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PREFACE 

This application is filed on behalf of Lano Parcel 12 LLC ("Applicant"), an affiliate of 

City Interests LLC, It seeks to modify a pOl1ion of the First Stage of the Parkside Planned Unit 

Development ("PUD"), including the PUD-related map amendment, which was approved by the 

District of Columbia Zoning Commission pursuant to Order No, 05-28, effective on April 13 , 

2007, This application also includes a Second Stage application for the construction of the 

Community College of the DistTict of Columbia ("CCDC"), 

The Parkside First Stage PUD approved ten "building blocks" consisting of residential. 

mixed-use, commercial and retail buildings containing approximatcly 3,003,000 square feet 01' 

gross floor area, including 1,500-2,000 dwelling unit s, 500.000-750.000 square kel or ol'licc 

space and 30,000-50,000 square feet of retail. The sitc plan approved in the First Stage is 

attached as Exhibit A, The floor area ratio (" FAR") for the enti re IS,S acrc PUD was approved 

at 4.4 and a maximum height of 110 feet for the office buildings and 90 feet for the mixcd-usc 

buildings, 

In 2008, the Zoning Commission approved a Second Stage app lication for th ree of the ten 

building blocks in the Parks ide PUD - Blocks A, B, and C (see Exhibit A) , The Commission 

approved a senior living facility consisting orat least 98 units to be reser\'ed for individual s with 

an income no greater than 60% of the area median income ("AMI"), It also approved 11 2 

townhouses, 42 of which would be reserved for buyers with incomes between 80% and 120%, 

AMI. 

On May 10,20 I 0, the District of Columbia Primary Care Association (, 'I)CPCA ") 

submitted a Second Stage application for another building block in the Parksidc Pl; n , That 

application proposes to develop a three-story Health Center that wou ld provide walk-in care, 

family practice, dental services, women and infant health care, well ness and associated lab, 
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pharmacy, reception and patient waiting areas . The Health Center is proposed for a port ion of 

the property referred to as Block I in the First Stage PUD approval. The application for the 

Health Center is separate from the instant application. 

The Applicant in June 20 10 filed the instant application to modify the First Stage PUJ) 

and for Second Stage approval for three additional blocks - G, H and the remaining portion of I. 

This application includes only the portion of the Parks ide PUD which has frontage on both 

Kenilworth Terrace and Kenilworth Avenue. More specifically, the Subject Property includcs 

property located in Lots 14-23 and 803-813, and portions of Lots 24 and 802 in Square 5055 

("Subject Property") . The Property is bounded by Kenilworth Avenue, N.E. on the south , 

Kenilw0l1h Terrace, NE on the north , Foote Street, NE on the west and the remainder of Block I 

of the Parkside PUD on the east. The Applicant's application and the Ilcalth Center's 

application were both set down for a public hearing at the Zoning Commission's public meet ing 

on July 26, 2010. 

The Applicant is proposing to modify the First Stage approval in three respec ts: (I) 

changing some of the approved uses f'or the Subject Property; (2) increas ing in the height 01· 

some of the buildings approved for portions oCthe Subject Property; and (3) a PUD-re lated map 

amendment for the Subject Property. The Applicant also seeks to convert a building initially 

approved for residential uses to use as the CCDC and secure Second Stage PUD approva l f'or thc 

CCDC (collectively, "Project") . 
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I. Intl'oduction 

A. Histo/y olP;trksidc 

The original Parks ide neighborhood was comprised 01'26 acres . Aftcr acquiring the site 

and creating a master development plan in the late 1980s, the Trust ror Public Laml, the then­

owner, subdivided it into twelve parcels of various sizes and configura tions. Phase I was 

successfully developed as 100 townhomes in the early 1990s, which are known as the Parksidc 

Townhomes. Subsequently, an additional parcel was developed to house the Cesar Chave~. 

Charter School, a 9-I2'h Grade District of Columbia Charter School. The remaining. vacant 

portion of the Parkside neighborhood comprises approximately 15.5 acres of lallci. all of which is 

currently vacant. 

City Interests ' affiliates, Parkside Residential LLC and LanD Parcel 12, purchased 

Parkside at the end of2004 along with partner Bank of America Community Development 

Corporation. Subsequently Marshall Heights Community Development Organization was added 

to the ownership group. During the subsequent two years, the ownership team conducted 

extensive community outreach and held many meetings with District officials to so licit input and 

support for the PUD. Beginning with the initial focus group meetings and design workshops in 

April 2005, the development team has made a concerted effort to be as inclusive as possible. 

Through this participatory planning process, the concept and site plans werc de\'eloped and 

approved by the Zoning Commission. The ownership team has continucd to mcet with the 

community, as well as government representatives from the Office or Planning. the !)epartment 

of Transporlation and the Office of the Deputy Mayor for Planning and Economic Development. 
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B. Pilrkside Vision 

The Parks ide/Downtown Ward 7 neighborhood is expected to experience over $ 1.5 

billion in public and private investment from 2005-2016, of which $500 million is expected to 

have been deployed by year-end 20 I I . 

