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SUBJECT: Supplemental Report for Zoning ColllQlissio• Case #I 04--14/0l-31U/93-JfiFI9Si-16~ 
Florida.RockProperty, IOOPotomacAve. SE. (Ward6, Sq. 707,708, 708E,~8S~ 
Application for a Stage II Planned Unit Development and Map Amendment~ t5 

N 

L RECOMMENDEDACTION 

OP recommends that the Zoning Commission defer action on Zoning Commission Case #04-
14, Florida Rock Property Stage ll PUD Uiltil April, 2006, pending ~ompleti9n of South 
Capitol Street and Ballpark Area master planning initiatives and incorporation or potential 
site pi.Q alteratiops to the Florida Rock site which may result; and resolution of the 
applicant's amenity package. 

U. BACKGROUND 

At ~ iuly 12, 2005 m~ing, the Zoning Commission set down for a public hearing Case #. 04-14, 
Stage U review ofredevelopment of the Florida Rock property (FRP) located On the south side of 
Potomac Avenue SE, between South Capnol and First Streets ~E. The 5.8 acre waterfront site is 
currently occupied by Virginia Concrete, and tb~e is no public llCCe8S to its 800 llnear feet of 
waterfront. The site slopes down from Potomac Avenue to the bulkhead along the river. The site is 
within the Anacostia Waterfront Initiative and the Near Southeast Target Area, and Within the 
Buzzard Point I Near Southeast Development Opportunity Area. 

The proposed project includes just over I miUiQn square feet of otlice, residential, hotel and retail 
development in three buildings coooected by undergroupd p~ ail within SquareS 707, 708, 
708E, 708S. Square 664E, wbiQb was included il;l pa$t versjo11s of applications. fQr tbi~ site, is no 
longer part of the application. Retail developmentwillline the streets, aqd the waterfront ~s 
proposed to be landscaped as a promenade and bike trail, part of the Anacostia Riverwalk system. 

A more comprehensive review of the applicatio11, the planning history for this site, and OP analysis 
is provided in the attached OP reports for setdown, dated July 2, 2004 and September 3, 2004. 

nL CURRENT PROPQSAL 

The overall fbrn;t of development, as described in the Applicant's November 18, 2005·Supplemental 
to the Pre-Hearing statement (dated May 3, 2005), has ~ot changed significantly from that which 
was proposed as part of the original application. Minor changes include: 

-a1111lt81ll rr r lilt 
llattdsfS!P dial 

=.;,._~l14 #,4 

ZONING COMMISSION
District of Columbia

Case No. 04-14
22 ZONING COMMISSION

District of Columbia
CASE NO.04-14
EXHIBIT NO.22



ze:: Case# 04-14/ 01-31TE- FRl-- Stage II PUD- Supplemental Report 
Date: November 28. 2005 pa:ge 2 of3 

• ilmprovements to the location and functioning of loading and parking access from Potomac 
Avenue SW- OP is supporting ofthese changes in concept. 

• Alternatives fot the desigil ofthe west buildiilg, as it relates to various potential configurations 
of a new form of intersection at Potomac Avenue a.ild South Capitol Street 

• The two cha.ilges noted above result in opportunities for some ground floor changes which may 
increase the amount and location of retail space. 

• A·cottection to the FAR. calcUlation, to increase-the residential floor area by just over 14,000 
square feet. The revised amotint is- still within that permitted under Stage 1 approval. 

• Removal of a significant amenity item, the-landscaping and maintenance of Reservation 24 7, as 
this site is now part of the Ballpark site. The applic~t has committed to providing an open 
space amenity with· a monetary amount equivalent to that proffered for Res. 24 7, but the 
submission does not describe an -alternative for'this amenity item. O:P com~urs, that re~ohJtion of 
thi.~ i$sue is depend::ro.t on additional discussion and planning for the. overall area. 

• Additiqnal resolution of the affordable housing comp~ment, which wo~ld coll$ist of9,600 
square feet Qf residential are~ (equivalent to 15% of the bonus residential density), available .as 
''workforce" housing at 80 ""- 120% AMI. 

IV. OP ANALYSIS 

OP remains supportive of the overall design in_tent for the site, and supportive of the densities and 
heights approved as part of Stage 1 review and as proposed in the current submission,. However, as 
noted by the applicant, thete ate $igni1icartt issues which ate Uiltesolved, but for which greater 
resolution is expected in the 'near future. These include resolution of the riature of improvements to 
the South Capitol Street corridor by bOOT; the nature of improvements and alterations to Potomac 
A venu~ SE a,nq Fi_rst Street SE; the nature or pu}>lic opep space al<;>p.g this ~~ction of the Nl~CO$tla 
waterfront; and the natur~ of other development wifuip th~ general area. These outstanding issues 
may impact the design of the project-, as w~ll as the nature and scope ofthe amenity package. 

I;> DOT has advised OP that they have not had ail opportunity to review the most recent plans in 
detail. Decisions regarding property acquisition for the South Capitol Street corridor are imminent, 
so additional detail and certainty will be available over the next few months. 

With regards to b~.lpark a,nd. area dev~lopro.ent, a st:Jbro_ission for review of the ballpark.<Jesign by 
the DC Sports and Entertainment Commission (DCSEC) is also eminent, and a Commission hearing 
to consider the design is a.ilticipated' early ·in 2006. The form and character of the ballpark structure, 
the location of retail Within that structure, a.ild the design of Silitoundifig plazas and lahdscaping 
may impact use allocation and site planning on the FRP site. 

OP haS also been advised by the Aflacostia Waterfront Corporation (A WC) that a Request for 
Expressions of Interest ("RFEf') for Ballpark-Related Development was issued on September 16, 
~OOS. The ev~uatio~ committee is ~pected to m~e a tinai reconynend_ation of one or more 
developer teams, who will be able to negotiate development rights for land assets the A WC may 
acquire in the Ballpark District, fot presentation to the A WC president and A We Board in ZONING COMMISSION
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December. This is expected to iili.tiate a 90•day master planning process for the ballp~l_{· district 
(i.e. March, 2006 completion). 

ln ~dition, A WC anticipat~s that the· draft Ballpark Oistrict Development Strategy Summary 
(posted on the A WC website Septemb~r 231'1!, 200~) and a drat): South C~pitol Street Plan will also 
be presented to the A WC Board in December. Following comnrqnity review, submission ofa final 
plan fot A WC board approval is anticipated at either the February or March Board Meeting. 

For these reason$, OP feels that by mid April2006,.the information needed to more fully assess this 
propos~ against important bro~d~r pla.plling ll.;ritiatives will be available, with opportunity for the 
applicant and OP to assess potential·impacts and opportunities for the FRP site. 

V. SUMMARY AND RECOMMENDATION 

While OP remains supportive of the applicant's overall development program, including the 
proposed height_s;, densiti~s, and use JPix, the 1,1ature and extent of outstanding issues and planning 
initiatives wbjGh directly and indirectly iro.pact dev~lopment on this property are sigpificat)t. In 
particular, decisions regarding the layout of South Capitol Street and· how it will meet Potomac 
A venue and the ptopo.sed new FredeJick Douglass Bridge (and the resulting impacts on size and 
configUration of~e FR:P site as well.as off-site grading); the natiite of development on surrounding 
properties; and the nature oftheapplicant's amenity package remain outstanding. As such, OP 
recommends that the Commission·either postpone this public hearing, or conduct a public hearing 
but not clos~ it to a,llow an opportunjty for discussion of a more re:fuied and certain proposal in the 
spring of2006. To date, tbe applic.ant ha$ been.rewonsiv~ to the chliDging.n~t\Jre.ofthis p~ of the 
District, _and. discussions.between:the· applicant; OP, A WC; and DDOT. are.ongoing. ·However;-to 
permit greater certainty through the completion. of the necess·ar.y planning work: currently ooderway, 
a delay to allow the Commission to review a more finalized and resolved proposal· is recommended. 

EM/jl 

Attachments: 

1. OP setdown report, dated July 2, 2004. 

2. OP supplemental setdown report, dated September 3, 2004. 

ZONING COMMISSION
District of Columbia

Case No. 04-14
22



Office of the Director 

MEMORAND_UM 

GOVb ........ -1MENT OF THE DISTRICT OF COLL~ • ....SIA 
OFFICE OF PLANNING 

* * * ~ 
Z£J iiR 

TO: Pi$trict of Columbia Zoning Commission 

~eWttman, Director 

:--;:; .e~ J 

• 

FROM: 
I 

r·-..) r~~ >~; 
-·' 

Office of Planning 
J -- ._/ 
~----So ... 

DATE: July 02, 2004 

SUBJECT: Setdown lt~port f9r Zoning Commission Case# 04-14/0l-31TE/98-17F/9~1~t ·:.; 
Florida Rpclc Ptvperty, 100 Potomac Ave. SE. (Ward 6, Sq. 707, 708,-708E, 7Q8S) 
Application for a second St~e Planned Unit Development and Map Amendment 

L RECOMMENDED ACTION 

OP recommends tbat the Zc;tning Commission set do·wn for a Public Hearing Zoning 
Commission Case #04-14_, Florida Rock Property Stage ll PUD. 

ll. EXECUTIVE SUMMARY 

On behalf of the owners, Holland & Knight, LLP has submitted a SecotJd-St~e Planned Unit 
Devefupment Application and Map Amendment fot the Florida Rock Property site at 100 
Potortmc· Avenue SE. The site is within ~.he Anacostia Waterfront Iriitiative and the Near 
Southeast -Target Area, and within the Bu.zzWd Point-/ Near Southeast Development Opponunity 
Area. Virginia Concrete currently occupies the site. 

The proposed project includes just over 1 million square feet ofoffice, residential, hotel and 
retail development in tbree b'Qildings connected by underground parking, all within Squares'707, 
708, 708E, 708S. Square 664E, which was inCluded in past verSions of applications for this site, 
is no longer part of the application.. Retail development will line the streets, and the waterfront is 
proposed to be landscaped as a prome11ade an.d bike trail, part of the Anacostia Rivenvalk 
system 

OP feels that the ~pplication conforms to the design guidelines ~dopted forthe site,. as well as 
with the Comprehensive Plan, Anaeostia Waterlfont lnitiativ~, and Near Southeast Plan goals 
and objective$. It ~o conforms to the proposed C-3~C zoning in tertPS of both density and 
height. The ~pli~nt is proffering an appropriate COmiJ:lunjty amenity package. 

As such, OP feels that the project merits being set down for Public Heating. 

ill. SITE- See Site Map, Attachment I and Photos, Attachment II 

The 5~8 acre waterfront site inCludes Squares 707, 708, 708E, 708S. The site is located between 
Potomac Avenue SE and the An~costia River, and between F~t Stre~ SE and the Fredf!iick 
Douglas Bridge right-ofway. It is currently developed and in use by Virginia Concrete, a 
concrete mixing and hatching operation_. The site has over 800 linear feet of waterfront on the 

sot North Capitol street, N.E., suite 4ooo, washington, n.c. 20002 phone 202-442-7600, fax 202-442-7638 
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Afiacostia Rivet, but there is currently no public access. The site slopes down from Potomac 
Avenue to the bulkhead along the river. 

