
GOVERNMENT QF 11IE DISTRICT OF COLU'M:BIA 
OFFICU OF PLANNING 

* * * 

MEMORANDUM 

TO: 

FROM: 

DATE: 

DiStrict of COlmnbia Zoning Commission 

Jennifer Steingasser, Deputy Director-P 

February 18, 2008 

SUBJECT: F~ Report- Zoning Commi§.sion Case No. 07-29 
Application by Bozutto Development Group I Kressin North New York Avenue, LLC for 
a Map Amendment from DD/R-5-B·to DD/C-2-C for a portion oflot 864 in Square 514 

I. OFFICE OF PLANNING RECOMMENDATION 
The Office of Planning (OP) recommends the Zoning Corilmission approve the applicant's request to 
rezone from DD/R-5-B to DD'!e-2-C approximately 4,950 square feet of the 7,983 square foot Lot 864 
in Square 514. OP also recommendS'1he Commission move the boundary ofDD Housing Priority Area­
A (HPA-A) westward to the proposed.dividing line.betWeen the DD/R-5-B zone district and the DD/C-
2-C zone district 

II. APPLICATION SUMMARY 
Lot 864 is 7,983 square feet and is zoned DD/R-5-B, as are the'lots·to the west. The lots to the east of 
Lot 864 are zoned :OD/C-2-C. The applicant asks that 4,950 square feet,ofthe eastern side of Lot 864 be 
rezoned to DD/C-2-C. The requested rezoning would· move the dividing line between the zones 42.2 
feet to the west. The area that would be rezoned and newly included in }IP A-A would be bounded by 
Lot 851 to the east and a line approxim3tely 42.2 feet west of the line that now separates Lot 864 from 
Lot 851 to· the east. 3,033 square feet of the c"Qrrent Lot 864 would remain zoned DD/R-5-B. 

HP A-A· now ends:atlth~· property· line· dividing Lot 864' and ·Lot 85J,. tQ ~e:~ ·:oot~SJJ~Jn.JWA~A; 
lot 861 is not. The applic8nt.has informed OP _that its S:ppliciltion:implicitly included·an-expansion of. 
the Housing Priority Area-A (HPA-A) westward to what would be the new DD/C-2-C bouildary. The 
applicant intends to make this request explicit to the CollliiliSsioil-atthe public.heanng; 

The Comprehensive Plan's Future Land·Use Mapdesignates.the·land-east ofLot 864.as'suitable~fof.a 
mix of mediulri· densitY residential and .moderate den8ity commercial ilses. 

With the re-zoning application the applicant has also submitted fUl illustrative development plan for Lot 
864 ana·two lots· to the east. ~This· 'development ·has. been ·given conbept approval by the Historic 
Preservation· Review Board (HPRB)."· It wbuld·entail moving a: historic structure to-·the:part·ofLot 864 
~woUld remairi DDfR-5.:B and stepping·down the mass.of the building.·proposed for, the DD/C-2-C 
zone as it gets closer to :the DDIR-5•B zcme and histOric' Structure. 
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The applicant bas submitted its request as a map amendment because neither Lot 864 nor the 
combination of Lot 864 and the two lots to the east would be large enough to meet the minimum lot size 
for a PUD. A PUD site must be at least 15,000 square feet in the DD/R.-5-B zone and 1 acre in tlle 
DD/R-5-B zone. 
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Figure 1. Site l..ocation and Zoning: Site outlined in .Green. ·Existing Zoning shown with solid 
red line. Proposed Relocation of Zoning Boundary shown with dashed red line. 

m. SITE AND AREA DESCRIPTION 
Square 515 is on the north side ofNew York Avenue, two blocks east ofMt Vernon Square. It is 
irregularly shaped and is bounded by 4th Street on the east, 5th Street on the west, M Street on the north 
and, on the south L Street and New York A venue. There is a central alley system. Lot 864-is in the 
southwestern part of the Square, where New York. A venue and L Street meet. It is currently vacant, 
fronts on New York Avenue,. and has alley access. ·TheM Street and 5th Street sides of the square have 
undergone significant small scale renovation in the last fifteen years. The uses·are residential on M 
Street, -and a·mix of residential and commercial on 5th Street. · The New York Avenue frontage to the 
east of Lot 864 is undergoing more significant changes in use and scale, with former industrial buildings 
and parking lots being converted to high-rise residential uses in the area zoned DD/C-2-C. 