When Parkside is complete it wi ll be a mature mixed-use, mixed-ineoille transit oriented 

urban community with the following amenities: 

I. Educat ion Conveyor Belt a la the Ilariem Chi Idren's Zone, providing educational 

opportunities from early chi ldhood to young adulthood with the Educare Child Development 

Center, Neval Thomas Elementary School, Cesar Chavez Charter School, anc1the CCDC 

flagship campus; 

2. The f(:derally anointed Promise Neighborhood will be serving Ward 7 children and 

their parents through a buffet of programs designed to produce well-educated. skilled productive 

members of the Ward 7 community; 

3. Public green space in the Parksic1e Central Park connecting the Anacostia Riverfront 

Trail to Fort Mahon Park and Downtown Ward 7; 

4. A primary care health clinic providing Illuch needed medical care to Ward 7; 

5. Affordable and work force housing for over 1,000 families (mixed-income for rent 

and for sale) ; 

6. Up to 1.7 million square feet of federal, District, and private office and 50,000 square 

feet of neighborhood retail uses to serve Parks ide residents, tenants and patients; 

7. Jobs generated by Parks ide offices, school s, and health facilitics will have a multiplier 

effect in the area and the job training facilities will equip more residents to lind well-paying 

permanent employment. 
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The Parkside PUD will contribute cnormous ly to the rcvitalization of"down town" Ward 

7 and reinforce Ward 7 as a desirable place to live, work and shop, It will be a complete 

community integrated into the larger neighborhood centered on the Minnesota-Benning 

Metrorail Station, 

The First Stage PUD for Parkside was approved in Septembcr 2006, providing for thrce 

million gross square feet of development to consist of approximately 1,5 00-2,000 residential 

units, 500,000-750,000 square feet of office space, and 30,000-50,000 square feet of retai I. 

Since rece iving the First Stage PUD approval in September 2006, the Applicant has secured 

Second Stage appro~al for 112 townhomes and 98 senior affordable hous ing units. It has also 

been actively pursuing potential medical and educational users who have specilic desires to be 

located at Parkside, given its central locati on in Ward 7, its recogniti on as an Amcrica' s Promise 

Ne ighborhood , its convenient access along maj or transporta ti on artcrials, and its proximity to the 

Minnesota-Benning Avenue Metrorail Station. Parks ide is also one of the last large parcels of 

vacant land located adjacent to a Metrorail Station and, as such, is an attractive option fo r office 

users desiring low-cost, high density efficient space, such as the General Services 

Administration ("GSA"), the District Government and certain other publi c and privatc tcnant s.' 

C Requested Action 

(I) Modification of First Stage PUD 

The Applicant seeks to modify the First-Stage PUD approval in three respects: (a) 

modification of the approved uscs for the Subject Property; (b) increase in the building heights of 

I Spec ifically. the Applicant intends to compete in the So lici tation(s) for Offers ("SrO") for offices la r the 
Department of Hom eland Security ("DHS"). Parks ide meets the geograph ic and location criteria for this so lici tat ion 
and was invited to submit a proposal for the t .1 million square feet after its response to a GSA Request for the 
Information for DHS. 
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some of the buildings approved for the Subject Property; and (c) a PUD-rclated map amendment 

for portions of the Subject Property. 

(a) Modification of Uses - CCDC and I lea lth Centcr 

The Applicant is proposing to change a portion of the Propcrty frolll thc residential usc 

previously approved to community col lege use for the CCDC. The approvcd First Stagc PU!) 

allocated a total of785 - 875 residential units for the Subject Property (and the adjacent parcel 

which is the subject of the proposed Health Center's application). The CCDC site represcnts 

approximately 250 units of this total. Thus, the change from residentia l use to education use for 

the CCDC will reduce the total number of units approved in the First Stage PUD by 

approx imately 250. 

The CCDC will be located on a portion of Blocks 1-1 and I, as they were defined in the 

First Stage application (see Exhibit A). Block I wi ll be subdivided into two lots to accommodate 

the Health Center. 

(b) Modification of Block G 

The Applicant is also proposing to convert part of Block G li'om rcsidcntial to 

commercial use. Blocks G and H of the Parkside PUD are the logical locations of a largc, 

govemment agency. Block 1-1 was approved for 500,000 to 750,000 gross square feet of office 

use in the First Stage Approval. The combined Blocks are one of only a few locations in the 

District that could accommodate enough office square footage for large agencies with direct 

access to a Metrorail station . This application expands the office use to I, 100,000 gross squarc 

feet on Blocks G and H. Notwithstanding the proposed change of uses contained in this 

application, the Parkside PUD will st ill provide a significant amount of residcntialuse well in 

excess of 1,000,000 square feet to compliment this modi fication. 
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(c) Modification of Building Heights 

The First Stage PUD approved a maximum height of 110 feet fo r the office buildings on 

Block H and 90 feet for the residential buildings along Kenilworth Avenue, with the residential 

buildings scaling down to as low as 44 feet in height toward Kenilworth Terrace. The Applicant 

now seeks to modify thi s approval to increase the height of the office buildings to 130 feet and to 

increase the heights of the remaining buildings on the Subject Property to 110 feet, with a similar 

sca ling down as they extend toward residential areas. 

