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SUBJECT: Case No ZC-04-13 Setdown for a Planned Unit Development for ~ ~ 
Square 277, Lots l4, 15, 20-23, 45, 818, 837 and 838 and a related MapOl'" :. 
Amendment to the R-5-B Zone District for all but Lot 45, for 1200-24 R 
Street, N.W, filed by Holland & Knight LLP 

RECOMMENDATION 
The Office of Planning recommends setdown of the proposed planned unit development 
and related map amendment to permit the construction of a four-story (50 5 feet) plus 
cellar apartment buildmg and a flat consistmg of 

• 60 apartment units and 2 flat units, 
• 89 off-street parking spaces; and 
• a 3,600 square foot community room 

BACKGROUND 
The subject property consists of 23,251 9 square feet (1,800 square feet for Lot 45, 
21,451 9 square feet for the retmmder of the site) at the southeastern comer ofVennont 
Avenue and R Street, N W It is descnbed as Square 277, Lots 14, 15, 20-23, 45, 818, 
837 and 838 They are addressed as 1204 through 1208 R Street, 1214 through 1224 
Street and 1642 Vermont Avenue Lot 45 ts unproved with a two-story wtth basement 
row house constructed in 1895 The remainder of the site is improved with a variety of 
buildmgs constructed between 1.880 and 1954, a parking lot and a vacant lot 

PROPOSAL 
The applicant proposes to remove the extsting improvements to the site (with the 
exception of Lot 45) and construct a four-story apartment butldmg, 50 5 feet in height 
Tbe buildmg wtll contain 60 apartments, broken down as follows 

• 5 effietency, 
• 14 one-bedroom, 
• 11 one-bedroom with den, 
• 20 two-bedroom, 

ZONING COMIIIIIDN 
DleblctOfCohlllbta 

CASEJA'--6.-.'f~-~-~-
EXHIBITNQ. ___ / / __ 

ZONING COMMISSION
District of Columbia

Case No. 04-13

Deleted

ZONING COMMISSION
District of Columbia

CASE NO.04-13
EXHIBIT NO.11



1200-24 R Street, N W 
July2, 2004 
Page 2 oflO 

• 9 two-bedroom with den, and 
• 1 three-bedroom. 

A third floor is proposed to be added to the ex1stmg row house on Lot 45 which will be 
converted to a flat contammg: 

• 1 one-bedroom with den, and 
• 1 three-bedroom With den. 

Eighty-nme parking spaces are proposed to be proVIded on-s1te. Eighty-four of the 
spaces are to be located withm a two-level parking garage beneath the buddmg. The 
garage spaces will mclude: 

• 38 compact spaces, 
• 6 handicapped accessible spaces, and 
• 45 standard parking spaces 

The remaming 5 spaces are to be proVIded as surface parking, directly accessible from 
the public alley that runs parallel toR Street. Two of the spaces will be located on Lot 
45, to the rear of the flat, and the other 3 Will be located to the rear of the apartment 
bwldmg. The entrance ramp to the parking garage Will also be located directly off the 
public alley, as will a service and delivery space, a 30-foot long loadmg berth and a 12-
foot Wide 200 square foot loadmg platform. Refuse facilities will be located at the rear 
of·the budding on the loading platform and will mclude trash dumpsters and recycling 
bms. 

AREA DESCRIPTION 
The subject property IS located Within the R-4 Zone District. To the north, across R 
Street, is Metropolitan l3aptlst Church and a field associated With Garrison Elementary 
School. The field is enclosed by a 6-foot high cham link fence and includes an outdoor 
sWimmmg pool and associated outbuildmgs To the east, across Vermont Avenue, IS a 
vacant lot enclosed by a cham hnk fence. To the south, across the pubhc alley, IS the 
parkmg lot and budding for V ennont Avenue Baptist Church and the rear yards of row 
houses All surrounding properties are located Within the R-4 Zone D1stnct. The 
properties to the north, across R Street and the east, across Vermont A venue, are w1thm 
the Greater U Street Histone D1stnct 

Four blocks to the east is the Shaw-Howard Umvers1ty Metrorad Station (Green Line) 
and 3 blocks to the north is the U Street/ African Amencan CIVIl War Memonal/Cardozo 
Metrorad Station (Green Line). 

ZONING 
The applicant proposes the rezoning of the subject property (With the exception of Lot 
45) to the R-5-B Zone D1stnct in combmat1on w1th a PUD for the entire site to permit a 
4-story apartment buddmg and 3-story flat (Lot 45) on the subject property. The 
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proposed development conforms to most of the bulk requirements of the R-5-B Zone 
Distnc~ but needs fleXIbility to the minimum area for a PUD, maximum lot occupancy 
and mmimum side yard reqwrements The proposed loadmg berth does not conform to 
the requrred mimmum size. 

