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Re:  ZC Case No. 8-06-01-Office of Planning Recommendations o0 §

Regarding Measurement and Regulation of Height 24

Honorable Members of the Commission:

This letter is submitted on behalf of Portals Development Associates and related entities
(PDA), developers of the multi-phase Portals mixed-use office/retail/hotel development along
Maryland Avenue, SW, between 12th and 14th Streets. Beginning in 1986, the various phases of
the Portals development were designed and approved using the 160 ft. wide Maryland Avenue,
SW as the point of measurement for building height. Maryland Avenue, SW, west of 12th
Street, is an elevated roadway constructed over the railroad tracks, and was built for the specific
purpose of facilitating the development of the Portals site.

As further described below and in the attached documents, PDA is concerned that the
suggestions contained in the Office of Planning Report dated September 15, 2008 in the above
referenced matter could be construed in a way that jeopardizes prior specific rulings and
determinations by the District of Columbia government over a 20 year period regarding the
measurement of height from Maryland Avenue for this multi-phase project, including prior
determinations made by the Redevelopment Land Agency, the Office of Planning, the Office of
the Zoning Administrator, the Council of the District of Columbia, the Department of Housing
and Community Development, and this Commission.

In ZC Case No. 02-35, OP proposed a text amendment to redefine "building, height of",
and to provide a new definition of "natural grade". In that case, the term "building, height of"
was originally proposed to be amended to include the following: "In the case of a property
fronting on a street that is elevated above grade, the height of the building shall be measured
from the lower of the natural grade or finished grade...". This office submitted to OP and to the
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Commission in that case a series of rulings and determinations, more specifically discussed and
illustrated in Attachment 1, Memorandum to the Office of Planning dated February 5, 2003, with
Exhibits A through F, which confirmed and reconfirmed over a period of years that the elevated
Maryland Avenue, at elevation +47 ft., was to be used as the point of measurement for all phases
of the Portals development. Parcels A, B, C and D of the Portals development were constructed
using this point of measurement. Parcels E and F, which also abut 14 and D Streets, SW, have
not yet been developed.

In response to the specific concerns raised by PDA in that case, OP changed its initial
recommendation to remove the underscored language above and replace it with "In the case of a
property fronting on a bridge or viaduct...". On page 2 of its March 7, 2003 report to the
Commission (See Attachment 2), OP specifically noted that the proposed text amendment was
intended "to capture cases where the property fronted on a bridge or overpass". The term
"viaduct" was added to the revised language by OP to preclude the use of elevated roadways
such as the Whitehurst Freeway and the Southeast Southwest Expressway from being used as
points of measurement The OP report recommending the revised language above specifically
differentiated the Portals development from those examples, noting the extensive prior approvals
of the use of Maryland Avenue as the measuring point for the Portals development.

PDA representatives testified at the public hearing on that Text Amendment (See
Attachment 3), and the Commission ultimately adopted the revised language as proposed by OP,
which applies only to "property fronting on a bridge or viaduct", but not to property fronting on
any "street [like Maryland Avenue, SW] that is elevated above grade." (See Zoning Commission
Order at Attachment 4).

Recommendation B.3 of OP's September 15, 2008 Report in this case contains language
which could be construed to undermine that prior action of the Commission, as well as the prior
actions of the Council, DHCD, the Zoning Administrator, and OP in crafting language that
would specifically allow the Portals project to be completed using the elevated Maryland
Avenue, SW as the point of measurement. Specifically, OP now recommends in B.3 on page 22
of its Report that "the height of a building will not be measured from the human-constructed
elevation" of a "bridge, viaduct, embankment, ramp, abutment, tunnel or other type of artificial
elevation..."..

The Commission has already considered and acted on this matter only five years ago in
Case No. 02-35. PDA urges the Commission to consider, recognize and reconfirm in its
deliberations the long history of prior approvals of the development rights of PDA, using
Maryland Avenue, SW as the point of measurement for the Portals project.
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Thank you.

Attachment
CHC/lIs

cc:  Travis Parker, Office of Planning
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Christopher H. Collins
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Office of the Director

MEMORANDUM

DATE: March 7, 2003

TO: District of Columbia Zoning Commission

THROUGH: Andrew Altman, Director OP »
Ellen McCarthy, Deputy Director OP

FROM: David J. McGettigan, AICP

SUBJECT: Text Amendment - Measuring Point for Building Height
ZC Case #02-35

Summary

The Zoning Commission setdown a minor text amendment to clarify ambiguous wording

in the definition of building height (11DCMR§199) as follows (changes in bold):
Building, height of - the vertical distance measured from the level of the curb opposite the middle
of the front of the building to the highest point of the roof or parapet. The term curb shall refer

to a curb at grade. In the case of.a property fronting on a street that is elevated above grade,

the height of the building shall be measured from the lower of the natural grade or finished
grade at the middle of the front of the building to the highest point of the roof or parapet.

In addition, a new definition for natural grade was provided:
‘Natural Grade = the undisturbed ground level formed without human intervention or, where
the undisturbed ground level cannot be ascertained because of an existing building or
structure, the undisturbed existing grade.

Recommended Action:
The Office of Planning recommends that the Zoning Commission modify In the case of a

property fronting on a street that is elevated above grade t0 In the case of a property fronting on a
bridge or viaduct.
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Bridge vs. Street that is elevated above grade

The letter from Holland and Knight of September 9™, ZC 02-35, Exhibit # , (HK letter)
indicates that the phrase “In the case of property fronting on a street that is elevated
above grade...” is not understandable (HK letter, pg. 3, 2™ paragraph). The HK letter
indicates that confusion may arise in the meaning of the term grade in this context.
Additionally, in meetings with citizens groups', the intention of the phrase was
questioned in regards to the case where a building might be below the level of the street
and the street “elevated” above the grade of the building. The intention was to capture
cases where the property fronted on a bridge or overpass (as indicated in the setdown

report, page 1).

Therefore, the Office of Planning recommends the phrase be modified to “In the case of a
property fronting on a bridge or viaduct. Webster’s Third New International Dictionary
of the English Language, Unabridged, 1986 (Webster’s) provides the following definition
of bridge and viaduct:

Bridge - a structure erected over a depression or an obstacle to travel (as a river, chasm,
roadway, or railroad) carrying a continuous pathway or roadway (as for pedestrians,
automobiles, or trains)

Viaduct - a bridge esp. when resting on a series of narrow reinforced concrete or masonry
arches, having high supporting towers or piers, and carrying a road or railroad over a
valley, river, road, or other low-lying obstruction.

The inclusion of the term viaduct is included to express the intent that elevated roads
such as the Whitehurst Freeway and the Southeast-Southwest Expressway, which don’t
seem very bridge-like, are included in the definition. This should address concerns of
Holland and Knight that the phrase is not understandable.

Additionally, this change will preclude designed urban spaces like The Portals site, which
terminates Maryland Avenue over the railroad tracks in a plaza. The plaza interfaces
with the surrounding buildings in a level ground plane. The Portals site was approved by
the D.C. Redevelopment Land Agency (RLA) in an agreement to develop the property
with a high quality development. The project was approved by the Commission of Fine
Arts and partially developed under the Urban Renewal Plan for the Southwest Urban
Renewal Area. When the Urban Renewal Plan expired the property was rezoned from
unzoned to C-3-C. Two of the five building pad sites have been developed with office
buildings and a third is under construction with the Mandarin Oriental Hotel. The
Schedule of Heights of Buildings Amendment Act of 1998 was passed by Council to
allow the fourth building to be measured from Maryland Avenue and to ensure a uniform
height. Other wording may be contemplated to exempt this complex development, but

! These include the ANC 6C Planning and Zoning Committee and an Ad Hoc Committee on Building
Height made up of representatives of Wesley Heights Historical Society, ANC 3F, ANC 3D, and the Forest
Hills Citizen’s Association.
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OP felt the change to the use of bridge or viaduct would provide a simpler, cleaner
solution that meets the intent of the amendment.

Natural Grade

The HK letter stated the term “natural grade” was unworkable based on the lack of
definition of natural grade and the temporal question of when was it natural. It was
therefore important that the Zoning Commission decided to add the definition of natural
grade. The term “natural grade” is already used in the Height Act of 1910 and the current
definition in §199:
Height Act - Where a building is to be erected or removed from all points within
the boundary lines of its own lots, as recorded, by a distance at least equal to its
proposed height above grade the limits of height for fireproof of noncombustible
buildings in residence sections shall control, the measuremerits to be taken from
the natural grades at the buildings as determined by the Mayor of the District of
Columbia

11DCMR§199 - Where a building is removed from all lot lines by a distance
equal to its proposed height above grade, the height of building shall be measured
from the natural grade at the middle of the front of the building to the highest
point of the roof or parapet.
The Office of Planning does not believe that the phrase has become suddenly unworkable
as the HK letter suggests, but does believe that the proposed definition adds clarity. The
first phrase of the definition clearly defines natural grade as “the undisturbed ground
level formed without human intervention”. The HK letter asks if one needs to look to
1791 for a determination of natural grade. The State Archaeologist located in the Office
of Planning Historic Preservation Division indicates that a topographical survey from
1791 is available, as well as a Geodetic Survey from 1892, both of which are currently
used to identify possible archaeological sites. However, the second phrase in the
definition saves us from using this source by giving the option to use the existing grade in
situations where the natural grade could not be discerned.

The inclusion of the phrase “the lower of natural or finished grade” is also helps make the
definition more workable. The phrase addresses several of the questions brought up by
the HK letter regarding multiple grading changes: This preserves some relationship to
the street in cases where the natural grade is much higher than the street and eliminates
questions when the grade changed to increase the finished grade elevation. However, the
insertion of this phrase in the clarifying text only affects properties fronting a bridge. The
Commission may want to consider inserting this phrase in other areas of the definition
where the term natural grade and finished grade are used.

Urban Design Issues

As indicated in the setdown report, the Comprehensive Plan discusses height in several
areas. Particularly, in the Urban Design Element, which seeks to strengthen and enhance
the physical image of the District and maintain and enhance the horizontal character of
buildings within the District. The interpretation that has been used in the past that has
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allowed the measurement of buildings from bridges is not consistent with these policies.
The proposed text amendment is more consistent with the intent of the zoning regulations
to control the height of buildings. Property owners fronting on bridges will no longer be
able to build 2-3 stories higher than the neighboring property owner, whose land is in the
same zone and at the same topographic elevation. This will apply the measurement of
building height more equitably and further the intent of the zoning ordinance and the
goals of the Comprehensive Plan.

The Office of Planning has analyzed other bridges and viaducts in the District with the
aid of the Geographic Information System and determined that the measurement of
building height from a bridge or viaduct is the exception and not the rule. The findings
are presented in Attachment 1.

Recommendation

The Office of Planning recommends that the Zoning Commission modify In the case of a
property fronting on a street that is elevated above grade to In the case of a property frontingon a
bridge or viaduet. The remainder of the proposed text amendment should be adopted
advertised.

Attachment:
1. GIS Analysis
2. Jurisdictional Survey
3. History of Height Act
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GIS Analysis
Elevated roads were identified through WGIS data from the Bidge/Tunnel data set. The

Whitehurst Freeway, Eisenhower/Southeast Freeway and South Capitol Gateway areas
were chosen for study because of the significant clusters of tall buildings along these
elevated roads. Buildings fronting these elevated roadways were identified.
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Figure 1 GIS Study Areas

Roof elevations from the GIS for these buildings were compared to a 3-D surface
generated from GIS topographic information. The building height was compared to the
height limit of the underlying zone as shown in the following table:

Bldg Height | Zone Height| ZONE | Difference
62 60 W-2 2
18 40 W-1 (22)
20 40 W-1 (20)
27 40 W-1 (13)
24 40 W-1 (16)
7 40 W-1 (33)
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34 60 | w2]| (26)
86 60 W-2 26
85_) 60 W-2 25
71 60 W-2 11

17 60 | W-2 | (43)
14 60 | w-2 (46)
34 60 w-2| (26)
84 60 W-2 24
70 90 W-3 (20)
66 90 W-3 | (24)
72 90 W-3 (18)
72, 90 {w3| (18 |
89 90 c3c| (1)
18 90 C-3-C| (72
93 90 C-3-C 3
95 . 90 c3C| 5
97 90 cC3C| 7 _
33 - 90 c-3-C| (57)
43 90 c-3-C| (47)
13 60 R-6-C| (47)
14 90 M | (76)
23 90 M (67)
33 60 Cc-M-2| (27)
13 60 C-M-2| (47)
15 60 C-M-2| -(45)

As can be seen from the table, 74% of the buildings were below the building height limit
and most of the remainder were within a few feet of the limit, which can be accounted for
in the accuracy of the GIS data (+/- 1 Meter) and differences in the location of the
building height measuring point and the location of the rooftop elevation point. In no
case does a building exceed the height requirement by the 30-35-foot difference between
grade and the curb on the elevated road.
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| Jurisdiction Building Height Definition Grade Definition

West Vancouver, British
Columbia

The vertical distance measured from the lower of average
natural grade or average finished grade.

Natural Grade — the undisturbed ground level formed without

‘human intervention or, where the undisturbed ground level

cannot be ascertained because of an existing building or
structure, the undisturbed existing grade

Montgomery Co.,
| Maryland

The vertical distance measured from the level of approved
street grade opposite the middle of the front of a building to
the highest point of roof surface of a flat roof; to the deck
line of a mansard floor; and [***5] to the mean height level
between eaves and ridge of a gable, hip or gambrel roof;
except, that if a building is located on a terrace, the height
above the street grade may be increased by the height of the
terrace . . .

Prince William Co.,
Virginia

The vertical distance from grade to the highest point of the
roof for flat roofs; to the deck line of mansard roofs; and to
the average height between the eaves and the ridge for gable,
hip, or gambrel roofs. This term shall mean a reference plane
representing the average elevation of finished ground level
adjoining the building or structure at all exterior walls or

surfaces.

Grade: This term shall mean a reference plane representing
the average elevation of finished ground level adjoining the
building or structure at all exterior walls or surfaces

| Fairfax Co., Virginia

The vertical distance to the highest point of the roof for flat
roofs; to the deck line of mansard roofs; and to the average
height between eaves-and the ridge for gable, hip and
gambrel roofs measured from the curb level if the building is
not more than ten (10) feet distant from the front lot line, or
from the GRADE in all other cases.

GRADE: A reference plane representing the average of
finished ground level adjoining a
building at all exterior walls.

San Francisco, California

The vertical distance by which a building or structure
rises above a certain point of measurement, which point shall
be taken as indicated herein. For this purpose, the term
“building” shall be deemed to include the term “structure.”

(a) In the case of either (b) or (c) below, such point
shall be taken at the centerline of the building or, where the
building steps laterally in relation to a street that is the basis
for height measurement, separate points shall be taken at the
centerline of each building step.

(b) Where the lot is level with or slopes downward
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Jurisdiction Building Height Definition Grade Definition

from a street at the centerline of the building or building step,
such point shall be taken at curb level on such a street. This
point shall be used for height measurement only for a lot
depth not extending beyond a line 100 feet from and parallel
to such street, or beyond a line equidistant between such
street and the street on the opposite-side of the block,
whichever depth is greater. Measurement of height for any
portion of the lot extending beyond such line shall be
considered in relation to the opposite (lower) end of the lot,
and that portion shall be considered an upward sloping lot in
accordance with Subsection (c) below, whether or not the lot
also has frontage on a lower street.

(c) Where the lot slopes upward from a street at the

' centerline of the building or building step, such point shall be
taken at curb level for purposes of measuring the height of
the closest part of the building within 10 feet of the property
line of such street; at every other cross-section of the

- building, at right angles to the centerline of the building or

building step, such point shall be taken as the average of the
ground elevations at either side of the building or building

- step at that cross-section. The ground elevations used shall
be either existing elevations or the elevations resulting from

. new grading operations encompassing an entire block.

| Elevations beneath the building shall be taken by projecting a

' straight line between ground elevations at the exterior walls
at either side of the entire building in the same plane.

(d) Where the lot has frontage on two or more streets,
the owner may choose the street or streets from which the
measurement of height is to be taken, within the scope of the
rules stated above.

Where the height limits for buildings and structures are
established by this Code, the upper points to be taken for
measurement of height shall be-as prescribed in the
provisions relating to such height limits.

New York City, New York | The "height factor" of a #building# is equal to the total Base plane (6/29/94)
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Jurisdiction

Building Height Definition

Grade Definition -

#floor areai#t of the #building# divided by its #lot coverage#.
If two or more #buildings# are located on the same #zoning
lot#, their #height factor# is the sum of their #floor areas#
divided by the sum of their #lot coverages#. The #height
factor# is thus equal to the number of #stories#, if the
#building# were erected without setbacks. In computing a
#height factor#, a fraction of .5 or more may be considered a
whole number, and smaller fractions shall be disregarded.

The "base plane” is a plane from which the height of a
#building or other structure# is measured as specified in
certain Sections. For #buildings#, portions of #buildings#

" with #street walls# at least 15 feet in width, or #building

segments# within 100 feet of a #street line#, the level of the
#base plane# is any level between #curb level# and #street
wall line level#. Beyond 100 feet of a #street line#, the
level of the #base plane# is the average elevation of the
final grade adjoining the #building# or #building segment#,
determined in the manner prescribed by the Building Code of
the City of New York for adjoining grade elevation. In either
case, where the #base flood elevation# is higher than grade,
the #base flood elevation# may be the level of the #base
plane#. In addition, the following regulations shall apply:
(a) Within 100 feet of a #street line#:

(1) The level of the #base plane# for a #building# or
#building segment# without a #street wall# shall be
determined by the average elevation of the final

grade adjoining such #building# or #building

segment#,

(2) Where a #base plane# other than #curb level# is
established, the average elevation of the final

grade adjoining the #street wall# of the #building#

or #building segment¥#, excluding the entrance to a

garage within the #street wall#, shall not be lower

than the level of the #base plane#, unless the #base

plane# is also the #base flood elevation#.

(3) Where the average elevation of the final grade
adjoining the #street wall# of the #building#,

excluding the entrance to a garage within the

#street wall#, is more than two feet below #curb

level#, the level of the #base plane# shall be the

elevation of such final grade, unless the #base

plane# is also the #base flood elevation#. This

paragraph shall not apply to #buildings developed#
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Jurisdiction

Building Height Definition

Grade Definition

before June 30, 1989 in R2X, R3, R4 or R5 Districts.

"Furthermore, this paragraph shall not apply to

#buildings# in C1 or C2 Districts mapped within R2X,
R3, R4 or RS Districts, or in C3 or C4-1 Districts,
unless such #buildings# are located on #waterfront
blocks#. ’

(4) As an option, on sites which slope from the #street
wall line level# to the #rear wall line level# by at

least ten percent to the horizontal, the level of

the #base plane# may extend in a sloping plane from

| such #street wall line level# to such #rear wall
| line level#. When a sloping #base plane# is thus

established, the average elevation of the final

| grade at the #rear wall line# shall not be lower
. than the #rear wall line level#.

(b) For all #buildings#, where #base planest# of different
elevations apply to different portions of a #building#,
only that portion of the #building# to which such #base
plane## applies may be used to determine such #base
plane#.

(c) For #buildings# located partially within and partially
beyond 100 feet of a #street line#, or where #corner lot#
or #through lot¥# regulations subject different portions
of a #building# to #base planesi## of different elevations,
separate #base planes# may be determined for each such
portion of the #building# or, as an option, the elevation
of each such #base plane# may be multiplied by the
percentage of the total #lot coverage# of the #building#

- to which such #base plane# applies. The sum of the

products thus obtained may be the elevation of the
adjusted #base plane# applicable to such #building#.

Chicago, Illinois

Building height" is the vertical distance from the curb level,

or its equivalent, opposite the center of the front of a building
to highest point of the under side of the ceiling beams, in the
case of a flat roof; to the deck line of a mansard roof; and to

The "curb level" for any building is the level of the
established curb in front of such building measured at the
center of such front. Where no curb elevation has been
established, the mean elevation of the finished lot grade

10
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Jurisdiction

Building Height Definition

Grade Definition

the mean level of the under side of the rafters between the
eaves and the ridge of a gable, hip, or gambrel roof. Where
no-curb level has been established, the height of a building
may be measured from the mean elevation of the finished lot
grade at the front of the building.

| immediately adjacent to a building shall be considered the

"curb level."

A Unified Development
Ordinance, by Michael B.

Brough, Planners Press,
APA

The height of a building shall be the vertical distance
measured from the mean elevation of the finished grade at
the front of the building to the highest point of the building.

11
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MEMORANDUM February 5, 2003

BY HAND
TO: Jennifer Steingasser,

Office of Planning
FROM: Christopher H. Co%
RE: Zoning Commission Case No. 02-35

(Text Amendment — Definition of Building Height) — Impact on Development
of Portals Site at 12tk 14th and D Streets and Maine Avenue, S. W.

Introduction

As a follow-up to our recent meeting and our subsequent discussion, the
following information is to provide you with a background of the development of the Portals
site. This project, which has been in various stages of planning and development since
January of 1986, uses Maryland Avenue, S.W. as the point of measurement of building
height. This measuring point has been approved and confirmed by a number of D.C.
government agencies over the years. Parcels A, B and C of the Portals site were developed
with this point of measurement. A change in the point of measurement for Parcels D
and E, as proposed in Case No. 02-35, would have significant impacts on the project.

Exclustve Rights ement

The proposed development of the Portals site was approved by the D.C.
Redevelopment Land Agency (RLA) in early 1986. RLA controlled the property at that
time, and executed an Exclusive Rights Agreement (ERA) with Portals Development
Associates (PDA) on January 24, 1986 (Exhibit A). The ERA stated, inter alig, that in
consideration of PDA’s investment of both time and resources in the preparation of a
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proposal for development, the RLA would forego consideration of other proposals. Initial
plans were due within 30 days, and the objective of the Agreement was “to create a high
quality development.”

Project plans were prepared by Arthur Cotton Moore Associates for
submission to RLA. The Portals site, like most of Southwest D.C. at the time, was not
subject to the 1958 Zoning Regulations, but instead to the pre-1958 regulations and the
Southwest Urban Renewal Plan. The original plans for the project showed that the
buildings in the Portals development would be constructed to a height of 90 feet, as
measured from the Maryland Avenue roadway to be constructed over the railroad tracks.
The attached Site Plan, dated February 21, 1986 (Exhibit B), shows the proposed
development in roughly four quadrants, bordered by 12th, 14t and D Streets, SW. and
Maine Avenue, with the project divided into quarters by Maryland Avenue and 13% Street.
The Site Plan shows that the elevation of the first floor levels of all of the proposed
buildings was to be at D.C. datum plus 44, which was the then-proposed elevation of
Maryland Avenue and the central plaza. Maryland Avenue was eventually constructed at a
width of 160 feet, with a central plaza of 320 feet in diameter, at a building measuring point
elevation of plus 47.

In order to confirm the then-current status of Maryland Avenue, S.W., PDA
sought the input of the D.C. Surveyor. On January 16, 1986, Ralph Shaeffer, the then-
Surveyor of the District of Columbia, confirmed that Maryland Avenue was vacated and
abandoned for public use in 1901, and use of the street was granted to the railroad.
(Exhibit C). He also confirmed that, subsequently, Congress then transferred certain
portions of Maryland Avenue to the RLA, with the remainder of the right-of-way to be
known as a “railroad street”.

Land Disposition Agreement

In May of 1989, the Developer and RLA entered into a Land Disposition
Agreement (LDA). Section 1 of Part I of the LDA includes the definitions to be used
throughout the Agreement. The term “Basement-Type Space” was defined as anything’
below D.C. datum plus 46 (the elevation of the Maryland Avenue roadway).! Section 7 of
Part I of the LDA required PDA to construct the Maryland Avenue roadway as a pubic
improvement, and also required the RLA to review and approve the plans for the Maryland
Avenue roadway prior to construction. Section 105 of Part II of the LDA required PDA to
dedicate the Maryland Avenue roadway to the District of Columbia.

1 The subsequent drawings indicate a point of measurement of the buildings abutting the Avenue
at elevation plus 47.
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Development

The Maryland Avenue roadway and Parcels B and C of the Portals site were
developed in the early 1990’s pursuant to the controls of the Southwest Urban Renewal
Plan. The office buildings are now known as 1250 and 1280 Maryland Avenue, S.W. The
plans for the buildings and the roadway were subject to RLA review and approval, as well
as review and approval by the Commission of Fine Arts, under the Shipstead-Luce Act.
The buildings were developed using the Maryland Avenue roadway as the point of
measurement.

The Urban Renewal Plan for the Southwest Urban Renewal Area,
Project Area C expired in 1997. The Zoning Commission then approved a Zoning Map
Amendment to rezone the property from its then unzoned status to C-3-C. PDA then
sought and received confirmation from the Zoning Administrator that, under the Zoning
Regulations, the height of the buildings in the Portals development could be measured from
Maryland Avenue. (Exhibit D).

Parcel A is currently being developed pursuant to the C-3-C zoning
regulations with the Mandarin Oriental Hotel, and also uses Maryland Avenue as the point
of measurement. The hotel was also reviewed and approved by the Commission of Fine
Arts. The hotel development is using financial assistance by the city, through the Tax
Increment Financing (TIF) program. The entire Portals site is identified by the
Comprehensive Plan as medium-high density commercial, and is a Development
Opportunity Area.

Schedule of Heights Amendment

In 1999, the Council of the District of Columbia enacted D.C. Law 12-234, the
“Schedule of Heights of Buildings Amendment Act of 1998”. The purpose of the legislation
was “to amend Paragraph 14 of the Schedule of Heights of Buildings Adjacent to Public
Buildings to provide more uniformity in the heights and setbacks of buildings to be
developed on a site bounded by 14t Street, S.W., D Street, S.'W., 12th Street, S.W., and
Maine Avenue, S.W. in Ward 2.”