IV. CONTEXT- See Context Map, Attachment III 

The Florida Rock site is largely surrounded by industrial uses, other than the Anacostia River to 
the south. The closest Metro station is Navy Y atd, a short walk to the north on M Street SE. 

Much of the surrounding land is underutilized and underdeveloped .. Significant redevelopment 
within the area is underway or anti~ipated, including the Southeast :Federal Center Site, the 
W ASA sjte, and USDOT Headquarters $ite, an.d the N'thu.r C~;tppex: Hope VI redevelopiiJ.ei_lt !;ite 
to thee~t and the north. Significant:Qew deye.Jopment ~d tb,e repl!!~elJleu.t of the Fred~riclc 
Douglass Bridge are ap.ticipated to the west. The site is p~ oftbe rapidly changing Near 
Southeast area, and is ail integral c_omponent ofthe Anacostia River waterfront. Planning 
initiatives for the general area include·: 

1. Anacostia Waterfront Initiative 

On March 22, 2002, twenty Feder~;tl and Pistrict agencies that own land or have jurisdiction 
a1ong the Anacostia River signed the Anacostia Waterfront Initiative (A WI) Memotandlllil of 
Understanding (MOU). The MOU represents a cOtt:i.nfitment by an of the signatory agencies 
to create an active, cohesive, and well-planned Anacostia Rivet waterfront. The vision of the 
A WI is of a clean and vibrant waterfront with parks, recreation uses, and places for-people to 
meet, relax, encounter nature and experie:Q.ce the Jteritage or the waterfront. The A WI ~lso 
seeks tQ.revit~liz_e surrollnding neighborhoods, enb@ce and protect park areas, improve 
water quality and,environment; and, where appropriate, increase access to the water and 
maritime activities along the waterfront. Mayor- Williams officially released the Frainework 
Plan .. for the A WI on December 3, 2003, with additional information available on the Office 
of Planning website at http://planning.dc.gov. Planning principles cited in the AWl are: 

(a) Restore: A Clean and Active River- The proposal, as submitted, includes ipitiatives to 
manage and filter,- on site, stox:rn water. Important new access along the edge of the river 
would be provided-"- wit_h access comes increased interest and stewardship. 

(b) Connect~ Eliminating Barriers and Gaining Access ...,. The proposal includes \dtal access 
to the river via new internal streets, as Well as a new waterfront promenade and riverwalk 
trail connecting the site to the SEFC site to the east. 

(c) Play: A Great Riverfront Park System- the proposal would provjde.t_he p:ul;>_ljcly 
~;tccessible Riverwalk and Tr~il. ~ well as retai_l and entertaj_nment overlooking and 
animating the waterfront. The amenity package also includes the landscaping of a small 
reserve area on the north side of :Potomac Avenue. 

(d) Celebrate: Cultural Destinations of Distinct Character- The proposal includes 
destination retail along the water, and along major connection ways to the water. Its mix 
of uses includes hotel, and possibly entertainment space. 

ZONING COMMISSION
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(e) L_ive:- l31Jil4ing St_rol)g .Waterfront Neighborhoods,- The proposal includes significapt 
re~_id~nti.al an.d botel $pace along the edge of the Rivel"Walk:,. as well as office space along 
Potomac Avenue SE. 

2. Near Southeast Target Area Plan 

While the A WI established an overall vision-forth~ An~cp~tia wat~drc:mt, it also includes 
identification and more· detailed. study of a number df "target areas''. Th~- N e~ Soufuea;;t, the 
target ~e~that inciudes the subject site, is undergoing rapid transition with a nU111ber of 
separate pot~nti~l or plan_ned deVelopment projects. Buildjpg upon the issues arising from 
the. Near Southeast Neigl;tbQrhood an<;l Watet:frontWorkshop of May 2000, a Plan fot the 
Southeast has -been drafted t:o h~lp pi~ for and coordinate development within tliis area .. 
Core reco:niinendations of the Near Southeast Area-Plan inciude: 

• Provide for Couti_r).upus Open Space along the SoutheaSt Waterfront~ including a 
major park along the SEFC waterfront. -

• Connect Existiqg and FutureNeighborhoods and the-District to Waterfront. 

• Provide- for Mixed-Use Development 

• Balance Uses along theM Street Corridor and New Jersey Avenue. 

• Provide a-Network of Open -Spaces to connect communiti¢s and the river. 

• Integrate Development Plans for sub-areas or specific proposals. 

The Florida Rock proposal will fimher a number of these principles, by-providiii&,'~f;p:tixed 
use development on the waterfront, which proY:tcles ]Jle~iqgfu1 access to and aloqg_9le edge 
of the river. In doing so, it contributes_ to the coe>rdin_~~i<:1IJ. ()f qevel<>p~ent plans along the 
waterfront. The proposal inc hides t1;J.e creation -or-important qyerw~lk copn,ectiQnS to the 
S_EfC site waterfront park, as well as the creation offiew physical and yisu~l connections 
'from· the surrounding i)~ighborhood to the waterfront. 

3. South Capitol Street Gateway and Improvement Study 

Th~ Pistrict Department .of Transportation anq·OP ate·cuttently coo~dinatiiJg s~pwa.te South 
C~pitol Street planning efforts. DDOT i$ competing a traffic and preliminary de~i~ study of 
the reconfig\lred ·transportation infrastructure ,resulting fro'ql the future.constJJl~tion of a ~ew 
Fredrick DQ~gleis~ Bridge. .OP is currentl),- completing a Small Area Plan for the corrid.or that 
will create a s~t of l;ll'chft~ctural and landscape design standardS for new development. The 
goal of both efforts is the tr~~f<>irnation of South Capitol·Street into a gtand and lively urban 

··boulevatd.in the tradition ofPeJJnsylv@i.a Avenue and Connecticut Avenue, serving 
residents ·and visitors as· a principal .gateway to the U.S. C~Ritc:>l, the Anacostia watez:front and 
the Surf(.)UJJQiQ.gl)eighborhoods On both sides Of the rivet. 

the of the Florida Rock site design responds to-its W3terfr<>~t l<:>~a.ti.on, ~d to the potential 
ieconfigurat_io:t:l of the access to the brjdge with the possible .. cre~tion ofnew open space 
where the access currently is (directly to the west cif the Flori4a Rock site). 
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The Florid~ ro~kisit~ is·adj~ce11t I clQse to~ nuniber of other significant d~yelopmeJJ,ts projects 
a,nd propos:als, including: 

1. WASA Pump Station Rehabilitation - Zoning Coininission Case 04-07 

WASA recently received Zoning Commission approval for largely t~lmic~l upgradil!g of the 
tWo PumP statio11.s op the sit~, With ~ W ASA coiD!11itme11t to provide a mor~ c<;>mpre.h~msive 
sit~ deyelopm~nt pl~ within 2 years. An. imp_qrtant :co~ponent of this .appro~al is a W ASA 
commitment to provide for the Anacost1a Rivetwalk along it~ nvetfrortt, which permits a 
ditect connection between the Florida ROck and. SEFC sites. 

2. Southeast Federal Center (SEFC) -Zoning Commission Case 03-06 

Th~ 44 acr~ SEFC site lies be.tweel! M str~t SE an.d the Anacos.tia River~ and between 1st 
Street SE. and the Washington Nayy Yard. Zoning Conunission Case# 03 .. 06 established a 
new SEFC Overlay and zoning for the SEFC land~ to create a .new miXed use neighborhood. 
The owner ofland, the federal General Setv:ices Administration, has now selected a master 
developer for the site~ F otest City Washington. The SEPC site will ultimately be developed 
with 1.8 million square feet of office; over 3 million square feet of residential; ret~_il on ro~jor 
$treets to serve both residents and visitors; and an important 5 acre minimum park space 
along the waterfront. 

3. US Department of TFansportation. (DOT) Headquarters- Z.C. Case 03-05. 

the new US DOT Headquarters.is under.construction at the·centerofthe.SEFC .site, OJJ. M 
·Street SE betWeenNewJersey.Avenue and 4th Street SE. Deve.lopme.nt''will'indqqe 
approx.im~tely LS m111iot1.sq~lge f~~tofoffige sp3ce, tg will bring an aqditiona1 7,500 
federal employees to the neighborhood as Well as some ·street retail and a lat:ge public plaza 
with retail space at the comer of New Jersey' .Avenue and Tingey Street 

4. Riverwalk Demonstration Trafls 

The District Department ofTransportatlon (I)])OT) h~.s <;:o_11traqted with the Earth 
Conservation Corps, a nqwprofj(you1h service organization,. to complete a design/Build 
project of d~IlJ.QI11!t.r~tion An.~cq!rti3 Riv~rw.3lk Trails. State .. of•the-att, low· impact trail 
sections have-been completed at the Matthew Hensott Center in Buzzard Point, (directly to 
the east ofthe Florida tock site) and the Capitol Pump house, and are being constrUcted 
beneath the 11th Street Bridges. 

V. BACKGROUND AND PLANNING HISTORY 

First Stage PUD approval was issued pursuant to. Order No; 850 i11 1998. Second· St3ge·a:pproval. 
was also giv~. in~ f999 (orqer 91Q) .. A 2002 ~questc to extend the approval 'w.as denied, due to 
concerns that the proposal no longer met evolving planning objectives for the area However, in 
2003, the Zofiihg Cortiiilission agreed to an extension of the First Stage 3pprova.l3nd ~dopteg .~ 
set of guidelines for development of a-Second Stage application. Below is·.a short suniiilary of 
past approvals of and changes to development applications for this site: 
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··- -- ------ . - -- ------- - - -- --

Qrd:er/. Pat~ Type Pescript.on 
J ~pplication 

-- - -~-- -·- -- --~ 

--

1 5t Stage PUD 
- - .. - -- . ------ ·- -

Otdey 8$Q; 6/8/1998 ApprQVeci 
ZC Case 95-16P 

-·- -~ --- .. - -· - -·- ·- --
Order 91Q, 1118/1999 2nd Stage Pl:JD Approval for 1 .-5 tnjlliOIJ. ~quare feet of 
zc C~s~ 98.,17F corotn~rcial development iri two buildings 

ranging .from l1 0 "'" 130 feet m height 

Square 664E to be developed With V-a $Ilion 
sqJt. tesid~ntiaJ 

·- . - ------ - - - -· 
Qrder9W~A ~/\3/2002 
ZC Case Ol-31TE 

'Extension re.quest Zoniilg Co:mroi:ssion denied extension .request 

- -~-- ---- - -- - - ---- ----
Order910..:B 1i13/2003; R~consicieration Zoning Commission voted to not ~x~end 

2/24/2003 ofextension .Sec.O:il:ci S{a.ge approval, but yoted to extend 
denial First Stage approval fotofle year, subject to 

. -
_adoJ:*~4 set 9f design ~idell11:es 

-----

VI. PROPOSAL 

The applicant is seeking Plann~q lJnjt Development (PUD) Second"'Stage approval as well as 
rezoning to CG/C-3-C. 