(d) Modification of Map Amendment 

The First Stage PUD approved a PUD-related map amendmen t li'om the C -2-H /.o nc 

District to the CR and C-3-A Zone Districts. In order to acco mmodate the newly proposed 

heights for the Property, the Applicant is proposing to rezone the land associated wi th the offiee 

blocks to the C-3-C Zone District and the remai nder of the Subject Prope rt y to the CR Zone 

District. 

(2) Approval of Second Stage PUD 

Filed simultaneously with thi s application to modify the First Stage PUD is the 

Applicant's application for Second Stage approval for development on a portion of Blocks H and 

I for construction of the CCDC on a portion of the Property that was approved fo r residential use 

in the First Stage PUD. 

D. Current OwneriApplic,1I1f and Developer 

The Applicant, City Interests LLC, is a Washington, DC devc loper spcc iali zi ng in urban 

redevelopment. City Interests is focusing its development interests in the neighborhoods cast of 

the Anacostia River, having recentl y acquired a portfolio of six retail centers, three of which are 

also in Ward 7. The University of the District of Columbia ("UOC"), on behalf of the CCDC, 

has entered into a Memorandum of Understanding with the Applicant to purchase a porti on of 
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the Property to construct a 270,000 Oagship campus for the CCDC to accommodate its growing 

student population. 

E. Project Goals and Objectives and Benefits of Using tbe PUD Process 

The Applicant is now focusing its efforts on developing the portion of the PUD that is 

adjacent to the Milmesota Avenue Metrorail Station. The mix of uses proposed for the Property 

will make Parkside a true mixed-use development. Upon completion of the phases currently 

pending before the Commission, Parkside will include affordable senior-housing, market-rate 

and work force single-family housing, a Health Center, a Community College and ground Ooor 

retail space. This development will enhance and complement the existing and pending 

development in the vicinity of Parkside, including a recently BZA-approved child development 

center at the intersection of Anacostia Avenue and Foote Street, the Neval Thomas Elementary 

School on Anacostia Avenue, the 100 existing town homes, the previously-approved 98 

apartment unit senior living facility and 112 new townhomes. 

The proposed uses in this application will fill a distinct void in Ward 7. They will anchor 

the Parkside PUD and add definition to the Kenilworth Avenue corridor. Just as in the preceding 

phases, this phase of the Parks ide PUD furthers the District of Columbia and the Applicant's 

goals of stabilizing the existing neighborhood and bringing much needed services and jobs to the 

community. The PUD Site is currently vacant and the proposed modifications and the 

Community College will make significant strides in establishing the Parkside neighborhood as a 

thriving community in Ward 7. 

The PUD process is the appropriate means of achieving these objectives because it gives 

the conununity and District agencies the 100ls to ensure that the Project is well-designed and best 

meets the needs of the community while making sure the density and uses are appropriate and 

the architecture is compatible to the surrounding neighborhood. 
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F. Development Timetable 

The Applicant hopes to start construction on the CCDC by Summer 20 II and expects 

that the total construction period will last approximately 24 months. It anticipates go ing forward 

with the next phase of the PUD within the next two years. 

n. The Project Site and Description 

A. Site Location 

The Property is located in Ward 7,just north of the intersection of Minnesota !\venue and 

Benning Road. Specifically, it is situated in the Parkside neighborhood and is currently 

unimproved. The Subject Property is bounded by Kenilworth Avenue, N.E. on the south, 

Kenilworth Terrace, NE on the north, Foote Street, l\ E on the west and the remainder of Block I 

of the Parks ide PUD on the east. The Subject Property is composed of approximately 234. 159 

square feet of land. 

The Pm-kside neighborhood is partially constructed with streets and infrastructure in­

place, 100 townhomes, two schools, streets, parkland and over 15 acres of remaining vacant 

land. The northern anchor of the Anacostia Waterfront, adjacent to Kenilworth !\ venue and the 

Minnesota Avenue Orange Line Metrorail Station, Parkside si ts at a vita l crossroads in the 

District of Columbia. 

Land uses in the vicinity of the PUD Site include a PEPCO plant to the southwest, Neval 

Thomas Elementary School and a District of Columbia Public and Assisted I lousing complex to 

the northwest; vacant land to the southwest and existing town homes to the northeast. Two 

blocks north of the PUD Site is the Mayfair/Paradise multifamily rental communities. Eastland 

Gardens is located a Y, mile to the north of the PUD Site. To the west of the PUD Site are 

Kenilworth Aquatic Gardens, Anacostia Park , the Anacostia River and the National Arboretum, 
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forming a large green space and recreational complex. Parkside is adjacent to thousands of acres 

of parkland along the Anacostia Waterfront, including Kenilworth Park and thc Aquatic Ga rd ens. 

The site enj oys easy access to the Downtown and the Baltimore/Washington corridor via 

Interstate 295 . This six-lane highway provides quick convenient access to downtown 

Washington, to Route 50 and points east, to the Baltimore-Washington Parkway to Iloward 

County and Baltimore, and to the Capi tal Beltway. The Minnesota Avenue Metrorail Station 

(Orange Line) is located immediatcly across Interstate 295 from the site , wi thin wa lking di stance 

over a pedestrian bridge that COlUlects to the Metrorail Station. The Orange Line is sevcn stops 

(10- 15 minutes) from Metro Center, the main downtown Metrorail Station severa l blocks from 

the White House. In the opposite direction, the Orange Line runs to Ncw Carrollton. a major 

employment center [or Prince George's County, Maryland wh ich con tains a major fedcral 

facility for the Interna l Revenue Service. 