The Report to Members of the Council from Chairman Linda Cropp on that
legislation, dated October 20 1998 (Exhibit E), notes on page 3 that “The Portals site is
zoned C-3-C, which permits a building to be constructed as a matter-of-right to a height of
90 feet, as measured from the highest elevated sidewalk adjacent to the building (which, in
this case, is the Maryland Avenue frontage) ” Chairman Cropp also recognized on page 3 of
the Report that “the maximum building height of the Portals building under the 1910
Height Act is 130 feet, as measured from the Maryland Avenue frontage.”
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The purpose of the legislation was to amend the Schedule of Heights to allow
a building on the portion of the Portals site adjacent to 14'» Street to be set back an
additional 20 feet, and thereby have its height measured from Maryland Avenue, the same
as the other buildings in the Portals development. On page 4 of the Report, Chairman
Cropp notes that the permitted zoning height of this parcel “would be still 40 feet lower
than the overall maximum limits set forth in the 1910 Height Act”. She further noted on
page 4 that, under either the PUD or TDR scenario, “such additional height, if approved,
would still be consistent with the overall maximum limits set forth in the 1910 Height Act.”

The Executive Branch, through the D.C. Department of Housing and
Community Development (DHCD), testified in support of the amendment to the Schedule of
Heights. (Exhibit F). Mr. Smith of DHCD testified that the intent of the project desigh was
“to provide balanced development along Maryland Avenue, framing views to the Capitol
and the Tidal Basin and to ensure unified height along the grand new avenue”. He testified
that the proposed amendment would prevent “an awkward and unbalanced building
scheme with three of the buildings along new Maryland Avenue with a uniform height of 90
feet and a fourth building at a height of less than 60 feet”. He testified that the DHCD’s
Architectural Review Panel (ARP) and the U.S. Commission of Fine Arts both reviewed and
approved the building height that would be permitted by the amendment, i.e., to measure
the building height from Maryland Avenue.

Conclusion

Maryland Avenue was constructed for the purpose of facilitating this
multi-phase development. At this point, the office buildings identified as 1250 and 1280
Maryland Avenue, S.W. have been completed and occupied, and the Mandarin Oriental
Hotel is under construction. All of these buildings have used the plaza at Maryland Avenue
(elevation plus 47) as the point of measurement. Those projects were subject to design
review and approval by the Commission of Fine Arts, and the ARP, and were approved by
those agencies. PDA has prepared plans for development of the parcels bordered by
Maryland Avenue, D Street and 14th Street, SW. Those plans have been reviewed and
approved in concept by the Commission of Fine Arts, using Maryland Avenue as the point
of measurement, and the site plan including those buildings as measured from Maryland
Avenue was reviewed and approved by the ARP. DHCD testified in support of the proposed
amendment to the Schedule of Heights. The testimony clearly indicates that DHCD was
aware of, and supported, the development of the vacant parcels north of Maryland Avenue
to be measured from Maryland Avenue with an elevation of plus 47, to allow for a
comprehensive development with consistent building heights.
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A change in the rules at this late stage of the Portals development would
have significant adverse consequences on the project. We would like an opportunity to
discuss this again with you before OP proceeds back to the Zoning Commission on this case.

CHC/skp

cc: Ellen McCarthy (w/attachments)
Steven Grigg (w/attachments)

WAS1 #1154148 v1



EXCLUSIVE RIGHT AGREEMENT
BY AND BETWEEN
THE DISTRICT OF COLUMBIA
REDEVELOPMENT LAND AGENCY
AND
PORTALS DEVELOPMENT ASSOCIATES

WHEREAS, the -D. C. Redevelopment Land Agency ("Agency"®)
desires Western Development Corporation, a Maryland
Corporation, Eastcoast Development Corporation, a District of
Columbia Corporation, and members of the D. C. Renewal Group
(Marie Barksdale, John Clyburn, Manuel Fernandez, Carlton
Jones, Carolyn Jordan, Roy Littlejohn and David Wilmot), a
proposed limited partnership, who together are or intend to
form a limited partnership known as Portals Development
Associates ("Developer") for the development of Parcels 47 and
49 in the Southwest Urban Renewal area, as evidenced by: 1) a
letter agreement dated June 19, 1985 executed by Western
Development Corporation and Eastcoast Development Corporation,
2) a letter agreement concerning Portals Development
Associates dated August 3, 1985 and, 3) an amended and
restated memorandum of agreement dated August 8, 1985,
executed between Western Development Corporation, Eastcoast
Development Corporation and D. C. Renewal Group, (collectively

"Organizational Nocument®)}; and

WHEREAS, the Agency recognizes that considerable time and

expense is required to prepare such a proposal; and

WHEREAS, in consideration of the Developer's expending
both time and resources in the preparation of said proposal,
the Agency is willing to forego consideration of development
proposals from other prospective developers for a period of

time; and

EXHIBIT A
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WHEREAS, the peveloper, in return for the Agency's
promise to deal exclusively with the Developer during the
period of this Agreement, agrees to prepare at its own cost
and expense a development proposal for Parcel 47 and 49 in the
Southwest Urban Renewal Area and to submit it to the Agency

within the time set forth hereinafter, and

WHEREAS, because of the importance of this site to the
physical, social and economic well-being of the citizens of
the District of Columbia, the Agency has established the
following objectives as qoals for the development of this
site:

- creation of a high quality development
- recelving the fair market value of the site

- achievement of affirmative action goals

WHEREAS, the neveloper agrees that efforts under this
Agreement will be to formulate plans and programs constituting
8 proposal that -will achieve the -above -objectives, -and-that if
the proposal does not succeed in achieving them, the Agescy

will be under no obligation to accept the proposal; and

WHEREAS, in the event that the Agency in its sole
discretion finds the development proposal prepared under the
terms of this Agreement to be acceptable in terms of achieving
the objectives, the Agency will offer to the Developer a

Land Disposition Agreement ("LDA"); and

WHEREAS, the Agency and Developer desire to set forth

|
their mutual rights and obligations under this Agreement.

NOW, THEREFORE, on v lqg the 3agency

and the Developer do agree as follBws:
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Good Faith Deposit. The Developer shall file with

the Agency within five [5) working days after the
date of this Aqreemenﬁ a Good Faith Deposit in the
amount of $50,000 to insure that the Developer
proceeds diligently and in good faith to prepare a
development proposal during the exclusive right
pericd. This deposit shall be made in a form
acceptable to the Agency and may be in the form of an
irrevocable and unconditional letter of credit,
certificate of deposit or other certjified funds made

payable to the Agency or any combination thereof.

a) The Good Faith Deposit will be forfeited as
liquidated damages if the Developer fails or
refuses to proceed diligently and in good faith

during the period covered by this Agreement.

b) If the Developer has proceeded diligently and in
good faith, but the development proposal is
rejected by the Agency, the Good Faith Deposit

will be refunded.

c) If the peveloper withdraws voluntarily and
requests in writing the return of the Good Faith
Deposit, the Agency may, upon authorization by
its Board of Directors, return the Good Faith
Deposit to the Developer for good cause shown,
but in such event, the burden shall be on the

bDeveloper to demonstrate, to the satisfaction of
the Agency at a public meeting of its Board of

Directors, that the Developer has proceeded
diligently and in good faith, and in accordance

with the terms of this Agreement.



d)

e)

f)

-f-

Notwithstanding anything herein, if the
Developer has proceeded diligently and in good
faith, but the Agency and Developer are unable
to execute the Letter of Agreement on General
Business Terms pursuant to Section 2, below, the

Good Faith Deposit will be refunded.

If the Good Faith Deposit is in the form of a
certificate of deposit, interest earned thereon

shall be paid to the Developer.

Unless sooner returned or forfeited, the Good
Faith Deposit may, at the option of the
Developer, be credited and applied to the good

faith deposit requirement under the LDA

Letter of Agreement on General Business Terms.

Within one hundred eighty (180) days after the date

of this Agreement, the Developer shall execute a

Letter of Agreement with the Agency which addresses

and specifies the terms, conditions, processes and/or

formulas of the General Business Terms and procedures

for modifications thereof, including, but not limited

to, the following items:

a)
b)
c)

d)

Parcelization Plan
Phasing Plan
Infrastructure and Site Condition Credit Schedule

Phasing Plan for Infrastructure Elements
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e) Use Parameters
f) Interim Use Provisions
g) Price/Rent
h) Terms of Payment
i) Interest, Escalators and/or Reappraisals,
if applicable
b} Parcel and Infrastructure Release Provisions
k) Subordination

3. Initial Drawings. The Developer agrees to the
following:
a) Tnitial Submission. Within thirty (30) days

b}

after the date of this Agreement, the Developer
shall submit Initial Drawings for the proposed
development and thereafter, will meet on a
schedule developed by the Agency with the
Agency's Architectural Review Panel and the
Commission on Fine Arts to discuss the Initial
Drawings. These drawings shall adequately
describe how the site is to be developed in
order that the proposed development may be
adequately evaluated. The drawings will be
reviewed by the Adency to, amonqg other things,
identify any proposed Urban Renewal Plan for
Southwest Area C changes indicated. Upon
approval of the initial drawings, the Developer

"and the Agency shall agree to the reguired Urban

Renewal Plan changes and the Agency shall
thereafter initiate the plan change process,

Revised Initial Drawings. Within sixty (60)
days after executing the Letter of Agreement on
General Business Terms pursuant to Section 2,
above, or within two hundred and forty (240)
days after the date of this Agreement, whichever
is later, the Developer shall submit revised
Initial Drawings for the proposed development
if, prior to or simultaneously with the
execution of the Letter of Agreement on General

Business Terms, it is determined by the Agency
that such submission is necessary by reason of

any changes required by the Letter of Agreement
on General Business Terms. The Agency may also
require the Developer to meet with the Agency's



Architectural Review Panel and the Commission
on Fine Arts to discuss the revised Initial
Drawings and any additional revisions if
necessary shall be done on a time schedule to be
mutually agreed upon by the Agency and the
Developer. Those drawings shall adeguately
describe how the site is to be developed in
order that the proposed development may be

adequately evaluated.

4. Pro Forma and Cash Flow Analyses. The Developer agrees

to the following:

a)

b)

Initial Submission. Within thirty=five (35)
days after the date of this Agreement, the
Developer shall submit Pro Forma and Cash Flow
Analyses,indicating the estimated income and
expenses by phase as well as capital
requirements. The analyses shall follow the

format identified in Attachment 1 hereto.

Second Submission. If the submission of revised
Pro Porma and Cash Flow Analyses is required
pursuant to the Letter of Agreement on General
Business Terms, then within thirty (30) days
after executing the Letter of Agreement on
General Business Terms pursuant to Section 2,
above, or within two hundred and ten (210) days
after the date of this Agreement, whichever is
later, the Developer shall submit revised Pro

Forma and Cash Flow Analysés. The analyses
shall follow the format identified in Attachment

1, hereto.
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Organizational T _.ments. Within sixty (60) days
after the date of this Adreement, the Developer shall
submit the Organizatignal Documents, any amendments
to the Organizéiional Documents, By Laws and
Corporate Chérter of Western Development Corporation
and/or Eastcoast Development Corporation and a
statement from the Developer ‘explaining the
development and ownership structure, together with a
letter indicating the willingness of the Developer to
execute the Developer's limited partnership agreement
in accordance with the Organizational Documents no
later than the Agency's issuance of Notice of a
Public Hearing pursuant to Section 17 (a), below.

Affirmative Action Plan and Program. Within thirty
(30) days after executing the Letter of Agreement of
General Business Terms pursuant to Section 2, above,
or within two hundred ten (210) days of this
Agreement, whichever is later, the Developer shall
submit an Affirmative Action Plan and Program which
includes in appropriate detail, the following:

a) The extent to which minorities are or will be
represented as a member of the development team,
and the precise manner that such future
representation shall be achieved.

b) The extent to which contracting or
subcontracting arrangements for minority
business in the development of the site will be
provided, including specific goals and set
asides (if appropriate), a schedule for meeting
such goals, and the specific manner in which
these goals and set asides will be achieved.

c) The manner in which employment opportunities for
low-income area and District residents will be
provided, including specific manner(s) by which
area and/or District residents will be apprised

of such job opportunities.

d) The nature and manner in which community support
mechanisms will be provided to implement the

Affirmative Action Plan and Program.

e) Copies of the following executed by the
developer:
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(D) "First Source®" jAgreement with the District
Department of Employment Services

(ii) Memorandum of Understanding with the
District Minority Business Opportunity
Commission.

f) Such other documents and information as the
Agency may reasonably reguest concerning the
first phase of the project.

Community Participation Program. Within thirty (30)
days after executing the Letter of Agreement of General
Business Terms pursuant to Section 2, above, or within
two hundred ten (210) days after the date of this
Agreement, whichever is Jater, the Developer shall
submit a Community Partiecipation Program which shall
set forth, among other things, the community
organization(s) with whom the Developer proposes to
discuss the proposal, a schedule for submissions,

the types of information to be provided the

community, and related support mechanisms. This
program should encompass the period from the

submission of the Community Participation Program to the
issuance of a Certificate of Occupancy for the entire
development covered by the proposal.

Development Commitment Letters. Within thirty (30)

days after executing the Letter of Agreement of
General Business Terms pursuant to Section 2, above,
or within two hundred ten (210) days after the date
of this Agreement, whichever is later, the Developer
shall submit Development Commitment Letters from the
development team members which confirm their
willingness to continue with their efforts and
confirm that there has been no change in statements
of gualifications filed at the time of their initial
interview.

Letters of Intent From Financial Institutions.

Within thirty (30) days after executing the Letter of

Agreement of General Business Terms pursuant to
Section 2, above, or within two hundred ten (210)

days of this Agreement, whichever is later, the
Developer shall submit Letters of Intent from
gualified lending institutions indicating a
willingness to provide funds sufficient for
construction financing.
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Submissions Required for Release of First Phase.
Within one hundred eighty (180) days after executing
the -Letter of Agreement of General Business Terms
pursuant to Section 2, above, or within three
bundred sixty (360) days after the date of this
Agreement, whichever is later, the Developer shall
submit documents required for release of the first
phase of development as defined in the Letter of
Agreement of General Business Terms pursuant to
Section 2(j) including, but not limited to, the
following items with respect to the first phase of
development :

a) Preliminary Drawings. The Preliminary Drawings
shall be in conformity with the applicable Urban
Renewal Plan and with the approved Initial
Drawings pursuant to Section 3, above. Such
drawings shall be at the indicated scale or another
satisfactory to the Agency and shall include the
following:

(i) site plans (1"=40') showing location of
buildings, loading, parking and treatment
of open space

(ii) Preliminary Building Plans (1/16"=1')
(iii) Typical Floor plans (1/16%"=1")

(iv) Elevations and Cross Sections of proposed
improvements {1/16%"=1")

(v) Building Materials

{(vi) _A chart showing floor areas, building
coverage of the site, building height,
floor area ratio, number of parking
spaces and number of loading berths.

b) Pro Forma and Cash Filow Analyses. Pro Forma and

Cash Flow Analyses, which shall indicate the
estimated income and expenses as well as capital

requirements, shall be submitted. Unless
modified pursuant to the Letter of Agreement on
‘General Business Terms, the analyses shall
follow the format identified in Attachment 1,
hereto.
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Development Commitment lLetters. The letters
shall be written by the development team

members confirming their willingness to continue
with their efforts and confirming that there has
been no change in statements of qualifications
filed at the time of their initial interview.

Letter(s) of Commitment From Pinancial
Institution(s). The letter(s) shall be written
by a qualified lending institution(s) indicating
that it has provided a bona fide commitment

to provide for construction financing, which
funds shall be sufficient, in conjunction with
other funds provided or to be provided for the
first phase of the project, to complete the
first phase of the project.

HUD Forms. The forms shall include HUD Form 6004,

Parts I and II, "Redeveloper's Statement for Public

Disclosure” and "Redeveloper's Statement of
Qualifications and Financial Responsibility" and
financial statements for all general and limited

partners.

Development Schedule. The schedule shall detail
work items and associated estimated start and
estimated completion dates from initiation of
the development through issuance of the
Certificate of Occunancy.

Detailed Affirmative Action Plan and Program for
First Phase. The program shall be in conformity
with the Affirmative Action Plan and Program
approved pursuant to Sec¢tion 6, above, and shall
include details concerning the First Phase
Development's commitments regarding:
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(1) The extent tao which minorities are or will be
represented as members of the development
team, and the precise manner that such future
representation shall be achieved.

(ii) The extent to which contfacting or
subcontracting arrangements of the site
will be provided, including specific .goals
and set asides (if appropriate), a
schedule for meeting such goals, and the
specific manner in which these goals and
set asides will be achieved.

(iii) The manner in which employment
opportunities for low-income area and
District residents will be provided,
including specific goals or set asides (if
appropriate), and the specific manner(s) by
which area and/or District residents will be
apprised of such job oppoftunities.

(iv) Fully executed copies of the following:

o "First Source" Agreement with the
District Department of Employment
Services.

o Memorandum of Understanding with the
District Minority Business Opportunity

Commission.

Statement of Developer's Willingness to Execute Land

Disposition Agreement (LDA) for the Entire

Development Area and First Phase. Within one hundred

eighty (180) days after executing the Letter of
Agreement of General Business Terms pursuant to
Section 2, above, or within three hundred sixty (360)
days after the date of this Agreement, whichever is
later, the Developer shall submit a letter indicating
its willingness to execute the Land Disposition

Agreéement negotiated with the Agency for both the entire
parcel and the first phase of development.
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Letters Between the Developer and Parties Holding
Off-site Parcels Indicating the Status of
Agreeménts/Negotiations and fheir_Mutual Willingness

or Unwillingness to Proceed. withinﬂone hundred

eighty (180) days after exécuting the Letter of
Agreement of General Business Terms pursuant to

Section 2, above, or within three hundred sixty (360)
days after the date of this Agreement, whichever is
later, the Developer shall submit letters between and
among the Developer and all parties holding

properties outside of the Agency's control, but upon
which development must occur to implément the-proposed
development program, indicating the status of agreements
reached between the respective party or the status of
negotiations and which further indicate the willingness
or unwillingness of the Developer and all such parties
to proceed in order to enable implementation of the

proposed development program.

Submission Review and Approval. The Agency shall
endeavor to coﬁpiete its review of each submission or
resubmission required pursuant to Sections 2-12,
above, within thirty (30) days from receiving such
submission from the Developer and shall within such
thirty (30) day period indicate the Agency's
acceptance, approval or disapproval of such
submission or resubmission. In the event of
disapproval, the Agency shall indicate the reasons
therefore at the time of disapproval and the
peveloper will have fifteen (15) working days to
resubmit a corrected version to the Agency. 1In the
event of a delay by the Agency in complying with the
time requirements of this Section 13, the peried of
the Developer's exclusive rights hereunder and the
time requirements imposed upon the Developer
hereunder shall all be extended by one day for each
day of delay by the Agency for the submission so
affected and any other submissions also affected,
which time extension shall be, in the case of an
unreasonable delay, in addition to any other rights
and remedies available to the Developer.
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Extensions. The Agency may for good cause extend

times specified for submissions under this

Agreement. No request for extension will be
considered unless the Developer {(a) notifies the
Agency in writing of such request for extension no
less than five (5) working days prior to the
specified time for such submission or resubmission or
(b) provides the Agency written justification for
failure to comply with clause (a) above.

Performance Fees. It is understood by the

Developer that time is of the essence. Each day the
Agency does not receive compensation for the site,
community and economic development activities made
feasible by such compensation are delayed or reguire
the Agency to obtain costly alternative financing to
be implemented. Under the provisions of the
Agreement, the Developer is to make such submissions
as reguired by Sections 2-12, above, not later than
one hundred eigbty (180) days after executing the
Letter of Agreement on General Business Terns
pursuant to Section 2,.above, or within three hundred
sixty (360) days of this Agreement, whichever is
later. Each of the referenced sections provides a
scheduled date for individual submissions. These
submissions together provide the foundation for a
public hearing. Therefore, if the Developer receives
an extension pursuant to Section 14, above, and sueh
extension results in the Developer's failure to
deliver all submissions required for the public
hearing within the referenced one hundred eighty
(180) days after the Letter of Agreement on General
Business Terms or within three hundred sixty (360)
days of this Agreement, whiqbéver is later, the
Developer recognizes that the Agency has the right to
and may in its sole discretion reguire the Developer
to pay performance fees, which fees shall be
established by the Agency upon a determination to
impose such fees, but which fees shall in no event

exceed an amount equal to five (5) percent per annum
of the amount of the initial compensation determined

pursuant to Sectiocn 2, above; such five (5) percent fee
shall be calculated and paid on a daily basis. Such
performance fees may be offset, at the option of the
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Developer, against the Good Faith Deposit made pursuant
ta-section I, above, to the extent the Good Faith
Deposit is adeguate. If an extension is granted,
performance fees shall not be imposed to the extent
that the Developer can demonstrate to the reasonable
satisfaction of the Agency that delays were due solely
to the actions or inaction of the District or other
public agencies.

Exclusive Right. During the term of this Agreement, the
Agency shall deal exclusively with the Developer and
shall forego consideration of development proposals with
respect to Parcels 47 and 49 from other prospective
developers.

Public Hearing and Land Disposition Schedule. The

Developer agrees to the following schedule:

a) Notice of Public Hearing. Within twenty (20) days
after accepting or approving all submissions
pursuant to Sections 2-12, above, the Agency will
issue a Notice of a Public Hearing.

b) Public Hearing. Within forty (40) days after
issuance of notice pursuant to Section 17(a),
above, a public hearing will be held. The
Developer'will make a presentation at the public
hearing and be available for questions.

c} Authorization to Execute the LDA. The Agency,
subject to decisions reached through the public
hearing process, will be authorized to execute the

LDA.

d) Execution of LDA. Within twenty (20) days after
authorization by the ‘Agency's Board of Director's
to execute the LDA,; the Agency and the Dbeveloper
shall execute the LDA.

Termination During Exclusive Right Period.

Notwithstanding anything to the contrary contained
herein, in the event that:

a) The Agency and the Developer do not agree to
execute the Letter of Agreement of General
Business Terms pursuant to Section 2, above, or

b) Developer does not meet the dates for
submissions under this Agreement and no
extension has been given by the Agency pursuant
to section 14, above, or,
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Ce The Agency does not accept or approve of a
submission regquired by this Agreement (for
purpose of this section, acceptance and approval
means also the acceptance and approval of a
resubmission of a submission previously
disapproved), and the Developer fails to obtain
such approval after submission of a reasonable
number of resubmissions.

Then and at that time of the Agency's
determination of such event the Agency may at
its sole discretion terminate this Agreement.

19. Modification and Waiver
Noné of the terms or provisions of this Agreement may
be changed, waived, modified or terminated except by
an instrument in writing executed by the party or
parties against whiéh enforcement of the change,
waiver, modification or termination is asserted.
None of the terms or provisions of this Agreement
shall be deemed to have been abregated or waived by
reason of any failure or irefusal to enforce the same.

20. Counterparts. This Agreement is executed in two (2)
counterparts each of which sbhall constitute one and

the same instrument.

IN TESTIMONY WHEREOF, the said District of Columbia
Redevelopment Land Agency, in accordance with €he provisions
of a duly adopted Resolution of its Board of Directors, has
caused this Agreement to be signed in its corporate name by
\ ¢ its Secretary, attested by
. , its Assistant Secretary, and its
Corporate Seal té be hereunto affixed and does hereby
constitute and appoint its true and lawful
Attorney-in-Fact for it and in its name to acknowledge and
deliver these presents as its act and deed.

DISTRICT OF COLUMBIA
ATTEST: REDEVELOPMENT LAND AGENCY

Assistafit Secretary




-16~

IN TESTIMONY WHEREOF, each of the undersigned partners
of the Developer under authority and acting on behalf of and to
bind the members of Portals Development Assocliates has caused
this agreement to be signed in its name by its Chairman or

Vice Chaitman, Richard L. Kraw , attested by its
Secretary or Assi,g%%engﬁ?erg?‘étary, Richard M. Stome ’
and hereby constitute and appoint BA'sighigztang [ Sporetary

and Richard M. Stome _ s respectively itsltrue and

lawful Attérney-in-!-‘act for it and in its name to acknowledge

and deliver these presents as its act and deed.

ATTEST: PORTALS DEVELOPMENT ASSOCIATES BY
WESTERN DEVELOPMENT CORPORATION,
MANAGn?: GENERAL PARTNER

o Lo

By .
a4 L] ‘ L aam ~
Assistant Secretary chard L. Kramer, Vice Chairman
Attest: PORTALS DEVELOPMENT ASSOCIATES BY

EASTCOAST DEVELOPMENT CORPORATION,
GENERAL PARTNER
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WirLkes, ARTIS, HEDRICK & LANE
CABLE ADDRESS: WILAN CEARTERED
TELECOPIER: 2024577014 ATTOBNEYS AT Law

1668 K STREET, N. W. Si MONROE STREET

WasgIiNnGTON, D. C. 200086 ROCKVILLE, MARYLAND 30520
C. FRANCIS MURPEY 4030 UNIVERSITY DRIVE
202) 437-76E1 (202} 4577800 FALBPAX, VIROINIA 22030

January 16, 1986

BY HAND

Mr. Ralph B. Sheaffer
District of Columbia Surveyor
614 H St., N.W., Rm. 601
washington, D.C. 20001

Dear Mr. Sheaffer:

‘The purpose of this letter is to confirm our recent
discussion concerning the status of Maryland Avenue be-
tween 12th and 14th Streets, S.W. as designated on the
records of your office.

By Act of Congress, approved February 12, 1901 (31
Stat. 767), Maryland Avenue was vacated and abandoned for
public use and the use of the street was granted to the
Baltimore and Potomac Railroad Company.

By Act of Congress approved November 2, 1965 (79
Stat. 1180; D.C. Code, 1981, §5-836), the Congress autho-
rized the Mayor to transfer certain parts of Maryland Avenue
to the Redevelopment Land Agency. Those parts of Maryland
Avenue are no longer shown on the records of your office as
being within Maryland Avenue.

As to the remainder of Maryland Avenue, my understand-
ing is that the records of your office reflect that the
remainder of Maryland Avenue isg for railroad use, the public
use havind-been vacated and abandoned. In sum, the remainder
of Maryland Avenue is, in effect, a railroad street.

If you agree that the above accurately reflects the
current status of Maryland Avenue, I would appreciate your

EXHIBIT C
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so indicating on the copy of this letter.