Min. PUD Area 
Max. Bldg. Height 
Max. No. of Stories 

Min. Rear Yard 
Min. Side Yard 

Max Lot Occupancy 
Maximum FAR 

Parking 

Loadin2 Berth 
Loading Platform 

Delivery Space 

* W mver requested 
** Variance requested 

Area Requirements 

R-4 
87,120 sq. ft. 

40 feet 
3 

20 feet . 
-

None 
60 percent 

N/A 

1 per 2 dwelling units 

N/A 
N/A 

-
N/A 

PUD/R-5-B Proposal 
43,560 sq. ft. 23,251.9 sq ft.* 

60 feet SO.S feet 
No Linut 4, 
16.6 feet 65 feet -

12.62 feet 9.67feet** 
60 percent 72.7 percent** 

3.00 2.68 

1 per 2 dwelling units -1 per 1 dwelling unit, 
plus 20 additional 
6 for church room 

1 @ SS ft. deep 1 @ 30 ft. deep* 
1 ~ 200 ~q. ft. 1 ~ 200 sq. ft. 
1 @ 20 ft. deep 1 @ 20 feet deep 

-

The minimum area reqwrement for a PUD within the R-5-B Zone Dtstnct ts one acre, or 
43,560 square feet. The subJect application proposes an area of 23,251.9 square fee~ 
winch includes the existing row house on Lot 45 that is proposed to remam and be 
converted to a flat within the R-4 District Without Lot 45 the area of the subject 
property would be less than one-half of an acre. 

§ 2401.2 of the Zoning Regulations permtts the Com.mtsston to reduce the area by not 
more than 50 percent (or in this case, to no less than one-half of an acre), provtded that 
"after publzc heanng the Commzsszon finds that the development is of exception merzt 
and zn the best znterest of the czty" and that .. at least 80 percent of the gross floor area of 
the development shall be used excluszvely for dwelling unzts and uses accessory thereto." 
The application mdtcates that approximately I 00 percent of the gross floor area of the 
development be devoted to dwellmg uruts, not including the accessory parkmg OP notes 
that the commuruty room, winch wdl contmue to be under the control of the Metropolitan 
Baptist Church, is proposed to occupy approximately 5.8 percent of the gross floor area. 

The subJect application requests this reduction in the mtrumum area for a PUD m the R-
5-B. 

Lot Occupancy 
The maxtmum lot occupancy permitted within the R-5-B Zone Dtstnct ts 60 percent. 
The applicant ts requesting a lot occupancy of 72.7 percen~ an mcrease of 21 percent. 
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Section 2405 2 empowers the Commtsston to vary this reqwrement, "depending upon the 
exact czrcumstances of the partzcular pro;ect. " 

Side Yard 
The mirumum stde yard reqwred With R-5-B Zone District ts 3 mches per building 
hetght, but not less than 8 feet, or 12 62 feet. The subJect application proposes a side 
yard of 9 67 feet, a reduction of 23 percent. Section 2405.5 empowers the Commtsston 
to vary this requirement, "dependzng upon the exact czrcumstances of the particular 
proJect." 

Loading Berth 
The applicatiOn proposes a loading berth 55 feet deep and the subject application 
proposes a loading berth only 30 feet deep, a 45 percent reduction m depth. Section 
2405.6 empowers the CommiSSion to vary this reqwrement, "depending on the uses and 
the locatzon of the pro;ect " 

The Generalized Land Use Map Identifies the property as being m the moderate density 
restdentialland use category. The R-5-B Zone District ts a moderate density general 
restdence dlstnct, as defined by § 105.1(a)(5)(B) of the Zonmg Regulations. The 
proposed use is not inconsistent With the moderate denstty reSidential designation 

Section 350 of 11 DCMR sets forth the intent if the R-5 Districts: 

350 R-5 DISTRICTS: GENERAL PROVISIONS 

350 1 The R-5 Distncts are General Residence Districts designed to pennit flexibility of 
deSign by pemnttmg in a smgle dlstnct, except as provided m §§ 350 through 
361, all types of urban restdential development If they conform to the height, 
density, and area reqwrements established for these dtstncts under chapter 4 of 
this title The R-5 Distncts shall also permtt the construction of those institutional 
and sem1-pubhc buildings that would be compatible wtth adJommg residential 
uses and that are excluded from the more restrictive Residence Dtstncts. 