Several other developments are currentl y plalUled or have recently been incorporated into 

the neighborhood. These include the construction of the first phase of the Government Center (at 

the Metrorail Station) , which consists of 230,000 square feet of officc spacc and first nODI' rctai I: 

the newly constructed, 700 studenl Cesar Chavez Public Charter Iligh School; 172 rental units 

known as Lolus Square; redevelopment orlhe Mayfair Mansion condominiums; 125 units o f 

work force hOllsing units proposed within the Pollin Memori al PUD recently approved by thc 

Zoning Commission; and redevelopment of the East River Shopping Center, wh ich is also 

contro lled by City Interests LLC, into a town center beginning in 20 14. 

B. Solicitations 

Since Parkside is located in the Central Employment Area ("CEA") as defi ned by thc 

District of Columbia Comprehensive Plan and the federal Genera l Services Administration 

("GSA"), it is eligible to respond to GSA's so licitat ions for federa l government leasing of officc 
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space. Ward 7 is the only ward in the District of Columbia that has no fcdcral installations nor 

has it been the recipient of federal office leasing activity. 

It is well established that major office location is a major catalyst in economic 

redevelopment. The location of the new headquarters of the Bureau of Alcohol, Firearms, & 

Tobacco boosted the development of the North of Massachusetts Avenue ("NOMA") Corridor 

and the Department of Homeland Security at St. Elizabeth's will do the same in Ward 8. By 

responding and wilming a federal solicitation, Parkside can provide a s imilar economic 

development impact in Ward 7, adding jobs as well as health and education to its important 

community benetits. 

C. America's Promise Neighborhood 

Parks ide has been adopted by America's Promise Alliance, a coalition of ovcr 400 

national organizations working collaboratively to bring comprehensive education and socia l 

services to underserved communities based upon the Harlem 's Childrens' 7.one modet. The 

Parkside community recently was accepted into the federal Promise Ne ighborhood Program. 

which is the centerpiece of President Barack Obama's urban initiatives. The Promise 

Neighborhoods Program seeks to engage all resident children and their parents into an 

achievement program based on tangible goals, including matriculation to college for each and 

every participating student, positive physical and mental health outcomes for children and 

parenting classes. The program also seeks to provide employment train ing and counseling to 

provide meaningful employment opportunities for the parents. 

The Parkside-Kenilworth Promise Neighborhood Initiative ("PKPN") has formed a 

501(c)(3) with a working group representing stakeholders, including Cesar Chavez Charter 

School, America's Promise Alliance, DC Appleseed, City Interests, LLC Georgetown 

University, Children'S Hospital, and Local Initiatives Support Coalition ("LlSC"). The District 
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government endorsed the Parkside-Kenilworth application for the fed eral Promise Neighborhood 

Program. 

D. Project Description 

(I) First Stage Modification 

The plans, elevations and drawings for the proposed modilicat ion to the I'arkside First 

Stage PUD are attached as Exhibit B. Outlined below is a comparison 01" the previously 

approved development parameters for Blocks G, II , and I in the First Stage PUD and what is 

currently being proposed for those same parcels of land. 

Blocks G, H and I (including 
the Health Center) 

First Stage Approval Proposed 

Gross Floor Area 1,709,800 square feet 1,709,800 square feel 

FAR 7.05 7.05 

Number of Units 785-875 325-375 

Height 44'-110' 2 1 ' -1 30' 

Lot Occupancy 80.6% 69 .6% 

Parking 1,400 1,400 

-

The modifications to the First Stage approval for these Blocks of the Parkside PUI) will 

reduce the amount of residential development by approximately 450,000 square feet , or 450 units 

with education, healthcare, oflice and retail uses assuming occupancy of this space. The 

Applicant is seeking to change the approved uses in order to diversify and make it a more 

attractive, self-sustaining development for the community. 

It is important to note that in addition to the one million gross square fect 01" residential 

development (1,000-1,500 units) which will occupy the balance of the Parks ide PUD, a 
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significant number of new residential developments have been approved for the greater Parks ide 

neighborhood. Since the original Parks ide First Stage PUD approval, these include: (I) the 

Pollin PUD, inullediately adjacent to Parks ide, which was approved for 125 residential units; (2) 

Donatelli Development will be developing 400 units at the intersection of Minnesota Avcnuc and 

Benning Road; and (3) Lotus Square which has been completed with 172 multifamily units 

immediately adjacent to Parkside. These projects represcnt a tremendous increase in the amount 

of housing in this subsection of the District which will tax the market' s absorption rate for 

housing in Parkside. 

The success of this housing depends on the se rvices the I'arksidc community is able to 

provide the new residents. This community currently relies on serviccs and cmploymcnt 

opportunities outside of the neighborhood. The Applicant would like to changc that. Its 

proposal to modify the PUD will provide opportunitics for thc ex isting residents, as well as the 

new ones, within the neighborhood. The Applicant is proposing to replacc some of the 

residential use approved in the First Stage PUD with retail use and office use, both of which arc 

desperately needed in this community. The provisions of these uses will help make this 

community self-reliant and make the residential developments viable. 