The applicant wish~~ to construCt a miXed-use development <>f Nst over 1 million square teet m 
total area~jndudirig two office lmildings on Potomac Avenue BE, ~d ~-hotel and a residential 
located closer to the waterfront iloiJg an extension ofHalfStreet SE. Ret~ll $J)a_Ge would be 
loc~t~d in t]:le ground floor of all buildings, inGludlp.g along Potomac Avenue, Ealf Sieet, a 
pedestriaD "allee" connecting Pqtomac Avenue to the wat~nt, and the wide riverWalk 
promenade~ Sit~ topography would be altered to a1low all of$e retail to be at one livel, while­
the rivetwalk promenade would incorporate the grade chang~ illterraced levels~. Undetgt:ound 
parking for over l,QOO.¢ars apciloa9ing facilities·would be accessed from Potomac Avenue SE. 
Prop-off and delivery access to the bot,el and residentiall.iJiits, as well as a,n·~ddiQ.orta:l access to 
1JI)derground parking, would be provid~d trow the Half Street SE extension,. Ad<lhio.rtal 
pedestti_~ access along the allee and from ~e ~rtd o(First Street SE would be provided. 

The height ofthe fourbuil~ings would vary from-112. fe~t aHhewest end of the site to 92 feet at 
the east end. 'I)le roof of the office bwldiiJ.g5is designed to be a "green" roof; ahd includes 
.screening· for the anlenn_ae are~. Building design incorporates a number of setbackS, particularly 
along the elevation f<iGii:lg the river. 

The site plan includes the rivetfront prome.nade with segregated bike and pedestrian pathways, 
seating, anci pl~:ting _areas- some ofwhich·serve in. the stormwa:ter retention and infiltration 
program. "Green" building 1n1d site· design ate an important ~.ompon~t. As· part oOhe amenity 
package, the applicant is also proposing off-site· landScaping, 'induding a riverwalk connection to 
the, SEFC laAd to the east (across the W ASA site), and Reservation 24 7, controlled by the 
District, including the installation of additional·bio"infiltrat16n beds. 
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The proposal would partjcularly fw1h~:r the .following major themes of the Comprehensive Plan, 
as outlined and detailed in Chapter 1 - General Provisions 'Element: 

(u) Stabilizing and improving the.District's neighborhoods: Th~·propo~ecilJli_x~d-~~e 
development would also provide greater a~ce~~b_il.icy to a cl~aner, more public 
waterfront than the current industrial zoning and development. 

(lJ) [n(:rf!asing the quantity _and quality of employment opportunities i,z the District: The 
AWI vision for this area is the ttSI:lSfonnation from a. predominantly heavy ind'!lstrial 
use to a more mixed-use form of deveiopment. the Florida Roc~: proj~ct -wotJld 
-provide more varied employment opportunities in hotel, office and retail spa~e. 

(d) Preserving and promoting t;u_ltural a_nd na_tural amenities_: The ·proposal inclj~des 
greater access to 8.IJ.d ~tewwdship of the Anacostia waterfront. The development itself 
may hlcqrporate a ctjlt_Wal c_omp_~nent. 

(e) Respecting and 'improving the physical character of the District: The ;:tre_~ is ctJITe_ntly 
underutilized but has great. potential due to its proximity to fue·wa~erfront. 

(h) Reaffirming and strengthening the l)i_stti(;t 's rol(J as the economic hub of the National 
CapitalO/?.egion; 

(i) Promoting ~nhanced public safety: A broader range of more-Intensive uses, inchidirtg 
greater access aiong·and to ·the waterfront~-will belp to ·ma,ke this desirable area-more 
inviting and safe- for all ~sidents of the District-. 

The Col.llprehensive Plan also includes a number of specific sections of relevance to this 
application,_inohtding ones related toEcqnomic :Development, Housing, E.nviroiJroental 
Protection, Transportation, Urban Design and Land Use; especially Q:nes rela~ed to new 
development along the Anacostia waterfrOnt. in addition, the proposa1 wc:ni.ld. fu:rthet a n-umber of 
goals and objectives for Ward i, which the site :was withiJJ prior to the. 2002 Ward distribution, 
and Ward 6. An outline or these se~tion$ ofrel~va.nce is provided in Attachmeiit.N. 

VIII. COMPREHESIVE PLAN GENERALIZED LAND USE MAP 

The Comprehensive Plan Generalized Land Use· Map shows the site as '!mi~~d use" high density 
res_idential I medium-high density COmmerCial I produCtion ~ci t~~lmi~~l empl~ymeht 
development. The proposal, which would provide a complete mix of residential, office, retail, 
and hotel uses,· is not cc;m$idered. to be in¢onsistent With this designation. 

the,site is als.o within the Buzzard Point/. N~ar So~t_hea_st Developm~t Opportilility Area., As. 
noted in the,Compreh_en_sive Pl~-§1118,3, "Development opportunity areas are area$ that etfe_r 
oppprtuniti.?s to aecotnm_odate new.gtowth and development. !Jevelppm(!ni opportunlty areas 
may be designated for housing, comme_rcial developmen_t, ewployment centers, or fpr a mixture 
of uses··-·" the Pian goes on to stat~. in §1337.3 "The Buzzard Point/Near Southeast area ... 
has the.potenJial for b?comih.g a prime_ waterfront site and southern gateway into the qfty." OP 
feds that the Florida Rock site proposal, located directly on the edge-qf the Anacostia River ZONING COMMISSION
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adjacent to the Frederick Douglass Bridg~- the gateway to the downtown area from pints south -
directly and significantly contributes towards the realization or this greater pot~~tial for the area. 

IX. SNAP- CLUSTER 27 

The SNAP planping proce~~ iden_tifie4 go~ls for ipdi.vidual neighborhood clusters, and 
docw:n.emed the. tpJ.cking of issues to ensure that they are addressed through to completion. The 
SE.FC is _part of Cluster 27~ Cluster workshop participants were asked to identify priorities for 
additional action plarurirtg: 

Ch1ster 27 ):lrioriti~~= __ _ 

Affordable Ho\lsing 

Community Building and Human 
D~velopment 

Open Space, Recreation, ~d 
Enviromn~nt 

Neighbotho.od Economic 
Development 

Public Saf~ty and Security 

The proposal would provide considerable new housing 
in the ·area, and the applic~~ bas (fomro.itted to provide 
afford~ble unit~ ~p~ ofjb_~ ruo .. · ...... --· 
The'ptoposal woUld provide new workerS and residentS 
to the area, as well as new retail space. 

The proposal would provide important new access to 
and along the rivet. As part of the atfteility package, the 
applicant has also coiilmitted to. the provision of a small 
park, and the R.iverwalk connection between the F:RP 
and SEFC sites: Finally, the application incllJdes a 
cQro.prebensiv~ $to~.w~ter m~a,gewen,,t_ p:_x:_ogr@t. _ 

The proposal would remove an industrial use, but would 
provide new office, hotel and retail emplo)me~t; 

The new development with substantial residential and 
offi'ce components, would increase the population of 
people utilizing the area, which should increase , 
perceptions of safety and security._ . . _ .. . . _ 

X. ZONING ANALYSIS ~refer also to Project Profile, Attachment V 

Capital Gateway (CG) Overlay District: A planning process for the B\Jz~ard Point ~ea, 
which includes the Florida Rock site, culminated onAprill9, 2002 with fu~ ;~dopticm of new 
zoning, including W -2 (medium density rni_xed residentiaJ l coJ;I:Unercj~) zoning along ~e 
waterfront. In addition, the CG Overl.ay Distric~ establi~hed waterfront setback requirements, 
bonl,Js de{1$ity and height reglJlations, M Street d~sigp st~d.ards, and combined lot and.PUD 
development requirements. , 

Heigh!:. ____ ··-- 70ft._max.__ 13_0Jt.,max. 109-130ft. 90-llO.ft. ·92·~:-112ft. 

Floo..r Area RatiQ.: . 5,0 max.. .8.0 max. 6.0 max. 4.4 max. 4.~8 
- .............. - ....................... '"'"""':""'"''"'-= -- .. ~· -- ....... !""" ~·~-- ......... -~-~- "".:!" ":'-~-- .. _ ............... _ .. _ ·----------·-~·-- ... -- .. - .. - ....................................... -------------------

.£~!tl!l:.l~!~}~!R~--~- ,.,.?;Q.~it; ...... _ ----.,~:Q_~;-._ .... _._-~ -_--:--~:g~---- -- -·--~·~?-~: ____ --------~-?..~- ------
Res:i<tentiat FAR ~"()max, _ .8~;~ pmx,_ ____ ().0 rna~. 1.74 min. 1.74 

Lot Occupan~y: . .. lOP% __ n/a 58% 
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the Florida R<>ck s_ite (alls within the CG/W-2 area. As part of the 1999 PUO approval, C-3-C 
zoning for the sit~ w~s e~tablished. However; th~t approval has since expired, and the current 
application inCludes a request to amend the zoning to CG/C-3-C. The Project Profile 
(Attachment V) analyzes the applic.ation against both the CG/W -2 and C-3-C re~Iations. 

The application would meet C-3-C :Put> height and den_sity requirei!lents. However, the 
proposal is at a height and density greater than that permitted under CG/W .. 2, although within the 
total den,sity permitted tmder the CG/W '"2 provisions, with Zoning Comtttission. approval. The 
appl_ican,t h~ ... also noted that zoning regulation flexibility from open and closed court 
regulations1 and from loading dock requirements2 appear to be required_. 

Zoning Commission Order 91 0-B, which provided for the extension of Ule First St~ge PUD 
approval, was approved for a one-year period 41 ~003 and incorporated ~ set of design guidelines 
and parameters. Although IDa.t:lY of the provisions of the Order are somewhat subjective, as is 
always th~ c~se With the design guidelines, OP feels that the proposal would generally conform 
to these standards and design guidelines. A preliminary revieW of the application against each of 
these guidelines is included i:n this report as Attachment VI. 

As noted in the chart above, Order\~HO-B also established !HJecHic m~PCimU!ll density, maximum 
commercial density, minimum resiqenti~l density, @d maximum building height provisions. 
The application, as proposed, i_s within the overall FAR limit established, and proVides the 
req~ired ~ount and type of residential density. The· proposal slightly exceeds the commercial 
FAR restriction, to increase the amotifit of gtound floor level retail to serve residents and visjto~ 
to the site, and to maximize street animation. OP supports this minor variation .. 

the proposed buildings would :also be sl!ght_ly tallerth~ the· height established in the guidelines, 
by 2 feet, t() better ~ccorornod_ate ~higher ground floor retail height of 14 feet, as.recommended 
by the _applicCUit' s retail consultant. OP further notes that, as part of Zoning Commission Case 
04 .. 02, the Cottunission is considering the establishment of a minimum retail height ofl4' 
throughout the CG Overlay District. OP has no concerns with this minor height ~djust):nent. 