350 2 The R-5 Dtstncts are subdivided mto R-5-A, R-5-B, R-5-C, R-5-D, and R-5-E 
Districts. In R-5-A Dtstncts, only a low height and density shall be permttted; in 
R-5-B, a moderate hetght and density shall be pemntted; m R-5-C, a medium 
height and density shall be pemntted; and m R-5-D and R-5-E, a relatively high 
height and medium-high density shall be pemntted. 

COMPREHENSIVE PLAN 
The area has been identified on the Generaltzed Land Use Map m the moderate density 
residential land use category. 

Moderate Density Restdential Land Use Category: "Row houses and garden apartments 
are the predomznant uses, may also znclude low denszty housing" 
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The proJect does not appear mconsistent wtth Comprehensive Plan obJectives and 
policies, includmg. 

204 STIMULATING PRIVATE SECTOR GROWTH 

204.2 The pohctes established m support of the sttmulatmg pnvate sector growth 
obJective are as follows· 

'(m) Place a high priority on stimulating and facilitating a variety of 
commerctal, retail, and residential development investments 
appropriate to selected Metrorail station areas outside of the Central 
Employment Area, consistent wtth the Land Use Element and any ward 
and small area plan, and wtth sensitiVIty to surrounding areas. 

The subJect application will proVIde a restdential development near two Metroratl 
stations- the Shaw/Howard Uruvers1ty station and the U Street/Cordoza station 

302 HOUSING: GENERAL 

303 2 The pohcies established m support of the low- and moderate-mcome housmg 
obJectives are as follows: 

(d) ProVIde zonmg incentives, as appropnate, to developers prepared to build 
low- and moderate-mcome housmg, such as permitting additional 
densities in exchange for incorporating low- and moderate-income 
housing in development projects; be proVIsion of housmg into 
large-scale commerc1al developments where zoning benefits are sought; 
and gtve zonmg preferences to mixed-use sites that include housmg near 
appropnate Metrorml stations; 

The applicant 1s requesting additional density and has offered affordable housmg wtthm 
the proJect as an amenity. OP beheves the proposed affordable uruts are not qu1te 
commensurate w1th the requested increase m dens1ty and proJect flexibility OP w11l 
continue to work wtth the applicant to determine the appropriate type and location of 
affordable uruts. 

403 IMPROVING AIR QUALITY 

403 2 The pohcies established m support of the improVIng arr quality obJective are 
as follows: 

(c) Promote land use patterns and transportation services whlch decrease 
reliance on automobiles for commutmg and other routme tnps 
(Measures whlch reduce dependence on automob1les for a sigruficant 
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nwnber of tnps are essentJ.al to a reductJ.on of regional arr pollution. 
Clustering of residences, shoppmg, and work places where they 
can be served efficiently by Metrorail or frequent bus service 
promotes this essential independence ); 

This application Will contnbute to clustermg residences only three blocks from the closest 
Metrorail station. 

405 PROTECTING THE QUALITY OF THE LAND AREAS 

405.2 The policies established in support of the protecting the quality of the land 
areas obJective are as follows. 

(h) Encourage the plantJ.ng and retention of private trees through 
planrung, zonmg, butldmg regulatJ.on; and any discretionary 
governmental action, and ensure the prompt removal of dymg trees 
(or diseased portions thereof), and 

The Landscape Plan proposes the planting of2 shade trees and 22 ornamental trees on the 
subject property. OP will contJ.nue to work wtth the applicant to determine If the 
landscape plan rises to the level of an amentty and IS coordmated wtth the appropriate 
dtstnct agency. 

1100 

1100.2 

1100.8 

DECLARATION OF MAJOR POLICIES 

District neighborhoods are the cornerstones of the Dtstnct's soctal and 
physical environments: 

(b) The Land Use Element supports mcentives for restdentJ.al and 
commercial development east of the Anacostia River In addition, it 
encourages a substantial amount of new housing, primarily in 
housing opportunity areas and near Metrorail stations, in order fot 
the District to perform Its cntical role as the region's urban center 
providmg the greatest denSity of JObs and housmg In fulfillmg this 
role, the District relieves many of the transportatJ.on and related 
environmental problems of the region. 

Development m Metrorml station areas wtll be undertaken to assure orderly 
growth, compatJ.ble InlXes of uses, appropnate densities, good pedestrian and 
vehicular circulation, and appropnate combmatJ.ons of pubhc and pnvate 
action. 