Given the desire to increase employment opportunities in the communit y, the Applicant 

seeks the flexibility to secure a government office tenant such as the Dcpartment of Ilomeland 

Security as well as other GSA solicitations that are being contemplatcd. Such opportunities will 

provide a large-scale employer in the comlllunity, which will help support the rcsidcntial and 

retail uses in Pat·kside. 

The increase in office use will also make thc proposed retail space more viablc. The 

Applicant, as well as the District , always anticipated that it would include a mix of lIses to make 
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it a self-sustaining community. The retail that the Applicant has proposed, howcvcr, requires 

"day-time" users in order to be successfu l. The retailers cannot rely so le ly on thc rcsident s for 

business, who will patronize the stores primarily during the evening and on weekends. The 

office use will be essential to sustaining the retail usc. 

The other modification to the First Stage PUD that the Applicant is proposi ng is to 

increase the height of the buildings along Kennilworth Avenue. The majority of the buildings 

will increase in height from 90 feet to 110 feet and the two office buildings in the center of thc 

site will increase in height from 110 feet to 130 feet. The extra height is needed to accommodate 

the gross floor area required for the GSA solicitati ons. 

The driving force behind the increased heights is the possibility of securi ng a GSA entity 

such as the Department of Homeland Security (HDHS"). The Applicant intends to compcte in 

the SFO for offices for the Department of Homeland Security. Parkside meets the geographic 

and location criteria for this solicitation and was invited to submit a proposal for the 1.1 million 

square feet after its response to a GSA Request for Information for DIIS . 

The increased building height along Kenilworth Avenue is further appropriate because 

the increased heights only affect the Subject Property, which is located immediately adjacent to 

Interstate 295, a multi-lane freeway (it also known as Anacostia Freeway). The bui ldings will 

shield the remainder of the Parkside development from the Freeway aesthetics and noise; it acts 

as a buffer between a predominantly residential development and a use that is not particularly 

compatible with res iclentialuses. The heights proposed for the Subject Prope rt y wi ll step clown 

to lesser hei ghts along Kenilworth Terrace so as to be compatible with the heights of the other 

Parkside buildings as the development steps west . Because the maxim um heigh ts will bc 

concentrated along Kenilworth Avcnue and will e ffectively act as a shie ld between the PUD ancl 
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the apartment buildings, and ultimately, the town homes, they will not adverse ly arleet the 

residential uses in the remainder of the PUD. 

(2) Second Stage Application 

The Applicant is simultaneously secking Second Stagc approva l for the CCDC building. 

The CCDC is proposing an 8-story building (110 foot height) with 260,000 square feet of gross 

floor area. It will include classroom facilities such as an auditorium, outdoor plaza space, a 

student center, a cafe, classrooms, offices, and ajob center. The building will include two 

below-grade levels of parking consisting of200 spaces that will be reserved for filcu lt y. stalTand 

retail users. The parking garage has shared access with the Hea lth Ccn ter, but each building will 

provide its own parking. The plans for thi s Project are contained in Exhibit C. 

The CCDC is a new program established to complement the University of the Distri ct of 

Columbia 's higher-education program. The 2009-20 I 0 academic year marked the first year in 

operation for the CCDC. The program serves thc City's res idents by integrat ing workforce 

preparation, employability sk ill development , quality education and remcd iat ion, economic 

development and employer linkages, school-to-career training. Overa ll , it provides a seamless 

tran~ition from K-12 to adult education and literacy to college prep- and continuous lifelong 

learning. The CCDC offers: 

• Associate Degrees - Two-year academic degree programs lead ing to careers in 
demand; 

• Certificate Programs - Short-term educational and trai ning programs that enhance 
professional options; 

• Continuing Education - Enhance your current job ski ll s, mect Continuing 
Education Unit requirements with over 1000 online courses; 

• Workforce Development - Job and professional training to help students develop 
the skills that local employers need today. 

The Community College functions as the open-enrollment institution for the University Systcm, 

while UDC has become a selective institution, only offering bachelor and graduate degrees. 
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CCDC has five locations in the District, in addition to the proposed site, but none are 

located east of the Anacostia River. In the 2009 Academic Year, 2,335 student s were enroll ed in 

the program; 41 % of the CCDC enro llment was fl.IlI timc students and 59% werc part-time 

students. The CCDC expects that no more than 500 students, 25 faculty, and 50 stafT mcmbers 

will be on the instant site at anyone time. Estab li shing thi s program in Parks ide wil l c lTec tuatc 

the goals of the Promise Program as well as bring opportunities cu rrently available in the rest or 

DC to those east of the Anacostia Ri ver. 

E. Flexibility ullder the PUD Guidelilles 

The PUD process was created to allow greater flexibility in planning and design than is 

permissible under conventional zoning constraints. The PUD Regulations specifically allow the 

Zoning Commission to approve any zoning reli ef that would otherwise require the approva l of 

the Board of Zoning Adjustment ("BZA"). The Applicant is simultancous ly requesting relief 

from Section 633.6, which di sallows the requircd public spacc from being included in the gross 

floor area. The Applicant is providing a 17,000 square foot plaza (approximately 30% of the lot 

area), which will be open to the public; however, it counts toward gross floor area as it is located 

8 feet above grade. 