XI. PURPOSE OF A PLANNED UNIT DEVELOPMENT 

The purpose and st@.da,rcis for Pl_a,ooed Un,it D~velopments ate outlined in 11 DCMR, Chapter 
24. The PUP proc~s is "de~igned to encourage high quality developments that provide public 
benefits." Through the flexibility of the PUD process, a development that provides amenity to 
the surrounding neighborhood can be achieved. · · 

PUI'Suant to Section 2402.2, the applicant is currenUy requ~sting Stage II approval. Stage I, 
approved in 1998 and most r~cently extended in 2003, involved "a general review of the site's 
suitability for use as a PUD; the apptoptfateness, character,. scale, mixture of u_sfl.s, and design 
of the uses proposed; and the compatibility of the proposed deve!Qpment·with city.,;wide, ward, 

Most of the courts appear to fully conform to width and area requirements, but tb.e ~pplic~t has identifie_d three 
small non-confom;ring closed court areas and one non-conforming open co\lrt area. 
Although the development provides all of the required loading berths, the one required for the residential building 
is proposed to be as part of a combined loading area, tind~r til~ W ~st. Office ·suliding and Hotel,· with a direct 
Service connection provided Via a service elevator, shate<J With the hotel, connecting to a dedicated service 
corridor that connects to the ·secute Residential·parkii).g at~a whjch provides access to the Residential building's 
service elevator. A Service D~livefy van berth is provided at the ground floor of the Residential Building. 
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and ttreaplans ofthe District ofColu1fthia! and the other goqls ofthe PUD pro.cess". The 
current Stage II PUD process is intended to provide ''a detailed site plan rei.>iew to determine 
compliance with the intent and purposes of the PUD process. the first stage approval~ .and (the 
zoning regulations. 

XII. ST ~ARDS FOR PLANNED UNIT DEVELOPMENT 

At over 250~000 sq.ft in area, the subje_ct site meets the minimum 1s·.ooo sqt;tare foot are~ 
requirements of Section 2401.1 (c) to request a PUD. 

The PUD standards state that the "impact of the project on the surrounding area and upon the 
operations of city services and facilities ~hall n9t be unacceptable, but shall instead be found to 
be either favora!)le, fapabl~ Of !)~ing m_itigqted, Or f!.C~(!Jpta!)l~ given the quality of pu!)lic benefits 
in the project." (§2403.3) 

Based on the infortfiation provided, OP believes that the project will have art overall positive 
impact on the neighborhood and the District. A more comprehensive analysis of the proposal 
against specific PUD standards and requirements will be provided prior to a Public Heanng. 

XIII. PUBLIC BENEFITS AND AMENITIES 

Section ~403.5 through 2403.13 discusses the defiilition and evaluation of public benefits and 
amenities. In its review ofa PUD application, §2403.8 of the Zoning Regulations states that "the 
Commission shall judge. balance, and reconcile the relative value of the project amenities and 
public benefits ojjer~d. the degree of development incentives rtJq~ested, and any potent~al 
adverse effects according to the specific circumstances of the case". To assist in th.e evaluation, 
the applican.t is requited to describe amenities and benefits, and to "show how the public benefits 
offered are superior in quality and quantity to typical development of the type proposed ... " 
(§2403.12). . . 

Amenity package evaluation is. based ori an assessment of the additiori<il development gained 
through the application process. lrt this case, the applicant is requesting additional height and 
density, when compared to the base W -2 reg\lla:tiorts. W .,2 petmits a density of 4.0; the applicant 
is proposing an FAR of4.28, equivalent to 90,326 square feet (about 8% of total square footage). 
However, the application is, overall, within the density limit imposed by Order 910-B. 

In summary, the applic3Ilt'$ ;m1~ty p~c~~ge, with prelimi.nary O:P commcmt~. includes: 

1. Urban Design, Architecture, and Landscaping=- The applicant states that the project 
provides benefit to the neighborhood by serving·. as a catalyst for additional 
redevelopment in the area and along the waterfront, and providing linkages from the 
community to and along the water's edge. OP agrees that ·the development will be of 
b~p.efit to the immediate commUnity and the District. 

2. Landscaping·- Significant areas oflandscaping include the Waterfront prpmenade, 
.Pedestrian connection w~ys to tht;l Wa~erl!onl, and tht;l DistrictownedRes~rvation 247 
and land at the· foot of First Street SE. This includes the·design and installation of the 
landscaping, and the maintenance of the off~site landscaped areas fot a period of five 

ZONING COMMISSION
District of Columbia

Case No. 04-14
22



ZC Case# 04-14 I Ol-31TE­
Date: July 02. 2004_ 

- Stage II PUD 
page 10 ofll 

years. QP f~els that the.devel<;>proep._t ofth~-w~t~rfront promenade and the off .. sit~ 
lands~~ping con_stitut~ sjgpj{jca,nt public amenities. -

3. Environmental Features,.... The applicant has- agteed to develop the project to aehieve 
LEED (Leadership in Energy·and Environmental Design) certification. Design features 
will include water conservation; natural storm water runoff-reduction, infiltration, ~d 
treatment; and energy and resource CQD$~rvation 3,11d ¢nvlronm~nt~lly friendly building 
de~i,gtJ. and II1~~ge111~nt thJQllgh the construction and operation phases of the development. 
OP fee_ls that this will provid~ long.;.tenn comrtn!ility and resident/worker benefit in terms 
of reduced load on immicipal system and improved quality and health of both outdoor and 
indoor spaces. OP anticipates that the project will add to .a growing number of~'green" 
developments, and serve ·as a model arid standard for other developments. 

4. Affordable l:lo-..si_ng- The applicant has proposed the reservation of9,600 square feet of 
residential ~ea (8 units) for workfqrc~ housing, available to .families making 80% of 
Median Family Income within the district, fo'r. a period of20 years. This represents about 
5% of the total residential area. 

15% of density gained through the PUD is normaiiy qsed a~ a st;ming point in calcql~ting 
anticipated affordable housing. 15% of total (ien.sity g3in~d (when compared to the base 
W -2 zone) is 13,S50 squ~~ feet (1._25% or total sit~ development). However, this 
includ~s th~ density of the commercial and hotel portions of the development. Additional 
density for just the residential building cannot be determined-because the individual 
buildings do not sit on separate lots. 

In this case,- a ·_more appropriate way to ca,lcul~t~ the affordable housing component would 
be to qs~ the additional residential building height gained through the PUD. CG/W-2 
permits a height of70'Jor a residential building (with Zoning Commission approval), 
whereas the residential building is proposed to be 102 feet in height. OP estimates that 
this additional height translates into 3 stories of development, or approxim~te_ly 60,000 
square feet ofresidentiai development. 15% of this nlllPber is 9,000 square feet (4.6% of 
total residential development). The applicant h~s proposed 9,600 sq.ft. (5% of residential 
development), so OP suppQrts this amount. 

5. Pe(le$tri~n /lli~ycle Patbway =The applicant will provide a 12' wide pedestrian I 
bicycle pathway over W A.SA lands, connecting the FRP site and the SEFC site to the 
east, and will work with WASA and other District agencies on the logistics of this item. 
The applicant has agreed to maintain the pathway for s- years following installation. OP 
feels that this amenity, when combined with fuh,lre W ASA planning for the provision of 
public green space a:long the waterfront, will be of great benefit to the coininl.inity. 

6. Water Taxi Dock- The applicant is proposing to provide~ dock for-a-future water taxi 
service. OP feel~ tba~ -su~h a ·s~rvic~ would.·be of benefit to· resident~, workers and 
visitors to the atea and could, when established, help to reduce traffic congestion and 
parking demandS. · 
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1. First Source Employment Opportunities~ The applicant has ent~~d into a First 
Source Employment Agreement with theDep~ent of Employment Services (POES). 
OP supports. this initiative as an a.J.lienity to the District~ 

8. Local, Small or Dbadvap_taged Business Opportunities -the applicant has committed 
a goal of Local, Small or Disadvantaged BIJsin~ss Enterprises pardcipation in the 
development costs of the project. OP supports this initiative as an aDJ.enity to the District. 

OP's.initi~_l ~~lysis of the amenity package is that jt is appropriate, and would be of benefit to 
people living ~d working in the new d~v~loprn.ent, to waterfj:-ont visitors, to the surrounding 
neighborhood, and to the Distri~t as a whole. 

XIV. AGENCY REFERRALS 

This application will be referred to the following District agencies for review and comment: 

• Department of ConsUiil.et and Regulatory Affairs (DCRA); 

• Department of Employment Sei'Vices (DOES); 

• Department of Health (PO H); 

• Department of Housing and Community Developrn.ent (DHCP); 

• Department of Parks and Recreation (DPR); 

• Department ofPubiic Works (DPW); 

• Fire and Emergency .Medical Services Department (FEMS); 

• Metropolitan Police Departmeiit(MPD); and 

• DC Public Schools (DCPS); 

• DC Water and Sewer Agency (W ASA). 

XV. RECOMMENDA-TION 

The Office ofPlaruring feels that this application merits being set down.forpublic hearing, as 
being generally consistent With the goals and objeCtives for the area as outlined in th~ -· 
Comprehensive Plan and the Anacostia Watedi:'ont Initiative; with the Mayor's goal ofincre~sing 
the District's population by 100,000 residents; and with the overall intent of the Stage I PUD -
approval, as outlined in Zoning Comnrission Order 850 and ·updated 'in Order 910~B. 

AA/jl 

ATTACHl\IE_NTS: 

1. Site Plan 
2. Context Photos 
3. Context Plan 
4. Comprehen_sive Plan Relevant Sections 
5. Project Profile 
6. Compliance with Order 910-B, Design Guidelines ZONING COMMISSION
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Comprehensive Plan 

Comprehensive Plan sections that are of relevance this proposal include: 

ChapterZ Economi~ Development Ele.roent 

§206 Economic I>evelopment Outside The Central_Etnployment Area 

§206:1 The economic development outside the Central Employment-Area objective is to create and 
expand economiC ac(iVity and employment centers in target areas outside the Central 
Employment Area. 

Chapter3 Housing Element. 

§302.1 The general objectives for housing are to stimulate production of new and tehap;ntated 
housing to meet all levels ofneedand demand and to provide incentives for the types of 
housing needed at desired locations. 

§302.2 the policies established in support of the general objectives for housing are as follows: 

(a) Encourage the private sector to provide new housing to meet the needs of present and 
future -District residen-ts at locationS consistent wi~h Di$trict lq.nd-use policies am} 
objectives ... 

Chapter 4 Environmental Protection Element 

§402 improving Water Quality 

§402.1 The objectives of improving water quality are to improve the qualitjl of water in the rivers and 
streams of the District to meet public health and water quality stan(/,q.rd_s, (J_iu! to tn_ainta_in 
physical, chemical, and biological integrity of these watercourses for multiple uses, including 
recreation. 

