ProJect Site or on adJacent pubhc spaces 
With pubhc space penmts Such trailers Will be kept m a clean and orderly condition 

A nurumum amount ofhghtmg wtll be provtded at the ProJect Stte at rught. Satd hghtmg wtll be 
suffictent to proVIde necessary secunty and to comply wtth federal and municipal safety 
standards The hghts wtll be drrected at the areas to be hghted wtthln the Project Stte and, to the 
greatest extent possible, away from netghbonng reSidences 

c. Cleanliness. 

Developer Will remove rubbish and construction debns regularly from the ProJect Site 

Trucks carrymg excavation matenal and debns from the Project Site Will be covered With tarps. 
Trucks shall enter/eXIt the ProJect Stte at Emerson Street. Developer encourages neighbonng 
residents to report to the Community Contact Person and/or the Developer Contact Person 
(tdentified m Section 3 below) any trucks serVIcing the Project Site which do not comply wtth 
thts Construction Management Plan 



Developer wtll clean Emerson Street and any other Impacted streets along the deSignated truckmg 
route (referenced herem at Section 2) of any fallen excavation matenal and debris from trucks 
entering!exihng the ProJect Site, mcludmg sweepmg up any sotl spread by said vehlcles, as 
needed and appropnate 

d. Work Hours. 

The normal construction work week will be Monday through Fnday from 7:00 a.m. 1Dltil 7:00 
p m, and Saturday from 8 00 a.m. 1Dltil5.00 p.m, or as otherwtse proVided under the Dis1rlct of 
Columbia Bwldmg Code All trucks for dehvery of all matenals, construction or otherwtse, Will 
amve, depart and operate on the ProJeCt Site only durmg the foregomg hours Dunng certam 
phases of the construction, overtime hours may be necessary. Whenever overtime hours wtll be 
necessary, Developer wtll proVide notification to the Commumty Contact Person at least 24 hours 
pnor to implementation of the overhme hours (unless an emergency Situation occurs or an 
unforeseen and urgent construction situation occurs, m whlch mstance Developer wtll proVide 
notice to the Commumty Contact Person as soon as possible). Such notification shall mclude the 
proposed overhme hours, a descnption of the type of work to be done m those hours, and the 
potential Impact of the work on noise, drrt and traffic m the area In order to perform work dunng 
overtime hours, Developer wtll be reqwred to obtam an after hours construction permtt from the 
Distrlct of Columbia. There Will be no Sunday construction work pemntted. 

e. Subcontractors. 

The Contractors for the ProJect Will have full responsibihty for all subcontractors employed by 
them to work on the ProJect They wtll ensure that the subcontractors follow the terms of the 
Contractors' agreements With Developer and comply wtth the pohcies set forth m this 
Construction Management Plan. 

Developer wtll not permtt or tolerate off-site picmcking by workers employed by either the 
Contractors or subcontractors (the ''Workers") on residential streets In addition, Workers shall 
not dnnk alcohohc beverages either openly or from paper bags m the foregomg residential areas 
before, dUI11)g or after work hours. 

2. Traffic. Parking and Loading. 

All construction-related vehlcular access to the ProJect Site shall be via Emerson Street Developer wtll 
ensure that queumg oftrucks for the Project wtll occur on the ProJect Site to the greatest extent possible. 
Trucks will not park on neighbonng streets m front of reSidences When queuing on the streets IS 
requrred, It wtll be for the mmtmum amount of time possible Trucks in the queue wtll turn their engtnes 
off, until ready to move. To the extent posSible, trucks on the Project Stte wtll turn therr engmes off, 
except when powenng eqwpment actively muse 

All Contractors, subcontractors and/or matenal supphers wtll be proVided with wntten mstructions that 
estabhsh the approved truck routing to and from the ProJect Site, such route(s) to be determined by 
Developer after consultation wtth the Department ofTransportation and to be proVided to the Community 
Contact Person for dissemmation to mterested netghbors Developer encourages netghbonng residents to 
report to the Community Contact Person and/or the Developer Contact Person {tdenttfied m Sect1on 3 

2 



below) any trucks serv1cmg the Project Site which do not comply wtth the estabhshed construction traffic 
route(s). 

Parkmg for Workers and VISitors to the construction traders wtll be provided for on the Project Stte The 
Contractors wtll be responsible for notifying Workers on a regular basts of the parkmg restrictions set 
forth herem 

3. Communication. 

The purpose of the Community Contact Person IS to serve as a hatson between Developer and 
neighbormg residents, receivmg and dtssermnating mfonnation regarding the construction of the Project 
The Commumty Contact Person shall be selected by the ANC SA Commissioners for Smgle Member 
Districts 5A03 and 5A04 Developer and the Contractors shall designate a representative ("Developer 
Contact Person") to be the key contact for mteraction wtth the Commumty Contact Person throughout the 
construction penod 

At any time construction actiVIty ts occurrmg on the Project Site, the Developer Contact Person shall be 
available to recetve complamts or other communications from the Community Contact Person. The name 
and work telephone number of the Developer Contact Person also shall be conspicuously posted at the 
Project Stte and shall be readily available to members of the commumty. In addition, a name and 
telephone number of a person designated by Developer to be contacted m case of emergency durmg hours 
m which no construction actiVIty IS occurrmg shall be made available to the Community Contact Person 
and posted at the ProJect Site. 