III. Planning Analysis 

A. Lalld Use Impact 

The Project will continue to extend the urban fabric and enhance a new urban community 

for Parkside and the surrounding neighborhood, with a plan which is appropriate given the 

Property's location as an infilliocation in close proximity to a Metrorail station. 

The uses proposed in the Project , and it s design, will have a pos itive impac t on thi s major 

corridor of the District of Columbia and serve as a trans itional clemen t between the 
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transportation corridor to the southeast, the industrial uses to the southwest, the adjacent 

residential neighborhoods and the open space adjacent to the Anaeostia River. 

The proposed uses are currently unavailable or under-available in Ward 7. such as a 

Health Center and a Community College. These will provide residents with access to amenitics 

that are not currently easily accessible in Ward 7. 

B. Zoning Impact 

The proposed Zoning Map Amendment can be granted without adversely affecting 

nearby and adjacent zone districts or properties. The proposed CR ancl C-3-C Zone Districts arc 

consistent with the Transit-Oriented Development ("TOO") categories on the Generalized Land 

Use Map of the Comprehensive Plan. Specifically, the proposed height is appropriate for its 

location next to a Metrorail Station and for the proposed office uses. The increase in heights of 

up to 130 feet for the office components and I 10 feet for the remainder of the Subject Property 

will not have an adverse impact on neighboring properties - to the south of the Subject Property 

is Kenilworth Avenue (1-295) and railroad tracks, to the west of the Subject Property is a PEPCO 

substation and to the east of the Subject Property is a health clinic. The buildings will step down 

in height as they abut the proposed residential uses to the north. The proposcd increase will also 

to provide a dynamic design that will transform an existing non-descript locale into an urban 

center in Ward 7 and will attract the caliber of tenants to make this venture successfu l. 

C EnvironmentHI Impact Hnd AnHlysis 

The proposed Project is designed so as to minimize any adverse environmcntal impacts 

that would otherwise result tj'OITI the construction of thi s Project. In addition , the increased usc 

in water and sanitary services that will occur as a result of the Project will have an 

inconsequential effect on the District's delivery systems. The site is currently served by all 

major utilities. The Project's proposed stormwater man~gement and erosion control plans will 
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minimize impact on the adjacent property and ex isting storm water systems. The overall PUD 

will use a rain garden to treat runoff from impervious surfaces as well as a vegetative swale (bio­

filtration) to treat runoff from the entire PUD site. The use of bio-swales througho ut the overa ll 

PUD wi ll help manage the storm water in an environmental ly superior met hod. The requisite 

erosion contro l procedures stipulated by the District will be implemen ted during construction o /" 

the Project. The PUD was also selected to participate in the LEED-ND (Leadership in Energy 

and Environmental Design for Neighborhood Developments) Pilot project and will seek at least 

Si lver level certification For the overa ll master development. Sheet l3A o f Exhibit C is a LEED 

checklist outlining those items that will be included in the des ign of the CC DC building. 

lJ. F.7cilities Impact 

The Project will not have an adverse impact on the public fac ilities on which it will rely 

for service. 

IV. Evaluation Standards 

Section 2403 of the Zoning Regulations provides the standa rd s ln r eva luating PUD 

applications. Section 2403.9 provides categories of public benefits and project ameni ti es Inr 

review by the Zoning Commission. 

The objective of the PUD process is to encourage high quality development that provides 

public benefits and project amenities by allowing applicants greater Oex ibilit y in planning and 

design than may be possible under matter-oF-right zoning. The instant applicat ion will achieve 

the goals of the PUD process by creating a high quality residential project with signi lieant 

housing - both affordable and market-rate - opportunities . 
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A. Comprehensive PI:1n 

The proposed zoning and the PUD are consistent with , and further, many or Ihc District' s 

goa ls and objecti ves. Section V below discusses the proposed development in li gh t orthe 

Comprehensive Plan in greater detail. 

B. Urban DesigJl, Architecture, find LaJldscaping 

From a sustainability perspective, high density uses located near transit nodes is regarded 

as good urban des ign. The proposed develoJlment is located in the transition area bctween a 

major transportati on corr idor, industrial uses, moderate density housing and opcn spnce. Given 

the scarcity of new development in the ne ighborhood and the strengt h of the supporting mass 

transit infrastructure, the Project provides an important opportunity to provide important and 

practical commercial uses for the District residents. Land thai is currentl y vacant wi ll be 

converted to active use. 

C Site Planning 

The Project is planned to take advantage of its locat ion adjaccnt to park lands. the 

Anacostia River and natural grades and perhaps most impol1antly, the major transJlortation 

corridor to the southeast, including the Mirmcsota Avenue Metrorail Stat ion. The site plan is 

designed to " {ill" in a gap of an urban neighborhood. It will connect the existing Parks ide 

Townhomes with the fabric of the city and will estab li sh a true mixed-usc development in the 

heart of Ward 7. 