§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: 

(f) Ensure public access to wateifront areas and protect and enhance their aesthetic- and 
recreational qualities; 

ChapterS Tr3nsportatjon Element 

§502 Transportation: General 

§502.2 the policies established in support of the general transportq.!ion objectives· are(!.$ follows: 

(a) Support land use arrangements that simplify and. economize transportation services, 
inCluding mixed-use zones that permit the co-development of residential and nonresidential 
uses to prom(Jte higher density residential development a( strategic locationS, partieularly 
near appropriate Metrorail siations; 

§507 Wateifront Transportation 

§507.2 The polities established in support of the wateifront transportation objectives are as follows: 

801 North CaPitol S-treet, N]:.; suite 406o; Washington, b.c. 20002 phone 202.-442-7600, fax 202-442-7638 
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(b) Promote the construction of a· continuoUs pathwqy (llol'lg both (h_e Potomac and Anacostia· 
Ri~ers to providf! walking, bicycling, and scenic vistas, and use many areas of Parkland 
which are currently underused Jot recreational Pl!.rposes. 

Chapter 1 Urban Design Element 

§700 Declaration Of Major {t.Jrban Design) PolicieS 

§700.2 ·1.ne uzstrict must afford more attention to th_eftJtur~ t/.eyign and development of its waterfronts. 
The Potomac: and Anacostia Rivers offer tremendous amenities which are unrealized and 
underutilized. · 

§706 Waterfront DeSign Areas Po/iciey 

§706.1 The watetfrcmt design (Jr?as objectives are to do the following: 

(c) Create and enhance relationships between the rivers and Disitic.t te.si.dents, develop urban 
waterfronts and water-telate4 recreation in appropriate locations, and estabiish attractive 
pedestrian connections from neighborhoods to activities along the waterfronts; qnd 

(d) Promote residential and commercial development at apptopti(lte waterfront locations. 

§106. 2 The policies established in s~,JppQrt of the waterfront design areas objectives are as follows: 

(a) Promote water-oriented public space uses at the water's edge such as promenades, view 
points, steps into the water, swimming and boa#ngfacilities, public att, or other water­
re./ated ainen·tties; 

(b) Require that waterfront design areas complement and enhance urban tt_evetopment; 

(c) Require that waterfront design areas respond to the uniqtJe waterfront qualities of the 
respective site conditions; 

(d) Requite th_at site plqnl'ling in these areas establish, and be sensitive to, the close 
interrelationship between buildings, parks arzd open spiipes, and the rivets; 

(e) Orient buildings, open spaces, and prominent views within each of these areas toward the 
water. These areas generally should not be separated from the shorelines by major 
roadways; . 

§712' Areas In Need Of New And Improved Character 

§712.2 The policies e~ttZ;/Jlished in support of the areas in need of new and improved character 
objective are as follows: · 

(e) Establish a new physical identity in areas having a strong negative image and where the 
surrounding areas lack character; 

(j) Use extensive landscaping in areas without character to present a more positive image; 
and 

(g) Utilize large-scale development or c.apital improvement projects as opportunities for 
establishing a po~itive imag? or redirection in deteriorated areas. · 

Chapter 11 Land Use Element 

§ 1100 Declaration Of Major Policies 
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§ 1100.4 The District's current industrial-zoned land is a diminishing resource that inu_st perform two 
(2) key functions: · 

(a) First, it must continue to provide essential jobs and servic;e$for District residents, with the 
understanding that every effort will be made to mitigate or eliminate adverse impacts on 
surrounding communities; and 

(b) Second, acknowledging the limited employment opportunities offered by many of the 
. D~s(ric;t 's industrial/and use.rs, production and technical employment centers must be 
established: 

(1) Office support services, including those serving the federal government, 
comm1,1nications, printing and publishing, wholesaling, transportation services, food 
services, and tourism support services will bepromoted in these centers;· 

§1100.6 The District's waterfronts and shorelines are great natural assets which may be conserved and 
protected but which also repre.sent exciting opportunities for the District's future development. 
The Land Use Element calls for the preparation of waterfront and shoreline plans (o tap this 
recr:eational, cultural, ho~:~.sing, qn(/ com.merci.a/potenttal . .... 

§ 1100. 7 Among the specialized planning mechanisms to guide the future physical development of the 
District ate the following: · 

(b) Development opportunity areq.s gte ateas designated to accommodate the District's major 
growth and development needs; 

The site is in Ward 6. Prior to realignment of the Wards i.n Z002, however, if was withii:t Ward 2, 
and many Ward 2 polj~ies a,nd objectives have direct relevance to this case, particularly ones 
related to development along the waterfront a.Jid within the Buzzard Point/Near South~ast 
:Oevelopment OpportUnity Area: 

Chapter 13: Ward 2 Plan 

§1304 Ward 2 Objectives For Housing 

§1304.1 (a) Stimulate production of new and rehabilitated housing to meet all levels ofneed and 
demand and to provide incentives for the types of housing needed at desired locations; 

§1308 Ward 2 Actions In Support Of Environmental Protection Objectives,· 

§1308.1 (a) Combat pollution ofth¢ PotoiJZac and AnacQstia rivers by: 

§1311 

(4) Cleaning up industrial areas of the Anacos(ia West Bank ... ; 

(7) Requiring that public space in new waterfront development be maintained along 
shorelines; 

Ward 2 Actions In Support OfTransportatioQ Objectives 

§1311.1 (e) Increase pedestrian movement and safety and improve the pedestrian environment by doing 

§1317 

the following: · · 

(2) Developing adequate ped~trian walkways in areas of future development, including 
North Capitol Street, aQ(/ !Ju.zzard Point/Near Southeast; 

(g) Encourage innovative transportation by wate.r; 

Ward 2 Actions In Support Of The Urban Design Objective 
ZONING COMMISSION
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§ 1317.1 (b) Enhance the overall design character of Ward 2, and the special character of the different 
areas and neighborhoods of Ward~; inCluding those un_dergQing iniijor tel}evelopmel')l as 
follows: 

§1327 

(2) The city $l!ould include urbq.n iJesign guidelines q.s part of the planning ptogtam for 
Development Opportunity Areas and for other areas that wiil undergo major 
development in the future (Mount Vernon Square North, West End, and South Capitol 
Street/Bu~zard Point); 

(d) Emphasize superior design of new development and open space along Ward 2 waterfront 
ate.t;s as follows: 

(1) The city, working with the National Park Service, shall ensure that Ward 2 waterfront 
areas, including ... Buzzard Point and along the Andcostia Rivet, provide public access 
and use; 

(2) Economic development incentives shail be used by the city to promote quality 
developments along waterfronts~ with open ~pac(#, parks for recreation and cultural 
programs, and street-level retail activity during the day and night; 

Ward 2 Actions in Support Of Residential Land Use Objectives 

§1327.1 (c) The Distfzctgove.tninent should do thefollQwing:· 

§1329 

(5) Develop a major new residential community as part·of a mixed-use development in the 
Buzzard Point/Near Southeast area; 

Ward 2 Objectives For Office Development 

§!329.1 (a) ro e.J!COZ!rage development of office buildings in appropriate locations in Ward 2, 
especially in the Centrai Employment Area (md in Development Opportunity Areas; 

§1333 Ward 2 Actions In Support Of The Hotel Development Objec(ive 

§1333.1 (a) The District g()vernment should do the following: 

(3) Encourage new hotels to locate in the Development Opportunity Areas; 

§1337 Ward 2 Development Opportunity Areas 

§1331.3 The Buzzard Poznt/Neat Southeast area now contains deteriorated public hQusing, light 
industry, marginal small businesses, a military installation, jedera~ buildings, and vacant sites, 
but has the potential for becoming a ptitne waterfront site and southern gateway ~l)to the city. 

§1348 Ward 2 Actions In Support Of The Waterfront Development Objective 

§ 1348.1 (e) Develop a major mixed-use community along the Buzzard Point waterfront, providing 
waterfront access and t;otinect~ons_from adjacent-artJas, (o the tpetent security concerns will 
permit; 

(f) Ptepate a coordinated plan for the e.ntirf! waterfro.nt arepfrom the Southwf!st Fish Market 
through Fort McNair and .Buzzard Point, connecting the waterfront areas to the east in 
Ward6; and 

The proposal ~lso furthers~ I).JJIJ.:lberofWard 6 objectives: 

Chapter 17: Ward 6 Plan 

§1701 Ward 6 Objectives For Economic Development 
ZONING COMMISSION
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§ 1701.1 (a) To enci:J1"rage a range of commerCial services and facilities for Ward 6 residents through 
appropriate development of commercial areas when needed and to upgrade commercial 

§1705 

(lteas ... South Capitol from the Capitol to Buzzard's Point; · 

(b) To stimulate economic activity and employmelJf oppQrtuni(ies and growth consistent with 
the respective needs of the various neighborhoods in Ward 6. 

Ware! 6 Objectives For Housing 

§1705.1 (b) To stimulate production in Ware! 6 of new .ana teh_qbilit(lted hoilSing .. -; to provide hozising 
opportunities to accommodate and allow for residential growth and stabi/ity·according to 
area needs ... 

§1709 Ward 6 Objectives For Environmen(al Protection 

§ 1709.1 (a) To improve the quality of water in the District's rivers and streams to meet public health 
and water quality stanclarc/$ gna to maintain the physical, chemical and bioiogical integrity 
of these watercourses for multiple uses, including recreation; 

§172} Watd 6 Obfec(ives For Urban Design 

§1721.1 (b) To ensure that new deve_lopment that occ;i/,.ts in W(lrd 6 complements and translates land 
uses into compatible, physical settings and preserves and enhances the outstanding 
qualities of the natural park areas,' 

§1733 Ward 6 Objectives For Land Use 

§1733.1 (a) To maintain the generai level ofthe existing Ward 6 residential uses, densities and heights, 
and to .ii!rptove the physical condition of Ward 6 through the provision of functional, 
efficient and attractive residential, commercial-and open space (lret:ts; 

(b) To minimize conflicts between the various land uses in Ward 6 and to promote healthy 
residential environments through selective renewal, rehabilitation and neighborhood 
revitalization programs," and 

(c) To locate the more intensive and active land uses in areas of Ward 6 that, by virtue of 
existing and planned infrastructures, can accQmmodate (lna suppott those types of uses and 
to monitor 4eve.ldpment and redevelopment adjacent to designated historic districts to 
ensure compatibility. 
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Design Guidelines- Case No.:. Ol-31TE/98-17F 

1. Site Pla.n Org~ll~~t!~n __ 

a. The site ptan for th~ POD Si~e shall be ~odjfi~d !6 t~_flect·the prop6sed 
d~v~lo~me~t-ofa ~tn~ of:thre~ _(3) in~~pen~ent b~~g~~s,.. . ..... . 

<;reatrog ~ ~JIW. of two (~) pupii~ly ~cce.ssibl~. pri,fuariJy pedestrian 
otic;11t~d p~~~~ge~ tbrpu~ the POl) S~te fgr ~cces.s. fi:om Potgmac Avenu.e 
to ·th~ Anacost@ Riv~r w~terfront (the ''Wa~er/ronf'). 