The Developer Contact Person shall (i) receive notice of any viOlations of thts Construction Management 
Plan, (u) respond as soon as posstble to the person who has reported the VIolation; and (m) act to remedy 
the VIolation as soon as possible The Developer Contact Person will be able to answer questions and 
receive comments about the site actiVIties, address any concerns the Community Contact Person and 
members of the community nught have throughout the construction process, and have authonty to remedy 
VIolatJ.ons of the Construction Management Plan and enforce Its proVIsions The Community Contact 
Person and the Developer Contact Person shall meet regularly to discuss any concerns regarding the 
Project of which the Community Contact Person has been notified. 

# 2441405_v2 
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ZONING COMMISSION CASE NO. 04-11 
ROCKY GORGE AT FORT TOTTEN LLC 

PROJECT AMENITIES AND COMMUNITY BENEFITS 0FFERED1 

I. Project Amenities: 

A. Housmg and Affordable Housing· 

1. Converting abandoned, under-unhzed concrete plant into Residential Use 
2 Project will contam 75 fee snnple townhouse umts 
3. Target market= workforce housmg (Metro AMI) 
4. Two deed restricted affordable housing umts proVIded(@ 85% AMI) 

B. Site Plannmg/Efficient Land Utlhzatlon· 

1. Site plan designed consistent with Neo-Traditional Design 
(pedestnan focus, alley system, pubhc greens, architecture) 

2 Project Exemplifies Transit-Onented Development (TOD) Model 
3 S1te Planning and utlhzatlon consistent With LEED principles 

C. Vehicular/Pedestrian Access: 

1 Close proximity to Metrorail and Metro bus 
2. Project will have mconsequential impact on traffic 
3. Project Will remove truck traffic Issues. 
4. Pedestnan access proVIded to/from 7tlt and Emerson Streets 

D EnVIronmental Benefits· 

1. Residential Use vs Matter of Right Industnal/Commercial Uses 
2 Site Clean-Up- extensive costs to remove concrete and other debris 
3. Efforts consiStent with LEED prmciples, especially re site development 

1 Areas noted m bold italics mdJ.cate reVIsions from ongmal amemtleslbenetits summary subnntted at 11/22/04 
public heanng and mcluded m the Record at Exlnbtt 35 
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II. Community Benefits. 

BENEFIT PROPOSED NATURE ESTIMATED STATUS 

VALUE 

Affordable Housmg 2 Deed Restncted Umts $100,000 Supported by OP 
(18' x 36' untts) ($50Kx2) Need to venfy 

certification of 
ehg~bllity etther through 
DHCDorOP 

-

Library Enhancements Contnbut10n to Lamond-Riggs $15,000 Agreement m pnnctple, 
Ltbrary for computers, books, awaiting letter of 
other matenals confirmation from L-R 

Ltbrary 

North Michigan Park Contribution to $15,000 Confirmation Letter 
Recreation Center NMP CIVIC Association received from NMPCA 
Enhancements -computers, furniture, P A system, 

marquee, enhancements to PaVIlion Contnl>ution to 
m park area NMPCA approved by 

DC Dept of Parks and 
Recreation 

North Michican Park Contnbutionto $12,000 Confirmation Letter 
Commumty signage NMP CIVIc Association for recetved from NMPCA 

fabncation, mstallation of 5 
"Welcome to North M1ch1gan 
Park" stgns 

North Michigan Park/ Contribution to Friends of NMP $120,000 Discussions held with 
Ward 5 Community Civic Association for various representatives of ANC 
Enhancement community programs/events, to 5A,FNMPCA, 
Programs/Events include such items as: Concerned Citizens of 

(1) playground/playing field NMPandDOT. 
improvements at Backus 
Elementary School; (2) Public Applicant awaiting 
space beautification; (3) Elderly memorandum of 
neighbors assistance program; (4) agreement from 
sponsor Summer Jobs program; FNMPCA 
(5) sponsor College Scholarship 
program; (6) sponsor back to 
school program (supplies); (7) 
sponsor annual NMP Family Day, 
annual awards dinner, Mothers 
day and Father Day_luncheons. 
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WELLS & ASSOCIATES, LLC 
TRAFFIC, TRANSPORTATION, and PARKING CONSULTANTS 

MEMORANDUM 

TO: 

CC: 

FROM: 

DATE: 

RE: 

D1str1ct of Col umbra Zonmg Commission 

Jack Anderson, Rocky Gorge Homes, LLC 
Denms Hughes, Holland & Kmght, LLP 

jam1 Milanovich, P.E. 

December 17, 2004 

Post Hearmg Traffic Analyses 

We have completed addJt1onal traffic analyses m response to requests made by the Zonmg 
Comm1ssron at the November 22"d hearmg and comments made by the District Department of 

Transportation (DDOT) dated November 23, 2004 The add1t1onal analyses are summanzed 
herem. 