Square 514 is .in both the Sl;law neighborhood and the Mount Vernon Square historic district. It is across 
New York A venue from the Mount Vernon Triangle. Shaw has generally low-rise hoqsing from the 19th ZONING COMMISSION
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and early 20th centuty, with some garden· apartments and .high-rise residences .bUilt in the third quarter of 
the 20th century. The Mt. Vernon Triangle saw disinvestment in 1he·last half qfth~ 20th ~tu;Iy. Since 
2000 a significant number of neW residential and mixed use high-rise structures have b~ btti_lt Most 
notable is t:he.City Vis~ ~d~~~ and retail complex oo¢·blwk s®th of the applicanfs site~- New. 
York Avenue is just beginning to see developnieilt-betWe¢Jt Mt~. Ve~o~ _ Sq1,J8I'e OJ:.l.tlte·W~t ~d North 
Capitol Street on the_east. The fi_r_st·p~e Qftbe Y~~·.L~dcy site'~ 1h~ e~ of1he,appl~~(s. property 
has been developed "with a 110 fooMrigh buil4icng; the se,roild pb8se is !dated to Ij~e 130 feet- Both sides 
of the 600 block of the Avenue are ~eing assetn)>led for 1.3() fQOt ~gh 4eve1Qpm~~·- The ~\lth side of 
New York Avenue,' across from the applicant~.s si~, ~b~g reviewed bY the BZA for· a 130-foot high 
residential building to be ~cteg by the-~~ group:prop~$g to deyelop Sq~are 514-Lot 864 and 
the eastet:n-adjacent lots, and to be designed by the same architectural firm. 

The greenlyellow line Mt. Vernon Squa,re/GopveJl.#on Ceqter Metror~il~tion is ~ee blocks to the 
northwest.·· The red/greentyellow line Gallety .Place station is five blocks to the southwest. 

IV. AllEA ZONING AND'IJlSTQlU(;.DISJlUCJ:S) 
Square 5J 4 is on fue border between the cential business district and the Shaw/Mt. V emon 
neighbolhood, lts_ tWO_ :t;one d,i~tr_ipts I:eflects i~ ~~tion~ n~ .. The· south~~ frontage:on New 
York Avenue:i$ zoried.'DD/C-2-C. The remaindet of the Square: facing L, 5th. M and 4th Streets. is 
zoned DD/R-5-B. 

The applicant's 7,968 square foot site is locat~ wb,ereNe~ Y;o~ll Av~~ ~d J., Street.meet. The 
~em portion is zoned is zoned DD/C-2-C and is in Hou8ing Priority Area A (HPA-A). The western 
portion is zoned DD/R.-5-B and is not in the HP A 

The site and the S.quare are in the Mt Vetnon Hi~oric PisttiCt._. JJ:te.b~~g-~-a.ppli~t pr~po.ses to 
moye is ~ wntributing stl'Jl~e to the Historic District. The Historic Pt:e5ervation Review Board 
(HPRB) has given_c()llcept_app:r:ovaLto the building_plaris With which the,.applicanilias illustrated this 
request fot a-z_on~ QQup®ly .<m~ge: 

V. APPUCATION 
Lot 864 is zoned DD/R-5-i-B. This zone district js-intended (Qr mo4~M~ d~· apartm~ h~;.· The 
lots to the east ate zoned OD/C-2 ... C; whi~ i~ a zo1;1e di$ict il;ltended for ~ium-high d~ty business 
and employment uses. However, amendments made to the DD overlay in ~e last six y~ effectively 
permit any COiiJmerci~ zo~e in tb.e .PI>. #lat i~ al.so witmn ~-~~ignatt;d Ho1J$tg Prio!i_ty. ~to be 
developed to a bjgh_ density·, if th~ _development is solely resjperitial., ~e por:ti~n of the _appli~f ~land 
that is now in L()t 851 also li~ Wi1h.Ql RP A-A The appli~ ~s requesting that the bolUldary for HP A-A 
be extended westward with the requested shift in the zone bolUldary. 