2. Site Perimeter Setback and Bulld•tC) Requirem~nts _ 

~. ~<;>torolic Avenue, se ..,. :6-.Alcli!igs {rpl)qng albhg Jlgto~c A ven~~ •. SE 
swll be qesi~ec;l to f~¢e QQ the Potp~c.Aven\.11~, s·:E right-()f-Wl:I.Y line 
Witl) n() s~(Qack from ~t !jght..Of .. w~y, ~XC~t for fa~~Q~ afficwa!_io.n ~d 
fenestt~tion, a.nd bre~ fi'Wpe4estrian a~<;e~~es to the Waterfront, 

b. First Street; SE ...:no building, fronting on what would be a theoretical 
extension of the right of way ofFirst Stree~ SE·through the PUD.Site to 
the Waterfront, shall extend into ar~a of the PUD Site covered by this 
theoretical extension of the First Street, SE. rightofway. 

c. Anacostj~. Rivet""" To provide space f()r ~ brqad esp\!$de forth~ full 
l~i:J,gth of the PUD Site along the Waterfront, 1:;Uildmgs wouJd be.set back 
at l~ast seve:l)ty-five feet {75') rrom th~ ~xtep()r face of the ~co~tja 
· Iliver bu.J]4le~d aloiig· the Pl]D Site. This setpack line shall be 
perpendicular to the Ailacostia River bUlkhead. 

The design-~fth~Ja~ade~ of buildings front~g on the Waterfr~nt .;ould b~­
further modulated behind this setback line to achieve a variety of setback 
dimensions for the buildings frpnting on the Waterfront. 

.. 

d. Frederick Douglass Bridge -All buildings on the PUD Site shall be set 
btck from eastern edge of the structure of tile Frederick Douglass Bridge. 
Buildings may not be located closer. to the stnicture of the Bridge'than the 
eastern boundary ofthe established right of way fixed in the official 
records of the D~trict of Columbia, within 'which the Bridge structure is 
located. Actual building site locations fronting on the -Bridge would be 

· ~oordinated With and could be adjusted based upon the findings of" the DC 
DOT Corridor Study·for the South Capitol Street and Bridge. relocation 
being undertaken as of the date of these Design Guidelines ("DC DOT 
Corridor Study"). 

3.. Mid-block Poi_nj:~ of PtJ.blic A.cces_s tQ til~· W ~lter:fronJ 

a. H~.lfStr~~~ SE- Tb~ 4-evel~pri,.~llt.pl!Ilfor th~-PlJD Site sJ;la!J in~lJide.~e 
th~oret.i~l!l ~x~e~ion C>fHalf'Stieet, S~ to the Waterfrop.t as a pe<Jestrian• 
focuse<;l, oper,.~to~the ~ky, publicly acces·sible passageway, with a Width of 
J!O l~ss than ~tXt)' (60') at any-poiht along the passageway; a limited 
nillilber of motorized vehicles may be permitted to ilse the passageway to 
pennit vehi<;:ular access to the proposed residential development, including 
,a possible hotel,_fJ.onting on the Waterfront 

b. Addititi~l Access Through the PUD Site ..,... the d~velop$ellt p~l$ for tbe 
PUD Site shallmclude a minimum of one adal.tional pedestrian-oriented, 
open-to-the sky, publicly accessible passageway, with a width of no less 
than .forty (40') at any point along the passageway; the passageway shall 
.be located east of the Half Street, SE, and west ofFirst Street, SE, with 
this passageway having the intended pmpose of providing an additional 
pedestrian oriented passageway from Potomac Avenue, SE to the 
Waterfront. 

Page 1 

ATTACHMENT VI 

.:PlJI> Stage ll Plans- No. 04-~_4 

Complies- 4Jmildings shown 

-- ' -- -- -~-

Complies with 3 or-4 access 
points 

Complies - multiple loading I 
parking acces_ses thm1 Potomac 
of some concern, but there are 
no accep~ble alternatives. 

Complies 

Complies -15' setback 
minimum 

Complies -building design 
provides modulation in setbacks. 
materials, and over~ll form 

.Appe~s t~ ¢Qmply~, O.P further 
notes that a review of the 
· Frederick Douglass Bridge 
replacement is underw~y. ~d 
could result in. the bridge 
sttucttir~ m<>Y:ing further to the 
west, _away form the site: 

Complies 
Width appears to comply 

Complies -40' access from Half 
Street to waterrront. Also 
enclos~Q. l~ibby W"ough retail 
building could pro.vide 
pedestrian I visual acc~ss 
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ZCCase No. 04-14 I Oh 1 ~ ..... E- Florida_Rock Pr.oper.tyProjec+ _ Attachment V 

Standard ,CGfW-.2· · 
Lot Area: 253,50.0 sq,ft. 

Uses: 
medium density 

mixed use 
High bulk major business and Residential I Residential/ 

employment conunercial gffi~e/~taillhoJ~l. 