As requested by the Zonmg Comm1ss1on, an analysis was conducted to determme the effect of 6th 

Place and Gallatin Street bemg more heav1ly used by traffic oriented to/from the north as a means 
of mgress and egress to/from the s1te. In the origmal traffic 1mpact study, It was assumed that 20 
percent of the traffic oriented to/from the north (ten percent of the total s1te generated traffic) 
would ut1hze Gallatm Street and 6th Place. The remammg 80 percent of traffic onented to/from the 

north (40 percent of the total s1te generated traffic) would utihze South Dakota Avenue In the 
I 

rev1sed analys1s, 20 percent of the traffic oriented to/from the north (ten percent of the total s1te 
generated traffic) was assumed to utihze South Dakota Avenue, wh1le 80 percent of traffic orrented 
to/from the north (40 percent of the total s1te generated traffic) was assumed to use Gallatin 
Street and 6th Place. Based on the rev1sed site trip distribution, the s1te generated traffic will have 

no impact on the study area Each critical movement at the 6th Place/Emerson Street intersection 

would operate at a level of serv1ce "A" durmg both the AM and PM peak hours. 

1420 Spnng Hdl Road, SUite 600 • Mclean, Virgmia 22102 • 703/917-6620 • Fax 703/917-0739 



Comments were also made with regard to the smgle pomt of access to the subJect development. 

G1ven that the proposed PUD IS expected to generate only 20 vehicular trips durmg the AM peak 

hour (three mgress, 17 egress) and only 30 vehicular tnps durmg the PM peak hour (20 mgress, I 0 

egress), coupled With the mm1mal peak hour traffic volumes on Emerson Street (45 veh1cles per 

hour durmg the AM peak hour and 27 vehicles per hour during the PM peak hour) a single access 

would adequately and efficiently accommodate the proJected traffic volumes. Although only one 

main pomt of access e>asts, residents of the development would also be able to utiliZe the alley 

system (namely the alley south of and parallel to Emerson Street) for mgress and egress to and 
from the system. 

In response to comments regardmg sight distance at the "P' Place/Delafield Street intersection, 

Wells & Associates, LLC conducted a field reconnaissance ofthe intersection to evaluate available 

s1ght distance Currently, a northbound motonst on "P' Place at its mtersectlon With Delafield 

Street has approXImately 140 feet of available s1ght distance looking to the west. Based on an 

assumed des1gn speed of 30 miles per hour (Delafield Street currently has a posted speed hm1t of 

25 miles per hour), the Amencan Association of State Highway and Transportation Officials 

(AASHTO) recommends a stght distance of 309 feet. The hm1ted sight distance is the result of the 

horiZontal curvature of Delafield Street west of "P' Place and is compounded by the presence of 

on-street parkmg on the south s1de of Delafield Street Given the location of the proposed PUD 

and the site access located on Emerson Street, stte generated traffic 1s not expected to add any 

traffic to the "P' Place/Delafield Street mtersection. Therefore, the proposed PUD IS not expected 

to negatively impact th1s intersection. 

Additionally, DDOT commented that s1te generated traffic should be encouraged to use the 
s1gnahzed mtersect1on of South Dakota Avenue and Delafield Street in heu of the unsignahzed 
mtersect1on of South Dakota Avenue and 8th Street. Based on my phone conversation with Mr. 
Louts Booker, DDOT is not requestmg that any spec1fic measures, such as s1gnage, be provided to 

encourage s1te generated traffic to use a particular path. Mr Booker agreed that motonsts wtll 
naturally seek the path that w1ll incur the least amount of delay Accordmgly, traffic leaving the 

proposed development will favor the South Dakota Avenue/Delafield Street mterseCtlon over the 

South Dakota Avenue/8th Street mtersection since they w1ll incur less delay at that mtersect1on. 

Please do not hesitate to contact me at 724 933.90 I 0 or Jlmilanovich@mJwells.com should you 

have any comments or require add1t1onal mformatlon 
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SUMMARY OF ESTIMATED PROJECT SITE DEVELOPMENT COSTS AND REVENUE 

Preliminary 
Umts Pnce 

REVENUE 
18' Townhouse 2 $ 327,800 $ 655,600 
18' Townhouse 31 $ 380,000 $ 11,780,000 
20' Townhouse 42 $ 410,000 $ 17,220,000 
Net Sales Revenue 

Gross Area 
EXPENSES 
Land & Development $ 11,225,000 
House Direct Costs 176,424 sf $ 11,025,000 
Soft Costs $ 5,175,000 
Cost of Sales 
Margin (Pre~) 

Land & Development 
Land acqu1sitton, s1te demolition, site gradmg, proviSions for unsuitable so1ls, 
site development (water, sewer, paVIng, landscaping, etc.), zonmg, proffers 
connection to public utthttes 
Note - Fmal engmeenng is not complete 

House Direct Costs 
All construction costs related to the residential structure and on-lot development 
Note - Fmal house des1gns and spec1ficat1ons are not complete 

Soft Costs 
Acquisition and development fees and Interest, des1gn costs, testtng, permits, 
sales and markettng, project management, general conditions, commissions, 
warranty, financing, real estate taxes, corporate overhead 

Percent 
of Sales 

Revenue 

$ 

379% 
37.2% 
175% 

$ 
7.5% $ 

Total 

29,655,600 

27,425,000 
2,230,600 
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BOLAN SMART ASSOCIATES, INC. 
900 19TH STREET, NW, SUITE 600, WASHINGTON, DC 20006 o (202) 371-1333 • FAX (202) 371-1334 

December 2004 

RE: Emerson Park, Washington, DC 
District of Columbia Economic Impact Overview 

Bolan Smart Associates has been asked to provide a bnef overview of the magmtude of economic 

Importance to the Distnct of Columbia ofconstructmg a $29 7 millmn 75-unit townhome development 

m the 600 block of Emerson Street, NE. Based on evaluating a 100% completed project, our findings 

are summanzed below. 