Sincerely yours,

,ré?ézl-unr—\

C. Franecis Murphy

Agree:

Ralpll B. Sheaffer
Surveyor, D.C.



WirLgEs, ArRTiS, HEDRICK & LANE

CABLE ADDRESS: WILAN CuarTERED ANNAPOLIS, MARYLAND
FAX: ROZ-487-7814 BETHESDA. MARYLAND
ATTORNEYS AT LAW FAIRFAX. VIRGINIA
SurTe 1100 GREENBELT. MARYLAND
WALDORF. MARYLAND
co 1886 K STREET. N. W.
CHRISTOFPHER H. COLLINS
(202) 457-7841 WasHIiNGTON, D. C. 20008-2897

(202) 457-7800

October 17, 1997

By Hand

Gladys Hicks

Zoning Administrator

614 H Street, N.W., Room 333
Washington, D.C. 20001

Re:  Portals Project - Maryland Avenue, S.W.
Dear Gladys:

The purpose of this letter is to confirm our discussion of October 16, 1997 concerning

the point of measurement for height, and the method of FAR calculations, for the above-
referenced project.

The Portals site is bounded by 12*, 14™ and D Streets, S.W., and the Southwest
Freeway. The site is owned by the District and was previously located in the Urban Renewal
Zone, Project Area C, which expired on November 30, 1996. The site is now zoned C-3-C.
The site is bisected by Maryland Avenue, S.W., which is an elevated roadway over the existing
-railroad tracks. (See attached portion of Sanborn Map).

The first of the buildings in the Portals project was developed by Portals Development
Associates in the early 1990's pursuant to a development agreement with the city, and used
Maryland Avenue, S.W. for its point of measurement. The building plans were approved
through DHCD because of the property's status (under the Urban Renewal Plan) as being
subject to the RLA. A second phase of the project is currently under construction.

Portals Development Associates is planning to construct a building on the Portals site
north of Maryland Avenue, on the portion also bounded by 14™ and D Streets, S.W.! Based
upon our discussion, it is my understanding that:

! The 14" Street portion of the site is presently governed by Paragraph 14 of the Schedule of
Heights. The Council is currently considering an amendment to the Schedule of Heights. The
outcome of that legislation will have no effect upon the matters discussed herein concerning
the point of measurement or the method of calculating FAR.

EXHIBITD
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The point of measurement for the building on the north part of the Portals site
can be from either Maryland Avenue, D Street or 14" Street, S.W. The
building will have more than one front, and the Applicant is permitted to choose
which front to use for purposes of measuring the building height. In fact,
Section 7 of the 1910 Height Act requires that "[i]f the building has more than
one front, the height shall be measured from the elevation of the sidewalk
opposite the middle of the front that will permit of the greater height."
(Emphasis added).

The area of the building which is below the elevated Maryland Avenue roadway
will be excluded from FAR. The perimeter wall test will be used to determine

cellars and basements, and the Maryland Avenue roadway will be considered
the grade for the portion of the building which it abuts.

Please confirm my understanding of the above matters by signing in the space provided

below and returning a copy-of this letter to me.

Sincerely,

Christopher H. Collins

CONFIRMED:

By. té%m
Glad¢s Hic

Zoning Administrator

Date: lllla{‘D
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Council of the District of Columbia
Report

441 Fourth Street. N.W: Wash'ﬂ;on. D.C. 20001

To: Members of the Council of the District of Columbia

From: Linda W. Cropp, Chairman

Date: October 20, 1998

Subject: Bill 12-170, "Schedule of Heights of Buildings Amendment Act of 1998"

The Committee of the Whole, to which Bill 12-170, the "Schedule of Heights of
Buildings Amendment Act of 1998", was referred, reports favorably on the bill as amended and
recommends its adoption by the Council of the District of Columbia.

Statement of Purpose and Effect

Bill 12-170 amends the "Schedule of Heights of Buildings Adjacent to Public Buildings"
- a schedule that was adopted prior to home rule by the Commissioners of the District of
Columbia - to provide more uniformity in the heights and setbacks of buildings to be developed
on the Portals site, which is bounded by 14th Street, S.W., D Street, S.W., 12th Street, S.W., and
Maine Avenue, S.W., in Ward 2, within the overall parameters of the 1910 Height Act and the
Zoning Regulations of the District of Columbia.

The legislation permits a building, which is proposed to be constructed adjacent to 14th
and D Streets, S.W., to be 30 feet taller (pursuant to matter-of-right zoning) than the 80-foot
height permitted under the existing Schedule of Heights, and the legislation also requires this
building to be set back from the 14th Street property line by approximately 20 feet, thereby
providing greater uniformity with other proposed buildings on the site and with existing
buildings located to the north along 14th Street.

Legislative History

March 27, 1997 Bill 12-170 introduced by Councilmember Evans
April 11, 1997 Notice of Bill 12-170 published in D.C. Register
October 13, 1997 Public hearing on Bill 12-170

1
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October 20, 1998 Mark-up by Committee of the Whole on Bill 12-170

Impact on Existing Law

Maximum building heights in the District of Columbia are governed by the Act of
Congress of June 1, 1910, as amended (D.C. Code § 5-405) (the "1910 Act"). The 1910 Act
generally limits the maximum height of buildings in commercial zones to 130 feet (except for the
north side of Pennsylvania Avenue between st and 15th Streets, N.-W., which is limited to 160
feet) and of buildings in residential zones to 90 feet. The 1910 Act establishes additional
restrictions on the maximum height of a building, which are generally based on the width of the
street on which the building fronts increased by 20 feet. The Zoning Regulations of the District
of Columbia, which are adopted by the Zoning Commission for the District of Columbia, place
further restrictions on building heights within the parameters of the 1910 Height Act.

The 1910 Act also provided that the maximum height of buildings immediately adjacent
to public buildings "shall be regulated by a schedule adopted by the Commissioners of the
District of Columbia." Attached is a copy of the "Schedule of Heights of Buildings Adjacent to
Public Buildings" (Appendix G of the Zoning Regulations) ("Schedule of Heights") adopted by
the Commissioners pursuant to the 1910 Act, which further restricts the height of buildings
adjacent to certain public buildings within the parameters of the 1910 Act.

The Council of the District of Columbia has had authority over the Schedule of Heights
since 1975, due to the transfer of the authority of the Commissioners to the appointed District of
Columbia Council by paragraph 120 of section 402 of Reorganization Plan No. 3 of 1967, and by
the transfer of the pre-home rule authority of the appointed Council to the elected Council of the
District of Columbia by section 404(a) (D.C. Code § 1-144(a)) of the District of Columbia Self-
Government and Governmental Reorganization Act of 1973 (the "Home Rule Act"). Although
section 602(a)(6) proscribes any Council act permitting the buildihg of any structure "in excess of
the height limits contained in" the 1910 Act, the height limits for city blocks adjacent to public
buildings are not "contained in" the 1910 Act. Instead, the Congress in the 1910 Act authorized
such height limitations to be set by the Commissioners.

The legislative history of section 602(a)(6) of the Home Rule Act does not support an
argument that the elected Council was to obtain less power than the predecessor Commissioners,
but rather that the Council should not receive new authority to amend the terms of the 1910 Act
or to cause any building to be constructed in excess of the limitations contained in the 1910 Act.
Bill 12-170, like the prior Council enactment of the Schedule of Heights Amendment Act of
1979 (D.C. Law 3-43), amends the Schedule of Heights within the legal parameters of the 1910
Act and the Home Rule Act. The Council's clear authority to amend the Schedule of Heights, as
long as the amended height is within the overall limitations of the 1910 Act, has been reviewed
and found to be existent during the past year by the Council's General Counsel, the D.C.
Corporation Counsel, and the U.S. Department of Justice (see attached legal memoranda).



Bill 12-170 amends Paragraph 14 of the Schedule of Heights to permit a building, which
is proposed to be constructed at 14th and D Streets, S.W., as part of the Portals development site,
to be 30 feet taller (pursuant to matter-of-right zoning) than the 80-foot height (as measured from
the southeast corner of 14th and D Streets) permitted under the existing language of Paragraph
14. The legislation requires this building to be set back from the 14th Street property line by
approximately 20 feet, thereby providing greater uniformity with other proposed buildings on the
Portals site and with existing Federal buildings located to the north along 14th Street. The
legislation specifies. that the new height shall be within the overall parameters of the Zoning
Regulations, which do not permit any heights in excess of the maximum height limitations set
forth in the 1910 Act.

Planning Issues

The amendment to the Schedule of Heights contained in Bill 12-170 will facilitate major
office and retail development on the north side of the Portals site, which is bounded by 14th
Street, Maryland Avenue, 12th Street, and D Street, S.W., in accordance with the District's
Comprehensive Plan and Zoning Regulations, and within the limits set forth in the
Congressionally-enacted Building Height Act of 1910. The development is also consistent with
the urban renewal plan for this site, which was previously approved by the Council and the
National Capital Planning Commission, and which has since been superseded by the Zoning
Regulations.

The Comprehensive Plan designates the Portals site, which in its entirety comprises
several former Southwest "C" urban renewal parcels on 10.7 acres of land bounded by D Street,
Maine Avenue, 12th Street and 14th Street, S.W., within the medium-high density commercial
land use category and as a development opportunity area located within the central employment
area. The Portals site is zoned C-3-C, which permits a building to be constructed as a matter-of-
right to a height of 90 feet, as measured from the highest elevated sidewalk adjacent to the
building (which, in this case, is the Maryland Avenue frontage). Under the planned unit
development ("PUD") provisions of the Zoning Regulations, the Portals building could be
permitted to be constructed to 130 feet in height; and under proposed transferable development
rights ("TDR") provisions of the Zoning Regulations, the Portals site would be eligible to receive
additional density and height beyond matter-of-right zoning.

The 1910 Height Act generally limits the maximum height of buildings to the lower of
130 feet or-the width.of the widest adjacent street plus 20 feet, again as measured from the
highest elevated sidewalk adjacent to the building. Because the widest adjacent street to the
Portals site is Maryland Avenue, which is 160 feet wide (adjacent 14th Street is 110 feet, and
adjacent D Street is 90 feet), the maximum building height of the Portals building under the 1910
Height Act is 130 feet, as measured from the Maryland Avenue frontage.

In addition to placing a cap on building heights, the 1910 Height Act required the Board
of Commissioners of the District of Columbia to establish a separate Schedule of Heights to



further regulate the height of buildings fronting on certain federally-developed portions of the
District. The Schedule of Heights of Buildings Adjacent to Public Buildings was in fact adopted
by the Commissioners to limit further the height of buildings, lower than what would be
permitted under the 1910 Height Act, to ensure the prominence of public buildings in 15
specified locations in the monumental core of the city. For the North Portals site, paragraph 14
of the existing Schedule of Heights provides that:

"On 14th Street, S.W., between D and Water Streets, confronting
the Bureau of Engraving and Printing, no building shall be erected
or altered so as to be higher than a horizontal line 80 feet above the
top of the curb at the southeast corner of 14th and D Streets, S.W."

Bill 12-170 would change this provision of the Schedule of Heights to permit any
structure on the North Portals site, which is set back an additional 20 feet from the 14th Street
property line so that it aligns with the Bureau of Engraving and Printing's Annex to the north; to
have its height established in accordance with the Zoning Regulations rather than the Schedule of
Heights. The existing Schedule restricts the North Portals site building to a height of 80 feet
above the elevation of the southeast corner of 14th and D Streets, which, at elevation 24.92,
means that the top elevation would be 104.92 at this location. However, the amended Schedule
would allow the North Portals site building to be constructed as a matter of right to a height of 90
feet (i.e., what is permitted as a matter-of-right under existing C-3-C zoning) as measured from
adjacent Maryland Avenue, which, at elevation 44, is 20 feet higher than the elevation at 14th
and D Streets, and thereby permits the top elevation of the building at 14th and D Streets to reach
134 feet.

In effect, Bill 12-170 would allow a building on the northern portion of the Portals site to
be 30 feet higher, as a matter of right, than otherwise would be permitted under the existing
Schedule of Heights, but the maximum height would be in accordance with zoning and would be
still 40 feet lower than the overall maximum limits set forth in the 1910 Height Act. Bill 12-170
would further allow the North Portals site building to apply to the Zoning Commission for an
additional 40 feet of height pursuant to the PUD and proposed TDR provisions of the Zoning
Regulations; nonetheless, such additional height, if approved, would still be consistent with the
overall maximum limits set forth in the 1910 Height Act.

The Portals project, which has previously been the subject of urban renewal plan
approvals. by the Council, calls for development of: four buildings with approximately 1,800,000
square feet of office space; a 500-room luxury hotel; 108,000 square feet of retail space; 48,000
square feet of theater and community use space; and 3,500 parking spaces. Thus far, a 440,000
square foot office building (with retail, community and special use space, and parking) was
completed on Parcel B in 1991, and a 592,000 square foot office building (with retail and
parking) was substantially completed on Parcel C last year and is expected to be the headquarters
of the Federal Communications Commission. Construction of a hotel on Parcel A is expected to
begin next year. Two additional office buildings with retail space will be constructed on Parcels
D and E on the northern portion of the Portals site.



The Portals site, at the end of the 14th Street bridge at the entrance to the District from
Virginia, is bounded on the north by D Street, on the south by Maine Avenue, on the east by 12th
Street, and on the west by 14th Street, in Ward 2. The site is diagonally divided into two sections
by the Conrail railroad tracks running in the bed of the old Maryland Avenue. To mitigate the
impact of the industrial nature of the railroad and unite the site, the developer put the railroad in a
tunnel running through the site over which a new Maryland Avenue has been constructed. The
new Maryland Avenue, an original L'Enfant diagonal street reconstructed at its original 160-foot
width, will continue to be maintained by the developer but remains in public ownership. The
buildings on the north and south Portals site have been designed by architect Arthur Cotton
Moore to provide balanced development along Maryland Avenue, framing views to the Capitol
and the Tidal Basin, and to ensure unified heights along this grand new avenue.

The District of Columbia Redevelopment Land Agency ("RLA") executed an exclusive
right agreement with Portal Development Associates ("PDA") in January 1987 for the phased
development of the Portals site. PDA is a limited partnership that includes as general partners
Republic Properties Corporation, whose principals include Steven A. Grigg, and Eastcoast
Development Corporation, whose principals include Albert R. Hopkins, Jr. Minority partners
control 49% of the equity of PDA.

Section-by-Section Analysis

Section 1 provides a short title, the Schedule of Heights of Buildings Amendment Act of
1998.

Section 2 amends paragraph 14 of the Schedule of Heights of Buildings Adjacent to
Public Buildings by adding a proviso that the 80-foot maximum height restriction contained in
the schedule, for buildings located on 14th Street between D and Water Streets, S.W., would not
apply to a building that is set back in conformity with the facade of the Bureau of Engraving and
Printing annex located along 14 Street between C and D Streets, S.W. The amendment further
provides that the height of such a set-back building would instead be governed by the
requirements of the 1910 Height Act and the Zoning Regulations. The 1910 Height Act limits
the maximum height of this building to 130 feet, as measured from the Maryland Avenue
frontage. The Zoning Regulations currently limit the maximum height of this building to 90 feet
as a matter of right, with the possibility of obtaining 40 additional feet in height pursuant to the
PUD and TDR provisions of the regulations.

Section 3 adopts the fiscal impact statement contained in this report, which states that the
proposed legislation would have a positive fiscal impact upon the District.

Section 4 provides the effective date.”



Fiscal Impact

Enactment of Bill 12-170 will have a positive fiscal impact upon the District, because it
facilitates the completion of a major commercial project which has generated direct payments
and tax revenues to the District of Columbia.

The District government received disposition proceeds totaling $11,139,782 for Parcels A
and B, and $15,782,001 for Parcel C in June of 1989. Additional cash payments totalling
$7,000,000 are payable in connection with Parcel C, $1,000,000 of which was paid in May 1996
and $1,000,000 of which was paid in January 1998. The remaining $5,000,000 for-Parcel C will
be paid during 1998. The District of Columbia has also received cash payments totaling
$3,558,595 thus far for Parcels D and E.

In addition to the above direct payments to the District, the developer has expended over
$23 million of hard and soft costs to build and maintain the public roadway extension of
Maryland Avenue over the Conrail tracks that bisect the Portals site, which defines a gateway
into the city and is dedicated for public use. In addition, the aeveloper has made payments to
Conrail in excess of $3.25 million to resolve litigation between the District and Conrail regarding
the District's attempts to exercise its eminent domain power the same railroad lines.

If the amendment to the Schedule of Heights in Bill 12-170 is not enacted, disposition
proceeds to the District for Parcels D and E could be reduced by as much as $9,700,000, as.a
result of the developer's inability to build an additional 105,300 square feet, or three floors, of
office space along 14th Street under matter-of-right zoning. This reduction in space would result
in approximately 500 fewer permanent jobs in the District, and a reduction in annual property tax
revenues to the District of approximately $400,000. (This estimated loss of jobs and revenues
would be even higher if the developer of this building receives additional height or density from
the Zoning Commission pursuant to the PUD and proposed TDR regulations). The development
of the Portals office buildings on Parcels D and E is expected to generate total additional
praperty tax revenue to the District of approximately $8.6 million annually.

To date, the Portals project has generated more than 1,300 construction jobs, as well 17
permanent jobs under the control of PDA. It is estimated that these employment figures will be
matched in the construction of the northern office buildings. PDA previously committed to
employ at least 51 percent of these construction and permanent jobs with residents of the District
of Columbia. For Parcel B and the Maryland Avenue roadway, 45% of the construction jobs and
30% of the permanent jobs were filled by District residents. For Parcel C, 54% of the
construction jobs and 50% of the permanent jobs were filled by District residents. PDA has
pledged to continue its commitment to ensure that future jobs will be made available to District
residents. The developer will continue to distribute all employment announcements to the
Department of Employment Services and Southwest community organizations, as well as
advertising in local newspapers.



Advisory Neighborhood Commission Review

Notice of Bill 12-170 was provided by the Committee to Advisory Neighborhood
Commission ("ANC") 2D, in accordance with the requirements of the law.

Lee Eckles, chairperson of ANC 2D, testified in opposition to Bill 12-170 at the public
hearing that was held by the Committee on October 14, 1997." The opposition was based
primarily on the density and height of the existing Portals development, which the ANC stated
creates a "fortress-like barrier at the river's edge" that "further isolates the 'federal city' from its
most visually attractive and humanistic features. The architect for the Portals project, Arthur
Cotton Moore, responded to this criticism as follows:

"...the Portals is hardly a ‘fortress-like development. It is rather a complete urban design
plan for a section of the city with the usual and comfortable balance of buildings, streets and
plazas. There has been a conscious attempt to parallel and echo the pattern of structures and
open public spaces that has been successful on Pennsylvania Avenue. These privately built, but
fully accessible streets and plazas are the basic armature and geometry of the design and provide
access where none has existed before. Principally, new Maryland Avenue (the missing
complementary Avenue to Pennsylvania Avenue in the L'Enfant plan) provides a landscaped
walking environment over active railroad lines ending at a circular plaza with an overlook of the
Jefferson Memorial and Tidal Basin. Newly created nonvehicular 13th Street, between the first
building and the future hotel, will lead to a recycled railroad bridge as a new pedestrian
connection over the hazardous high-speed traffic lanes to the open air Fish Market, adjacent
marinas, Tidal Basin, monument area, and the residential community of Southwest. When the
central circular plaza is completed, it will provide an open public landscaped area the size of
Sheridan Circle, but without the commuter traffic. All this must be seen as a welcoming urban
environment in direct contrast to the adjacent plethora of enormously scaled bridges and
freeways which are not part of the Portals project and which do have some visual and functional
isolation and fortress-like qualities.

"Moreover, what is being considered is the north side of the Portals which abuts some of
the largest and most formidable structures in the city. The north side of the Portals faces across
D Street the huge industrial structure of the Bureau of Engraving and Printing Annex and the 160
foot high main heating plant for the federal government. It is impossible to be even a little
fortress-like in the shadow of these gargantuan structures as it is to have perceptual visual impact
from the north side of the Portals project on the new Southwest. In short, the north side now
under consideration will have no impact, and the south side when fully completed will only be
beneficial, providing new public spaces and new access."

National Capital Planning Commission Review

The Committee received the attached letter, dated January 8, 1998, from the National
Capital Planning Commission in opposition to Bill 12-170. The Commission's opposition was



based primarily on its view that "the Council lacks legal authority to amend the Schedule of
Heights to permit a building taller than that permitted by the current schedule.” The Commission
stated that its view was based on a 1990 Department of Justice interpretation, which has recently
been reevaluated and revoked by the Department of Justice, which concluded that the 1990
interpretation was in error. As stated previously, the Department of Justice now agrees with the
Council's General Counsel and the Corporation Counsel that the Council has the authority to
amend the Schedule of Heights, as long as the amended height is within the overall limitations of
the 1910 Height Act.

Position of the Executive Branch

Duryea C. Smith, Acting Administrator of the Neighborhood Preservation and
Commercial Development Administration of the Department of Housing and Community
Development, testified on behalf of the executive branch at the public hearing on Bill 12-170 in
support of the legislation.

John M. Ferren, Corporation Counsel, submitted the attached letter, dated November 26,
1997, opining that the Council has the authority to amend the Schedule of Heights consistent
with the Height Act, and that Bill 12-170 is legally sufficient.

Committee Action

The Committee held a public hearing on Bill 12-170 on October 14, 1997. The
Committee received testimony in support of the bill from: Duryea Smith and Perry Perry,
Department of Housing and Community Development; Steven Grigg, Albert Hopkins, Jr.
Christopher Collins, and Arthur Cotton Moore, Portals Development Associates; and Mark
Weiss and Margaret Feldman, Southwest residents. The Committee received testimony in
opposition to Bill 12-170 from Lee Eckles, Advisory Neighborhood Commission 2D; Dorothy
Miller, Advisory Neighborhood Commissioner 2A05; and David Grinnell, Committee of 100 on
the Federal City. Attached is a copy of written testimony and comments on Bill 12-170.

The Committee considered a draft amendment in the nature of a substitute to Bill 12-170
at a meeting on October 20, 1998. Chairman Cropp moved approval of Bill 12-170 as amended
and this Committee Report, which were approved by voice votes (Chairman Cropp and '
Councilmembers Allen, Brazil, Catania, Chavous, Evans, Jarvis, Patterson, Schwartz and Smith
present; Councilmembers Ambrose, Mason and Thomas absent).

Attachments



®ffice of the Deputy Attorney General
Washingten, D.C. 20530

September 3. 1998
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The Honorable Linda W. Cropp % o
Chairman ‘ P -g R9:7
Council of the District of Columbia cel

441 4* Street, N.W.. Room 704 A

e

Washington, D.C. 20001
Dear Chairman Cropp:

The Députy Attarney General has asked me to forward a copy of

the enclosed memorandum to you for yvour information.

Sincerely,

Ao 130l

Annie Bradley
Confidential Assistant

10

Eric H. Holder, Jr.
Depurty Attorney General

Enclosure



Office of Legal Counsel

Office of the Deputy Assistant Attomey General Washington, D.C. 20530

August 28, 1998

MEMORANDUM FOR ERIC H. HOLDER, JR.
DEPUTY ATTORNEY GENERAL

From: Beth Nolan
Deputy Assistant”Attorney General

Re:  Authority of the Council of the District of Columbia to Amend the Schedule of Heights
Under Section 602(a)(6) of the Home Rule Act

This memorandum responds to your request for our views regarding the authority of
the Council of the District of Columbia to amend the Schedule of Heights of Buildings
Adjacent to Public Buildings ("Schedule of Heights"). Specifically, we bave considered
whether, under § 602(a)(6) of the Home Rule Act of 1973, the Council has the authority to
amend the Schedule of Heights as long as any amendment is within the overall limitations set
forth in the Building Height Act of 1910. We conclude that the Council does have that
authority, and that its authority 1s not further restricted by the limitations-contained in the
Schedule of Heights that was in effect in 1973.

I. Background

Section § of the Building Height Amendment Act of 1910, 36 Stat. 452 (codified as
amended at D.C. Code Ann. § 5-405 (1994)) ("Height Act"), contains limitations on the
permissible heights of buildings in the District of Columbia. Those limitations depend on the
width of the street an which a building will front, and on whether the street is a business or a
residential street. In addition, the Height Act provides that the maximum height of buildings
on blocks adjacent to public buildings "shall be regulated by a schedule adopted by the Council
of the District of Columbia.”* Since 1910, the Commissioners of the District of Columbia,

! Section § of the Height Act, as amended, provides in pertinent part:

{2) No building shall be erected, altered, or raised in the District of Columbia in any
manner 50 a8 to exceed in height above the sidewalk the width of the street, aveaue, or highway



and subsequently the Council, have exercised their authority to set such further height
limitations under a Schedule of Heights in 15 different areas of the District adjacent to public
buildings, including the blocks around the White House, the Supreme Court Building, and the
House and Senate Office Buildings.

In 1973 Congress enacted the District of Columbia Self-Government and Governmental
Reorganization Act, Pub. L. No. 93-198, 87 Stat. 774 (1973) (the "Home Rule Act”), which
gave the Council broad legistative powers over "all rightful subjects of legislation within the
District.” D.C. Code Ann. § 1-204 (1992). That grant of authority, however, is not absolute.
One of the limitations placed on the Council is set forth in § 602(a)(6) of the Home Rule Act:

(a) The Council shall have no authority to pass any act contrary to the
provisions of this Act except as specifically provided in this Act, or to:

(6) Enact any act, resolution, or rule which permits the building
of any structure within the District of Columbia in excess of the
height limitations contained in § 5-405, and in effect on

in its front, increased by 20 feet; but where a building or proposed building confronts a public
space or reservation formed at the intersection of 2 or more streets, avenues, or highways, the

course of which is not interrupted by said public space or reservation, the limit of height of the
building shall be determined from the width of the widest street, avenue, or highway. . . .

(b) No buildings shall be erected, altered, or raised in any manper as to exceed the
height of 130 feet on a business street or aveaue . . . except on the aorth side of Pennsylvanis
Avenue between 1* and 15® Streets Northwest, where an extreme height of 160 feet will be
permitted.