Number of Buildings: n/a 
Height;_ 70 ft._max. -~o :h. max ··· ·: - t3o-fi~ max. -, - - ·io9 .:.: t3o tt. · ~-t., u2 rf. 
Floor Area Ratio: 5.6 max. 6.-5 max. : 8.0 max. 6.0 max. 4.28 

~~~ci~s}~~t·~~~~~~~~~~ j.1~?~~~~~9~~~~~ j~~~~.~i~9~i~-~}~~~~Q~~.!~~~;~~~~~ ~iifi"i?:~Q~~9~fi~ ~~~~~~~~~~~i~~3~~ 
Max. Commercial: 507 000 sq.ft. 1,647,750 sq.ft. : 2,020,800 sq.ft. 1,647,750 sq.ft. 642;394 s_q.ft .. 

-~~t-~~~!l.P.~_!:,Y.: _____ -.-- --,-----~~~.; ________ --------~-----}~Q9.~.~!t: ------------ .. --. -------~~~------- ------ --~~~----- ---
.. Sguare.Feet: _190,12~ ~q,ft. _ 253,500 sq.ft. 147,030 -~q._ft. 

Recreatio~ Sp!!,ce: rJ/a 
.. !9~!-~~~: _____________ ------------------'- --------~-~~-~-~~:!:.~~~~~~:~!~~-------- --~~:~~~i-~~~-- ----~-~~~-~-~~·~·----

outdoors: 

Rear yard (res. bldg): 

Side yard: 

n/a 

Y' I ft. ofht. 
. <i~.s ft.)min,_ 

50% min.ofrec.space =.9,689 sq.ft. 

2.5" /.ft. ofht. .min. 
(19.Z ~ 2~.2 fl_,)_min . 

· 8• mili. if i''i ft.ofht.-mfu. i,fprovided 
provided (15.34,. 1~.7 ft_.) 

not specified 

not specified 

not ~peci[led 

W~terfrQI)t Setba~k: 75ft. min. not r~uired n/a 

-~~~-~~~-~~~~~~----- ---~~~~;?~~~~--- ------ ~:~~-~:-~~~t~ -~·-~~?:~-~~----- -- --~-~t-~~:-~i-~~~ --
-9_lp_s_~~ S<!-!1!.! .tv.i~l:J!:_ _ _ _ _ _______ ._ _ _ _ _ _ _ _ _ __ _ _____ :l::! _1}1 ~~fAt: .IJ!iR. .. (~~Q- ft.) .. ___ .... _ _ _ !1.~~ ~ .. e_q~f!~9 .. _ 
Court area: . . . ' . . -. . . . i X width2 - . not speclfied . 

-~~9f.~~E~-~~~------- --------------------------------------"·--------------------- -----~~-----·-----
-- ~~!~!l.t:.~=-------- ------- -------------------------! ?~?:-~1!·.------------------------- -- !l.~~~p~~i..f!~~:.-__ !t~i&l!t: _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ ________________________ ! ?:?.'~-~·-_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ !l_~t- ~-e-~i_f!~~- __ 

number of:. 1 I buildmg~ · · · · - . _pot_w_ecifie_d 

Hotel: meeting area. = 
143 

11 4 rooms + 1/300 sq.ft of largest 
meeting area. = 87 min. 

1~,691 sq.ft 
(70%) 

75' 

75ft. min. 

Non­
conforming5 

44 

153 

·------------------------ ------------------- ----------------------------------------- ------------------ --------------------
Tot~1: _582 min. 513 min, 1,495 

Bicycle Parking: 5% # retail/office spaces required = 19 min. not specified 20 (5.1%) 

Loading Berths 
(analyzed for C-3-C): 

hotel/assembly- 1 @50' + 1 @ 30' deep +' 1 @.20' = 3 
office- 3 @ 30' + l@ 20' I building= 8 

residc::ntial: • J @ ~5'. t t@ ZP' = 4' _§"'_l:$190.3. ~;Dip._ 
not specified 13 total 7 

2 

3 

4 

s 

6 

7 

Information supplied by applicant. 
Height ofbuildings measured from the level of the curb on Potomac Avenue opposite the middle of the front of 
each building to the highest point of the roof. Because there is no curb opposite the middle of the :fr9flt Qf tJ:!e 
residential building, the height ofthe curb is the average ofthetwo curbs flanking t)le Qt!veway .. 
642,300 sq.ft. commercial, whjch incluges 36,000 sq.ft. net \lS;lble reta_il; 19~,770 sq,f_t_. re.s:ig_e}!t_ial (160 units); 
24~;30() sq.ft. b.9t¢l (~35 roo~). 
EOB= 20' provided; (15.34' ,:eq'4); Res,= 40' (east side) and 30' (west side) provided; (17' req'd); WOB/Hotel = 
30' provid~d; (18.67' req'd) 
Most courts are confomiing, but the applicant has also identified three non-conforming closed courts and one 
non-conforming open court. 
An additional 40 non-conforming stacked spaces are provided for dedicated residential use. 
Although the proposal provides the required number of loading berths, the· one for-the residential building is proposed 
to be located in the combined loading facility that is located under the West Office Building and Hotel, with a direct 
underground connection. A Service Delivery van berth is provided at the ground,floor ofthe Residential Building. 
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Design Guidelines- C:ase No.: 01.;31TE/9847F PUD StageD Plans- No. 04-14 
- - - - ---- -----

4. Building Height, Bulk Restrictions and Design Objecti~es 
., 

a. General - Height of buildings on the PUD Site shall create a varied Complies. OP supports a minor 
silho1:1ette of building heights, as seen from across the Anacostia: River. ifi9te~s~ to allow i)lcre~seQ. retail 
With that in mind, lf-DY building(s) located in_ the a..rea of the PuP Site west space floor-to-ceilmg height. 
ofthe theoretical extensio~ of Half Street, SE (as desctibeg W.Jtem·~--~ 

a:owever, hei~t differentiation above), the height of building may not exceed 11<)',; foi'the !).t~ east pftl_le 
theoretical extension ofHalfStreet, SE and west of tile ~gdjtioAaJ ~.<;cess Within the :rnaximtJ:ms permined 

through_ the PUD Site (as described in lteJI13.b. ~hove), _!,b.~ b~ight ~f is ~omewhat limited. 
building_ may not exceed 1 oq•, provided that OP a!ld FR,P may eJ(:plor~ $ 
increase in the height of any building proposed. to be loc~ted itl1:liis area if 
the·sa:me would increase the amount ofnon .. ~~!ent r~si<ienti~l housing in 
the.PUD; for the area east of the additionlilpec:iesttian passageway 
described above and First Street, SE, tile height ofbujlding may not 
exceed 90'. 

- -- ----

b ... Potollll!c _Avenue, SE- The building(s) frontiQg OQ :Potomac Aven"Q.e, $E 
shall rise to allowable heights with no se~b~!:lc m ~e ii:¥t,s~ing. Building .. 

Complies 

facades shall be developed so as to cre~te ~ stteet-"wall c;:ondition, which 
engages the historic L'Enfant grid, providec:l tl_lat ~a~aqe artiCulation,, 
fenestration and possible setbacks of tile bwldi,ng f~cades at uppet 
elevations of the buildings shali be peJ:Jjjit,ted: 

.. -------- .. 
- - ----

c. First Street, SE ~At a minimum the buildings fronting o~ Fitst S1:teet, SE Complies 
(inclu~i?g the theoretical extension thereof) shall setbaclc a ~jj.J:_il of 
10' above the height of65'. 

·-- -- .. 
-

Primacy bUilding material may be glass. Primary building materials 
include brick and glass, witp the 
am()ufit of glass inereasinion---
the waterfront:( south) elevati6n; 
with some concrete, metaland 
stone detailing, 

- .. -. ~ -- --- .. 

4 .. ,Nlac()stift River Waterfront - The buildings fronting on the Waterfront I Some massing andbuilding 
!!i~l.l be-articulated with varying setbacks of different widths and ma~eriaJ ~cul~tio.n along 
qj$~nsiqns at various elevations along the Wat~rfront facing fa~ades to waterfront, ·as·well as 
avoid a monolithic appearance for the buildings.along the Waterfront, the ·differentiation ofbuildim~ form 
intent being to create a nmltifac.eted and ~teresting project appc;:~~.P!_ce to preserves water. 
along the Anacostia River, coordinated with the design C>f VlPJC>l.!S '::i~tas, 
views, passageways and open spaces on the PUD Site to be develQped Potential monolithic appearance 
With any application for modification of the Put> as approveq. lessened by building form and 

materials. 

e. Fredericlc Do"Q.gliJ,_ss ~ridge Fa~ade - The fa~ade ofbuildings fronting the Appears to generally conform, 
Fred~ri~~ 0()\?.gla:~s Bridge and its right.ofway will reflect this area as a with possibility of increased 
~jor g~teway to the monumental core ofWasbington, D.C. at the foot of building articulation assuming 
Stn)~ Capite>) s~~t; fa~~de development will also be evaluated within the bridge moves. 
recommendations of the DC DOT Corridor Study. 

f. Fa~ade Materi~ls o_f PlJP l;>uiJ<iiilgs•. Building materials shall be primarily 
masoiuyand glass in c~ct~t-. 

Co~plies 

V~;1ti6n in materials colors shall distinguish the buildings on the PUD Generally complies through use 
Site from one another so as to create an ensemble of building~ rather than 
~e appearance of a single large structure. 

of materials and building fo11ll. 
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Design Gilidelines-. Case No.: Oh3}'J'E/98 .. 17F PUD Stage ll Pla:ils- No. 04-14 

s. Development Program Requirements 

a. General- The intention of the development program is to create a mixed- Complies "'" hot~l-, residential and 
use, waterfront environment of residential, office and commercial uses. office with ground floonetail 

and possible c·ultural 
.. 

b. The ground levels of all buildings shall maxilnize ilses, which-open to and Generally complies although 

are intended to activate the adjacent streets and planned open space~. exact form of retail cannot be 
determined at this stage. 

---· ... 

A minimum of50% of the net. useable area of the aggregate of all ground Complies. 
levels in the PUb shall be designated to retail; c_ultural or community uses, 
which uses it is believed wiil serve to promote and encourage 0-sitation of 
Ql~ Waterfro~t· · 

. 

All ground level areas shall be designed to allow a 12' floor-to-ceiling Complies - req1Jest to iiJcrease to 
height and shall be designed so as to anticipate future changes in program 14', requires minor height 

. use. variation . 

Ground level areas fronting on the Waterfront should be designed to give Appears to ~eiJetally comply 
Qle appearance from the Esplanade that those ground level spaces are 
IJ1l .. ll~-storied, spa~ious and open. 

Understanding that there is an elevation change in the PUD Site from Complies = applicant intends to 
Potomac Avenue, SE down to the Anacostia River, net useable areas of the level the site to provide grade 
various ground levels of the buildings shall be deemed to be those areas of level access to all re.tail and all 
the ground levels that directly front on Potomac Avenue, SE, First Street, buildings, resulting iiJ terra9es 
SE, the passageway and passageway described in.Item.3 above, and the 

within the waterfront setback 
Waterfront, and which would be reasonably accessible from those areas 

area, stepping down to the and useabie for the purposes described above; the term "useable area" shall 
specifically exclude areas· on those levels designated or used for building river's edge. 

entrances and lobbies and related facilities, elevator·banks; staircases and 
corridors related thereto, mechanical, electrical and fire contrql rooms, 
parking garage entrances and other related facilities, off street loading 
fl!..cilities _and other related facilities, and service corridors related to any of 
the above. 

c, Those portions of the ground levels .fronting on the Frederick Douglass DDOT South Capitol Corridor 
Bridge .in buildings will be evaluated in light of the recommendations of SflJdy continuing 
the I)C DOT Corridor Study to determine if a more animated ground level 
~a in tbat location wol!ld be appropriate tp ensure that these areas can 

__ af!ptop~~tc:Iy add:te~s pos~iJ:>le_ped~smaJJ presence 1n th()s_e lQ_cations . 
.. . . . .. .. . . . . 

d. All legally required, on-site parking shall be located below grade; other Complies. Limited on""gtade 
paddng provided may be located above grade, but shall be located so as parking (other than on public 
not to impede,ped~strian uses of the open spaces, vistas and views on the streets) 
;Pt}D Stte, or prev.tm~ the gegj_catjon of ground level spaces to preferred 
t)ses as specj_{ied itl p~agt@.ph b. ~bove • 

... 

e. The remaining development program above ground _levels shall include Complies to the intent of the 
commercial and residential uses (including potential hotel uses) With a regulations: 
maximum allowable commercial development potential of 62:S,()OQ g~f; 

Office = 602,896 sq.ft, and a minimum residential developme_n~ of 440,0QO,sguMe feet of gross 
floor area ofhot~l and tesjd¢ntiJ~J 'Q.!!es, p_toVj9ed tM~ go l~ss tb@ i60 units Ret~il = 39,498 sq.ft. 

of residential, noil~tr$$i~~t ho\I.S~g. b~ed 9P61) ii!. ~verage gr9ss floor Total Co1111il'l = ~2,394 sg.ft. 

l!ie.a of i.~PO square feet per unit, would be provided for. Residential= 193,770 sq.ft. 
Hotel == _248,300 sq.ft. 
Total Res'l = 442,070 sq.ft . 

... . 

f. The maximum permitted building area on the PUD Site shall be I, 115,400 Complies- total of 1,084,464 
gsf for a total of 4.4 FAR. sq.ft_. (4.2S fAR) 
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6. Project Amenities of PtiD 

a. General- The general approach to the PUD ·.Amenities shall consist of 
public space improvements in and about the vicinity of the PUD Site, 
including areas to the north. and east of the PUD Site. 

b. Public Access to the. Waterfront- Access through the PUD Site to the 
Waterfront, including plaza connections from Potomac Avenue, SE, shall 
be mainta~ed.as privately-owned, publicly accessible, and appropriately 
landscaped open spaces.-

c. Ahacostia Esplanade and Riverwaik- The PUD shall provide for . . 
corit.i.Quous p\lbliclyaccessible, esplanade of no less than seventy-five feet 
(75') jn wj<Jt:h, on the PUD Site, including designa:ted walkways and 
bicycl¢ l;mcis. 

In addition.cto development of the esplanade on the PUD Site, FRP would 
design and develop a riverwalk/pathway ofno less than 12 feet in width 
stretching eastward from the PuP Site to the site known as the Southeast 
Federal Cent¢r ("SEFG"), over sites owned by the District of Columbia 
and the DC Water and Sewer Authority. The riverwalk/pathway would be 
intended to afford a pedestrian and bicycle connection between the 
esplanade on the PUD Site and the .P~posed SEI:C riverside facilities, 
Waterfront redevelopment is not contemplated as being part of this 
amenity. F~ would maintain the riverwalk/pathway for a period of no 
less than s::Years after its development. 

-- ... 1 - • ' 

d. Parks and-Plazas·- In addition to the esplanade and open spaces on the 
PUD Site imd the riverwalk/pathway des~nbed above, FRP shall design 
and develop public open spac~s at two locations adjflcent to the PUD Site 
as urban parks. The frrst space wouid be the triangle park reservation to 
the north ofthe FRP site on Potomac Avenue (Reservation "147"), 