1. Direct Annual District Tax Revenue: The pnncipal direct tax revenues to the District of Columbia 

resultmg from the completion of this proJect- calculated in $2004- total over $870,000 per year m 

terms of gross tax revenue generated. The primary components of the project generated taxes, as 

summanzed m Table 1, are estimated to be compnsed of 

1) $257,300 per year m real estate taxes (valued @ an average market value of $397,000 per market rate umt) This 

compares With shghtly less than $40,000 m real estate taxes as currently assessed, 

2) $458,400 per year m DC restdent mcome taxes, (based on an average household gross mcome of $109,250 to 

quahfy to purchase a market rate umt @ 27 5% mcome to value ratio, mcludmg a mmtmum reqwred mcome of 

$84,000 to $91,000 feasible With a 5 5% 30-yr mortgage With 5 0% down) Gtven these are mmtmum reqwred 
-

mcomes, there 1S a htgh hkehhood that some homebuyer mcomes Will exceed the mmmmm, meanmg that actual 

mcome tax~ and other mcome related taxes should be expected to exceed the mmunum proceeds calculated 

herem, 

3) $74,750 per year m DC restdent retatl sales tax revenues, attnbutable to $1,987,000 m DC based taxable sales(@ 

50% to 60% DC capture of DC restdent retatl sales), 

4) $34,000 m DC restdent related use taxes and fees (restdential bmldmg operation's, res1dent DMV fees, utthty and 

telecommumcations fees, etc ), and 

5) $45,700 m annually recurrmg property sale transfer and recordation fees(@ 7 0% annual umt turnover) 

REAL ESTATE COUNSELING • ECONOMIC ANALYSIS • DEVELOPMENT & STRATEGIC PLANNING 
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2. Additional Project Related DC Residents: Per a broad-based Distnct goal, the construction of75 

residences will result m additional Distnct residents. By creating an additional supply of new umts 

at this location, new residents currently hvmg outside of the District are attracted to relocate, and 

those existing DC residents that choose to relocate will free up needed mventory for other 

prospective DC residents Particular to Emerson Park, new mid-priced townhouse units proximate to 

a Metro station, a relative rarity in the Distnct, will compete with suburban Metro proxtmate 

locations, as well as proVIde an alternative for existmg Distnct restdents whom mtght otherwtse 

consider relocatmg to a neighbonng jurisdiction. We estimate that the Emerson Park resident 

population Will approximate 207 persons, (2. 7 5 persons per market household assummg 100% 

occupancy and tax paying status). 

3. One-time Construction Related Benefits· The combmation of transfer taxes (1 1 %) and 

recordation fees (1 1 %) associated With the proposed development ($29.7 mllhon m sales= 

approxunately $650,000), coupled With development processing fees, permits, connection fees and 

mspections (75 umts @ $5,000 per umt = $375,000), IS hkely to generate m excess of $1.0 million of 

direct Dtstrict of Columbia revenues. In addition, associated with close to 80 direct annual 

construction Jobs estimated to be created covering a 1.5 year construction period there, will be the 

purchase of as much as $9.0 million of construction materials, a portton of which will be acquired 

through Dtstnct of Columbia tax paymg sources. The economtc multipliers benefitmg the District 

associated with this construction expenditure - wlule not quantified as part of tlus report - will 

obviously be important 

4. Neighborhood Enhancement The infilhng of a dormant industnal site with a new residential 

commumty compnsed of generally more expensive homes than the homes on adjommg streets Will 

tend to stabilize and enhance nearby property values New residential construction should also 

provide street onented and security related enhancements resulting from the higher use of the 

currently largely vacant site as well as augment attendance at under utilized neighborhood public 

schools 

BOLAN SMART ASSOCIATES 
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5. Adding Moderately Priced Units. The apphcant has proposed offering two moderately pnced umts 

for purchase by households eammg 85% of medtan income. Replacmg market pnced housmg umts 

Wlth moderately priced homes reduces the indicated direct annual Dtstnct Tax Revenues for the 

proposed buildmg by approximately $4,000, or on the order of 0.5%. (Note that the applicant IS not 

seekmg any tax or other pubhc sector related fmanctal substdtes in conJUD.ction with proVIding 

moderately pnced housmg units.) 