(c) On a residence street, avenue, or highway no building shall be erected, altered, or
raised in any manner so &s o be over 90 feet in height at the highest part of the roof or parapet

(d) The height of a building on a coraer lot will be determined by the width of the
wider street.

(f) On blocks immediately adjaceat to public buildings or to the side of any public
building for which plans bave been prepared and money appropriited at the time of the
application for the permit to construct said building, the maximum height shall be regulated by &
schedule adopted by the Council of the District of Columbia.

D.C. Code Ann. § 5-405. As originally eascted, the Height Act granted the authority to adopt a schedule of
heights to the District of Columbia Board of Commissioners. That authority was transferred in 1967 to the newly
created District of Columbia Council, see Reorganization Plaa No. 3 of 1967, § 402, {120, D.C. Code Ann.
vol. 1, p. 126, 137 (1991), and in 1973 to the Council of the District of Columbia, see D.C. Code Ana. § 1-
227(x) (1992).



December 24, 1973[.]
D.C. Code Ann. § 1-233 (1992).?

The question posed here is whether the Home Rule Act's reference to "the height
limitations contained in § 5-405, and in effect on December 24, 1973" includes the limitations
contained in the Schedule of Heights that was in effect on December 24, 1973. If it includes
those limitations, then the Council lacks the authority to amend the Schedule of Heights in a
way that would make it less restrictive than it was on December 24, 1973.

Both the Council’s General Counsel and the District's Corporation Counsel have
concluded that § 602(a)(6) of the Home Rule Act does not refer to the height limitations
contained in the Schedule of Heights, but refers only to the height limitations included in the
Height Act of 1910 itself, as amended (§ 5-405 of the D.C. Code). Accordingly, in their
view, the Council has the power to amend the Schedule of Heights to the extent that any such
amendment is consistent with (i.e., no less restrictive than) the overall limitations set forth in
the Height Act. See Memorandum for Linda W. Cropp, Chairman, Council of the District of
Columbia, from Charlotte Brookins-Hudson, General Counsel, Council of the District of
Columbia (Nov. 24, 1997); Letter for Linda W. Cropp, Chairman, Council of the District of
Columbia, from John M. Ferren, Corporation Counsel, Government of the District of
Columbia (Nov. 26, 1997) ("Corporation Counsel Letter™).

The National Capital Planning Commission, however, has expressed a contrary view.
See Letter for Linda W. Cropp, Chairman, Council of the District of Columbia, from Harvey
B. Gantt, Chairman, National Capital Planning Comtmission (Jan. 8, 1998). The
Commission’s view is based on a 1990 opinion letter from the Environmeat and Natural
Resources Division of the Department of Justice ("ENRD"). See Letter for Linda Dodd-
Major, General Counsel, National Capital Planning Commission, from Richard B. Stewart,
Assistant Attorney General, Environment and Natural Resources Division, Department of

Justice (Nov. 6, 1990), reprinted in 137 Cong. Rec. 5131 (1991) (1990 ENRD Letter"). The
principal conclusion of the 1990 ENRD Letter is that the Council’s authority to amend the

2 As originaily eaacted in 1973, § 602(2)(8) of the Home Rule Act was worded as follows:

(&) The Council shall have no authority to pass any act contrary to the provisions of this Act
except as specifically provided in this Act, or to ~

(6) enact any sct, resolution, or rule which permits the building of any
structure within the District of Columbia in excess of the height limitations

contained in section 5 of the Act of June 1, 1910 Cods, sec. 5-40:
in effect on the date of enactment of this Act].]

Pub. L. No. 93-198, § 602, 87 Stat. 774, 813 (1973) (emphasis added).
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Schedule of Heights is subject to the other limitations set forth in the Height Act.* However,
the letter also contains a paragraph (not necessary to its overall conclusion) discussing §
602(a)(6) of the Home Rule Act and concluding that the height limitations referred to in that
section include the limitations in the December 1973 Schedule of Heights. See id, at 12.
Recently, ENRD has reevaluated the view expressed in this paragraph of the 1990 ENRD
Letter and has concluded that it was in error. ENRD has consequently revoked the 1990
ENRD Letter. See Memorandum for Dawn Johnsen, Acting Assistant Attomey General,
Office of Legal Counsel, from Lois J. Schiffer, Assistant Attomey General, Environment and
Natural Resources Division (June 30, 1998). For the reasons set forth below, we agree with
ENRD'’s recent conclusion that both the plain meaning and the legislative history of the Home
Rule Act support an interpretation under which the Council may amend the Schedule of
Heights consistent with the statutory limitations in § 5-405 of the D.C. Code.

1. Discussion

"Interpretation of a statute must begin with the statute's language.” Mallard v, United
States District Court, 490 U.S. 296, 300 (1989). We believe that the plain language of
§ 602(a)(6) of the Home Rule Act (D.C. Code Ann. § 1-233(a)(6)) supports the District's
interpretation. '

The statutory language restricts the range of the Council’s authority to alter the
Schedule of Heights to “the height limitations contained in § 5-405, and in effect on December
24, 1973." The height limitations set forth in the Schedule of Heights as of December 24,
1973, however, were not (and are not) "contained in" § 5-405 (§ 5 of the Height Act).

Rather, that section contains certain specific height limitations (§ 5-405(a)-(d)) and also
includes a provision that the Council shall further regulate the heights of buildings adjacent to
public buildings by adopting a "schedule"” (§ 5-405(f)). While § 5-405(f) may be considered
an authorization to adopt height limitations, it is not itself a height limitation. The terms of the
Schedule of Heights, on the other hand, are not contaified in § 5-405 of the D.C. Code.
Therefore, the statutory phrase "the height limitations contained in § 5-405" does not by its
terms encompass the height limitations set forth in the Schedule of Heights.

The analysis is not altered when one considers the additional statutory language "and in
effect on December 24, 1973." Because the pertinent phrases are joined by the conjunction
"and,” the "height limitations" identified by § 602(a)(6) of the Home Rule Act must be both
"contained in § 5-405" and "in effect on December 24, 1973." The statute would be broader
if it were phrased in the disjunctive, but it is not. Thus, under the natural reading of the
language, that a height limitation is *in effect on December 24, 1973* does not bring it within
‘the statute unless it is also "contained in § 5-405."

3 The Council's General Counsel and the District's Corporation Counsel both agree with this conclusion, as
do we.



The 1990 ENRD Letter failed to recognize the significance of this language in its brief
discussion of § 602(a)(6) of the Home Rule Act. It stated:

Section 602(a)(6) prohibits the Council from enacting any act which permits the
building of any structure that exceeds (1) the section 5-405 height limitations, or
(2) the height limitations in effect on December 24, 1973 — which include the
Schedule of Heights as it existed at the time the Home Rule Act was epacted.

In other words, under section 602(a)(2) [sic] of the Home Rule Act, the
Council’s authority under section 5-405(f) of the Height Act is limited to
amending the Schedule of Heights to set height limits that are (1) lower than the
applicable Height Act limits (for locations not included on the pre-Home Rule
Schedule of Heights), or (2) lower than the pre-Home Rule Schedule of Heights
limitations (for locations that are included in the pre-Home Rule Schedule).

The Council is barred by section 602(a)(6) of the Home Rule Act from
exceeding either of those limitations.

1990 ENRD Letter at 12 (footnote omitted). This discussion, however, does not follow the
language of § 602(a)(6). In fact, its significant rephrasing of the statutory language — and in
particular its substitution of disjunctive language — highlights the lack of support for this
interpretation in the actual language of the statute. See Corporation Counsel Letter at 5. The
natural reading of § 602(a)(6)’s language covers only those height limitations that are both
"contained in § 5-405" and "in effect on December 24, 1973.°

We have considered whether this reading of the statute renders superfluous the phrase
"and in effect on December 24, 1973." See 2A Norman J. Singer, Sutherland Statutory
Construction § 46.06, at 119 (5th ed. 1992) (statute should be construed to give meaning and
effect to each term). It would seem that Congress could have achieved the same result by
referring to “the height limitations contained in § 5-405" without the additional "and in effect"
phrase. As enacted in 1973, however, the Home Rule Act referred to "the height limitations
contained in section 5 of the Act of June 1, 1910 (D.C. Code, sec. 5-405)." See supra note 2.
The Height Act was amended several times after 1910.* Thus, the additional phrase in the
Home Rule Act — which originally was “"and in effect on the date of enactment of this Act" —
makes clear that the Council is bound not only by the limitations of the Height Act of 1910
itself, but also by all amendments to the Act that were in effect when the Home Rule Act was
enacted. The phrase is therefore not superfluous.

The plain language of § 602(a)(6), in our view, does not cover the height limitations set
forth in the Schedule of Heights. Even if the languige were ambiguous, however, the

4 See e.g., Actof June 7, 1924, ch. 340, 43 Stat. 647; Act of Feb. 21, 1925, ch. 289, 43 Stat. 961; Act of —
May 16, 1926, ch. 150, 44 Stat. 298; Act of April 29, 1930, ch. 220, 46 Stat. 258; Act of March 24, 1945, ch.
37, 59 Stat. 38; Act of Sept. 22, 1961, Pub. L. No. 87-281, § [, 75 Sut. 583.
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legislative history would not warrant a contrary conclusion.

The House report on the Home Rule bill describes § 602(a)(6) as precluding the
Council from "permitting the construction of buildings in excess of the present height
limitations set by Congress."* Rep..Fauntroy similarly referred to "the height limitations
impased by the Congress."® Because the height limitations in the Schedule of Heights are set
by the Council rather than Congress, these references support the view that § 602(a)(6)
addresses only the limitations set forth in the Height Act.

The conference report describes § 602(a)(6) as providing that "the Council could not
change building height limitations.”’ Similarly, Rep. Diggs, the chair of the House
Committee on the District of Columbia, stated that the Council is "prohibited from modifying
the building height limitations now in éffect,"® and from "increasing height Limiitations on
buildings."® Such references are ambiguous. While they could arguably suggest a broader
reading of § 602(a)(6) as including the Schedule of Heights limitations, they could also
reasonably be construed as shorthand references to the limitations contained in the Height Act
itself.

The strongest arguable basis in the legislative history for a contrary view appears to
consist of two statements by Jacques DePuy, counsel to the House Subcommittee on
Government Operations of the Committee on the District of Columbia, during markup of the
bill. Before the provision was drafted, he suggested that the Members might want to add "in
the specific limitations of the Council an amendment combining the existing height
limitations."'® And when presenting the provision, he stated:

What we drafted was an amendment which would go to the limitations
on the Council that the Council could not enact an act that permitted building

above existing height limitations, and freezing in what now is existing law, and

$ H.R. Rep. No. 93482, at 15 (1973) (emphasis added); see also id. at 37 (section-by-section analysis recites
language of § 602(s)(6) without the final “"and in effect on . . ." phrase).

® House Committee on the District of Columbia, 93d Cong., 2d Sess., Home Rule for the District of
Columbia 1973-1974, Background and Legislative History 1125 (Comam. Print 1974) (proceedings dated July 25,
1973) (emphasis added) ("Home Rule Act Legislative History").

7 H.R. Conf. Rep. No. 93-703, at 75 (1973).

' Home Rule Act Legislative History at 1358 (July 31, 1973).

% Id. at 3051 (Dec. 17, 1973).

19 1d. at 215 (May 17, 1973} (emuphasis added).



would prohibit the Council from allowing any building above that Limitation."

These statements could be read to support the view that Mr. DePuy contemplated a provision
precluding the Council from broadening the height limitations in the Height Act as well as
those in the Schedule of Heights in effect in 1973. Even these statemeats, however, are far
from clear im their meaning. The reference to "freezing in what now is existing law," for
example, could simply indicate that the Council would not have unrestricted authority to
amend § 5-405, as it would with respect to many other provisions of the D.C. Code.
Moreover, neither the congressional reports nor comments by Members of Congress reflect
any intent on their part to include the separate Schedule of Heights restrictions in the scope of
§ 602(2)(6)-

In sum, the legislative history does not reveal any clear or generally accepted intent on
Congress's part to preclude the Council from making the Schedule of Heights less restrictive
than it was at the time the Home Rule Act was adopted. Thus, even when the legislative
history is consulted, it fails to overcome the natural reading of the statute as covering only
those height limitations contained in the Height Act, as amended.

1. Conclusion

For the foregoing reasons, we conclude that the Council has the authority, under
$§ 602(a)(6) of the Home Rule Act, to amend the Schedule of Heights as long as any
amendment is within the overall limitations set forth in the Height Act of 1910, as amended
(D.C. Code Ann. § 5-405), and that that authority is not further restricted by the limitations
contained in the Schedule of Heights that was in effect on December 24, 1973.

I 14 st 302 (May 21, 1973) (empbasis sdded).



LINDA w. CROPP

Charrmen

COUNCIL OF THE DISTRICT OF COLUMBIA

WASHINGTON. D. C. 20001

January 12, 1998

The Honorable Eric H. Holder. Jr.

Deputy Attorney General

United States Department of Justice

950 Pennsylvania Avenue, N.W., Room 2337
Washington, D.C. 20530

Dear M. Holder:

[ am writing to request an updated legal opinion by the Department of Justice on the
authority of the Council of the District of Columbia ta amend the Schedule of Heights of
Buildings Adjacent to Public Buildings ("Schedule of Heights") and an opinion specifically on

the Council's authority to amend the Schedule of Heights as proposed by a bill that is pending in
the Council.

Attached for your review are two recent legal opinions by the Council's General Counsel
and the District's Corporation Counsel, each concluding that: (1) the Council has the authority
to amend the Schedule of Heights as long as the amendment is within the overall limits set forth
by An Act To regulate the height of buildings in the District of Columbia, approved June 1. 1910
(36 Stat. 452; D.C. Code § 5-401 er seq.) ("1910 Act"); and (2) the Council has the authority to
amend the Schedule of Heights as proposed by the attached Bill 12-170, the Schedule of Heights
of Buildings Amendment Act of 1997. which is pending in the Council.

My request to you is prompted by the attached comments recently submitted to the
Council by a federal agency, the National Capital Planning Commission ("NCPC"), which has
advised that it believes that the Council lacks the legal authority to amend the Schedule of
Heights to permit a building that exceeds the height set forth in the Schedule of Heights that was
in effect at the time of enactment of the 1973 Home Rule Act, even if such height is within the
overall maximum limits established by the 1910 Act. The NCPC's view relies on the attached
1990 opinion by the Department of Justice, portions of which are contradicted by the opinions of
the Council's General Counsel, the District's Corporation Counsel, and the attached 1986 opinion
by the U.S. General Accounting Office. In light of these contradictions, I respectfully request
that the Department of Justice revisit the question of the Council's authority in this area.

Your Department's attention to this matter would be very much appreciated.
Sincer;ly,

Y el

Chairman
Attachments



cc: All Councilmembers
Mayor Marion Barry, Jr.
Congresswoman Eleanor Holmes Norton
White House Advisor Carol Thompson Cole
NCPC Chairman Harvey B. Gantt
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IN REPLY REFER TO:
NCPC-File No. 1731

JANOS B3

Honorable Linda W. Cropp
Chairman

Council of the District of Columbia
414 4th Street, N.W.. Room 704
Washifigton. D.C. 2000!

Dear Chairman Cropp:

Thank you for the opportunity to comment on Bill 12-170, the Schedule of
Heights of Buildings Amendment Act of 1997. As we understand the propused
bill. the Schedule of Heights would be changed to permit any structure on the
North Portals site. which is set back an additional 20 feet from the 14th Street
property line so as to align with the Bureau of Engraving and Printing's Annex to
the north. to have its height established in accordance with the Zoning Regulations
rather than the Schedule of Heights. Simply put, the Schedule currently would
restrict any North Pontal site building to a height of 80 teet above the elevation of
the southeast corner of 14th and D Streets. or a top elevation of 104.92. The
proposed bill would allow the building to be constructed to 90 feet (what is
permitted under the existing C-3-C- zoning) as measured from Maryland Avenue,
which is elevated to 44 feet. Therefore, as a result of the proposed legislation. the
effective permissible height of the North Portals building at 14th and D Streets
would be an elevation of 134 feet or approximately 30 feet above which is now
allowed under the Schedule of Heights.

The National Capital Planning Commission opposes the proposed bill for two
reasons. First. the Schedule of Heights was adopted in order to regulate the height
of private buildings fronting on certain federally-developed portions of the District
of Columbia. It was designed to protect and maintain the prominence of federal
buildings and monuments in this city by establishing. in various locations around
the city, heights that are generally lower than what would normally be permitted by
Zoning. Allowing the Morth Portal site to be built to a practical elevation of 130
feet would effectively abrogate that Congressional intent by permitting a building
which would be taller than the currently existing Bureau of Engraving and Printing
Annex (BE&P) which is approximately 95 feet.

B01 PENNSYLVANIA AVENUIE, N W, SUITE 301 WASHINGTON, O C 20578

(202) aB2.- 7200



Honorable Linda W. Cropp
Page 2

The Commission has consulted with officials at BE&P. who have expressed strong
opposition to any legislation which would raise the current height limit of 80 feet.
The -Bureau's position. which is set out in the attached letter. is based on three
factors, interference with the dispersal of stack emissions exiting the roof.
obstruction of natural light sources for-hand engraving work being done on the top
floors, and concerns about Bureau security.

Secondly. the Commission believes that the Council lacks legal authority to amend
the Schedule of Heights to permit a building taller than that permitted by the
current Schedule. Our view is based on Section 602(a)(2) of the Home Rule Act.
(D.C. Code §1-233) which provides that the Council shall have "no authority” to:

enact any act. resolution, or rule which permits the building of any
structure within the District of Columbia in excess of the height limitations
contained in Section 5-405 [section § of the Height Act], and in effect on
December 24, 1973.

In a 1990 opinion, the Department of Justice interpreted section 602(a)(2) to mean
that:

[Ulnder section 602(a)(2) of the Home Rule Act, the Council's authority
under section 5-405(f) of the Height Act is limited to amending the
Schedule of Heights to set height limits that are (1) lower than the
applicable Height Act limits (for locations not included on the pre-Home
Rule Schedule of Heights), or (2) lower than the pre-Home Rule Schedule
of Heights limitations (for locations that are included in the pre-Home Rule
Schedule.) The Council is barred by section 602(a)(6) of the Home Rule
Act from exceeding either of those limitations.

Since the proposed bill would result in a building whose height would exceed the
limitations in the Schedule of Heights in effect at the time the city was given Home
Rule. this Commission would gppose Bill 12-170.

Please let me know if I can be of any further assistance.




Gouernment of the Bistrict of Tohumbia

OFFICE OF THE CORPORATION COUNSEL
JUDICIARY SQUARE
441 FOURTH ST. N W
WASHINGTON. B € 20001

IN REPLY REFER TO.

November 26,1997

Honorable Linda W. Cropp

Chairman

Council of the District of Columbia
Suite 704

441 4th St., N.W.

Washington, D.C. 20001

Dear Chairman Cropp:

This is in reply to your October 22, 1997 request that I
provide you with copies of earlier opinions by this Office
addressing the authority of the Council of the District of
Columbia to amend the Schedule of Heights of Buildings Adjacent
to Public Buildings (hereinafter, "Schedule”), and to advise you
concerning the Council’s authority to amend the Schedule in the
manner provided for in Bill 12-170, the "Schedule of Building
Heights Amendment Act of 1997".

In a July- 23, 1979 memorandum (copy enclosed), then Deputy
Corporation Counsel Robéert McCally concluded that the Council of
the District of Columbia was free to amend the Schedule, and this
position was reiterated in the September 26, 1990 letter from
then Corporation Counsel Herbert O. Reid t6 then Chairman of the
Council David A. Clarke (copy enclosed). For the reasons set
forth below, it-is my opinion that the Council may amend the
Schedule, subject to the height restrictions set forth in the
Building Height Amendment Act of 1910, approved June 1, 1910, 36
Stat. 452, as. amended, D.C. Code § 5-405 (1994) (hereinafter,
"Height Act"}.

1. The Height Act

The Height Act includes maximum building heights which vary,
depending upon the width of the street on which a building will
front, and upon whethér the street is a business or residential
street (D.C. Code § 5-405 (a)-(e)), as well as specific
limitations for buildings in certain identified locations (D.C.



Code § 5-405 (g) and (h)). In addition, the Height Act contains
the following provision:

Oon blocks immediately adjacent to public buildings
or to the side of any public building for which plans
have been prepared and money appropriated at the time
of the application for the permit to construct said
building, the maximum height shall be regulated by a
schedule adopted by the Council of the District of
Columbia.!'

D.C. Code § 5=405 (f).

Clearly, this section authorizes the Council to establish
separate height restrictions for—bulldlngs constructed adjacent
to public buildings. It is my view that the Height Act permits
the Council to increase height restrictions in the Schedule of
Heights, so long as the increased height limitation does not
exceed the limits set forth in the Height Act. When Congress
enacted the Height Act, it enacted clear, unambiguous height
limitations for various parts of the District. Nothing in the
language of the Height Act suggested that the limited grant of
authority to the Board of Commissioners to establish a schedule
of heights for buildings near public buildings was intended to
authorize the Commissioners to circumvent these Congressionally-
enacted limits. See Memorandum of the Congressional Research
Service to Chairman Ronald V. Dellums, House District of Columbia
Committee, March 4, 1991, reprinted in 137 Cong. Rec. 5125~5128
{daily ed. March 6, 1991) (detailed analysis of how the plain
meaning approach to statutory interpretation supports this
reading of the Height Act).

The legislative history supports this interpretation.
Before the Height Act was enacted, Congress had enacted a series
of height limitations similar to those now in effect, but without
any provision for the local governmént to promulgate a schedule
of heights for buildings adjacent to public buildings. Building
Height Act of 1892, ch. 322, 30 Stat. 922, 189%. Thereafter, the
Commissioners asked Congress to reduce the height limitatien for
buildings that would be adjacent to Union Station (which was then
under construction). Letter from Henry V.G. MacFarland,
President, District of Columbia Board of Commissioners, to Jacob
H. Gallinger, Chairman, Senate Committee on the District of

! When the Height Act was originally enacted, it provided for

the schedule of heights to be adopted by the Board of Commissioners
of the District of Columbia. This authorlty was transferred to the
District of Columbia Council by Reorganization Plan No. 3 of 1967,
§ 402, € 120, and then to the Council by § 404 (a) of the Home Rule
Act, D C. Code § 1-227(a) (1992).



Columbia, December 10, 1904, reprinted in S. Rep. No. 3082,
Cong. 3d Sess. (1905). Congress did so in 1905. Then, in 1910,
Congress revised the 1899 Act to include the provision allowing
for the development of a schedule of heights. The House Report
for this legislation noted that, "{t]he present law has no such
provisions. The commissioners have found it advisable to make
such regulations [governing the height of buildings on blocks
adjacent to public buildings) . . . . , and the present building
regqulations fix the height of buildings on G and F streets,
between Seventh and Ninth, adjacent to the United States Patent
Office, and on Fifteenth street, between Pennsylvania avenue and
G street, adjacent to the Treasury. This clause is inserted in
order that there may be no question as to the right of the
commissioners to make su¢h a regulation."™ H. Rep. No. 720, 61st
Cong. 2d Sess. 2 (1910). Thus, the language in the Height Act
concerning the schedule of heights was intended to ratify the
Commissioners’- previous efforts to regulate building height, and
to make clear that they had the authority to adopt similar
regulations in the future. The Commissioners had no authority to
authorize buildlngs to be built higher than the Congr3551onally
enacted limits before 1910 and the 1910 legislation simply
clarified their narrow authority to regulate building heights
within these limits.

2. The Home Rule Act

Section 602 of the District of Columbia Home Rule Act,
approved December 24, 1973, Pub. L. 93-198, 87 Stat. 790, D.C.
Code § 1-233 (a)(6) (19922) (the "Home Rule Act restr1ctlon"),
provides that, notwithstanding its general legislative power, the
Council of the District of Columbia has no authority to

[eJnact any act, resolution, or rule which permits the
building of any structure within the District of Columbia in
excess of the height limitations contained in section 5 of
the Act of June 1, 1910 (D.C. Code, sec. 5-405) [the Height
Act]), and in effect on December 24, 1973.

This provision of the Home Rule Act plainly prohibits the Council
from altering any building height limitation that was included in
the Height Act and in effect on December 24, 1973, i;g., any
limitation which satisfies both conditions. Cf. United States v.
Bear, 932 F.2d 1279, 1281-82 (9th Cir. 1990) (federal statute
which referred to any offense "that is not defined and punished
by Federal law" (emphasis addad) referred only to those offenses
that met both cénditions). Therefore, I conclude that the Home

2  Arguably, Congress could have achieved the same result
simply by prohibiting the Council from enacting any act,
resolution, or rule permitting the building of any structure in
excess of the limitations contained in section 5 of the Act of June
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Rule Act restriction clearly does not prohibit the Council from
taking action that would increase any maximum allowable building
height, so long as the increased height limitation does not
exceed the overall limitations included in the 1910 Act or permit
a building to be built in excess of those limitations. See
memocrandum from Gene L. Dondero, Associate Director, General
Accounting Office, to Senator Frank R. Lautenberg, September 19,
1986, reprinted in 137 Cong. Red. 5125, March 6, 1991 (reaching
the same conclusion).