D. Effective and Safe VehiclIlHr and Pedesfri,1n Access 

The site plan's design simplifies vehicular access to promote vehicu lar and pedestrian 

safety. There are two points of vehicular access to and from the project: one entrance will be 

located between the CCDC building and the Health Center and will be shared by both uses in an 

effort to increase site efficiency. The second entrance will be from Kenilworth Avenue. There 
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are three different points of access for pedestrians from Kenil worth Terrace. The building's 

design effectively separates the pedestrian access Jloints from vehicular access points. 

minimizing any conflict between the two. Attached as Exhibit D is the Transportation Analysis 

prepared by Gorove/Slade Associates. 

E. Revenue for tlie District 

The District will benefit significantly from additional tax revenues in the form ur 

recordation, transfer, property, income, sales, use and cmployment taxcs. 

F. Additional Public Benefits oftlie Project 

The modifications to the First Stage PUD and the pending Second Stage PUD enhance 

the benefits and amenities package proffered with the initial application. For the most part, the 

package approved in the First Stage PU D remains unchanged but are enhanced wi th the 

introduction of educational uses, health care se rvices, and additiona l ncighborhood-serving retni!. 

A complete li st of the benefits and amenities included in the Parkside PUD and this 

proposal is provided in the Application filed in June, 20 10. In briefsumlllary, these are: 

• Community College. The development will provide a cOlllmunity college to 

provide educational opportunities for residents throughout the city , including in Ward 7. 

• Affordable and Workforce I-lousing. The PUD will provide 20%, of its total 

residential units for affordable housing (households having an income not exceeding 80% of 

Area Median Income) and an additional 20% of the total residential units for workforce housing 

(households tbat have an income between 80 - 120% of the Area Median Income). 

• First Source Employment Program. The Applicant will also enter into an 

agreement to participate in the Department of Employment Services ("DOES" ) First Source 

Employment Program to promote and encourage the hiring of Di stri ct ol'Columbia res idents. 
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• Pedestrian Bridge. A new pedestrian bridge will be constructed between the 

Parkside PUD and the Milmesota Avenue Metrorail Station, with the Applicant committed to 

25% of the cost of the bridge not to exceed $3 million. 

• Compliance with Comprehensive Plan. The proposed Project signi licantly 

advances these purposes of the Comprehensive Pl an by fu rthering the soc ial and economic 

development of the District through the construction of new residential units on unclerutilized 

land, including a senior housing facility, and on a site that has been deemed to be a development 

opportunity area for the transformation of the KenilworthiParksidc neighborhoods. 

V. Compliance with Comprehensive Plan 

The Project serves the goals of several of the citywide clements of the Comprehensive 

Plan. A full analysis of the Project's compatibility with the Comprehensive Plan is contained in 

the June 2010 Application. A summary of that analysis follows. 

(I ) Land Use Map 

The Future Land Use Map designates the Property as appropriate for hi gh density 

residential uses and medium density commercial uses. The Hi gh Density Resident ial designation 

is used to define neighborhoods where high-rise (8 stories or more) apartment buildings are the 

predominant use and pockets of less dense housing may ex ist. The Medium Density 

Commercial designation is used to define shopping and service areas that are somewhat more 

intense in scale and character than the moderate-density commercial areas. Retail , office and 

service businesses are the predominant uses. Areas with this designation generall y draw from a 

citywide market area. Buildings are generally larger and/or taller than those in moderate density 

commercial areas. 
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The proposed use for the Property complies prec ise ly w ith those uses outlined as 

appropriate for the land use des ignations . The Project will deli ver a com mu nity co ll ege that wil l 

draw from a citywidc market area. 

(2) Land Use Element 

The Plan cites the importance of transit-oriented deve lopment and thc importance of 

mi xed-use developments on large sites. The project is consistent with the fo llowing poli cies as 

more defmiti vely described in the PUD Application. The Proj ect will be located a short walk to 

the Minnesota Avenue Metrorail stati on, which is one-third o f a mile away from the Project Sitc. 

As such, it fulfill s the Plan's desire for infill development near the transportati on infrastructure. 

Furthermore, the Project has been des igned to be complete ly complcmentary to the surrou ndi ng 

neighborhood. The des ign and materials used on the townhomcs make them an attract ive 

attribute to the community and the sidewalks promote the wa lkable nature of the neighborhood. 

The Plan al so seeks to achieve " land use compatibility" - spec ifi ca ll y, the enhancement 

and stabili zation of the District's neighborhoods by the protection of res ident ia l ne igh orhoods 

from non-residential and di srupti ve uses. The Prope rty is located in a primarily residenti a l ancl 

institutional neighborhood. The new community co ll ege will support and complement ex isting 

uses in the community, particularl y the residential uses and the proposed health clinic. 

(3) Transportation Element 

The proposed development is al so consistent with several transportati on po li cies as more 

definitively described in the PUD Appli cation. The Plan encourages strengthening the linkage 

between land use and transportati on as new development occurs and that is precise ly what thi s 

proposal does . The CeDe is strategically located near the Metrorail stati on in order to attract 

residents from all over the District. It is al so located al ong Kenilworth Avenue, a key bo ulevard 

in Ward 7. Developing thi s property will enhance the aestheti c along a thoroughfare that 
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currently stretches along vacant land. The CCDC provides a "destination" whereas the existing 

site is a lost opportunity adjacent to a Metrorail station. The development will figuratively and 

literally connect the greater community with the Minnesota Avenue Metro Station. In all, the 

development wi ll provide facilitate and encourage the usc of the Metro Station. Fina ll y, by 

improving the Kennilworth Avenue corridor, the project wi ll benefit the cntirety of the 

community. It puts a new "face" on the greater paJ·kside community. 