6 Possible Public School Impact: Emerson Park is located Wlthm the Dtstrict of Columbta Public 

Schools Area E Eastern Plannmg Area, which ts xdentrfied as having underused school capacity, and 

venfied based on current year (2004-05) enrollment at proJect rectpient Brookland Elementary 

School and Berdte Backus Middle Schools. High school age students can select from a number of 

District high schools (but directed toward Roosevelt), all which also register excess capacity. The 

number of school age children at Emerson Park are esttmated to total36, representing an average of 

0 53 students per household (130% Distnct of Columbia average). Based on Dtstnct-Wlde averages, 

of these K -12 students, 25 would be assumed to attend local pubhc schools, four would attend 

Dtstnct charter schools, and 7 would attend pnvate schools (see Table BSA4) 

7. Possible Public Costs: Table BSA4 quantifies posstble Distnct of Columbia municipal costs related 

to serVIng the Emerson Park development assummg 100% new resident status 1 Table BSA4 uses a 

differentiated cost factor associated With residential related users (75% of overall general fund plus 

100% ofpubhc and charter school costs) and non-residential users (25% of overall general fund) to 

allocate representative municipal costs, per the FY04 Distnct of Columbia Local Funded AdJusted 

Budget These Distnct-wtde average residential household costs are then adJusted for the esttmated 

proportional additional demand for serVIces resulting from the Emerson Park project type (35% 

incremental cost of residential related overall costs, lower than the Dtstnct average cost per 

1 Adjustmg for an alternatlve eXIstmg res1dent status would requrre that both cost and revenue computatlons be adJusted to 
reflect the same assumptlons, meanmg that the relanve econonnc 1mpact m propomon to the res1dent status would be the 
same at whatever level of new resldent status 1S assumed 

BOLAN SMART ASSOCIATES 



December 2004 
Page4 

residential umt due pnmanly to assumed minimal human service costs, Emerson Park mtemalized 

HOA supported street I Infrastructure mamtenance and trash collection, and an overall margmal 

impact on general government admmistrative costs). The differential between the dtrect tax revenue 

generated by Emerson Park exceedmg $870,000 (Table BSAl), and the estimated allocated costs of 

$577,000 (Table BSA4), represents a positive annual cash flow to the Dtstnct Government of close 

to $300,000 per annum Fmally, while not exphcttly quantified in thts direct tax revenue analysts, 

extrapolating the economic multipliers resulting from the addition of the economic actiVIty created 

by the homeowners at Emerson Park would mcrease the positive economic returns to the Dtstnct of 

Columbia multiple times over 

Bolan Smart Associates Bolan Smart Associates lS a W ashzngton, DC based economzc consultzng and real estate advlSory firm founded 
in 1985 Bolan Smart's work zncludes economic and ftscalzmpact analyses, asslStmg government m economzc development zmtzatiVes and 
provzdzng a full range of development feaszbzlzty support for the przvate sector The finn lS certzfied by the Government of the DlStnct of 
Columbia's as a LSDBE 

BOLAN SMART ASSOCIATES 



Table BSAl - Combined Land Uses- Emerson Park- Washington, DC 
ECONOMIC IMP ACT SUMMARY- $2004 

Direct Annual District Tax Revenues (assuming no abatements ete.) District Tax Revenue 

1) Real Estate Tax 
see Tables 2-3 

2) DC Restdent Income Tax 
see Tables 2-3 

market townhomes 
moderate pnced muts 

total 

taxable value 
$26,226,000 

$579.584 
$26,805,584 

Reau1red HH!ncome 
market townhomes $109,247 

moderate pnced uruts $72,590 

tax value Per umt 
$359,260 
$289,792 

REtax 
$251,770 

$5.564 
$257,334 

total potential DC mcome tax 
$451,325 

.wl21 

$257,334 

total $458,418 $458,418 

3) DC RCSldent Retall Expendttures 
see Tables 2-3 

4) Other DC RCSldent Related Fees 
see Tables 2-3 

total potenbal taxable sales 
market townhomes $1,953,875 

moderate pnced uruts ~ 

total $1,986,903 

market townhomes 
moderate pnced uruts 

total 

DC capture 
500% 
600% 

5) Recumng Resale Transfer Fees 
see Tables 2-3 

7 0% annual urut turnover 

6) Total Drrect Annual DC Tax Revenue market townhomes 
moderate pnced umts 

Total Direct Annual DC Tu Revenue 

One-time District Revenue 

Property Transfer Tax, Deed Recordation Taxes and Development Fees 
Frrst-tune Homebuyer DC Income Tax Credtt 
Construction Related Sales Tax 

Additional Project Related Residents 
see Tables 2-3 

market townhornes 
moderate pnced uruts 

total 

Direct .Project Full Time Employment (FTEJobs) 

Temporary Constructlon FTE Jobs (a) 
Total FTE Jobs 

Employment, Economic and Tax Multipliers 

Notes 

total residents 
201 

Q 
207 

1R 
78 

(a) ConstruCtion employment $14,000,000 construction cost x 40% chrect labor dlvuied by $48,000 average annual mcome, 

equahng 116 person years dl.Vlded by 1 5 years for proJect completion, reahzmg 78 construction full bme eqUivalent Jobs. 