I recognize that the Justice Department has reached a
different conclusion. See memorandum from Richard B. Stewart,
Assistant Attorney General, to Linda Dodd-Major, General Counsel,
Naticonal Capital Planning Commission, November 6, 1990 ("Justice
Department letter"), reprinted in 137 Cong. Rec. 5131-34, March
6, 1991, which concludes that the Council may not make any
amendment to the schedule of heights which has the effect of
permitting a building to exceed the height allowed by the 1910
Aet as amended as of December 24, 1973, even if the new maximum
allowable height remains within the limitations set forth in the
Height Act. The only support for this notion included in the
Justice Department letter is the following statement:

1, 1910, without including the additional phrase, "and in effect on
the date of enactment of this Act". 1Indeed, analogous language is

not included anywhere else_in the Home Rule Act. However, the
reference to restrictions included in the Act of 1910 "and in
effect” when the Hame Rule Act was enacted is not superfluous -- it

makes clear that the Council was bound not just by the Act of 1910,
but also by all amendments to the act which were in effect when the
Home Rule Act was enacted. Consistent with this interpretation, I
note that when Congress was considering the draft bill to which the
building height restriction was added, all of the references to
other laws included in the draft bill were to: (1) acts that had
not been amended after they were originally enacted, so there was
no need to use language to make cléar that later amendments were
incorporated in the reference; (2) codified acts that had been
enacted as positive law, so that reference to the act as codified
necessarily incorporated any amendments to it adopted after its
original enactment; or (3) acts that were being amended, where a
reference to the underlying organic act only (without reference to
later statutory. amendments) was consistent with general drafting
standards. Subcommittee Discussion Draft No. 1, reprinted in
Background and Legislative History of the Home Rule Act, at 40-132.
The extent to which these three types of references referred to
later enacted changes was clear. Adding the phrase, "and in effect
on the date of enactment of this Act", assured similar clarity
concerning the effect of intervening amendments to the Act of 1910
on the Council’/s authority to alter building height limitations.

4



Section 602(a) (6) prohibits the Council from
enacting any act which permits the buzldlng of any
structure that exceeds (1) the section 5-405 height
limitations, or (2) the height limitations in effect on
December 24, 1973 - which include the Schedule of
Heights as it existed at the time the Home Rule Act was
enacted.

However, this is not at all what the Home Rule Act restriction
states. Indeed, the fact that the Justice Department had to
engage in a major rephrasing of the language of the statute in
order to make its argument is persuasive evidence that -its
interpretation is not supported by the wording of the statute.

Moreover, according the to the Justice Department letter,
the effect of the Home Rule Act restriction was to amend D.C.
Code § 5-405(f) to provide that the maximum height of buildings
located on siteés subject to the Schedule of Heights, could be

amended by the Council, provided that whlle the Council may
et .

increase any such height. even where tne increase would be within

the limitations set forth in this act. However, the Home Rule
Act did not amend D.C. Code § 5-405 to include language to this

effect, nor did it include such a change in the "Changes in
Existing Law" portion of the report on the District of Columbia
Self-Government and Governmental Recrganization Act, HK.R. Rep.
93-482, 93rd Cong., lst Sess., at 82-112 (hereafter, "House
Committee Report"), reprinted in House Committee on the District
of Columbia, 923d Cong., 24 Sess., Home Rule for the District of
Columbia 1873-1974, Background and Legislative History
(hereafter, "Background and Legislative History of the Home Rule
Act"), at 1522-52 (1974). The written legislative history
contains no discussion whatever to suggest that the Home Rule Act
somehow amended D.C. Code § 5-405 in this manner.

There is another reason why the Justice Department
construction of the Home Rule Act restriction is incorrect. The
Justice Department letter states that, "([s]Jection 602(a) (6)
prohibits the Council from enacting any act which permits the
building of any structure that exceeds . . . the height
limitations in effect on December 24, 1973". This interpretation
would bar the Council from taking any act which has the effect of
increasing any allowable building height to exceed that which was
permitted on December 24, 1973, even if that height limitation
was established by the District’s zoning scheme. However, when
Congress enacted the Home Rule Act it did not intend to free:ze
the height limitations then in effect in the District’s zoning
laws and regulations but instead, intended to permit the District
to change its zoning restrictions to increase the height of
buildings, s6 long as the overall height limitations set forth in
the Height Act were not altered. 1Indeed, this is the rule set



out in An Act Providing for the zoning of the District of
Columbia and the regulation of the location, height, bulk, and
uses of buildings and other structures and of the uses of land in
the District of Columbia, and for other purposes, approved June
20, 1938, 52 stat, 798, § 6, D.C. Code § 5-418 (1994), which
states that:

The permissible height of buildings in any district
shall not exceed the maximum height of buildings now
authorized upon any street in any part of the District
of Columbia by §§ 5-401 to 5-409, regulating the height
of buildings in the District of Columbia.

This statute permits changes to be made in the applicable zoning
requirements to increase the maximum allowable height of
buildings, as long as the increased allowable height is within
the maximum permitted by the Height Act.

Congress has never amended this statute to eliminate the
authority to permit such changes. Indeed, the courts have upheld
the authority of the District‘s Zoning Commission to increase the
maximum allowable building height permitted at various sites in
many instances. See, e.dg., Dupont Circle Citizens Association v.
District of Columbia Zoning Commission, 431 A.2d 560 (D.C. 1981)

(Zoning Commission decision to approve a planned unit development
which, inter alia, increased the maximum allowable building
height from 90 feet to 118 feet upheld) €f., Blagden Alley
Association v. District of Columbia Zoning COmm1551on, 590 A.2d
139, 139-43 (D.C. 1989) (affirming Zoning Commission’s authority
to increase the maximum allowable building height for a planned
unit development from 90 feet to 130 feet), Levy v. District of
Columbia Board of Zoning Adjustment, 570 A.2d 739, 750 n. 15
(D.c. 1989) (noting that the Zoning Commission may approve
increases in allowable bulldlng height). Just as zoning
restrictions affecting maximum building heights may be amended to
permit those heights to be increased, so long as they do not
exceed the limitations in the Height Act, the maximum building
heights 1ncluded in the Schedule of Helghts may be similarly
amended.?

> An argument could be made that because the Home Rule Act

restriction addresses the Council’s authority, it 1limits the
Ccouncil’s authority to amend the Schedule of Heights, but does not
affect D.C. Code § 5-418, which sets forth the authority of the
Zoning Commission to take action affectlng building helghts.
However, this distinction does not survive close scrutiny. This is
so because the "Council, no less than the [Zoning Commission] plays
an important role in zoning matters", Blagden Alley Association v.
District of Columbia Zoning Commission, 590 A.2d 139, 143 (D.C.
1991), and thus could enact legislation altering the zoning laws to
permit an increase in maximum building heights (so long as the new

6



Finally, the written legislative history of the Home Rule
Act supports the conclusion that the Council may amend the
Schedule of Heights. The House Committee Report at p. 15
(Background and Legislative History of the Home Rule Act, p.
1455) states that .under the Home Rule Act restriction, [t]he
Council is also prohibited from . . . permlttlng the construction
of buildings in excess of the present height limitations set by
Congress." 1In other words, this indicates that the Council may
not amend the provisions of the Height Act, but that it may take
other action, e.d9g., amending the Schedule of Heights, so long as
the restrictions in the amended Schedule of Heights do not exceed
the height limitations enpacted by Congress. The Conference
Agenda prov1ded by Senate staff 51m11arly describes the-
restriction on Council action included in the House bill as one
which prohibits the Council from enacting "any act, resolution,
or rule in excess of height limitations for the erection of
buildings contained in (District of Columbia Code sec. 5-405)."
Background and Legislative History of the Home Rule Act, p. 2873.
The Conference Agenda also notes thHat the version of the Home
Rule Act enacted earlier by the Senate does not contain the
restriction on Council action affectlng bulldlng heights that was
included in the House version.* Wwhile the Justice Department
letter argues that the legislative history supports its
conclusion insofar as it contains references to Congressional
desire to "[freeze] what is now in effect", these references just
as easily can be used as evidence of a Congressional intention to
maintain the scheme then in place, under which the local
legislature could amend the Schedule of Heights consistent with
the Height Act restrictions. Accordingly, based on the plain
language of the Home Rule Act restriction, the legislative
history of the Home Rule Act, and the other factors discussed
above, I conclude that: (1) the Council may amend the Schedule

maximum heights do not exceed the limitations in the Height Act).
Cf. Blagden Alley, 590 A.2d at 143, n. 8. On the other hand, the
Justice Department position, i.e., that the phrase "and in effect
on December 24, 1973" prohibits the Council from altering any
building height limitation in effect on that day, would dictate
that the Council could take no action involving zoning laws.
Furthermore, common sense dictates that Congress did not intend to
establish a scheme in which the Zoning Commission could increase
maximum building heights, but the Council could not. Nor is there
any evidence in the text of the Home Rule Act or in the legislative
history of the Act, that Congress intended to create such a
restriction.

4 Language similar to that from the Conference Agenda as quoted
above is included in an analysis of the House and Senate bills
prepared for then Congressman Brock Adams, Chairman of the
Subcommittee on Government Operations. Background and Legislative
History of the Home Rule Act, p. 2890.



consistent with the Height Act; and (2) Bill 12-170 is legally
sufficient.

If you would like to discuss this matter further, please do
not hesitate to contact me.

Sincerely,

RS

John M. Ferren
orppration Counsel

Enclosures

cc: Bernard Demczuk
Director
Office of Intergovernmental Relations
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FROM: Robert E. McCally £t/
Deputy Corporation Counsel, D.C.
Legal Counsel Division

SUBJECT: Keith-Albee Theatre/Bill No. 3-85
(UZF90868)

You have Tequested -y corments on a June 15, 197¢
letter from Richard Robbins, Esquire, Assistant Solieitor,
Maticnal Capital Parks, United Stetes Departkment of Intericr,
with respect to the zbove matter. 1In the letter, Mr. Rebbin-
suggests :that the enactment of Bill Mo. 3-85 would not be
within cthe Council's authority in view of the provisions of
D.C. Code Sec. 1-147(2)(6), which provides:

The council shall have no authority to pass
any act contrary to the provisicns of this Act
except as specifically provided in this Act, or to---

* * *

(6) enact any act, resolution, or

rule which permits the building of any
structure within the District of Columbia

in excess of the height limitations contained
in Section 5-405, and in effect on December
24, 1973; -

In =y opinion this conclusion is incorrect, for the followingz
reasons.
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As backgrounc it is necessary ¢ k .
jzti=e=ion betwezen the Height Act of 1 & Stat. 452,
=2 =he Schedule cf Eeights. The Reight is cedified
¢ Sections 5-401 throuzh 5-479, ».C. C
c
e

. s 5-4 : ce. ESection 5-4C:
ists of eight un-numbeced paragrazphe vwhich regulate thc

L TR

oM,

£
:ight of buildings.l/

The sixth paragraph azuchorizes the Council. 2/ to adecz:
schadule te.regulate the height of buildings on blocks -
djacent to public buildings. This schecuie sppears as
cpendix G to the Zening Regulaticns., The limitations in
ghzogchedule are more restrictive than those contained in Seec.

L I

Bill Mo. 3-85 does not purport to change any of the .
liritztions in Secticn 5-405. Mr. Robbins' chzracterizarticn
of the block in question &s ''regulated ¥** by a provision
within ¥** [Sec.] 5-405" (Robbins letter, p. 1) and his
2csertion that '"section 1-147(a) (6) stztes that the Council
mzy not amend those building height restrictions referenced
in Sec. 5-405" (ibié, p. 3) evade the plain fact that the
restriction on the Council's power is appliceble only to
limitations contained in Sec. 5-405. The restriction is net
by its terms epplicable to limitations zuthorized by, but not
contained ir Sec. 5-4035.

1/ The first paragraph provides in general that the
mzximum permissible height of a building is determined by
adding 20 feet to the width of the street upon which the
building fronts. The second paragraph establishes an over-
,all limitation of 130 feet on 2 -‘business street other than the
north side of Pennsylvania Avenue northwest, between First
and Fifteenth Streets, where 160 feet is the permitted height.
The third paragraph contzins the provisioms which control
heights on residence streets. The seventh and eighth para-
graphs contain, inter 2liz, various lizits applicable to
specified lccaticns.

2/ 1Ia the Height Act itself, the =zuthority is granted to
the Board of Commissioners. This zuthority was transferred to
the District of Columbia Council by par. 120 of Section 402 of
Reorganization Plan MNo. 3 of 1667, and, ia turn to the Council
of the District cf Columbiz by Sec. 4CL(2) of the District of
Cclumbia Self-Goverrnment Act, codified as Sec. 1-144(2), D.C.
Cede, 19785 Supp. '
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The restriction set forth in Ssc. 1-147(2)(6), D.C.
Ccde, 1678 Supp. reféers only to limiteticns conmteained i
Ces, 5-L05, D.C. Code. .BilYl 2-B85 would arend the heigh:z lirizs
sez Sorth in zhe Schedule c¢f feights. These lizmics z2ze Toc
contained In Section S5-40S5. Thus, the Testriction of Sec.
1-147(2) () is not applicerle by its terms. Varicus expli:zi:z
height limictztions ace contained in Sec. I-405 which were
icpesed directly by Congress and a2re the lizitaticns which

b

cenneot, under Sec. 1-1iL7(2) (&), be exceeded by Council ac:zicr.

The legislative history of Sec. 1-147(2)(6) zppeers =zt
pages 215-216 and page 302 of the "Background and Legislzrive
History of %% the Self-CGoverrment *** Act." This discussics
deces not refer to the Schedule of Keights, bur only to the
limitaticns contained in the Euvilding Height sct of 1910 eng
in the D.C. Code.

In context, it is evident, albeit not explicitly set
forth, that the Congress was ccncerned with the additionzl
zuthority which the Council wae to receive. This additicnal
authority would have enabled the Council to amend the 1910 Eeigh
Act, but for the restricticen. The former Council already had
the authority to amend the Schedule of Heights.

Mr. Robbtins' argument relies on Eouse Subcommittee Couusel
Jacques DePuy's generzl reference a2t p. 302, supra, to
“"freezing **¥ existing law.'" This is far froo persudsive
legislative history, particularly since imposition by Congress
of a general freeze would have been inconsistent with the Con-
gressional failure to preclude the Zoning Cemmission from
raising zoning height likits in effect cn the effective cdate
of the Act. As you zre well aware, the Zoning Regulations
have a substantially troader effect upon height limitations
throughout the District than does the Schedule of Heights.

The Congress granted the citizens of the Districc of
Columbia very broscd legislative powers, limited only by the
U.S. Constitution and certain specific reservations of zuthorie
contzined on title VI of the 4ct. See Mclntesh v. Vashineten,
D.C. App., 295 A.2d 744 (1878). Tor the CongTess tO ireeze
not caly the height lizmitations which it had imposed, but
z2lso the more restrictive limitations,which it had authorized
the Board of Cemmicssioners and former Council to impose,
would have been to ect directly contrery to the Cengressicreal
intention in enacting the Self-Goverrment Act. XNo Congressionz
intention to reach the Schedule is menifest znd the plainm

language of Sec. 1-147(2)(6) dces no: rezen the Scheudle ¢f

-



234

Keights limitatioms. ¥r'. Robhins refers to no lag*s1at*v
ristory, vwhether of the 1910 §e191' &ct or o the Self
uaverﬁmeﬂt Act, which suggests that &aF Federzl interest
zflected by the graat of “ut.ora:y to the District to
“roﬁnlga:ﬁ the Schedule. 4&s Mr. Robbing netes, the

.

-
-,
-

au:no*izzng provisien iz only mentioned in a Comaissionecs
mexorandum concarning the 1510 Feizht sct. The zbsence of
any Bouse or Senate discussion of the 9rov;sion is not
cohsistent with-the Federsl cern which Mr. Robbins

kypethesizes but cannot sust
concluded that the overly broa

{ in that lignt, I have
of See. 1-147(a)(6) is insuifi
et

Ciscussion of the effecr
1an* to establish g rescrisris
oa Counmcil amendment of rhe Schedule.
REM

ce: Office of Intergovernmental Relactions



®Bouernment of the Bistrict of olimbia

OFFICE OF THE CORII'ORATION COUNSEL
DISTRICT BUILDING
WASHINGTON. D. €. 20004

IN REPLY REFER TO:

o
September 26, 3980 .

-

The Honorable David A. Clarke -
Chairman, Council of the District of caiumbia
District Building

1350 Pennsylvania Ave.,N.W.

Washington, D.C. 20004

Re: .Schedule of Heights Amendment Act of 1990
Bill 8-616

Dear Chairman Clarke:

At the hearing of the Committee of the Whole on September
18, 1990, The Honorable James Nathanson ingquired as to the impact
of the "Rhodes Tavern case" on Bill 8-616. Michael E. Zielinski,
Acting Deputy Corporation Counsel, D.C., Community Development
Division, requested an opportunity to respond in writing.
Accordingly, the following response is submitted.

The reported court decisions involving the Rhodes Tavern
matter do not deal with the Schedule of Heights issue, either
directly or indirectly. Citizens Committee to Save Rhodes Tavern
v. District of Columbia, 432 A.2d 710 (D.C. 1981), cert. den. 454
U.S. 1054, involved a challenge to a decision by the Mayor's
Agent to issue a demolition permit pursuant to procedures
mandated by the Historic Landmark and Historic District Protec-
tion Act of 1978. Grano v. Barry, 783 F.2d 1104 (D.C.Cir. 1986)
and Grano v. Barry, 733 F.2d 164 (D.C.Cir. 1984) dealt with
lnjunctive relief related to the voter initiative process and
attorney's fees respectively. Neither these appellate decisions,
nor the underlying trial court rulings, address the issues of the
Council's authority with respect to the Schedule of Heights.

The question of the Council's authority 'to amend the
Schedule of Heights was raised in conjunction with the project
.involving the Rhodes Tavern. At the time, paragraph 3 of the
existing Schedule of Heights established a maximum height of 95
feet for buildings on "15th Street N.W., between Pennsylvania
Avenue and G Street, adjacent to the Treasury Building". Bill
3-85, which became D.C. Law 3-43, amended that paragraph of the
Schedule of Heights to make the restriction inapplicable on 15¢th



Street, N.W. between F and G Streets, beyond thirty-five feet
from the building line, to any structure that retained the
facades of the Keith~-Albee Building and the National Metropolitan
Bank Building.” The amendment allowed the construction of
Metropolitan Square, a commercial building bounded by 15th, 14th,
F and G Streets, N.W., to a height of 130 feet except for the
initial 35 feet of depth still governed by the Schedule's ninety-
five foot limitation. The 130 foot height was the maximum height
permitted by Section 5-405, D.C. Code.

As the July 23, 1979, opinion by Robert E. McCally, then of
this Office, notes, the Council's authority to amend the Schedule
of Heights was challenged by National Capital Parks, U.S.
Department of the Interior. This Office, among others, took the
position that the Council had the authority to amend the Schedule
of Heights pursuant to the specific statutory authorization set
forth in Section 5-405(f). That position was also supported by
the General Accounting Office, which concluded that "the Council
is not prohibited from amending the Schedule as long as the
amendments do not allow any increase beyond the overall height
limits set forth by the Building Height Act of 1910, as amended"
(Section 5-405). There was no successful legal challenge to
Council's amendment of the Schedule of Heights.

The National Capital Planning Commission has resurrected
the challenge to the Council's authority to amend the Schedule of
Heights. For the reasons presented at the hearing of the
Committee of the Whole and those set forth in the 1979 opinion
memorandum, it is the opinion of this Office that the Council has
the agtgogity to amend the Schedule of Heights as proposed in
Bill 8-616.

Sincerely,

HERBERT % ID, SR.

Corporation Counsel, D.C.

cc: The Honorable James Nathanson
Council of the District of Columbia



OFFICE OF THE GENERAL COUNSEL
COUNCIL OF THE DISTRICT OF COLUMBIA
441 4th Street, N.W.

Washington, D.C. 20001

Memorandum

TO: The Honorable Linda W. Cropp. Chairman
Committee of the Whole

FROM: Charlotte Brookins-Hudson. General Counse@

DATE: November 24. 1997

SUBJECT: Council's authority to amend the Schedule of Heights of Buildings Adjacent to

Schedule of Heights as proposed in Bill 12-170.

QUESTION:

This is in response to your memorandum dated October 22, 1997. in which you asked for
a legal opinion on the following questions regarding Bill 12-170, the "Schedule of Heights of
Buildings Amendment Act of 1997™:

(1) Generally. whether the Council has the authority to amend the Schedule of Heights of
Buildings Adjacent to Public Buildings ("Schedule of Heights").

(2) Specifically, whether the Council has the authority to amend the Schedule of Heights
as proposed by Bill 12-170.

ANSWER:

(1) Based on the language of section 5 of the 1910 Act (D.C. Code § 5-405) and section
602(a)(6) of the Home Rule Act (D.C. Code § 1-233(a)(6)). as well as their respective legislative
histories, the Council has the authority to amend the Schedule of Heights, as long as the
amendment complies with the height limits set forth in section 5 of the 1910 Act, as amended.
This opinion is consistent with the position taken in the past by the GAO (September 1986
Report), opinions issued by the Office of the-Corporation Counsel, and the plain language of
D.C. Code § 5-405(f).

(2) Assuming that Bill 12-170 is redrafted to clearly indicate the intent of the Council



with regard to the desired height of the proposed building (not to exceed 110 feet). as reflected in
the public hearing notice for Bill 12-170 and in your opening statement at the hearing. Bill 12-
170 would not violate the 1910 Act.

DISCUSSION:
(1)  The Council’s authority to amend the Schedule of Heights
A.  Height Actof 1910:

In 1910. Congress enacted An Act To regulate the height of buildings in the District of
Columbia. approved June 1. 1910 (36 Stat. 452; D.C. Code § 5-401 et seq.) ("1910 Act").
Section 5 of the 1910 Act (D.C. Code § 5-405). sets forth various height limitations for buildings
in the District of Columbia.

The relevant parts of section 5 of the 1910 Act (D.C. Code § 5-405(a). (b). and (d))
provide as follows:

(a) No building shall be erected. altered. or raised in the District of Columbia in
any manner so as to exceed in height above the sidewalk the width of the street.
avenue. or highway in its front. increased by 20 feet: but where a building or
proposed building confronts a public space or reservation formed at the
intersection of 2 or more streets. avenues. or highways, the course of which is not
interrupted by said public space or reservation. the limit of height of the building
shall be determined from the width of the widest street. avenue, or highway . . . .

(b) No buildings shall be erected. altered. or raised in any manner as to exceed the
height of 130 feet on a business street or avenue as the same is now or hereafter
may be lawfully designated. except on the north side of Pennsylvania Avenue,
between 1st and 15th Streets Northwest, where an extreme height of 160 feet will
be permitted.

(¢) (Omitted).’

(d) The height of a building on a corner lot will be determined by the width of the
wider street.

In order to construe the meaning of a statute, one must first "read and examine the

! This provision deals with buildings on a residential street. Since the proposed building
at issue is on a business street, this opinion is limited to the discussion of buildings on a business
street.



text of the act" itself. Singer. 2A Surherland Statutes and Statutory Construction § 47.01.
at 118 (4th ed. 1984). When construing the text of a statute. a statute must be read as a
whole and "each part or section should be construed in connection with every other part .
..." Id at § 46.05.90. Furthermore. the words of a statute are to be given their plain
meaning. /d. at § 46.01, 73.

In order to construe the meaning of the above statute. its text must first be
examined. Section 5 of the 1910 Act (D.C. Code § 5-405(a)) provides that "No building"
shall be erected so as to exceed certain heights. This language would indicate that all
buildings in the District of Columbia are subject to the limitations set forth in § 5-405(a).
Section 5 of the 1910 Act (D.C. Code § 5-405(b)) provides further that "No buildings . . .
on a business street or avenue . . ." shall be erected above a certain height. From the plain
meaning of the above language. one can conclude that the reference to "No building” is
broader than that of a building on a business street. Therefore. this section of the 1910
Act (D.C. Code § 5-405(a)) includes buildings on a business street and when the height of
a building on a business street is at issue, both paragraphs (a) and (b) are applicable, and
whichever height is lower will govern. Since a statute must be read as a whole, paragraph
(d) of § 5-405 is also applicable to buildings on business streets. Paragraph (d) pertains
to the height of a building on a corner lot and states that the height shall be determined by
the width of the wider street. When read together with paragraph (a), paragraph (d)
means that to determine the height of a building on a corner lot. 20 feet is added to the
width of the wider of the streets at that particular corner.

While the meaning of section 5 of the 1910 Act seems to be clear from reading the text,
some have argued that its provisions are ambiguous. and have questioned whether the limitations
on business streets are independent of. or subject to. the general limitations set forth in D.C.
Code § 5-405(a) above. If the language of the text is found to be ambiguous, then the legislative
history may be examined. Blum v. Stenson. 465 U.S. 886. 896 (1984).

Assuming arguendo that the provisions in section 5 of the 1910 Act (D.C. Code § 5-405)
are ambiguous. its legislative history will be examined. The legislative history of section 5 of the
1910 Act indicates that with regard to buildings on a business street, D.C. Code § 5-405(a) and
(b) shouid be read together. Two committee reports discussing section 5 of the 1910 Act provide
that. *“The proposed act permits the erection of a fireproof building on a business street to a
height of 20 feet in excess of the limit permitted by the present law, except that no building is
permitted to be erected to exceed in height the present extreme limit of 130 feet.” Height of
Buildings in the District of Columbia. S. Rep. No. 581, 61st Cong., 2d Sess., at 2 (1910); Height
of Buildings in the District of Columbia. S. Rep. No. 494, 61st Cong, 2d Sess., at 2 (1910). The
“present law” being referred to in the committee reports is the Building Height Act of 1899,
approved March 1, 1899 (30 Stat. 922). upon which the 1910 is based, and which provides in
section 4 “That no building shall be erected or altered on any street in the District of Columbia to
exceed in height above the sidewalk the width of the street in its front . . . . Therefore, the
reference in the above-cited committee reports indicating that a building on a business street is
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permitted to be erected up to a height of *20 feet in excess of the present law.™ is referring to the
width plus 20 rule which is now codified in D. C. Code § 5-405(a). In light of this. the above
committee reports are clear that with regard to buildings on a business street. the width plus 20
rule is the general rule, with the qualification that no such building may exceed 130 feet. The
legislative history is silent regarding D.C. Code § 5-405(d).