(4) Environmental Protection Element 

The development is consistent with the following environmcntal policies as more 

definitively described in the PUD Application. The Plan seeks to encourage the planting of 

street trees and the use of landscaping to beautifY the city, enhance streets and public spaces, 

reduce stormwater runoff, and create a stronger sense of character and identity. There is an 

extensive landscape plan providing [or abundant trees, retention of many existing trees, and 

comprehensive and creative stormwater treatment on the Property (wh ich will correspond with 

the plan as it relates to the entire First Stage PUD ror Parkside, as approved under l.C. Order 

No. 05-28). The PUD proposes elements to improve water quality through design features such 

as the use o[ a rain garden to treat runoff from impervious surfaces, including roofs and paved 

areas; and through the use of a vegetative swale (bio-filtration) to treat runoff from the Property. 

Further, the PUD will serve as a catalyst to improving the physical environment of this 

area of the Anacostia River. The pUD is designed to improve air quality due to its transit­

oriented approach and protect the natural environment employing "best practices'· approach to 

development. In fact, the senior housing facility exceeds the Green Communities Criteria. 

Moreover, the overall PUD has been selected as a LEED-ND (Leadership in Energy and 

Environmental Design for Neighborhood Developments) Pilot project and wi ll seck at least 

Silver level certilication lor the overall master development. 
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(5) Parks, Recreation, and Open Space Element 

The development is consistent with the Parks, Recreation and Open Spacc policies as 

follows more definitively described in the PUD Application, The Comprehensive Plan 

specifically recognizes the value of functional open space, There will be a linear park that will 

servc as public recreation space and will abut an open park that will be enhanced through future 

phases of development pursuant to Z,C. Order No. 05-28. This will serve as a relaxing amenity 

for residents and neighbors and will create an attractive resting point that District residcnts can 

appreciate while they take an evening stroll, walk the dog, or simply rcad a book outside, 

(6) Urban Design Element 

The development exemplifies superior urban design and is consistent with numerous 

District policies as more definitively described in the PUD Application. The Urban Design 

Element of the Plan seeks to, among other goals, strengthen civic idcntity through a rencwcd 

focus on public spaces and boulevards; designing for successfulncighborhoods and largc site 

reintegration; improving the public rcalm, particularly street and sidewalk space; and prollloting 

design excellence throughout the District. 

The proposed development will reflect the beneficial architectural qualities of the 

surrounding residential neighborhoods. The Project proposes an appropriate use, density and 

height and the overall PUD allows for sufficient private and public open space for the residents. 

(7) Compliance with Educational Facilities Element 

The Comprehensive Plan encourages educational facilities throughout the District in a 

manner that is compatible with adjacent residential uses. The proposed comlllunity college is 

consistent with District goals and policies (see Policy EDU-3,3.2). 
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(8) Compliance with Area Element 

The Comprehensive Plan also contains ten area elements, with the PUD Site located in 

the Far Northeast and Southeast Area Element. The Project is consistent with this Element of the 

Plan as more definitively described in the PUD Application. The current condition orthe 

Parks ide neighborhood, with over fourteen vacant acres of land , di scourages an active 

connection between the Anacostia watcrfront and the Ward 7 community. The dcvelopment of 

the Parkside PUD will create a more inviting, accessible and active connection to the Anacostia 

waterfront. The new pedestrian bridge and the urban design of the redevelopment wi II 

encourage the Ward 7 community to use the waterfront and its new and existing amenities. This 

increased activity engendered by this first phase of development will create a fr iendlier, more 

inviting atmosphere for residents wanting to access the waterfront. Thc strong vi sual corridors 

and pedestrian pathways of the site design will encourage usc of the waterfront. 

The Parkside PUD also reflects the District's plan for concentrating a mix of uses at the 

Milmesota Avenue Metrorail Station. The addition of both the Health Center and the CeDC will 

truly make the Parkside development a mixed-use PUD. The heights ancl densities proposed for 

development are also appropriate for the PUD's proximity to public transit. Finally. the building 

designs call for an appropriate transition between the greater heights along Kennilworth Avenue 

to the lesser heights as the development stretches toward the Anacostia River. 

VI. Conclusion 

For the foregoing reasons, the Applicant submits that thc applications for modifying the 

First Stage PUD and the related map amendment and for a Second Stage PUD approval meet the 

standards of Chapter 24 of the Zoning Regulations; are consistent with the purposes and intent of 

the Zoning Regulations and Map; enhance the health, welfare , and safety ancl convenience of the 

citizens of the District of Columbia; satisfy the requirements for approval of a PUD and Zoning 
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Map amendment; provide significant public benefits; and advance important goals and policies 

of the District of Columbia. 

Accordingly, the Applicant respectfully requests the Zoning Commission approve this 

PUD and accompanying Zoning Map amendment application after a public hearing at the earliest 

possible date. 

December .%J-, 20 I 0 

DCDOCS\7054 194.1 

Respectflll1y submilled, 
Goulston & Storrs 

~~~-
Phil Feola 
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