Prepared by Bolan Smart Associates, Inc (12/15/04) 

DC sales tax 
$73,270 
$1.486 

$74,757 

$33,495 
~ 

$34,061 

gross DC taxes 

$854,520 
lli.1!2 

$870,239 

$1,000,000+ 
not considered 
not considered 

not COllSldered 

$74,757 

$34,061 

$870,239 



Table BSA2- Market Townhomes- Emerson Park- Washington, DC 
ANNUAL DIRECT DC TAX REVENUE NET OF MULTIPLffiRS- $2004 

Project Description 
I) Townhomes 75 umts 

Project Related New DC Residents 
2 75 persons I umt 

2) 

3) Market Pnced Umts 
4) Average Stze (mcludmg garage) 
S) Total Saleable SF 

Real Estate Tax 

73 Unlts 
2.209 gsf 

161,250 gsf 

6) Townhome Real Estate Value (mcludmgparkmg) 
7) DC Homestead Exempnon 
8) Semors Exempnon 
9) Taxable Res1dentlal Real Estate Value 

10) Parkmg (mcluded above) 
11) Total Taxable Real Estate Value 

12) Resxdentlal Real Estate Tax (net of poSSlble DC abatements) 
13) Total Real Estate Taxes 

Residential Direct Tax Revenues 

14) Average Unrt Value (31 umts@ $380K, 42 umts@ $410K) 
15) Probable Average Gross HH Income (mel <$90K mmunum) 
16) Taxable Income 

17) Jnxtlal DC Income Tax 
18) Addxtwnal DC Income Tax 
19) Total Potennal DC Income Taxes 

20) Income Taxes AdJusted for Average Occupancy 
21) Potentlal New DC Resxdents 
22) Income Tax Revenue Adjusted for Resident Status 

23) New Resxdent Retail Expenditures Subject to Sales Tax 
24) DI&tnct of Columbxa Resxdent Sales Capture 
25) DC Average Applico.ble Sales Tax (a) 

26) Other Resident Rehzted Use Taxes and Fees (b) 

27) Personal Property Tax (c) 

28) Totlll Residentilll Direct Tax Revenues 

Recurring Property Resale Transfer Fees 
29) Annual Re-sales Related Taxes (2.2% combmed fees) 

30) Annual Refinance Deed Recordation Taxes 

Parking (Included wtth umt purchase) 

Total Direct Annual Tax Revenue 

Notes 

73 occupied Unlts 
20 I total residents 
~ net new residents 

201 new DC residents 

BuDding I Parking 

I one umt I 
$397,260 

$38,000 per umt $38,000 
constdered unhkely 

$359,260 

$359,260 

0 96% resxdentlal tax rate ~ 
$3,449 

L one umt l 
$179 84 per sf $397,260 

27 5% multiple of umt value $109,247 
70 0% of gross $76.473 

$30,000 ofmttlal taxable mcome ' $2,000 
9 0% DC tax rate over lilltlal H.m 

$6,183 

100 0% occupancy $6,183 
100 0% new res1dents £Q.ID 
100 0% of new resxdents pay taxes $6,183 

35 0% of taxable mcome $26,765 
SO 0% of expendrtures $13.383 
7 5% blend of categones $1,004 

0 6% of taxable mcome $459 

$7,645 

7 0% annual umt turnover 

(a) Based on blend of sales tax on general goods and set'Vlces and DC retamed sales tax on restaurant related sales 
(b) Bwldmg operations purchases, reSident DMV fees, Ullhty and telecommumcauons fees, other hcensmg fees and charges 
(c) FIXtures, etc mcluded m real property value, reSidents assumed not to exceed $50,000 pmonal prQpcrty cxempb.on. 

Prepared by Bolan Smart Assocllltes, Inc (1211 S/04) 

total umts 

$29,000,000 
($2,774,000) 

£Q. 
$26,226,000 

NA 
$26,226,000 

$251.770 
$251,770 

total umts 

$29,000,000 
$7,975,000 
$5,582,500 

$146,000 

i30~.~~~ 
$451,325 

$451,325 
i451,32~ 
$451,325 

$1,953,875 
S276,938 
$73,270 

$33,495 

not consigered 

$558,090 

$44,66Q 

not calculated 

$854,520 



Table BSA3 - Moderate Priced Townhomes - Emerson Park- W1lShington, DC 
ANNUAL DIRECT DC TAX REVENUE NET OF MULTIPLIERS- $2004 

Project Description 
I) Townhomes 75 units 

Project Related New DC Residents 
2. 75 persons I unxt 

2) 

3) Moderate Pnced Unxts 
4) Average Stze (mcludmg garage) 
S) Total Saleable SF -

Real Estate Tax 

2 UnitS 

1.950 gsf 
3,900 gsf 

6) Townhome Real Estate Value (mcludmg parkmg) 
7) DC Homestead Exemptlon 
8) Seruors Exemption 
9) Taxable Residential Real Estate Value 

10) Parkmg (mcluded above) 
11) Total Taxable Real Estate Value 

12) Res1dentlal Real Estate Tax (net ofposstble DC abatements) 
13) Total Real Estate Taxes 

Residential Direct Tax Revenues 
14) Average Umt Value (per developer affordabihty estunate) 
IS) Reqwred Gross HH Income (developer 5.5% mortgage) 
16) Taxable Income 