The fact that D.C. Code § 5-405(a) sets forth a genéral rule and that paragraphs (b} and
(d) are to be read in light of the general rule. is also supported by many opinions issued.
including that of the U.S. District Court for the District of Columbia. See, Techworld Dev. Corp.
v. D.C. Preservation League. 648 F. Supp. 106. 121 (D.D.C. 1986) (“The general rule of the
[1910 Act] is that a building may be built to a height equal to the width of the street on which it
fronts plus 20 feet.”); see also. Letter from Richard B. Stewart. Assistant Attorney General. U.S.
Department of Justice. to Linda Dodd-Major, General Counsel, National Capital Planning
Commission 5 & 10 (November 6. 1990) (“The first sentence [of D.C. Code § 5-405(a)] sets out
the general formula for determining the maximum permissible height which “no building’ may
exceed. The subsequent sentences set out additional limitations which. depending on the width
of the street. may result in a Jower maximum height than the general formula.”) (Attachment A);
see also, U.S. General Accounting Office. Height Limitations: Limitations on Building Heights
in the District of Columbia 6 (July 1986) (“[Pursuant to the] 1910 act...maximum building
heights [are] determined by the width of the street in front of the proposed building...”)
{Attachment B).

In light of the above analvsis. certain rules regarding buildings on a business street can be
gleaned from section 5 of the 1910 Act. The general rule for buildings heights is that a building
may be built to a height equal to the width of the street on which it fronts plus 20 feet (width plus
20 rule); if a building fronts a public space ur reservation at the intersection of 2 or more streets.
the height of the building may be no more than the width of the widest street plus 20 feet. In no
case is a building erected on a business street to be more than 130 feet in height, unless the
building is on the north side of Pennsylvania Avenue between 1st and 15th Streets, N.W., where
a maximum height of 160 feet is permitted. If a building is on a comer lot, its height will be
determined by the width of the wider street plus 20 feet.

B.  The Schedule of Heights:

Section S-of the 1910 Act (D.C. Code § 5-405(f)) provides further that:

On blocks immediately adjacent 10 public buildings or to the side of any public
building for which plans have been prepared and money appropriated at the
time of the applications for the permit to construct said building, the maximum
height shall be regulated by a schedule adopted by the Council of the District
of Columbia.

The 1910 Act originally granted this authority to adopt a schedule to-the Board of
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Commissioners. This authority was transferred to the District of Columbia Council pursuant to
section 402, paragraph 120. of Reorganization Plan No. 3 of 1967 (D.C. Code Vol. 1. p. 131).
and, in tumn to the Council of the District of Columbia pursuant to section 404(a) of the Home
Rule Act (D.C. Code § 1-227(a)).

In 1910, the Board of Commissioners adopted the Schedule of Heights of Buildings
Adjacent to Public Buildings ("Schedule of Heights™), in conformity with the Act of Congress of
June 1. 1910. and the amendments of December 30, 1910. and May 20. 1912. The Schedule of
Heights was issued by the Zoning Commission in Appendix G to the Zoning Regulations.
effective May 12. 1958. (Attachment C). The Schedule of Heights contains height limits for 135
different areas in the District. All of the height limits set under the Schedule of Heights are
lower than would otherwise be permitted under the height limits set forth in the 1910 Act.

C. ome Rule Act:

Section 601 of the Home Rule Act. approved December 24, 1973 (87 Stat. 813: D.C.
Code § 1-206) .("HRA") gives Congress the ultimate legislative authority over the District.
HRA § 303 does, however, vest in the Council broad legislative powers over "all rightful
subjects of legislation within the District.” D.C. Code § 1-204. This grant of authority is not
absolute. Among the limitations placed on the Council is that found in HRA § 602(a)(6) which
provides:

(a) The Council shall have no authority to pass any act contrary to the
provisions of this Act except as specifically provided in this Act, or to:

(6) Enact any act. resolution. or rule which permits the building of any
structure within the District of Columbia in excess of the height limitations
contained in § 5-405. and in effect on December 24. 1973[.]

D.C. Code § 1-233(a)(6).

The above provision has been the subject of varying interpretations. Some have argued
that the above provision means that the Council lacks the authority to exceed the height
limitations contained in § 5-4035 and the height limitations set forth in the Schedule of Heights,
since the Schedule of Heights was “'in effect on December 24, 1973.™ Others have argued that

* The Justice Department, for example. has interpreted that, "Section 602(a)(6) prohibits
the Council from enacting any act which permits the building of any structure that exceeds (1)
the section 5-405 height limitations. or (2) the height limitations in effect on December 24, 1573
-- which include the Schedule of Heights as it eéxisted at the time the Home Rule Act was
enacted.” (Letter from Richard B. Stewart, Assistant Attorney General, U.S. Department of
Justice. to Linda Dodd-Major. General Counsel, National Capital Planning Commission 12
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the above limitation on the Council applies only to § 5-405. which was in effect on December 24.
1975. but because the Scheduie of Heights is referenced in § 3-405(f). the Council is also limited
by the height limits set forth in the Schedule of Heights.

I believe that the better interpretation of HRA § 602(a)(6) is that it is merely a restriction
on the power of the Council to enact any act. resolution. or rule which permits the building of
any structure in the District of Columbia in excess of the height limitations contained in D.C.
Code § 5-403, and all of the amendments to § 5-405 which were in effect on December 24.
19737 The phrase “and in effect on December 24, 1973" modifies the reference to “§ 5-405"
which precedes it. On December 24. 1973. D.C. Code § 5-405(f) provided that. *On blocks
immediately adjacent to public buildings or to the side of any public building for which plans
have been prepared and money appropriated at the time of the-application for the permit to
construct said building. the maximum height shall be regulated by a schedule adopted by the
Council of the District of Columbia.™ This is the only provision in § 5-405 which makes a
reference to the “Schedule of Heights.” Section 5-405(f) only sets forth that a Schedule of
Heights shall be adopted and does not actually contain the Schedule of Heights itself. Therefore.
the limitation in the HRA § 602(a)(6) cannot apply to the Schedule of Heights itself, and can
only apply to the provisions in the 1910 Act. To interpret HRA § 602(a)(6) as the Justice

_Department does (See. infra note 2) would render § 5-405(f) meaningless. Such an interpretation
would violate the general rule of statutory construction which requires that a statute be construed
so that no part will be inoperative or superfluous. void. or insignificant. Singer. 2A Sutherland
Statutes and Statutory Canstruction § 46.06. at 104 (4th ed. 1984): District of Columbia v.
Thompson. 593 A.2d 621. 638 (D.C. 1991): District of Columbia v. Acme Reporting Co.. 530
A.2d 708. 713 (D.C. 1987).

i. Legislative historv of section 602(a)(6) of Home Rule Act:

Because HRA § 602(a)(6) is arguably ambiguous. its legislative history should be

(November 6, 1990). (Attachment A).

* This position is consistent with that of a prior opinion issued by the Corporation
Counsel for the District of Columbia. See. Memorandum from Robert E. McCally, Deputy
Corporation Counsel. Office of the Corporation Counsel, to James O. Gibson, Assistant City
Administrator, Office of Planning and Development 233 (July 23, 1979)(*The restriction set
forth in [section 602(a)(6) of the Home Rule Act] refers only to limitations contained in Sec. 5-
405. D.C. Code."); see also. letter from Robert E. McCally, Deputy Corporation Counsel, Office
of the Corporation Counsel. to Councilmember Willie J. Hardy, Council of the District of
Columbia 1 (February 8. 1979). contained a5 attachment C to Council of the District of Columbia
Report on Bill 3-85, the “Schedule of Height Amendment Act of 1979" (March 20, 1979) (“The
Council has the explicit authority to amend the *Schedule of Heights of Buildings Adjacent to
Public Buildings.’”). (Attachments D and E. respectively).
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examined.’ The legislative history for section 602(a)(6) is not definitive as to what Congress
intended.

Some have used a statement made by Counsel to the House Subcommittee on
Govemnment Operations, Jacques DePuy. during markup of the bill which eventually became the
Home Rule Act, te-argue that Congress intended to prohibit the Council from amending the
Schedule of Heights. Mr. DePuy states. “What we drafted was an amendment which would go to
the limitations on the Council that the Council could not enact an act that permitted building
above existing height limitations. and freezing in what now is existing law. and would prohibit
the Council from allowing any building above that limitation.™ This reference to “freezing in
what now is existing law" has been interpreted by some to include the Schedule of Heights. This
reference to “existing law™ does not necessarily include the Schedule of Heights. and could easily
be referring to the 1910 Act. and its amendments as of December 24. 1973. Furthermore. the
following legislative history supports the proposition that the Schedule of Heights was not meant
to be "frozen" as of 1973.

According to 2 House Report on the Home Rule Act, the description of title VI of the bill.
“Reservation of Congressional Authority™ provides that, "The Council is also prohibited from

doing certain things, including . . . permitting the construction of buildings in excess of the
present height limitations set by Congress.”". House Comm. on the District of Columbia, District

of Columbia Self-Government and Governmental Reorganization Act, H.R. Rep. No. 482, 93d
Cong.. 1st Sess.. at 15 (1973) (emphasis added). This provision of this House Report would
seem to indicate that Congress only intended to prohibit the Council from going above the height
limitations set forth in the 1910 Act. and not those heights set forth in the Schedule of Heights,
since these heights were set by the Council (originally the Commissioners), and not Congress.

Furthermore, when interpreting legislative history. more weight is given to a House or
Senate report. than is given a statement made during markup, particularly if it is not coming from
the sponsor of the bill. See, Garcia v. United States. 469 U.S. 70, 76 (1984) (“In surveying
legislative history we have repeatedly stated that the authoritative source for finding the
Legislature’s intent lies in the Committee Reports on the bill . . . We have eschewed reliance on
the passing comments of one Member . . . and casual statements from the floor debates . . .
Committee Reports are ‘more authoritative” than comments from the floor...”); see also, Singer,
2A Sutherland Statutes and Statutory Construction § 48.13, at 329 (4th ed. 1984). Therefore,
Mr. DePuy’s statement, made as counse! to the House Subcommittee during markup of a bill,

* The legislative history for section 602(a)(6) is contained in: “Background and
Legislative History of H.R. 9056, H.R. 9682, and Related Bills Culminating in the District of
Columbia Self-Government and Governmental Reorganization Act” [Home Rule Act], Chapter
I-Subcommittee Markup Sessions, 93d Congress, 2nd Sess., 215-216, and 302 (1974).

*[d. at 302.



does not bear much. if any. weight.®
ii. Legislative history of 1910 Act:

The legislative history of the 1910 Act is also helpful in making the determination that
the Council has the power to amend the Schedule of Heights. This history provides. in part:

The proposed act requires that on blocks immediately adjacent to public
buildings the maximum height of a building to be erected shall be regulated by
a schedule adopted by the Commissioners of the District of Columbia.

The present act has no such provisions. . . . This ¢lause is inserted i
order that there may be no question as the right of the commissioners to make
such a regulation (emphasis added).

Height of Buildings in the District of Columbia. S. Rep. No. 581, 61st Cong..2d Sess..at 2
(1910).

¢ More legislative history than that cited above, is available regarding section 602(a)(6).
This legislative history is not. however. helpful in definitively determining whether the Council
can amend the Schedule of Heights, because it is conflicting and confusing. For example. during
the House Subcommittee on Government Operations markup of the bill which became the Home
Rule Act, Jacques DePuy. counsel to the Subcommittee, states. “It might be most appropriate, if
members wanted. to add at that point in the specific limitations of the Council [i.e. HRA §
602(a)(6)] an amendment combining the existing height limitations.” /d. at 215. This statement
could be used to argue that Congress intended to include the Schedule of Heights in section
602(a)(6) of the Home Rule Act. since Mr. DePuy mentions “combining the height limitations.”
It could just as easily be argued, however, that Mr. DePuy’s comment was directed at combining
the height limitations set forth in Section 5 of the 1910 Act. Also, Mr. DePuy's comment may
just have been a suggestion made to the House members. and it is unknown what the legislatures
ultimate intent was.

Furthermore, later in the same markup session. a brief dialogue takes place between two
Congressmen and Mr. DePuy. as follows: Mr. Fraser: “I do not think I follow you in the
statement we are facing here. There is an overall restriction on the height of buildings in order to
protect the primacy of the Capitol?” Mr. Adams: “That is correct.” Mr. Fraser: “You say that is
not found in the D.C. Code?” Mr. DePuy: “That is in the D.C. Code and presumably would be
amendable by a Council.” /d. This dialogue suggests that Congress intended only to prevent the
Council from amending the 1910 Act, and not the Schedule of Heights. The reference to the
"overall restriction on the height of buildings"That is "in the D.C. Code" can only be referring to
the height restrictions set forth in the 1910 Act itself since these are general restrictions that are
contained in the Code. while the height limitations in the Schedule of Heights are specific and
are not actually in the Code.



To say that the Council cannot amend the Schedule of Heights would be contrary to the
legislative intent of D. C. Code § 5-405(f) in which Congress granted the former Board of
Commissioners and the Council the power to impose height limitations for buildings adjacent to
public buildings and would render § 5-405(f) meaningless.

iii. 1L.S. GAO Office:

Further support that the Council has the authority to amend the Schedule of Heights is a
report issued by the U.S. General Accounting Office (GAO). In this report. the GAO stated. “the
D.C. Council is not prohibited from amending the Schedule as long as the amendinents do not
allow any increase beyond the overall height limits set forth by the Building Height Act of 1910.
as amended.". U.S. General Accounting Office. Height Limitations: D.C. Government’s
Authority 10 Amend Building Height Limitations 2 (September 1986). (Attachment F).

iv. Pri endments made t edule o

In 1979, the Council amended paragraph 3 of the Schedule of Heights. This amendment
was reviewed by Congress and became law on December 29, 1979.7 The fact that Congress
allowed the Council to amend the Schedule of Heights in 1979 is strong support that the Council
has the authority to amend the Schedule of Heights.

In 1990. the Council once again attempted to amend the Schedule of Heights. when it
approved the Schedule of Heights Amendment Act of 1990 (Bill 8-616), which was signed by
the Mayor on December 27. 1990 (D.C. Act 8-329). and transmitted to Congress. This Act was.
however. disapproved by Congress in H.J. Res. 158. See. 137 Congressional Record, at 5123,
102d Congress. Ist Sess. (March 6. 1991). The focus of Congress” disapproval of the Council’s
action was not on the basis that the Council lacks the authority to amend the Schedule of
Heights. but because the Council’s proposed amendment would violate the 1910 Act. During
Congressional review of this resolution. the Chairman of the Committee on the District of
Columbia, Congressman Dellums. stated. “Only the legal authority of the D.C. Council with

7 See. D.C. Law 3-43. “Schedule of Heights Amendment Act of 1979, effective
December 29, 1979 (D.C. Act 3-117: Bill 3-85). Section 2 of D.C. Law 3-43 amended
paragraph 3 of the Schedule of Heights by adding at the end, the following paragraph: “These
restrictions shall not apply on Fifteenth Street. N.W., between F and G Streets, N.W., beyond
thirty-five (35) feet from the building line, to dny structure which provides for the retention of (a)
that portion of the Keith-Albee Building described in the District of Columbia Application for
Urban Development Action Grant. Application No. 79-09-010, and (b) the Fifteenth Street
facade of the National Metropolitan Bank Building to a depth of twenty (20) feet.”
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regard to the 1910 Height of Buildings Act is being decided.” Jd. at 5124.%

The Schedule of Heights Amendment Act of 1990 amended the Schedule of Heights by
adding a new paragraph 16 allowing a building. adjacent to the Federal Bureau of Investigation
Building, to be built up to 130 feet on the east side of 9th Street. between D & E Streets. N.W.
The widest of these streets. E Street. is 90 feet. Pursuant to the width plus 20 rule of the 1910
Act, the proposed building could only be built to a maximum of 110 feet. Because of this
violation of the 1910 Act. Congress disapproved the Council’s action. According to Mr.
Dellums. “The committee [House Committee on the District of Columbia] has been advised that
the maximum height set by the council would. for the first time. exceed the height of 110 feet
established for that location under the 1910 Building Height Act.” /d. at 5123.

D. Conclusion:

In light of the above discussion. the Council has the power to amend the Schedule of
Heights. This amendment to the Schedule of Heights may not. however, exceed those height
limits set forth in the 1910 Act.

2) uncil’s authority to amend the Schedule of Heights a ed in Bill 12-17

Bill 12-170. the “Schedule of Heights of Buildings Amendment Act of 1997", was
introduced on March 27. 19%7. in the Otlice of the Secretary to the Council. by Councilmember
Evans. and has been referred to the Committee of the Whole. Bili 12-170 proposes to amend
paragraph 14 of the Schedule of Heights. by adding the following sentences at the end of the

paragraph:

This restriction shall not apply to any structure that is set back from the 14th

8 During Congressional review of H.J. Res. 158, Congressman Bliley also made the
following statement: ". . . this resolution is narrowly focused on the principle that, under home
rule. the right to amend the Building Height Limitations Act and to alter the limitations contained
in the schedule of heights is reserved 10 the Congress.” 137 Congressional Record, at 5131.
Congressman Bliley's view that only Congress can amend the Schedule of Heights is a minority
view and is contrary to the positions of the U.S. Department of Justice, the U.S. General
Accounting Office, and the Corporation Counsel of the District of Columbia. Furthermore, his
statement is not in accord with the plain meaning of HRA § 602(a)(6). Even a very narrow
reading of section 602(a}(6) would only restrict the Council from amending the provisions of the
Schedule of Heights above the height limits that were in effect in 1973, and would not prohibit
the Council from making amendments to the Schedule of Heights that were not contained in the
Schedule of Heights in 1973. as long as these amendments were not in excess of the height limits
in the 1910 Act (this is the Justice Department’s opinion).
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Street property line to a line that is continuous with the facade of the Bureau of
Engraving and Printing Annex building located along 14th Street. S.W..
between C and D Streets. S.W. The height of a structure described in the
preceding sentence shall be established in accordance with the requirements of
the Zoning Regulations of the District of Columbia. as amended.™ Section 2 of
Bill 12-270.

Bill 12-170. as currently drafted. is too vague and should be redrafted so that it will
clearly reflect that the 1910 Act is not being violated and so that the intent of the Council with
regard to the desired height of the proposed building is known. The legislation. as it is currently
drafted. indicates the desired set back of the proposed building. but does not indicate the desired
height of the building.

In your opening statement during the public hearing on Bill 12-170. you stated that this
bill would permit the building which is proposed to be built "along 14th Street, between
Maryland and D Streets, S.W. . . . to be 30 feet taller than the 80-foot height limit that is
established under the existing Schedule of Heights. The legislation would also require such
building to be set back from the 14th Street property line by approximately 20 feet, thereby
providing greater uniformity with other buildings on the site and with existing Federal buildings.
such as the Bureau of Engraving and Printing Annex, that are located north of the site ajong 14th
Street." Opening Statement of Linda W. Cropp. Chairman of the Committee of the Whole.
Council of the District of Columbia. during Hearing on Bill 12-170 (October 14, 1997)°.

As discussed above. the Council has the authority to amend the Schedule of Heights as.
long as the amendment does not exceed the heights set forth in the 1910 Act. In order to comply
with the 1910 Act, the Council’s proposed amendment must comply with the width plus 20 rule
(D.C. Code § 5-405(a)) or the maximum height limit of 130 feet (§ 5-405(b)), whichever is
lower. Since the proposed building is at the corner of 14th Street. D Street, and Maryland
Avenue, S.W., D.C. Code § 5-405(d). which provides *“[t]he height of a building on a comer lot
will be determined by the width of the wider street.” is applicable. According to the Surveyor in
the Office of the Surveyor. 14th Street is 110 feet wide. Maryland Avenue is 160 feet wide, and
D Street is 90 feet wide. Therefore. Maryland Avenue is the widest of the streets.'® Pursuant to

° The public hearing notice for Bill 12-170 also indicates that the desired height of the
building is- 110 feet. Hearing Notice for October 14, 1997, hearing, p. 1.

" The use of the width of Maryland Avenue also complies with section 7 of the 1910 Act
which provides, in pertinent part, that "[i]f the building has more than one front, the height shall
be measured from the elevation of the sidewalk opposite the middle of the front that will permit
of the greater height." D.C. Code § 5-407. Since the proposed building fronts 14th Street, D
Street. and Maryland Avenue, Maryland Avenue would allow the greater height since it is 160
feet wide.
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D.C. Code § 5-405(a). 20 feet is added to the width of Maryland Avenue. which amounts to 180
feet. Since this height exceeds the height the maximum height of 130 feet set forth in D.C. Code
§ 5-405(b). the lower of the two heights governs. Therefore. the proposed building may be buili
up to a height of 130 feet and the Council s proposal to build on 14th Street. between Maryland
Avenue and D streets. a building 110 feet in height. would not violate the 1910 Act (assuming
that the legislation is redrafied to indicate the 110 feet maximum height and assuming that the
zoning regulations are complied with for this particular location).

The Council’s proposal to set the proposed building back from the 14th Street property
line by approximately 20 feet. would also not violate the 1910 Act. Although set back of
buildings is not specifically addressed in the 1910 Act. the Council's proposal would be in
keeping with the spirit and intent behind the 1910 Act. The legislative history of the 1910 Act is
sparse. but one can infer from the language of the Act. as many have done, an intent to enhance
the architectural/aesthetic character of the capital city. to ensure that public buildings are not
overshadowed. to promote openness and fire safety. and to maintain a uniform skyline. The
Council’s proposition to set back the proposed building by 20 feet would be in keeping with this
intent since the set back would make the proposed building contiguous with that of the adjacent
Bureau of Printing & Engraving building.

i:\counsel\opinions\a97-30.bf
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. US. Department of Justice
£
@y Eavironment and Nawral Resources Division
—
Office of Be Ancrney Cesen! Reshepun, BC JOA0

November 6, 1990

Linda Dodd-Major

General Counsel

Rational Capital Planning Commission
1325 G Street N.W.

washington, D.C. 20576

Dear Ms. Dodde-Majer:

Thank you for your memorandum of September 7, 1990,
reguesting a legal opinion on issues involving D.C. Council Bill
8-616 and the Building Height Limitations Act of 1910, ch. 263,
26 Stat. 452 [1910), (the *Height Act” or the *1910 Act”). We
are happy for the oppertunity te provide our views on these
important issues.

Bill B=-616 would amend the Schedule of Heights promulgated
under the Height Act to authorize construction of a 1l30~foot
building on the aast side of Ninth Street, K,W., between D and X
Streets, adjacent to the FBI Building. In the absence of such an
amendment, the maximum allowable height for that location would
be 110 feet. Your memorandum requests our apinion as to whether
the Council of the District of Columbia has the authority to
amend the Schedule of Heightsx, and if so, vhether that authority

is limited in any vay, specifically by the eother restri
the Reight Act. Y rictions of

1. ceonclysion

On the basis of the language of the Height Act, its
legislative history, and its implesantation by the Commimsieners
of the District of Columbia prior to the eanactment of the
District of Columbia Self-goverrment and Gevarnmental
Recorganization Act, P.L. 93-198: 87 Btat. 774 (1973) (the "Home
Rule Act”), ve conclude that the Council’s authority to amend the
Schedule of Heights is subject to the other limitations of the
Height Act., 1In addition, the Council’s authority to azend the
Schedule of Beights is further limited by Section 602(a)(6) of
:h: Hon;iggict:cté Ini:u: view, tg: Height Act and the Home Rule

ct pro e Counc ron amaending the Schedule
proposed in D.C. Council Bill $=616. of Helghts as
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2. Historv of the Height Act

The Height Act had ite genesis in several earlier statutes
and :uqulations.l/ In 1878, Congress gave the Commissioners of
the District of Columbia#/ authority to make and enforce building
requlations. Act of June 14, 1878, ch. 194, 20 Stat. 131. 1In
1894 the Commissioners promulgated building height regulations.
These regulations applied generally to commercial and residential
buildings in the District. They provided that:

No building will be erected ¢ ¢+ = whose
height exceeds the width of the straeet in its
front.

No building will be erected on &
residential street * * « yvhose height exceeds
950 faet.

1/ Pederal requlation of buildings in the national capital is as
old as the capital itself. The Act of July 16, 1790, 1 Stat.
130, authorized President Washington to appeint three
commiscicners to plan and develop a capitol city, and authorized
the president to issue regulations to assure the city’c orderly
development. On October 17, 1791 President Washington
promulgated regulations governing “the materials and manner of
the buildings and improvements on the Lots in the City of
washington.” Along with set-back and permit requirements, the
regulations required that outer and party walls of all houseg be
built of dbrick or stone, and that

The wall of no house to be higher than forty
feet to the roof, in any part of the city;
nor shall any be lover than thirty-five feet
on any of the avenuss.

Proclamation of 17 October 1791, reprinted in Staff of the Bouse
Committee on the District of Columbia, 94th Cong., 2d Sess.,
Report on Building Height Limitations S (Comm. Print Apr. 1,
1576) ("House S$taff Report®). The reguirement for stone walls
was apparently primarily & safaty measure to reduce the risk of
fire, while the provision for maximm and minimum heights and
sat-backs was apparently intended to besautify the city. These
tvin concerns of public safety and aesthatics are echeed in
subsequent building height regulations.

2/ At the time, the District ef Columbia vas governed by a board
of Commissioners who were appainted by the President vith the
advice and consent of the Senate. Act of June 11, 1878, ch.20,
20 Stat. 102.

e 2 @
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No building will be erected on &
commercial street * * * whose height exceeds

110 feet.

House Staff Report at 15. These regulations form the core of the
limitations that are still in effect today. See D.C. Code §§ 5-

401 et _seq.

The regulations are arguably ambiguous as to whether the
lipitations on residential and business duildinge are independent
of, or subject to, the general limitation that height may not
exceed the width of the fronting street. Any ambiguity was
removed, however, in 1899, when Congress modified the
Coxmissioners’ regulations and enacted thex into lav as the
Puilding Eeight Act of 1899, ch. 2322, 30 Stat. 922 (the "1B9¢
Act™) .