The applicant_ is_ a$kil;tg ~~Commission_~ move th~-~-Pl>/C-2-C zone line·in_LQt864 westward 
42:2 feet, and ·to add the area: propose«:} for reZOnJng:-to HP A-A 

The applicant stat~ :that the w~I shQ~d be r.e~ned for :fiv.~ principCII reasons: 
• The·Comprehensive Plan Land Use Map shows: the area to the eas~ as. being suitable for a mix of 

MecliUlll-'Density~·Coinmercial and Moderate Density Commercial Us~. 
ZONING COMMISSION
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• The requested rezoning would not be inconsistent with the CQmprehensive Plan. 
• Nmther Lot 864 nor the combination of Lot 864 andrthe two lots to the .east would be large 

enough to ro~et the minimum lot size for a PUD. A PtJD site must be at least 15,000 square feet 
in the DD/C.:.2.;C zone and I acre in the DD/R-5-B zone. The overall development project's 
12,185 square foot site is· too small to be con.sidered.for a PUD. 

• The combili.ation of rezoni.ng an<l the proposed moving of a small scale historic property would 
permit the more rational development of 1he north side of1he 400 blOck ofNew Y m:k Avenue, 
NW, and the delivery of more housing to central Washington. 

• The project the re-zoning would permit to be developed would further 1he Comprehensive Plan's 
historic pr~ervafion objectives (and has been given concept approval by the HPRB) 

The following table compares 1he site's development potential and parking requirements with the 
present zoning and wi1h the requested zoning map change. The s~o assumes 100% residential 
development, with 1,000 gross square feet for ~h residential· unit, and the expansion ofHP A-A. It does 
not include any restrictions the Historic Preservation Review Board may put on development within Lot 
864, nor does it include any development the applicant is suggestfug for Lot &51. 

The requested rezoning would, in-theory' permit the applicant to construct a l}tiildiiig- approximately 
three times as large 8$ What would now be permitted on this site.· Howevei:., a building on this Site would 
likely have less square footage than is 1heoretically possible. It would need to respond to 1he HPRB 's 
concerns about llie histot:ic district, the contributing structure that would be relocated, and at least one of 
the two historic strUctures on the site immediately to the east. 

The applicant in this case has already proposed a development for Lot 864, and for Lots 852 and 851 to 
the east. The latter lots are not part of the applicatio1;1 and are already zoned DD/C-2-C. The HPRB has 
given concept approval to a plan that. would demolish one building on the latter lots and move the other 
contributing historic structure to'the·westem side of Lot 864, ·wrueh woUld remain DDIR-5-B Wlder the 
present application. This schenie would enable the filling-in of vacant lots, ·and the placing of the 
remaining historic structure into a mote sympathetic COJ;l~ adjacent to the two and three story historic 
buildings on 5t .. Street. Because the development would be gov~med by HPRB approval, it would 
ensure that the stepping down of height and bulk shown by the applicant ensure a tranSition from east to 
west, Where smaller scale stiuctures alteady exist in the histotic..district. While this development 
proposal is not part or case 07-29, it woUld btnm.abted by the map amendment requested in this case. 