17) Initial DC Income Tax 
18) Addlnonal DC Income Tax 
19) Total Potential DC Income Taxes 

20) Income Taxes AdJusted for Average Occupancy 
21) Potential New DC Residents 
22) Income Tta Revenue Ad;usted for Resident Status 

23) New Resident RetaJ.l Expenditures SubJect to Sales Tax 
24) Distnct of Columbia Res1dent Sales Capture 
25) DC Average Applicable Sales Tta (a) 

26) Other Resident Related Use Ttaes and Fees (b) 

27) Personal Property Tax (c) 

28) Total Residential Direct Tax Revenues 

Recurring Property Resale Transfer Fees 
29) Annual Re-sales Related Taxes (2 2% combmed fees) 

30) Annual Refinance Deed Recordation Taxes 

Parking (mcluded With umtpurchase) 

Total Direct Annual Tax Revenue 

Notes 

~ occupied units 
6 total restdents 

I 00 0% net new res1dents 
6 new DC residents 

. -
Building I Parking 

I one sf I 
$327,792 

$38,000 per umt ($38,000) 
considered unhkely 

$289,792 

$289,792 

0 96% residential tax rate ~ 
$2,782 

I oneumt I 
$168 10 per sf $327,792 

22 1% multiple ofmnt value $72.590 
65 0% of gross $47,184 

$30,000 oftruttal taxable mcome $2,000 
9 0% DC tax rate over wtlal $1.547 

$3,547 

100 0% occupancy $3,547 
100 0% new reSidents .aiD 
100 0% of new residents pay taxes $3,547 

35 0% of taxable mcome $16,514 
60 0% of expenditures $9.909 
7 5% blend of categones $743 

0 6"/o of taxable mCOlp.e $283 

$4,573 

7 0% annual umt turnover 

(a) Based on blend of sales tax on general goods and semees and DC retamed sales tax on restaurant related sales 
(b) Bmldmg operations pu:rchases, resu!ent DMV fees, utihty and t.elecomm.um.cans fees, other hcensmg fees and charges 

(c) futures, etc mcluded m real property valua, resu1ents assumed not to exceed $50,000 personal property exempllon 

Prepared by Bolan Smart Assocrates, Inc (12115/04) 

total sf 

$655,584 
($76,000) 

iQ 
$579,584 

NA 
$579,584 

$5.564 
$S,564 

-total umts 

$655,584 
$145,180 
$94,367 

$4,000 

~ 
$7,093 

$7,093 
$7.093 
$7,093 

$33,028 
$19.817 
$1,486 

$566 

not QOn!il!lmi!l 

$9,146 

$1,010 

not calculated 

$15,719 



Table BSA4- Emerson Park- Washington, DC 
DISTRICT OF COLUMBIA EXPENDITURE IMP ACT 

Government Service Cost Computation 

1) Occupted Households 
2) Household Stze 
3) Population 
4) At-Place Jobs 
S) 

6) K-12 Students 
7) DlSI:nct Pubhc Schools 
8) D1stnct Charter Schools 
9) Pnvate Schools (18% of total) 
10) 

-

Expenditures and Uses of Funds 

11) 
12) 

13) 

14) 
IS) 

16) 

Government Support 
Econ Development and Reg 
Pubhc Safety 
Non-School Educatton 
Human Support Semces 
PubhcWorks 

17) Fmancmg and Other 
18) General Fund Expenditures 

19) DC Prnnary Schools 
20) DC Charter Schools 
21) School Expenditures 

22) Total Expenditures 

Notes 

2004Local 
Funds Budget 

$220,924,000 
$55,036,000 

$728,115,000 
$107,539,000 

$1,113,277,000 
$305,629,000 
i;22l,m,ooQ 

$2,922,292,000 

$744,971,000 
il3Z,53l,OQO 
i882,502,000 

$3,804,794,000 

I 

D1strict of Columbia 

General Fund 
2004Est. Sem~Cog(!l) 

250,000 
224 

560,000 75% 
670,000 ~ 

100% 

Students Per 
Household 

65,000 026 
11,000 004 
lLQQQ Q.Q1 

93,000 037 

Dutrict of Columbia 

Semce Factor {a) 
N2n-R§!denttal Re~td~tlal 

35% 65% 
90% 10% 
30% 70% 
200/o 80% 
10% 90% 
35% 65% 
llli ~ 
25% 75% 

0% 100% 
00/o 100% 

-

-

Estimate 

75 
275 
207 
0 

25 
4 

1 
36 

I Cost Per PrOJect 
H!ll!sehold ~emce factor 

$574 300/o 
$22 SO% 

$2,039 65% 
$344 75% 

$4,008 20% 
$795 30% 

li.QJ.2 ~ 
$8,800 35% 

Cost Per 
Student 

$11,461 100% 
$12,503 100% 

Emerson Park 

General Fund 
Semce Cost (!l) 

35% 

~ 
35% 

Students Per 
Household (b) 