The 1899 Act included limitations on the height and use of
non-fireproof buildings, and, in Section 4, the same overall
height limitations as the sarlier Commission regulations:

Sec. 4. That no building shall be
eracted or altered on any strest in the
pigtrict of Columbia te exceed in height
above the sidewalk the width of the stréet in
ite front, and in no cace [emphasis added)
shall a building exceed ninety feet in height
on & residence street nor one hundred ten
faet on a business street, as degignated by
schedule approved by the Commissioners of the
District of Columbia, except on business
streets and business avenues one hundrad
sixty feat wide, where a height not exceeding
one hundred thirty feet may be allowed. * & «

Provided, That spirec, towers, and domes
may bes erected to a greater height than the
iimit herein prescribed, when approved by the

Comxissioners of the District of Columbia
*t ¢t €

The clause “and in no case” resolves the apparent ambiguity
in the 18%4 regulations, clarifying that the limitations for
business and residential streets =must be read in conjunction with
the gensral haighte-esguals-street-width limit. 1In other words,
under the 1899 Act, the height limit on a residential street was
the width of the strast or 90 feet, whichever was less. On a
business street, the lirit was the width of the street or 110
feet, vhichever wvas less.
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Note also that express authority for structures that exceed
these limits is provided in the provisc on spires and domes, but

novhere else.

In 1903, Congress authorized the construction of Union
Station, and in 1505, at the request of the Commissioners of the
District of Columbia, Congress amended the 1899 Act to lower to
80 feat the height limit on buildings that frent or abut the
plaza in front of the Station. Act of February 8, 1905, ch. 857,
33 Stat. 709. The Cozmissioners reguested the amendment because
they believed it was “extrexely desiradble . . . from an
architectural point of view” ¢to limit all buildings fronting or
abutting on the plaza to “a uniform height . . . not too great to
overshadov the proposed Union Btation.” Letter of Henry B.F.
Macfarland, President, District of Columbia Board of
connissioners, to Hon. Jacob H. Gallinger, Chairman, Committee on
the District of Columbia, United States Senate, Dec. 10, 1904,
reprinted in S. Rep. No. 3082, S8th Cong., 3d Sess. (1905).

In 1910 Congress revised the 1899 Act. Building Height
Limitation aAct of 1910, ch, 263, J6 Stat. 452 (1910). Like the
1905 Union Station amendment, the 1910 Act was proposed by the
Compiissioners of the District of Columbia. letter of Henry B.F.
Macfarland, President, District of Columbia Board of
Commissioners, to Hon. Samuel W. Shmith, Chairman, Committee on
the District of Columbia, United States nzgig,nz_

Representatives, Jan. sz,Lalnr—ggp:insgg. " H.R. Rep. Ro. 7283
61st Cong., 2d Sess. and S. Rep. No. 58Y, 6ls o €5S.

The 1910 Act is quite gimilar to the 1899 Act, ms amended.
Section 5 of the 1910 Act retains, in slightly modified form, the
height-equals~ctreet-width formula of the 1899 Act:

Sec. 5. That no building shall be
eractad + * 4 go as to exceed in height above
the sidewalk the width of the street, avanue,
or highway in its front, increased by twenty
feet: ¢ ¢ &,

No building shall be erected = & # =p ag
to exceed the height of cone hundred and
thirty feet on a business street * ¢« % except
on the north side ©f Pennsylvania avenue
between First and Fifteenth strests,
nerthwest, whera an extreme height ©f one
hundred and gixty feet will be permitted.

On a residence street * ¢ & no building
shall be erected * * * %0 as to be over
eighty-five feet in-height * « =,
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The B0-foot limit on Union Station Plaza is also retained and, as
in the 1899 Act, the only provision authorizing structures in
excess of these limits is the one on spires, tovers, and domes:

Buildings hereafter erected to front or
abut on the plaza in front of the new Union
Statjon *» * # ghall hot be of a greater
height than eighty feet.

Spires, towvers, domes * & % may be
erected to a greater height than any limit
prescribed in this Act vhen and as the same
may be approved by the Commissioners of the
District of Columbia ¢ ¢ %,

wn addition, and most important to the presant inguiry, the 1910
Act recognizes "the need for Congress to be particularly amindful
of regulating the height and certain aspects of design of
buildings fronting on federally requlated sections” of the
pistrict. House Staff Report at 29. The Act delegates this
authority to the Commissioners of the District of Columbia:

On blocks immediately adjacent to public
buildings or to the side of any public
building = * ¢ the waximum height shall be
regulated by a schedule adopted by the
Commissioners of the District of Columbia.

Bection 5 of the 1910 Act thus fcllows the model of section
4 of the 1899 Act. The first sentence sets out the genaral
formula for determining the maximum permissible height which “no
building” may exceed. The subseguent serntences sat out
additional limitations which, depending on the width of the
street, g}y result in a lower maximurm height than the genaral
formula. The 80-foot limit on buildings around Unien Station
is retained, parallel regulatory authority for limits around
other federal buildings ie added, and thes single exception for
spires, towers and domes is retained.

3/ rote however, that the clause "and in no case” which appeared
inthe 1899 Act has been oaitted. There is no indication in the
legislative history of what, if anything, Congress intended by
this change. One possible explanatien is that in expanding the
section into eight separate paragraphs, the clause becane
unwieldy. It may alsc have been conesidered unnecessary, since
the Commissionsrs who vere responsible for implementing the Act
apparently understood the 1imits imposed in the varicus sentences
to be conjunctive, as demonstrated by their subseguent
implementation of tha Act (discussed below).

—5.
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The 1910 Act, as amended, i/ continues to govern the height
of buildings in the District today. §See D.C. Code §§ 5-401 et
s5ed.

3. men ct

Between 1910 and the enactment of the Home Rule Act, the
Commissioners of the District of Columbia exercised their
authority to set height limits under the “Schedule of Heights”
proviesion of the 1910 Act in 15 different areas of the District.
Most of these limits apply to the bleocks around the White House,
the Supreme Court Building, and the House and Senate Office
Buildings. 1In every case, the limits set under the Schedule are
lower than would otherwise be permitted under the Height Act.
Por example, in 1912, the Commissioners lovered the height limit
on 15th Street, N.W., between Pennsylvania Avenue and G Street,
across from the Treasury Building, from 130 fest to 95 feet.

Commentators reviewing height limitations in the District
bhave viewed the Commissioners’ schedule-making authority as being
subject to the other limits ©f the Height Act. For example, a
1986 GAO yeport states:

The 1910 act also required the Board [of
Commissioners) to establish a separate
Schedule of Heights :
req he hej ild fronting on
federally developed sections of the District.
The Schedule, by limiting the height of
private sector buildings adjacant to federal
buildings, has served to maintain the
prominence of federal buildings and monuments
in the District.

General Accounting Office, Height Limitations: Limitatiens en
Building Heights in the District of Columbia 6 (1986) (emphasis
added). Similarly, a 1987 Memorandum prepared for the House
Committee on the District of Columbia by the Ceéngressional
Research Service describes the Commissioners’ authority as
subject to the Height Act’s other limits:

4/ fThe Act wvas amended by Congress seven times between 1910 and
1945. Five of thosa amendments provided height exesptions, above
those prescribed by the 1310 Act, for specific buildings to be
erected at specific locations. The other two amendments raised
the maximum beight for residential buildings from 85 to S0 feet,
and changed the maximum number of stories for residential
buildings from eight to ten. See House Staff Report at 57-58.
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Alsc, the 1910 Act made clear that the
Commissioners could adopt mors specific
linits (subiect to the gtatutory limits) for
*huildings” located on blocks adjacent to en
the side of "public buildings.”

Congressional Research Service, Memorandum: Whether Building
Height Restrictions In the District of Columbia, Including Those
Pertaining to Union Station, Apply to Frederal Buildings, 3 (Aug.
18, 1987) (emphasis added).

Authority to implement thé Height Act remained with the
commissioners of the Distrijct of Columbia until 1967, when their
responsibilities vere transferred to 2 presidentially-appointed
District of Columbhia Council. Act of Aug. 11, 1967, Bl Stat.
948, § 402 (120), reprinted at 1 D.C. Code 141 (198l). The

ef this council was subsequently transferred te the
popularly-elected Council of the District of Columbia (the
mcounncil”) pursuant to section 401 of the Home Rule Act (codified
at D.C., Code § 1-221 (1981)).

One of ths most controversial issues in the debate over Home
Rule was the extent of contreol the new local government would
have over Federal interests.2/ This issue ie addressed in
numerous provisions of the Home Rule Act, including an entire
title of limitations on the District goverrnment. In particular,
the Home Rule Act imposes important limits on the Council’s
authority to amend the Reéight Act. BSsction 602(a) (6) of the Home
Rule Act (codified as § 1-233 of the D.C. Code) states that the
Council shall have "no authority” to:

snact any act, resolution, or rule which
pernits the building of any structure within
the District ef Columbiam in excess cof the
height limitations contained in Section 5=405
[section 5 the Height Act®/), and in effect

3/ see, 8.9., House Comm. on the District of Columbia, District
of Columbias Self-Government and Goverrmental Reorganization Act,
HE.R. Rep. No. 482, 93d Cong., 1st Sess. 3 (1973).

£/ section S of the Height Act, as amended, edited and
renuxbered, appears as section 5-405(a) through (h) of the D.C.
Code. In relevant part, it providaes:

(2) No building shall be erected,
alterad, or raised in the Distriet of
Columbia in any manner so as to excaed in

(continued...)

-7 =
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on December 24, 1973 [the date of enactment
of the Home Rule Act}.

(Emphasis added.)

The plain meaning of this section is to prohibit the Council
from permitting construction ef buildings that exceed the Reight
Act limits. The legislative history of Section 602 (a) (6)
confirms that Congress’ intent in thies section vas precisely what
the plain meaning of the worde conveys. The provision originated
in the House, in the Committee on the District of Columbia’s
Subcommittee on Government Operations. At Subcommittee markup,
Subcommittee Chairman Brock Adams asked counsel to explain the
provision, and was told the follewing:

£/ (...continued)

height above the sidewalk the width of the
street, avenue, or highway in its rront,
increased by 20 feet; = ¢ =,

{(b) No buildihgs s=hall be erected « ¢ ¢
as to exceed the height of 130 feet on a
business street ¢ ¢ & except on the north
side of Pennsylvania avenue between ist and
15th Streets Northwest, vhere an extrene
height of 160 feet will be permitted.

(c) On a residence street = * » 1o
building shall be erected * # # go as to be
over 90 feet in height ¢ » «,

* & ¢

(£) On blocks immediately adjacent to
public buildings or to the side of any public
building * * * the maxiwum height shall be
regulated by a schedule adopted by the
Council of the District of Columhia.

(g) Buildings erected after June 1},
1910, to front or abut on the plaza in front
of the nev Union Station ¢ ¢ ¢ ghall not be
of a greater height than 80 faet,

(h) Spires, towvers, domes * « & may be
ersected to a greater height than any limit
prascribed in §§ 5-401 to 5-409 when and as
the sane may be approved by the Mayor of the
District of Columbia * * w,
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¥hat we drafted was an zmendment
[subsequently enacted as § 602(a)(€)) which
would go to the limitations on the Council
thatithg c:ugcil could notx:nazg an :ct that
permitted building above exist height
dimi ions, and freezing in what nowv is
e¥icting law, and would prohibit the Council
from allowing any building above that
limitation.

Home Rule for the District of Columbia, 1973=-1974, Background and
legislative History of H.R. 9056, H.R. 9682 and Related Bills.
93rd Cong, 24 Sess., Comnittee Print Serial No. S=4 302 (1974).
subsequent descriptions of this provision in the full Committee’§
report reflect this understanding. For instance, the description
of title VI of the bill, ”"Reservation of Congressional Authority~”
notes that

The Council is also prohibited from
doing certain things, including ¢ 4 ¢
permitting the construction of buildings in
excess of the present height limitations set
by Congress.

H.R. Rep., No. 482 at 15.
5. Analysis

*wWhere, as here, resolution of a question of federal law
turns on a statute and the intention of Congress, we look first
to the statutory language and then to the legislative history if
the statutory language is unclear.” BRBlum v. Stengon, 465 U.S.
886, 896 (1984). The interpreter’s task is "to interpret the
words of [the statute] in light of the purposes Congress sought
to serve.” Dickerson v. New Banner Institute, Ing., 460 U.S.
103, 118 (1983), (guoting

a , 441 U.5. 600, €08 (1979)).

Both the language and the legislative histories of sectio
of the Haight Act (D.C. Code § 5-405) and section 602(a) (6) ofn s
the Home Rule Act (D.C. Code § 1-233(a)(6)) compel the conclusion
that the Council'’s authority to amend the Schedule of Heights is
subject to the other limitations of the Height Act, and that the
Council does not have the authority to amend the Schedule of
Heighte as proposed in Council Bill B-616.

(a) Ihs language of yection S$-40% -- The language
5-40% provides numerous indications that Pﬂt!grapgu(g,'°§h:e°ti°“

schedule-making authority, must be read in conjuncti ~
section’s other limitations which are based enjtha wggt;i:g :::
fronting street and the residential or business character of the
street. TFirst, paragraphs (a), (b), and (c) of section 5-405

> § =
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each plainly state that “no building shall be erected” in excess
of their specified limitations (emphasis added). Nothing in the
Act states that the buildings covered by paragraph (f) are exempt
from those limitations. The fact that the general limitation in
paragraph (&) (street width) applies in conjunction with the
limitations in sectiens (b) (business strsets) and (¢) (residence
streets) provides an additional confirmation that the paragraph
(a) limitation also applies te paragraph (f). Accordingly, in
the absence ©f an express exemption, the plain language of
paragraphs (a), (b), and (c) must apply to buildings covered by
paragraph (£). tion: 20

I.C.C., 683 F.24 533, 537 (D.C. Cir 1982) (Absent persuasive
reasons to the contrary, “a court must follow the axiom that
Congress intended that statutory language be given its plain and
ordinary meaning.”)

Second, if Congress had intended to sxclude buildings
covered by paragraph (f) from the limitations of paragraphs (a),
(b) and (c), it could easily have done so, as it did in the
express exemption, in paragraph (h), for spires, towers and
dones. But Congress did not do so. This onission is further
evidence of Congress’ intent that any height limitations
established under paragraph (f) be wvithin the limits established
in paragraphs (a), (b) and (c). *Where Congress explicitly
enupmerates certain exceptions to a geheral prohibition,
additional exceptions are not to be implied in thes abssnce of
evidence of a contrary legislative intent.?’ Andrus v, Glover
construction Co., 446 U.S. 608, 616=17 (19B80). Eee Russello v.
United States, 464 U.5. 16, 23 (1983) (quoting 3 v
¥ong Kim Bo, 472 F.2d 720, 722 (5th Cir. 1572)) (7[W)here
Cengress includes particular language in one section of a statute
but omits it in anothar section of the same Act, it is genarally
presumed that Congress acts intentionally and purposely in the
digparate inclusion or exclusion.”®)

(b) lLegislative History and Congressional Intent -- The view
that the Council’s authority is subject to the Act’s other
linitations is fully consistent with all available indicia of
Congressional intent. Wnile the legislative history of ths
Reight Act is sparse, an intent to snhance the architectural
character of the capital city and ensurs that public buildings
are not overshadoved is sasily inferred from the language of the
Act, particularly the height limitations which are based on the

1/ Moraover, a reading of paragraph (f} that randers the

schedule-making authority indspendent of the paragraph (a), (b),

end (c) limitations would zun afoul of the "elexentary cancn of

statutory construction that a statute should be interpreted so as

not to render one part inoperative.” Mountain States Telephone &
' . 472 U.S. 244, 248 (1985)

(guoting Colautti v, Pranklin, 439 U.S. 379, 392 (1979)).
- 10 -~
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wvidth of the street rather than firs safety criteria. See

pickerson, 460 U.S. at 118, United States v. Morten, 467 U.S.
822, 828 (1%84).

Morsover, section 5-405(g), which sets an 80-foot height
limit on buildings abutting the Union Station plaza, was
axpressly dirscted at such concerns. Its purpose vas to limit
buildinge fronting or abutting on the plaza to a height pgloy the
othervise applicable limitations and thereby prevent adjacent
buildings from overshadowing the faderal building. See letter of
Henry B.F. Macfarland, President, District of Columbia Board of
Commissioners, gupra. The schedule-making authority of. paragraph
(2£) serves a function very similar to paragraph (g); providing
authority to limit the height of bulldings next to public
buildings. It has enabled the Commissioners to provide other
public buildings the same type of protection against
overshadowing that Congress provided for Union Station.

Thus, given what we know about the purposes of the Height

Act in general and the Union Station plaza height limitations in
particular, thers can ba little doubt that Congress intended the
Commigsioners to use the paragraph (f) schedule-making authority
to provide public buildings with protection zmore stringent that
the Height Act’s other limitations. Given this intent, it would
be irrational to construe section 5-405(f) as allowing the
Council teo set heights above the Height Act’s other limitations,
thereby providing public buildings with lesc etringent protaction
than other buildings. See Bob Jones University v, United States,
461 U.5. 571, 586 (1983) (quoting Brown v, Duchesne, 19 Bow. 183,
194 (1857) (“[I)t is well settled that, in interpreting a
statute, the court will not look merely to a particular clause in
which general words may be used, but will take in connsction with
it the whole statute . . and the objects and policy of the law.”)

(c) Commissioners’ Implementatjon -« The Commissioners of
the District implemented the Height Act’s schadule-paking

authority by promulgating height limits for 15 locations in the
District, all of vhich were bslov the Height Act’s otherwise
applicable limits. Thus, the Comnissioners’ record is consistent
with the view that their authorjty to promulgate such limits was
subject to the other limitations of the Height Act. Indeed, it
is reasonable to assume that the Commissioners viewaed the
echedule-~making provisien as authorizing them to lower, but not
raise, the Act’s other height limits because, as notsd above, it
wvas the Commissioners who asked Congress to lower the height
limitation on buildings on the Union Station plaza and who
subsequently raquested enactment of the paragraph (f) schedule-
making authority.

The Commissioners’ exercise of the schedule-making authority
is relevant because, as the "agency” assigned to implement the
Height Act, their interpretation is entitled toc deference.

-1l -
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emical Mar cturars Associati v. Na e s
Council, 470 U.5. 116, 125 (1985).
(d) Rome Rule Act Limitations -- Section 602(a) (6} of the

Home Rule Act (codified as § 1-233 of the D.C. Code) stataes that
+he Council shall have *no authority” to “enact any act . . .
which permite the bullding of any structure . . . in excess of
the height limitations contained in Section 5-~405, and in effect
on December 24, 1973." D.C. Council Bill 8-616 clearly runs
afoul of this proscription, eince it would authorize construction
of a 120-foot building in a location vwhere the limitation under
the Height Act (a8 in effect on December 24, 1573) is 110 feet.

Furthermore, there is nothing in the legislative history of
the Home Rule Act to suggest that the plain meaning of section
602(a) (6) does not accurately reflect Congress’ intent. To the
contrary, the legislative histery shows that Congress fully
intended to limit the D.C. Council’s authority to authorize
buildings in excess of the Height Act’s existing limitations.
Accordingly, the plain meaning of the section contrels. Plum,
46% U.S. at 896; National Insulatiopn Transportation Committee,
683 F.2d at 537,

Proponents of Bill 8-616 have argued that the Schedule of
Heights is a freestanding provision and not part of section 5-
405, and therefore not subject to the limitations of section
602(a) (6) of the Home Rule Act. This argument does not jibe with
the plain language of section 602(a)(6). Section €02(a) (6)
prohibits the Council from enacting any act which permits the
building of zany structure that exceeds (1) the section 5=40%5
height limitations, or (2) the height limitations in effect on
Decexber 24, 1972 == which include the Schedule of Heights as it
existed at the time the Home Rule ACt wae enacted. In othar
words, under section 602(a)(2) of the Rome Rule Act, the
Council’s autherity under section 5-405(f) of the Height Act is
linited to amending the Schedule of Heights to set height limits
that are (1) lower than the applicable Height Act limits (for
locations not included on the pre-Home Rule Schedule of Heights),
or (2) lover than the pre-Home Rule Schedule of Heights
linitationilttor lecations that are included in the pre-Home Rule
Schedule). The Council is barred by section 602(a) (6) of the
Bome Rule Act from excsading either of those limitations.

Moreover, as explained above, the Height Act jtsel?
prohibits the Council from permitting buildings that sxcesd the
applicable Height Act limitations. Thus, even if the argument
that section 5-405(f) is not subject to the Home Rule Act
linitations were correct -- and wve do not think it isx -= that

8/ The location covered by Bill 8-616 it not included in the
pre-Home Rule Schedule of Heights.

- 12 -
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still would not provide a legal basic for amending the Schedule
of Heights in a manner inconsistent with the limitations of the

Height Act.,

Thus, it is our view that both the Height Act and the Home
Rule Act prohibit the D.C. Council from amending the Schedule of
Heights as proposed in D.C., Council Bill B~616. In view of this
conclusion, we beliava it is unnecessary to address your third
guestion, which dealt with permissible justifications for
axandmants to the Schedale of Heights.

Thank you again for requesting our viewe on these matters.
Please do not hesitate to contact me if I can be of any further
assistance.

Sincerely,

6‘-4'—“‘/ Muﬂdlz 7

Richard B. Stewart
Assistant Attorney General

- 13 =
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United States Senate ’

July 1986

HEIGHT LIMITATIONS
Limitations on
Building Heights in the
District of Columbia

GAO/GGD-86 105BR



GAO

United States
General Accounting Offlce
Washington, D.C. 20548

General Government Division
B-205447

July 18, 1986

The Honorable Frank R. Lautenberg
United States Senate

Dear Senator Lautenberg:

This report responds to your January 22, 1986, letter
requesting that we

--gather information to describe the current laws limiting
building heights in the Nation's Capital (see
app. I),

--discuss the administrative apparatus in place to implemen:
building height limitations (see app. II), and

--elicit comments from federal and District officials on
whether the current laws and regulations satisfactorily
protect the federal interest with respect to security and to
the architectural and aesthetic character of the Nation's
Capital as well as the Federal Enclave (see app. III).

Your letter also requested that we interpret the meaning and
objectives of the Home Rule Act relating to the District
government's authority to amend building height limitations.
As discussed with your office, this interpretation will be
provided under separate cover.

SUMMARY

The Building Height Act of 1910 and the Schedule of Heights of
Buildings Adjacent to Public Buildings (the Schedule of Heights
govern private sector maximum building heights in.the District
of Columbia.! 1In addition, D.C. zoning regulations often glace
further restrictions on private sector building heights.

The administrative apparatus in place to enforce the Building
Height Act of 1910 and the Schedule of Heights lies with the
District government. In that respect, protection of the federa.
interest is locally enforced. The federal government, however,
has building height approval authority over public building
projects in some parts of the Nation's Capital.

! The Building Height Act of 1910 required that a Schedule of
Heights be adopted by the Board of Commissioners of the Distric-
of Columbia to further regulate the height of buildings frenting
on federally developed sections of the city.



Though the federal government is not involved in enforcing the
Building Height Act of 1910 or the Schedule of Heights, federal
organizations such as the Secret Service and the Commission of
Fine Arts provide advice on private séctor building heights in
some situations.- For example, proposed projects in some
historical areas are referred by the D.C. government to the
Commission of Fine Arts for its advice on whether the projects,
including their height, are compatible with other buildings in
the surrounding vicinity.

Responses to a questionnaire we sent to federal, District, and
private organizations showed no clear consensus as to whether
building height laws or the administrative apparatus to enforce
those laws satisfactorily protect the federal interest. Some
officials from federal agencies and private organizations are
concerned, however, that pressures to allow for taller buildings
in the District are increasing. Security is another issue
raised; several federal officials are concerned that the federal
government lacks a comprehensive, unified security plan for
reviewing new construction in the District. Currently, there is
no legal requirement for such a security review. Additionally,
there is concern that tall buildings in the suburbs will mar the
scenic vistas leading in and out of the Nation's Capital.

SCOPE AND METHODOLOGY

We researched building height laws and reviewed legislative
histories and materials developed by the staff of the House
Committee on the District of Columbia, the National Capital
Planning Commission, and the Commission of Fine Arts. We sent
questionnaires to 22 agencies, commissions, and private
associations soliciting comments on ‘aesthetics, architecture, and
security as those subjects related to building heights. (A list
of the organizations we surveyed is provided in app. 1IV.)

We also met with representatives of federal, District, and
private organizations closely involved with building height
issues--e.g., the D.C. Department of Consumer and Regulatory
Affairs, the National Capital Planning Commission, the Commission
of Fine Arts, the Secret Seérvice, the D.C. Preservation League,
and the Federal City Council.

We aobtained oral comments on this report from officials of the
National Capital Planning Commission, the Commission of Fine
Arts, the Secret Service, the National Park Service, and the
District of Columbia government. The officials generally agreed
with the content ¢of this report and made several suggestions to
correct technical details. These suggestions were incorporated
as appropriate.



As arranged with your office, unless you publicly announce its
contents earlier, we plan no further distribution of this report
until 7 days after its issue date. At that time, we will send
copies to interested congressional committees and the
organizations that responded to our questionnaire. Copies will
be available to others upon request.

If there are any questions regarding the contents of this
briefing report, please call me on 275-81387.

Sincerely yours,

Gene L. Dodaro
Associate Director
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APPENDIX I APPENDIX I
BUILDING HEIGHT LIMITATION LAWS

Current building height laws for the District of Columbia
essentially limit the maximum height of commercial buildings to
130 feet and residential structures to 90 feet. These limits
have evolved over time. The federal government has been involved
in regulating building heights in the Nation's Capital since 1791
when President George Washington established the District's first
limitations on building heights. Correspondence between
President Washington and Thomas Jefferson indicates that early
building height regulations limiting private buildings to 40 feet
were intended to aid in controlling fires and to provide for the
"openness and convenience” of the federal city. Although the
regulations were subsequently suspended, concerns about openness
and fire safety were recurring themes in later building heights
debates. o

Building heights again became a doctumented concern in 1894
when a building permit for the 12-story, 160 foot, Cairo Hotel at
1615 Q Street, N.W., was issued. Since earlier regulations had
been suspended, there were no laws or rvestrictions in force in
the District to prohibit the building of private structures of
such "skyscraper" proportions. To preclude the construction of
more buildings in the Cairo's height class, the presidentially
appointed Board of Commissioners of the District of Columbia
established new height regulations. These regulations limited
building heights to the width of the street in front of proposed
buildings, with a maximum height of 90 feet for buildings in
residential neighborhoods and 110 feet for buildings in
commercial areas. Records from that period show that a primary
concern of the Board in estapblishing building height limitations
was the fear that fires in buildings of excessive heights would
prove difficult to extinguish and that such buildings would
create an unhealthy atmosphere by blocking light and air from the
street below.