With the requested ·map ameQ.dmeJ;lt, a larger portion of the site woUld have a minimum housing 
requireJJl.ent (4.5 FAR'in DD/C-2-C), and ·would be eligible to participate in Comhined:Lot 
Development Approval of the application would not require the applicant to build the illustrative 
residential development, 

VI. RELAttONSHIP OF THE APPLICATION TO THE COMPREHENSIVE PLAN 
The requested map amendment is not incQnSi.~t-with the Future Land Use Map of the 2006 
Comprehensive Plan. (See Figure 2),. or with several of the Plan's written elements. The Map 
designates the eastern third·ofLot 864 as suitable for Medium ~siw Residential/Moderate Densiw 
Conun~rcial~ and. the westem tWo-thirds of the lot as'suitable for moderate densiw residential uses. 
Extending the DD/C-2-C 42.2 feet tO the west would not be.inconsistent with the Future Land Use Map. 
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Fig re 2: Comorehensive Plan Future Land Use Map 
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The applicant cites numerous goals 
and policies from the Citywide 
Elements of the Comprehensive 
Plan Text as being supportive of the 
re-zoning request. Among the most 
relevant objectives and policies are: 

• Land Use Policies 1.4.1 and 
1.4.2 - The policies on infill 
development and long-term 
vacant sites encourage the 
development on vacant land 
within the city, particularly 
in areas where there are 
vacant lots that ereate· 
"gaps" in the urban fabric. 
The policies stress the need 
to facilitate the reuse of 

vacant lots that have been historically difficult to develop ... provided the developments 
complement the established character of the area and do not create sharp changes in the 
physical development pattern. 

Analysis: Approval of the requested amendment would be not inconsistent with the 
Comprehensive Plan and would create a condition favorable to the infill of this site and the 
preservation of a historic structure. 

• Land Use Objective 2 .... Washington has not fewer than 130 distinct and identifiable 
neighborhoods today. They range from high-density urban mixed-use communities like the West 
End and Mount Vernon Square to quiet low-density neighborhoods ... 

Analysis: Although Lot 864 is designated as suitable for moderate density residential in the 
Comprehensive Plan and is presently zoned DD/R.-5-B, the site is in the Mount Vernon Square 
historic district and neighborhood. In Land Use Objective 2, the Comprehensive Plan refers to 
the neighborhood as high-density urban mixed-use, a designation zone that is not inconsistent 
with the requested DD/C-2-C map change. 

• Housing Policy I. 1. 6 - Absorb a substantial component of the demand for new high-density 
housing in Central Washington and along the Anacostia River. Absorbing the demand for 
higher-density uniJs in these areas is an effective way to meet housing demands, created mixed­
use areas, and conserve single-family residential neighborhoods throughout the city. Mixed 
income, higher density downtown housing also provides the opportunity to create vibrant street 
life, and to support the restaurants, retail, entertainment and other amenities that are desired 
and needed in the heart of the city. 
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Analysis: The proposed map 3111endment that would. extend the QD/C-2-C zone 42.~ feet west 
will help to make more feasible the development of~- irr~gularly shaped si~ tha:t front on _New 
York Avenue and is immediat~ly adjacent to a DD/C-2-C-zone site where a 130 foot residential 
structure is planned. The requested rezoning will increase opportunities for Central Washington 
to. absorb more high-density housing, and it will do this in a way that facilitates stepping down 
the height and mass of a development as it moves from New York Avenue onto L Street at 5th 
Street. 

There are several other Comprehensive Plan objectives and policies for successful neighborhoods, urb~ 
design and historic preservation that woUld be furthered by the requested map amendment as well as the 
applicant's proposed d~elopment. Other Comprehensive Plan objectives and policies that the map 
amendment would encourage are included in Tab I of the application. 

VD. RELATIONSHIP TO RECENT ZONING ACTIONS AND OTHER ONGOING PLANS 
FOR TilE AREA, 1\S WELL AS PROMOTION OF BEALTI;I AND GJ!:NERAL W~LFARE 
The rezo$g of this site is consistent with ~eraJ. neighborhood plans; zoning actions an_d development_ 
tren~ in the area. 