034 
006 

.!1..22 
048 

Emerson Park 

Cost Per Est PrOJect 
Hou~e!:l,old Servtce Costs 

$172 $12,924 
$11 $826 

$1,325 $99,388 
$258 $19,357 
$802 $60,117 
$238 $17,879 

£2!22 m.2.!.2 
$3,112 $233,409 

Cost Per 
Student 

$11,461 $290,539 
$12,503 $53.637 

~ 

$577,585 

{a) Estimated cost of DC funded non-pnmary school government servtces dlVlded between resxdentJ.al households and non-residential users 
(b) Estimated school age populatJ.on for upper nnddle mcome DC households attracted to Metro locatl.on (30% mgher than DC average per HH) 

Source DtStnct of Columbta 2004 Budget, Distnct of Columbia Pubhc Schools, Bolan Smart Assoctates (12115/04) 
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ARCHITECTURAL DRAWING 

(a) Diagram Identifying Non-Compliant Front Yard Setbacks 
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ARCEUTECTURALDRA~G 

(b) Depidion.,of,Retaining ·w~n.'S&lutions 
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ARCHITECTURALDRA~G 

(c) Alternative Proposal Drawings 
(in event access easement not granted by OPM) 
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ARCHITECTURAL DRAWING 

(d) Revised Entrance Drawings/ 
Supplemental Illustration of Pedestrian Access from 7th Street 
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Holland+ Knight 

November 29, 2004 

Mr. Joseph Wolfe 
Senior ProJect Manager 
Office of Property Management 
4414th Street, N.W. 
Washington, D.C. 20001 

Tel 202 955 3000 
Fax 202 955 5564 

Re. Zorung Com.tmsston Case No. 04-11 
(Rocky Gorge) 7th and Emerson Streets. N.B. 

Dear Mr. WQlfe: 

Holland & Knight LLP 
2099 Pennsylvania Avenue, N W, Suite 100 
Washmgton. D.C 20006 
www hklaw com 

Whayne S. Quin 
202663 7274 
whayne qwn@hklaw com 

As counsel for the Apphcant m the above referenced case, I was extremely surpnsed to 
recetve your letter dated November 22, 2004, at approximately 6·30 p.m. on that same date, JUSt 
prior to the commencement of the heanng before the Zomng Comnusston. Our office has been 
attempting to arrange a meetmg wtth your office smce August of 2004 to discuss the possibility 
of some form of easement or access to the Rocky Gorge property across the Dtstnct's property at 
the west end of Emerson Street, N .B. Calls and e-malls have been made by Denrus Hughes of 
our office, but, aside from a couple of early return messages, OPM has not responded to our 
inqwnes. And absolutely no response has been forthcoming from your office in more than a 
month. 

We would greatly appreciate the opportunity to meet With you to discuss our proposal, 
wh.J.ch is supported by the local ANC and the maJonty of neighbors As you n::taY know, the 
Office of Planmng, the Department of Transportation and the Department of Housing and 
Commumty Development have all supported the proJect as well. 

We also were surprised by the statement m your letter that "OPM is negotiating on behalf 
of the Metropolitan Police Department to acqwie all or part of the Thomas Somerville stte to the 
south." Upon inqwry to the Thos. Somerville Co , we have learned that all of that property is 
under contract to other buyers and that the company 1s not aware that OPM is m any way 
presently negotlatmg for the acqwsitJ.on of the property. Thus, there is a great deal of confusiOn 
m our mmds as to the purpose of your letter, especially m l.Igh~ of the stated poSition on land use 
policy for the area. 



Holland+Knight 

Mr Joseph Wolfe 
November 29, 2004 
Page2 

While the area to the north and south of the proposed PUD 1s mdustnally zoned, that 
zoning IS a remnant from the 1958 comprehensive rezoning when the railroad hnes fumlshed 
spur access to many of the s1tes 1n the area. Much has changed m the mterverung years and, in 
fact, the industrially zoned properbes in the area, With minor excepuon, can only be reached by 
truck through weU estabhshed res1denual areas Today, mdustrial uses are opposed by the 
neighborhood and also do not appear to be appropriate from a land planning standpomt. The 
Office of Planrung, as the Mayor's representatlve responsible for the City's planning, m 1ts pre­
hearing report and at the heanng fully explruned the appropnateness of the proposed uses wluch 
are entuely consistent with the Comprehensive Plan. 

In any event, the topographical situation of the PUD Site, With 30 foot changes m grade 
on the west and south, significantly separates the s1te from the surrounding properties. Ftp.ally, 
even usage by the Metropohtan Pohce Department, as referenced m your letter, would not appear 
to be mcompatlble With the residentlal development proVlded appropnate screemng IS mcluded 
Throughout the ctty, Metropohtan Pohce Department uses are located adjacent to res1dent1al 
development 

The nature of the "on gmng industrial uses,. to the north and south presently are very 
restncted and any expansio:g of mdustrial uses could have a detrunental Impact on the entlre 
residential commuruty 

We look forward tp meeting With you at your earhest convenience to discuss all of these 
Issues. Please call me at 202-773-7274 or my assistant, Lezlle Nye at 202-828-5085, to 
coordinate the meeting 

Thankmg you In advance, 

lam 

Sincerely yours, 

HOLLAND & KNIGHT LLP 

WSQnsn 
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