The subject applicatiOn IS for the proVIsion of new housmg near two Metrorail stations. 
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1304 WARD 2 OBJECTIVES HOUSING 

1304.1 The objectives for housmg are as follows: 

(b) Prov1de for the housing needs of low- and moderate-mcome households; 

(e) Reduce the overall cost of housmg among low- and moderate-income 
households, 

The application proposes the provision of four affordable housmg umts, therr s1ze and 
locatlon has not been descnbed. As noted above OP will continue to work with the 
applicant on thls 1ssue 

1311 WARD 2 ACTIONS IN SUPPORT OF TRANSPORTATION OBJECTIVES 

1311.1 The actions m support of transportation objectives are as follows: 

(d) ProVlde sufficient parktng m the Central Employment Area and prov1de 
adequate parkmg m both residential and commercial areas by doing the 
following: 

(3)Stnctly adhenng to current larking requrrements of the zomng 
regulations except in the 14 Stree~ N.W., Uptown Arts Overlay 
D1stnct and expedlnously 1mplementing the Munic1pal Off-Street 
ParkmgAct, 

The subject applicatlon proposes to prov1de parking as requrred by the Zonmg 
Regulations 

1326 WARD 2 OBJECTIVES FOR RESIDENTIAL LAND USE 

1326.1 The objectlves for land use are as follows: 

(a) To conserve and enhance existing residentlal neighborhoods m Ward 2. 

PUBLIC BENEFITS AND AMMENITIES 
The applicant proposes the following public benefits and amentties: 

1. ProVlslon of high quality residential with s1gmficant public benefits and 
amemnes to the neighborhood and the city as a whole. 

2. Prov1s1on of market rate rental umts. 
3. ProVISion of four affordable rental umts. 
4 ProV1s1on of a 3,600 square foot community room for use and control by 

Metropohtan Commumty Church. 
5. Exceptional s1te plannmg, urban deSlgn, architecture and landscaping. 
6 20 parkmg spaces to made avatlable for sale to the commumty 
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7. Purchase 3 lnstoric district street s1gns for the Greater U Street Htstonc 
Dtstrict 

8. Contribution of $8,500 to the D~artment of Parks and Recreation for 
improvements to the Skate Park at 11 Street and Rhode Island Avenue 

Section 2403 8 of the Zonmg Regulations states that "[z]n deczdzng a PUD applzcation, 
the Commisszon shall judge, balance, and reconczle the relatzve value of the project 
amemtzes and publzc benefits offered, the degree of development zncentzves requested, 
and any potentzal adverse effects accordzng to the specific czrcumstances of the case " 
Therefore, the pubhc benefits and amenities should balance any potential adverse rmpacts 
that the proposed development may incur over and above that of a proJect that is 
pemntted as a matter of nght. 

In this case, the applicant 1s proposmg a significantly larger bulldmg than could be 
provided as a matter ofnght w1thm the R-4 Zone District, as shown m the chart below. 

-
R-4 Zone District Proposal 

Number ofDwellin2 Units (max.) 24 62 
Number of Stories_ (maL) 3 4 

Buildin2 Height (maL) 40 feet - 50.5 feet 
Gross Floor Area (max.) 41.853.42 sf* 62.357 sf** 

* Based on a 3-story bulldmg With a 60 percent lot occupancy 
** As revised by the applicant on July 1, 2004 

Increase 
158.33 percent 
33.33 percent 
26.25 perc~nt 
48.99 percent 

Section 2403 3 states that the "zmpact of the project on the surroundzng area and on the 
operation of czty servzces and faczlztzes shall not be found to be unacceptable, but shall 
znstead be found to be either favorable, capable of bezng mztzgated, or acceptable gzven 
the qualzty of publzc benefits in the project " In addition, § 2400.2 states that the 
"overall goal zs to permzt jlexzbzlzty of development and other zncentzves, such as 
zncreased buzldzng height and denszty, provzded, that the project offers a commendable 
number of qualzty of publzc benefits and that zt protects and advances the public health, 
safety, welfare, and convemence. " Although the above chart indicates that the requested 
increases are substantial, the Office of Plannmg believes that they are "capable of bezng 
mztzgated." However, the Office of Plannmg v1ews the proposed

1 
amenities package as 

not quite commensurate and Will continue to work wtth the applicant 

The provision of four affordable housmg umts can contribute toward mitigating the 
tmpact. Ftfteen percent of the bonus gross floor area ts 3,076 square feet. The 
application proposes 3,092 square feet spread out over four units. The followmg chart ts 
illustrates the number, type and percentage of the umts proposed for the project and the 
percentage of the types of umts proposed as affordable. 
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Unit Type 