_ contaj~g appro~~ely _1~,000 sq~~_e feet oflan~_area more or l~ss~ 
-~ . - -.- -·- ~--" ---- -- - -------· 
the second would be an area at the tenn1nus of First Street, SE 
i.~~diatcHy adjacetit to the PiJD Site a.n4 f)::ottting oq tb.e ~CC 
P\lmPh~n!se FRP would agree to nw.iJ:lta.iJ:l e~ch o{tb~se. public spaces fot a 
p~rioo of go less than 5 years after its. developmel)t. 

e. Sustainable Design- All buildings on the PUD Site shall be designed to 
achieve USGBC LEED certification, including state-of-the-art best 
practices for·all open spaces and amenity areas. 
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ATTACHMENT VI 

PUD Stage ll Plans .. No. 04-14 

CcitiiPlies -- l.ltilert_ity pac~ge 
includes provision of gn and off 
si~ oP~ ~pace 

Cotnplie.s - full waterfrpnt 
access, with a minimum of 4 
access points from Petomac 
Avenue 

Complies- minimum width of 
15 ', m places much Wider. 

Appl_icant ha.~ jqclJ.Jd~d a 
commitment to provide this 
am~:p.ity. 

li1 a separate application fot the 
W ASA ~and (04-07), W ASA is 
required to provide for the 
Riverwalk, ~nd prepare a sjte 
plan within 2 years. 

Applicant's amenity package 
includes this park area, 

Applicant's amenity package 
includes this park area. 

Applic~nt's am.~n:jty package 
Includes a commitment to 
achieve LEED certification. 
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SUBJECT: Supplementary Setdown Report· for Case# 04-141()1-~i~~t1F/9s-t6P ~ ;.; 8 
Florida Rack Property, 100 Potomac Ave. SE. (Ward(); Sq. 707; .708, 708BPJ08S) 
Application for a second Stage Planned Unit Development and ·Map Amend{9en(::5 

L RECO~EDACTION 

OP recon:u-.ends tha~ the Zoning Commission set down for a PUbHc Heariiig Zoning 
Commission Case #04-14, Florida Rock Property Stage ll PUD. 

ll. BACKGROUND 

Zoning Conunission ~ase # 04-14 is a Second""Stage Plmmed Unit Development Application and 
M~ Atn~ndm~ fur .the 5.8 acre site Florida Rock Property site located on the· Anacostia River 
waterfront at 100 Potomac A venue SE. the site is currently in use by Virginia Concrete, and 
there is no public access to the sjte,s 800 linear feet of Anacostia River waterfront. Much of the 
surrotiflding land .is o:nderuttlized, with ge'ttenUly lQw intensity industrial uses; although significant 
redevelOpment in the·area iS UlldetWay ot anticipated The site is~ ofthe rapidly changing Near 
Southeast area, and is an integral oomponetrt of the Anaoostia River waternont. · · 

Fttst StagePUD' approval was issued pursuant to Order .No. 850 in 1998; Second .Stage approval 
was given in 1999 (Order No. 910). ln Z003, ·an ~xtension of the First Stage approval was granted, 
and a set of guidelines was adopted for development of a r(:vised S(:C()nd Stage PUD application. 

Tb~ ewpllcant is now ·seeking Second-Stage PUD approval and CG/0,·3"C ?;Oiling, fQr th.~ 
construction ofa mited-~e development of just over 1 inillion square feet in area. Development 
will include two of6¢e bu_ildings on Potomac A venue SE; a hotel and a residential building located 
closet to the waterfront. along ~ -ex,t~on ofHalf Street SE; retail Space loeated in the ground 
floor of all buildings; and. a 75', JJtinjm.um width riverwalk promenade with .segregated bike and 
pedestrian pathways, -seating, and planted area$. 

At its July 12,2004 m~ing; th~ Zoning Commission. conSidered settiiJ.g dowp this ~lication for 
a Public Meeting. Prior to doing so, th~ Conunission requested additional information regarding: 

• the proposed design and materials; 

• how the proposed·development would address the Frederick Douglas Bridge relocation; 

~ -- .. -
~ ... -- -- .. ~ - ... ... ... . ........... ·- ---- - -- ..... _ ----
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• conformance of the proposal to the A WI Plan; 

• design and aesthetics of the proposed bio-retention areas; and 

• economic benefits to the District, in tefiils of tax generation and job creation. 
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Accordingly, the ~pplica,nt sq.l;>mitted a Supplemental PUD Submission, dated August 26, 2004, to 
address these issues. 

III. OP ADDillUNAL ANALY:Sl:S 

Detailed OP analysis of the propos~l i.s provided i1.1 the OP report dated July·02, 2004, il.lcluding a 
description of the site and its context; an outline of the planning anQ. development review history 
for the site; conformance to the Comprehensive Plan, the Comprehensive Plan Generalized Land 
Use Map, the A WI Plan, and the Near Southeast Target Atea Urban Design Framework Plan; and 
the proposed ame1.1hies and benefits proffered by the applicant as part of the application. 
Additional analysis reg~<fu!g the issUes identified by the Commission at its July 12, 2004· meeting 
follows. · 

1. Building design and materials 

OP feels that the ~pplicant h~ provided this additional info1111ation. OP continues to feel tha~ the 
overall design is generally appropriate for the site, as is the choice of m~terials. As is standard 
practice, OP will continue to Work With the applicant to refine the design prior to a Public Hearing. 
arid to address issues raised through the Commission review process. 

2. Frederick Douglas Bridge Relocation I South Capitol Street Study 

It is anticipated that the Frederick Douglas Bridge will be replaced and relocated further south and 
west of its present location, although an exact date, location and design are not finalized. Most of 
the land directly below the location of the existing bridge structure is owned by Florida Rock or is 
within existing street rights-or.,.way. :Sridge relo~~ti011 would ~.lso remove the physi~al separation 
of the subject site from other un;.. or und~r-develc:>ped la.,n.d tQ the $OJJ._tbwest. Ottly a sro~ll ~ount 
of this land is owned by Florida Rock, where~ most is owned by other private interests, 
principally Hess Oil and Steuart Petroleum, or is within existing street rights of way. 

The applicant, in the August 26, 2004 submission, notes that this land under its control, when 
avai_lable, is anticipated to be landscaped as publicly accessible green space, in accordance with 
A WI and Near ~outheast Target Area pla1.1s. The aPplicant also note.st;h~t t;he form oftb~ 
proposed buildings will reference the anticipated form of the new bridge, although the proposed 
buildings would be not be directly adjacent to the new bridge structure. West building fayades are 
being designed to be able to visually and physically open 1J.P onto tbis greep wace. 

OP is in the early stages ofpreparing a Small Area. Plan for the South Capitol Street corridor I 
bridge realignment corridor~ with the go~.l of traDsforming the street i1.1to a grcwd and lively urban 
boulevard serving as a prirtcipal gateway to the U.S. Capitol, the Anacostia waterfront and the 
surrounding neighborhoods. As part of this study, a Iiumbet of preliminary options are being 
generated to facilitate further discussion for planning for the area. It is anticipated that 
opportunities for n~w green space, mon:tmtent sites, and/or c1.dtural destinationS may be created in ZONING COMMISSION
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the vicinity of the South Capitol Street I Potom_ac Avenue I relocated bridg~ intersection, 
somewhat to the west of the FRP site. The proposed FRJ> qev~lQpmenl provide~ for sigilificant 
copnecting green space and public access along the waterfront, as well .::1$ a form 3!ld type of 
development that would visually and physically co:rmect with future South Capitol.S~eet 
redevelopment and park design. 

3. A WI Plan and Near Southeast Target Area Plan 

As noted abov,e, the A'fn Plap ai)d the Near Southeast Target Area Urban Design Framework Plan 
show mixed-use development of the ppva.te.ly owned Florida Rock site. As noted in the July 2, 
2004 op report, the proposed development is ~n ~~epipg with $~ goal~ and ol?jectives of the A WI 
:Plan, in ~~t it would provide new aecess to and along the river; provide ptJJ>licly accessible greet! 
space a,long th~ river's edge; connect the existing,neighborhood to the waterfront; and help spur 
additional area redevelop~~t fu. addition, the innovative bio-retention progr3.Ip would contribute 
towards a cleaner river; though the on-~ite treatment of stormwater runoff and the positive 
example it woUld set. The ·target_Area Plan of Cb.apt~:r () ~bows proposed development on the. 
FRP site. Other, less site-specific chapters include more conceptual drawi!lgs that indicate that 
new green space and access. to the waterfront ate to be created in the· are(b which the FRP proposal 
provides. 

The more detailed Neat Southeast Plan notes the ~ite as a Target Area for Development, and, on 
page 5-9, Ilsts the key design issues: 

• Provision for a generously sized and landscaped tiveifront public space fl.rzd q.ccess: The 
proposed development provides public access to and along Qle waterfront, and the. amenity 
package includes t:h~ additional construction of the riverwalk along the W ASA lands. 

• lrzc/usion of key view corridors and public access throug~ the site: The proposal provide,s 
access and view corridors through the site at Halfand 1st Streets SE, as well as the retail allee. 

• Creation of a tniX.ed-=use development inciuding residential, hotel,' office, and retail: The 
proposal provides a· mix o(these uses at a density appropriate to the site. 

• Integration of the site p/qii wi(h the future development of the WASA property, including,· the 
extension of Potomac Aven.uc ~{!st to the SEPC site: the proposal provides fot the upgrading 
of Potomac .Avenue in front of the pJQje~t to :Oisttjcf standards; the landscaping of Reservation 
247 on·Potomac Avenue; and. the constrlJGtion.oft.b~ Ri,verwalk ~d ti:ail across the WASA 
lands to the SEFC site. AdditiQiial streetsca:pe improvements a.r~ ,the plJTView of W ASA 
(wbi~h o~cupies the land between the SEFC and· FRP lands) and DDOT. 

In suft$aty, OP believes that development ofthis_privately owned site·as mixed-use development 
with significant new access to and along the wa,terfront fi!rtb,ers A WI and Near Southeast goals 
and obJectives. certainly more so than the cflttefit concrete plant dpes. · 

4. Bio-retendon areas 

OP feels that the applicant's willi_ngness to.provide an inventive system for bio,.filtration of 
stormwater runoff furthers environm~ntal goals for the District. and the A WI. This represents a ZONING COMMISSION
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unique opportunity to establish in the District an integrated stormwater management and filtration 
system. which ip.cludes green rooting to reduce runoff, reuse ofrunoffw~ter for irrigation, and 
treatment of excess storm water runoff. Fmiher, the system has been integrated into a 
comprehensive utban landscape plan to maximize aesthetic benefits. In proposing this, the 
applicant is indicating a willingness to further current storm water management practice, in a way 
th_at would :Q.ot s~rifice aesthc:;tic landscape appeal. 

Initial analysis of the information supplied by the applicant indicates that·there would actually be 
two systems - one to treat on-site stormwater (run-off generated by the site itself) 3;Jld a more 
complex system to treat off-site stopn water generated ln tbe gener~ area,. OP's only potential 
concern at this time relates to long-term maintenance of the· larger biofiltratioll area proposed to be 
located on Reservation 247 to clean street stonnwater tunoff, in that the applicant has committed 
to maintain the site for a period of 5 years maximUm. As noted in the description of these systems 
supplied by the landscape architect for the applicant, this system requires ongoing attention to 
c:;nsur~ it functioil._S propedy and remains aesilietically acceptable. After S years, such maintenance 
would be the responsibility of the District, Although this maintenance, in the overall context of 
tnaintaining all patks in the District, would not appear to be onerous, OP Will review the issue 
further with District Health, PatkS and Recreation, and Transportation Departments. Should the 
biofiltration system prove to be unacceptable to the District, the applicant has offered to unde:rtake 
a more conventional landscaping of the reservation iil.Stead. 

5. Economic benefits to the District of the proposed development. 

OP ha,s not had an opportunity to review in detail the Economic Impact An~lysis provided by the 
applicant as part of its Supplemental s1,1bm.ission. This study would nonnally be expected as part 
of a Pte-Hearing statement, with District staff analysis provided in a pre-hearing report from OP. 
In general terms, the project will provide economic and employment benefits to the community, in 
addition to the other planning and site design related benefits. Tb,e amenity p~ckage proposed by 
the ~pplic~t is appropriate, give:Q. the level of relief from zoning regulations sought. The package 
includes a:n amount of affordable housing that is in line with notmal expectations for PUD 
projects, as well as important envitonmental, landscaping, and waterfront access amenities that 
will be of benefit to workers and residents of the site, and to all District residents. 

IV. RECOMMENDATION 

The Office ofPlanmng contin!les to feel that tbis application merits being set down for public 
hearing, as being generally consistent with the goals and objectives for the area as Outlined in the 
Comprehensive Plan and the .Afiacostia Waterfront Initiative; with goals and objectives of the 
Mayor's Environmental task Force; and with the overall intent oftbe St~ge I PuP approval, as 
outli11ed in Zoning Com111ission Order 8SO and upd_ated in Order 910-B. 

AA/jl 
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