• .One of the recommendations of the Convention Center Area Strategic Development Plan is the 
"Redevelop Yale Laundry site sc)'tbat if"ptovides a transition between the scale proposed for the 
Mount Vernon-Triangle to· the south and the Mount Vernon Historic District to the north". The 
proposed rez6ning would enable the eJ[ecution of a project giveri concept approval-by the 
Historic Preservation Review Board that reinforces the fabric of the Historic District at the 
comer of 5th and L Streets and provides a transition to the 130 foot development along New .York 
Avenue 

• The Mt.Vemon Triangle Action Agenda has set approximately 150,000 square feet as a retail 
development goal. The Triangle is likely to exceed this retail square footage given the amount of 
retail space already near completion and proposed. The requested zoning chang~ would enable 
the development of additional medium to high density market rate and affordable housing 
adjacent to the Triangle. This would.help t6 support the retail objectives of the triangle plan. 
The Action Agenda also identifies the intersection ofNew York Avenue and 5th Street as an 
important Gateway -to.the Triangle, whose retail center is -intended to be at. one block south of 
this gateway. 

• The applicant in this case .has filed ·an application with the BZA for relief the applicant-believes 
necessary to construct a 130 foot tall residential .building on the south side of New York Avenue 
at 5th Street, across the Avenue from this case's site. The rezoning of the applicant's site on the 
north side of the Avenue would further the development of projects with a cohesive urban design 
at the 5~ and New York Gateway identified by the Mt. V emo.q Triangle Action Agenda. 

• The Zoning Coiiln.lission modified the Downtown Development District regulations to encourage 
the construction of high density residential buildings. All-residenti~ ·buildings in commercial 
zone diStricts are permitted to achieve a zoning envelope constrained only·by the 1910 Height 
Act and the zone district's lot occupancy requirements. (§1706.7(b). This site is in the DD and ZONING COMMISSION
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would be in a commercial district under-the applicant's request. Moving the zoning line would 
pe1111¢ the constructic;m of additional housing, consistent with the Commission's DD actions. 

• Between the applicant's project on the south side ofNew York Avenue, the development on the 
Yale Laundry site, the Historic Preservation Review Board's approval of high-density 
develop~ent at 6th and New York Avenu~. and the ~semblage occurring on both sides of New 
York Avenue between 6th ~d 7th Streets, rezoning of the applicant's site would enable 
development consistent with trends for this area. 

• The District Department of Transportation (DDOT) and OP Plan for the New York Avenue 
Trarisportation Corridor assumes the development of medium to high density uses along the 
Avenue between New Jersey Avenue and Mt. Vernon Square. 

VID. COMMUNITY COMMENTS 

The applicant has met with ANC 2C and with the Mount V emon Square Neighborhood Association 
(MVSNA). The applicant states that the MVSNA submitted a letter supporting the application. ANC 
2C has not yet voted-on the application. 

Because the expansion of the DD/C-.2-C could also pern;Ut the. constrUction of a prU:narily conunercial 
structure on this .site, OP requests th3.t the applicant ad~ress whether the community support is for the re­
zoning, for the il_lustrated project, or for both the project and the re-zoning needed to build it. 

. IX. GOVERNMENT AGENCY COMMENTS 

No agency has filed comments that are directly related to the requested change in the zone boundary 
line. DDOT h~ expressed coneerns about the location of the parking garage entrance/exit, but will 
address those concerns when a building applicatjon is filed. -

X. OFFICE OF PLANNING RECOMMENDATION 

The Office of Planning (OP) recommends the Zoning Cottunission approve the applicant's request to 
rezone fi:om DD/R-5 .. B to PD/C-Z-C app~ately 4,950 square feet oftbe 7,98l squ~e foot Lot 864 
in Square 514 by moving the DP/C-2-C bou~dary line approximately 44.2 feet westward. 

OP also recommends that the rezoned area be included in Housing Priority Area-A, 

nstslc. 
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