Efficiency 
1 bedroom 

1 bedroom+ den 
~bedroom 

2 bedroom + den 
3 bedroom 

All Units 

5 
14 
12 
20 
9 
2 

Percent of All Affordable Units Percent of 
Units - Affordable Units 

-
8 2 so 

23 0 0 
19 1 25 

-
32 1 25 

-
15 0 0 
3 0 I 0 

As shown on the chart above, the mix proposed for the affordable units 1s not 
representative of the total umt nux of the buildmg, with 40 percent of the total number of 
efficiencies proposed as affordable 

The provision of 20 off-street parlang spaces for sale to the commumty Wlthm a two­
block ramus may contribute toward mitigating some Impact of the proposal. However, as 
thls 1s an amemty that is proposed to be sold rather than proVIded to the commumty, Its 
value as an amemty needs to be deternuned. 

The application indicates that a Commumty Room Will be proVIded Within the bwldmg, 
however, this room is under the control and use of Metropolitan Baptist Church and does 
not appear to be available to the residents of the buildmg m a typtcal context. The 
application mdlcates the Church will use it as a "commumty meehng area and small 
conference and seminar area for members of the Metropolztan Baptzst Church 
congregatzon, and as avazlable for use by the owners in the new houszng development 
and members and orgamzatzons zn the immediate surroundzng communzty." The value of 
thts amemty w11l be affected by the abihty of the commumty and the extent to which they 
Will be able to access thls room. OP has asked for additional information on the specific 
uses and estimated avallabthty of thls space. 

The application indicates that a nurumum of three (3) histone stgns Will be provtded for 
the Greater U Street Historic Distnct. The cost for each stgn 1s approxrmately $250. 
The Dlstnct Department of Transportation Will install the stgns 

The apphcat1on proffers the proVISion of "hzgh qualzty reszdenhal wzth szgnzficant public 
benefits and amenztzes to the nezghborhood and the czty as a whole" and "exceptzonal szte 
plannzng, urban deszgn, architecture and landscapzng." These are mcluded under 
§ 2403 9 as categones under which pubhc benefits and amemties may be exhlbtted and 
documented. OP recognizes that the proposed proJect 1s a sohd and attractive residential 
complex that rmproves the streetscape and neighborhood appearance, however, add1t10nal 
document is needed to explam how the proposal furthers these as amemt1es A letter, 
subnutted to OP after the filmg of the application, mdlcates that they will work with the 
Department of Public Works for mcreasmg the amount of landscapmg shown on the 
proposed Landscape Plan and that they will mamtam any landscapmg to be proVIded 
Within the pubhc space 
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The application also proffers the provision of "market rate rental umts". The Office of 
Plannmg does not VIew this as an amemty. 

The applicant has Imtiated discussions wtth the Department of Parks and Recreation for 
$8500 worth of Improvements to the Skate Park located at 11th Street and Rhode Island 
Avenue 

COMMUNITY COMMENTS 
ANC 2F, m a letter dated Apnl22, 2004, mdicated that they voted unanimously to 
support the proposed Planned Unit Development at their meeting of January 7, 2004. In 
a letter dated March 12, 2004 to the Zonmg Commission, the ANC stated that the 
"community is supportrve of several amenztzes whzch wzll occur as a result of the 
redevelopment of the site, includmg the removal of non-conformmg commerczal and 
office use, and the applzcant 's commitment to provzde an addltzonal 20 parkzng spaces 
avazlable for sale to reszdents m the commumty " 

RECOMMENDATION 
Section 2403 10 indicates that a proJect "may qualify for approval by bezng partzcularly 
strong m only one or a few of the categorzes m § 2303 9, but must be acceptable m all 
proffered categorzes and superzor m many " Section 2303 2 states that the "applzcant 
shall have the burden of proof to JUStify the grantmg of the applzcatzon accordzng to these 
standards " The amemties package still needs additional definition, but OP beheves the 
details can be resolved prior to public heanng. Overall, OP finds the project not 
inconsistent with the Comprehensive Plan. 

The Office ofPlannmg recommends setdown ofthe proposed Planned Umt Development 
1200-24 R Street, N.W., Square 277, Lots 14, 15, 20-23,45, 818, 837 and 838, and 
recommends setdown of a related map amendment to assign the R-5-B Distnct to all but 
Lot45. 
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Oftlce of Planning - June 22. 2004 

This map was creatBd for planning 
purposes from a variety of sournes. 
It is neither a survey nor a legal document 
Information provided by other agencies 
should be verified with them where aoorooria1B. 
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