The Congress' first involvement in limiting building heights
in the District of Columbia came several years later when it
passed the Building Height Act of 1899. The act was drafted by
the Board and generally consisted of the regulations, with slight
modifications, that were promulgated in 1894, The history of the
1899 .acs~does not identify the reason for legislating building

heights wtnggwwﬂd
safety_and the need for light and.ventilation on the streets of

Wwashington.
—~

The Congress again became involved with building heights
when, at the request of the Board, the Building Height Act of
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1910 was passed. The 1910 act continued the process, started by

the Board in 1894, whereby maximum buxldzng heights were
determined by the width of the street in front of the proposed
building, but reduced the maximum allowable height from 90 feet
to 85 feet in residential areas and increased allowable heights
in commercial areas from 110 to 130 feet--~except along
‘Pennsylvania Avenue between 1st and 15th Streets, N.W., where the
maximum allowable height was increased to 160 feet. The act of
1910, as amended, continues to govern building heights in the
Nation's Capital.

The 1910 act also required the Board to establish a separate
Schedule of Heights within the general parameters outlined in the
act to further regulate the height of buildings fronting on
federally developed sections of the District. The Schedule, by
limiting the height of private sector buildings adjacent to
federal buildings, has served to maintain the prominence of
federal buildings and monuments in the District.

Since its passage the 1910 act, which doverns building
heights in the District at large, has been amended by the
Congress on several occasions. Some amendments were concerned
with building height restrictions in general, For example, one
amendment raised the maximum height for residential buildings
back to 90 feet, while another amendment established additional
height limitations on nonfireproof buildings. Other amendments,
however, provided specific exemptions for individual projects.
For example, both the Georgetown University Hospital located on
Reservoir Road and the National Press Club Building at 14th and F
Streets were the subjects of amendments to the 1910 act. 1In both
situations, exemptions were made to allow for taller structures
than provided for under the act.

Officials we spoke with, including the D.C. Zoning
Administrator, the National Capital Planning Commission's
Associate Executive Director for D.C. Affairs, and the Secretary
of the Commission of Fine Arts, were unaware of any amendments to
the Schedule of Heights, prior to the Metropolitan Square
Project, to allow for taller private sector buildings adjacent to
public buildings.
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A. | T
OF CONGRIZS CF Iumt 1. 1910, AND THL
OF DCSIMBIR 30, 1918, AND MAY 20, e

1. On G Streel NW., between nge;nth and
Ninth Sireets, adjacent to the Civil Service Com-
mission Building, no building shall be erected
or altered so as o be higher than the horizontal
ﬁne”!utlbovemgbpdlhecurb.ulhe
northwest-corner of Eighth and C Sireets NW,
Ventilation and elevator shafts shall be set back
from the side lines of the building a distance equal
to the height of such shalts above the adjacent

2. On F Street NW,, between . Seventh and
Ninth Streets, adjacent to the United States Pat-
ent Office, no building shall be erecled or glteted
so as to be higher than the horizontal line 80
feet above the fop of the curb at the mthw_ut
corner of Eighth and F Streels NW. Ventilation
and elevator shafls shall be set back from the gide
lines of the bullding & distance equal to the height
of such shafts above the adjacent roof.

3. On Filteenth Street NW., between Penn-
sylvania Avenue and G Street, adjacent to the
Treasury Building, the cornice line or parapet
wall of any building shall not extend above a
horizontal line 80 fect above the top of the curb,
at the southeast corner of Fifteenth and G Streets
NW. and no part of the roof of any building
shall be higher than a horizontal line 85 feet
above the top of said curb, excepting ventilation
and elevator shafts, which shall be set back
from the side lines of the building 8 distance equil
to the height of such shalts above the adjacent
rool.

4. On Seventeenth Street NW., between New
York Avenue and G Street, contronting the State
Department Building, no building shall be erecled
or altered 30 as o be higher than a horizontal
line 80 feet above the tap of the curb at the north-
west torner of Pennsylvania Averiue and Jackson
Place, excepling ventilation and elevator shafte,
which shall be set back from the {ront and side
lines of s2id building a distance equa! to the
height of such shafts above the adjacent rool.

8. Qn Pennsylvania Avenue NW, in squares
161 and 221, confronling the Treasury Building
and the State Department Building, no bullding
shall be erected er altered s0 as to be higher than
a horizontal line 80 feet above the top of the curb
at the northeast corner of Pennsylvania Avenue
and Madison Place for buildings to be erected
or altered in square 221, and the curb at the north-
west corner of Pennsylvania Avenue and Jackson
Place for buildings o be erected or alterec in
square 167, excepting ventilation and elevator
shafts, which shall be set back from the freat
and side lines of such building a distance equel
to the height of such shafis above the adjacent
roof,

6. On North Capitol Street, in square 825,.con-
fronting the City Post Office Building, no build-
ing shall be erecled or altered to be higher than
a hoerizontal line 90 {cet above the top of the curd

at the northwest cormer of North Capitol Street
and Maszsechuseits Avenue, excepling ventilation
and elevator shafts, which shall be set back from
the Iront and side lines of said building s distance
equal to the height of such shafts above the adja-
cent rool.

7. On the north side of Maryland Avenue NE,
detween First and Second Streets, adjacent to the
Supreme Court Building, no building shall be
erected or altered so a3 to be higher than a hori-
2ontal line 80 feet above the top of the curb at
the northeast corier of the intersection of First
Street and Maryland Avenue NE  Ventilation
and elevator shafts shall ba set batk from the
front and side lines of the building at a distance
equal to the height of such shafls above the adja-
cent roof. - . .

8. On the east sidé of Second Sireet NE, be-
tween East Capitol and B Streets, adjacent to the
Supreme Court Building, no building shall be
erected or allered 30 as to be higher than
a horizontal line 60 feet above the top of the
curb al the northeast romer of the intersection
of Second and A Streets NE. Ventilation and ele-
vator shafts shall be set back from the front and
side lines of the building a distance equal to the
height of such shafts above the adjacent roof.

9. On the east side of Third Street SE, between
Eust Capitol Street and Pennsylvania Avenue, ad-
jacen! to the new Library of Congress Annex, no
building shall be erected or altered so as to be
higher than a horizontal line 70 feet above the
top of the curb st the northesst corner of Third
and A Streets SE. Ventilation and elevator shafts
shall be set back from the front and side lines
of the building a distance equal to the height
of such shafis sbove the adjacest voof.

10. On the south side of Pennsylvaniza Avenue
SE, between Second and Third "Streets, adjscent
to the Library of Congress Annex, no building
shall be erected or altered so0 as 10 be higher than
a herizontal line 70 feet above the lop of the eurb
at the southeast corner of the interseclion of
Second Street and Pennsylvania Avenue SE. Ven.
tilation and elevator shafis shall be set back from
the front and side lines of the building a distance
equal to the height of such shafls above the adja-
cent roof.

_ 1. On the south side of B Street SE, between
First and Second Sireets, adjacent to the Library
of Congress, no building shall be erceted or al-
tered so as to be higher than a horizontal Line
70 feet above the top of the curb at the southeast
corner of First and B Streels SE  Ventilation
and esevator shafts ghall be set back from the
front and side lines of the building a distance
equal to the height of such ghafts above the adja-
cent roof. ’

12. On the east side of First Street SE, be-
tween B and C Streeis, sdjscent to the Howse
Office Builidng, no building shall be erected or
aitered 30 as to be higher than s herizontal line
70 feet above the top of the curb at the southenst
corner of First and B Streets SE  Ventilstion
and elevator shafts shall be set back from the front
and side lines of the building a distance equal to
the height of such shafs above the adjacent roet.
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13. On ihe south side of C Sireet SL, beiween
First and South Capito]l Streets SE, and between
South Capito] Sireet and Delaware Avenue SW.
adjacent to the House Office Building and Annex,
no building shall be erected or sltered 5o as to be
higher than a horizontal line 80 feet sbove the
top of the curb at the southeast corner of South
Capitol snd C Streets SE. Ventilation and ele-
vator shafts shall be set back from the front and
side lines of the building a distance equal to the
height of such shafts above the adjscent roof.

14. On Fourleenth Strect SW., between D and
Water Streets, confronting the Bureau of Printing
snd Engraving, no building shall be crected or
altcred 30 as to be higher than s heriomtal line

80 fect above the top of the curb at the theas
corner of Fourleenth and D Streets sw:mg‘;geptt
ing ventilation and elevator shafts, which shall be
sel back from the front and side hnes of such
huildings a distance equal to the height of sy
shafts above the adjacent roof.

13. On the north side of C Street, NE., betw
First and Second Streets adjacent to the sene:g:
Office Building Annex, no building shall be erected
or altered 30 83 to be higher than a honizonta]
hine 70 feet above the top of the curd at the north.
cast corner of Furst and C Streets, NE. Ventil,.
tion and elevator shafts shall be set back from
the side lines of the building 2 distance equal
to ;he height of such shafis sbove the adjacent
roof.
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The rest=icticn set forth inm Sec. 1-147(2)(6), D.C.
ccde, 1678 Supp. vefers only to lizmitaticss gs:;aine§ in .
Caa, 5-%435, D.C. Code. .BilL 2-85 would amendé the helgh:z Lirl:i:
se> forcta in che Schedule ¢f Teighis. Thcse limics zre r©ot
contained in Section 5-40S. Thus, the Testriction oI Sec.
1-1£7(2)(8) is not applicable by its terms. Varicus explizic
heizht limitactions are containec in Sec. $-605-which were
izposed directly by Comgress and are the limitaticns which
cennot, under Sec. 1-147(2)(£), be exceeded by Councii scticrm.

The legislative history of Sec. 1-147(e)(6) appears.zt
sages_215421& and-page 302 of the "Background and Legislarive
Zistory of *** the Seli-Government **%; ."" This discussicn
doces not refer to the Schedule of Heights, but only to the
1imitations contained in the Building Height Act of 1910 and
in the D.C. Code.

Iz context, it is evident, albeit not explicitly set
forth, that the Congress was ccncerned with the additional
zuthority which the Council was to receive. This additional
authority would have enabled the Council to amend the 1910 Eeig
Act, but for the rescrictien. The former Council already had
the authority to arend the Schedule of Heights.

M¥r. Robbins' argiumient relies on Eouse Subcommittee Cori:sel
Jacgues DePuy's generzl reference a2t p. 302, supra, to
“"freezing *** existing law." This is far from persuasive
legislative history, particularly since imposition by Congress
of a general freeze would have been inconsistent with the Con-
gressional failure to preclude the Zoning Corrmission from
raising zoning height limits in effect cn the effective date
of the Act. As you are well aware, the Zoning Regulations
have a substantizlly btroader effect upon height limitations
throughout the District than does the Schedule cf Heights.

The Cengress granted the citizens of the District of
Columbia very brosd legisletive powers, limited only by the
U.S. Constitution ancd certain specific reservations of zutrori
contained on title VI of the Act. See McIntesh v. Washimgten,
D.C. App., 395 A.2d 744_(1978). TFer che Congress to ireeze
not caly the height lizmitztions which it bad imposed, but
2lso the more restrictive limitations which it had authorized
the Board of Commissicners and former Council to icpose,
would have been to sct directly contrery to the Congressicrzl
intention in eracting the Self-Goverrment Act. ¥o Congression
intention to reach the Schedule is manifez:s 2nd the plain
language of Sec. 1-147(2)(6) deces not rezer the Scheudle of
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Keights l.mzcatzon Mr. Rocbins reless to no legislacive
ristory, whether ol ‘the 1910 teight Aer o of the .Self-

Government Act, which suggescs that aay Federal interest irs
zflected by the grant of aun.:criIy to the District to
-rcﬂnlgate the Sched:le: 4As ¥r. Rodbbine nores, the

suthorizing provisica iz only mentioned In- 2 Commissioness
mexorandum concarning the 1¥iC FHeight sct. The absence of
sny House or Senate discussion of the provision is not

Moz Mgy iy
{3

u
fl

consistent with ‘the Federal conaers vnich Mr. Robbins

hkypcthesizes but cannot sustzin. in that liznt, I have

concluded that the over: y broad discussion of the effect

of Seec. 1-147(a)(6) is insuifizien: to establish 2 rescristi:

on Cﬂunc‘l amendment 0f rhe Schedule. -
REM

ec: Office of Intergovernmantal Relations



ATTACHMENT E



C.

Guuerment nf the District nf Columbia

OFFICE OF THE CONPORATION COUNSEL
AN EHELT U DING,
Wasminston D €. 20004

UABR93394

February 8, 1979

Councilmember Willie J, Rardy

Chairperson, Committee on Housing
and Economic Development

Council of the District of Columbia

In Re: Bill 3-85 - the Schedule of Height Amendment
Act of 1979.

Dear Councilmember Hardy:

This is in reply to your inquiry of February 7, 1979,
to Mr. Robbins, with respect to the above-referenced Bill,
The Counci]l has the explicit authority to amend the
"Schedule of Heights of Buildings Adjacent to Public
Ruildings." See Sec., 1-144(a), D.C. Code, 1978 Supp.,
and Reorganization Plan MNo. 3 of 1967, Sec. 402, par. 120,
D.C. Code, Title 1 - Administration, Appendix,

Sincerely,

[Q b M (4G,
Robert E. McCally

Deputy Corporation Counse
Legal Counsel Division

ce: Judich W, Ropers

IN RIPFLY NTFER TOQ

LCD:E&C:ELC:ahw
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Frank B Lautenberg |

United States Senate

l? September 1986

HEIGHT
LIMITATIONS

D.C. Government’s
Authority to Amend
Building Height
Limitations

relsased outside tho General
Amunm off the basts of epecific
approva: by whe Q¢S l:ms-‘ anal Ralations.

GAO/GGD-86-86BR



GAO

United States
Genersl Accounting Office
Washington, D.C. 20548

General Government Division
B-205447

September 19, 1986

The Bonorable Frank R. Lautenberg
United States Senate

Dear Senator Lautenberg:

This briefing report responds to your January 22, 1986, letter requesting
that we interpret the meaning and objectives of the Hame Rule Act relatin
to the District govermnment's authority to amend building height
limitations. Our July 18, 1986, report to you (GAO/GGD-86-105BR)
addressed the other issues your letter requested we explore, namely

(1) current laws limiting building heights in the Nation's Capital,

(2) the adninistrative apparatus in place to implement building height
limitations, and (3) camments fram federal and District officials on
whether the current laws and regulations satisfactorily protect the
federal interest with respect to security and to the architectural and
aesthetic character of the Nation's Capital as well as the Federal
Enclave.

Attention has been drawn to the building heights issue by the controversy
over the construction of the Metropolitan Square Project. This project,
as a result of a D.C. Council amendment to the Schedule of Heights of
Buildings Adjacent to Public Buildings (the Schedule of Heights), exceeds
previously established height limitations for that area.

As noted in our July report, the Building Height Act of 1910 and the
Schedule of Heights govern private sector maximum building heights in the
District of Columbia. The 1910 act, .as amended (D.C. Code, section
5~405), essentially limits the maximum height of commercial buildings to
130 feet and residential structures to 90 feet. The Schedule of Heights,
required by the 1910 act, was established by the Board of Camnissioners o.
the District of Colurbia and places further limitations on the height of

buildings adjacent to federal buildings within the parameters outlined in
the 1910 act.

In 1979, the D.C. Council approved, and the Mayor signed, the Schedule of
Heights Amendment Act (D.C. Law 3-43) to allow construction of
Metropolitan Square, a 130 foot high cammercial building (bounded by 15th
14th, F, and G Streets, N.W.) which overlooks both the Treasury Building
and the wWhite House. Before the Council's action, cammercial buildings a
that location were restricted by the Schedule of Heights to 95 feet.
Questions arose over the District's authority, under provisions of the
Bome Rule Act, to amend the Schedule of Heights.

In our opinion, the D.C. Council was not prohibited by provisions of the
Hare Rule Act fram pranulgating the Schedule of Heights Amendment Act of
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1979 (D.C. lLaw 3~43) which allowed construction of the Metropolitan Square
Project to a height of 130 feet. Section 602 (a)(6) of the Hame Rule Act
states that the D.C. Council shall have mo authority to "enact any act,
resolution, or rule which permits the building of any structure within the
District of Columbia in excess of the height limitations contained in
section 5 of the Act of June 1, 1910 (D.C. Code, section 5-405), ard in
effect on the date of enactment of this Act." It has been argued that
when section 602 (a)(6) of the Home Rule Act was written, the drafters
believed that all building height limitations in effect in the District
were contained in section 5-405 of the D.C. Code and could not be. amended
by the D.C. Comncil. We believe this to be unlikely, however, because
even a cursory rexding of section 5-405 of the D.C. Code suggests that
height limitations, such as the Schedule of Heights or zoning regulations,
exist elsewhere.

Because the height limitations set out in the Schedule of Heights are not
contained in section 5-405 of the D.C. Code, the D.C. Council is not
prohibited fran amending the-Schedule as long as the amendments do not
allow any increase beyond the overall height limits set forth by the
Building Height Act of 1910, as amended. This position is consistent with
that of the District of Columbia Corporation Counsel.

As arranged with your office, unless you publicly announce its contents
earlier, we plan no further distribution of this report until 7 days after
its issue date. At that time, we will send copies to other interésted
parties. Copies will also be available to others upon request.

If there are any questions regarding the contents of this report, please
call me on 275-8387,

Sincerely yours,

Gere L. Dodaro
Associate Director

(426840)



Requiests for copies of GAO reports should be sent to:
U.S. General Accounting Office

Post Office Box 6015

Gaithersburg. Marviand 20877

Telephone 202-275-6241

The first five copies of each report are free. Additional copies are
$2.00 each.

There is a 25% discount on orders for 100 or more copies mailed to
single address.

Orders must be prepaid by cash or by check or money order made out to
the Superintendent of Documents.



COUNCIL OF THE DISTRICT OF COLUMBIA
1350 Pennsyivania Avenue, N.W.
Washington, D.C. 20004

orandum

Members of the Council

A
et Phyllis Jones. Secretary to the Council~ / i

March 28. 1997

LlCl: Referral of Proposed Legislation

Notice is given that the attached proposed legislation has been introduced in the
Office of the Secretary on March 27, 1997. Copies are available in Room 28.
Legislative Services Division.

TITLE: Schedule of Heights of Building Amendment Act of 1997. Bill 12-170
INTRODUCED BY: Councilmember Evans

The Chairperson ProTempore is referring this legislation to the Committee of the
Whole.

cc: General Counsel
Legislative Services Division
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Councilmember Juck Evans

A BILL

IN THE COUNCIL OF THE DISTRICT OF COLUMBIA

Councilmember Jack Evans introduced the following bill. which was referred to the Committee
on

To amend Paragraph 14 of the Schedule of Heights of Buildings Adjacent to Public Buildings.

BE IT ENACTED BY THE COUNCIL OF THE DISTRICT OF COLUMBIA. That this
act may be cited as the "Schedule of Heights of Buildings Amendment Act of 1997".

Sec. 2. Paragraph 14 of the Schedule of Heights of Buildings Adjacent to Public
Buildings. as adopted by the Commissioners of the District of Columbia. in conformity with the
Act of Congress of June 1. 1910 and the amendments of December 30). 1910, and May 20). 1912
(issued by the Zoning Commission of the District of Columbia in Appendix G of the District of
Columbia Zoning Regulations. effective May 12, 1958) is amended by adding the following
sentences at the end of the paragraph:

“This restriction shall not apply.to any structure that is set back from the 14th

Street property line to a line that is continuous with the facade of the Bureau of Engraving and



o

Printing Annex building located along 14th Street. S.W., between C and D Streets. S.W'. The
height uf a structure described in the preceding sentence shall be established in accordance with
the requirements of the Zoning Regulations of the District of Columbiu. as amended.”.

Sec. 3. This act shall take effect following approval by the Musor corin the event of veto
by the Mayuar. action by the Council vrthe District of Columbiy to vvernde the vetu,. approval
by the Financial Responsibility and Management Assistance Authority as provided in section
203(a) of the District of Columbia Finuncial Responsibitity and Manageniznt Authority Act of
19935, approved April 17. 1905 1110 Swt. 116: D.C. Code § 47-392.31¢). and a 60-day period of
Congressional review as provided in section 60)2¢c )} 2) of the District of Columbia Selt-
Government and Governmental Reorganization Act. approved December 24, 1973 (87 Staw. 813:

D.C. Code $1-233(c)(2)). and publication in the District of Columbia Register.

(1S ]



Public Hearing
before the
Council of the District of Columbia
Committee of the Whole
regarding
Bill 12-170
October 14, 1997
Statement of Steven A. Grigg
General Partner
Portals Development Associates Limited Partnership
Mr. Chairman and Members of the Committee, my name is Steven Grigg. I am a
General Partner of Portals Development Associates Limited Partnership ("PDA") and President
of Republic Properties Corporation. With me today are Butch Hopkins (one of my partners),
Arthur Moore (our design architect for the Portals), and Christopher Collins (one of our
counsel). We appreciate the opportunity to appear before you today to speak on behalf of the
proposed modification to the Schedule of Heights of Buildings. My remarks will be brief.
Mr. Smith will describe to you the scope of the Portals project and the substance of the
requested modification which is before you for consideration. The request for this modification
is essentially driven and responsive to broad urban design considerations. In fact, the design

of the Portals Project has been carefully conceived as a natural extension of the basic plans

established over time for this area.
As part of the Portals project, PDA has already constructed a new Maryland Avenue
above the existing railroad tracks. This provides the grand avenue originally envisioned in the

L’Enfant and McMillan plans. The avenue is 160 feet wide and frames vistas between the U.S.
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Capitol and the Jefferson Memorial. This avenue will unite the north and south portions of the
site to enhance the overall development potential of the site. As a focus and "termination" of
the avenue , we will be developing for public use a grand circle 320 feet in diameter. This
circle, as with other elements within the site, will be landscaped and maintained by the
developer for the benefit of the public.

In keeping with the nature of the site as a "portal" location, the buildings on the site have
been designed to define and balance these public ways using Maryland Avenue as the common
measuring point.

We understand and appreciate the purpose and importance of the Schedule of Heights
and do not take this request for a modification lightly. We have done a number of studies in
order to prepare a design which, in our opinion, best complements the Federal buildings to the
north, and in keeping with the spirit of the Schedule of Heights. .

A previous modification to the Schedule of Heights along 14" Street permitted the
construction of the Bureau of Engraving and Printing Annex across the street from the Portals
site which, itself, exceeds the 80-foot height limit. Our proposed building is- set back
approximately 20 fegt from the property line. We found that pulling our building back to form
acontinuous line of facades along 14™ street created a far more pleasant and consistent vista and
entrance to the city than having a shorter building which protruded in front of the Annex.

Thus, our proposal is to construct a building on this site to a height permitted by the
Zoning Regulations, and to pull our building back 20 feet to form a continuous facade line

along 14 Street.
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It is important to understand what this- bill is not. This bill does not amend the 1910
Height Act, and will not authorize a building height which exceeds the limits of the 1910 Height
Act. Some of you may recall that the last time the Council amended the Schedule of Heights
was for the Market Square North site adjacent to the FBI building. In that instance, Congress
overturned your approval of the amendment because they believed that it would authorize a
building height in excess of the maximum permitted height under the Height Act. The Council
is prohibited from doing that under the Home Rule Act.

It may be useful to point out that the purchase price for the Portals site was determined
by the District on the basis of developable square footage. Since this proposal permits more
square footage to be developed than would be permitted under the current restrictions of the
Schedule of Heights, the purchase price to the District will increase accordingly.

Conversely, without the modification, the purchased price will be reduced. Thus, the
proposed modification provides an economic benefit to the city in terms of an increased
purchase price for the site, increased employment related revenues, and increased long-term tax
revenues.

In our opinion, the requested modification to the Schedule of Heights enhances the
relationship of buildings along 14" Street and permits clear definitions of the vistas and gateway
image which the project has been designed to achieve.

As many of you know, the Phase II Office Building is rapidly moving toward
completion. Phases | and II will provide employment for more than 5,000 office workers in

Southwest D.C. at the Portals. The hotel is supposed to start construction early in 1998 and will
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add over 550 full service hotel rooms and about 800-1,000 new jobs to our employment base.

As part of the construction of the first two Phases of the Portals, we delivered significant
direct economic benefits to District residents and businesses. Districtresidents were employed
in over 50% of all construction jobs created by the first two Phases. So far On-Phase IL. over
77% of all new hires have been minority individuals.

In order to continue with the definitive design of Phases III and IV, it is necessary that
the proposed Bill be approved. The completion of Phases III and I'V will more than double the
benefits already realized by the City from the development of the Portals.

Our architect, Mr. Arthur Cotton Moore; will provide a brief overview of some of the
urban design concepts related to this Bill and the architectural design of the Portals.

Again, thank you for this opportunity to make this presentation to you today.
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TESTIMONY OF DURYEA C. SMITH
ON BEHALF OF THE
DEPARTMENT OF HOUSING
AND COMMUNITY DEVELOPMENT
AT THE PUBLIC HEARING
ON BILL 12-170
"SCHEDULE OF HEIGHTS OF BUILDING
AMENDMENT ACT OF 1997"
- BEFORE THE
COMMITTEE OF THE WHOLE
COUNCIL OF THE DISTRICT OF COLUMBIA
TUESDAY, OCTOBER 14, 1997
COUNCIL CHAMBER, ONE JUDICIARY SQUARE
12:00 NOON



GOOD AFTERNOON, CHAIRMAN CROFPP AND
MEMBERS OF THE COMMITTEE, I AM DURYEA C.
SMITH, ACTING ADMINISTRATOR, ADMINISTRATION
OF NEIGHBORHOOD PRESERVATION AND
COMMERCIAL DEVELOPMENT IN THE DEPARTMENT
OF HOUSING AND COMMUNITY DEVELOPMENT
(DHCD). I AM HERE TODAY TO RECOMMEND
COUNCIL APPROVAL OF THE "SCHEDULE OF
HEIGHTS OF BUILDING AMENDMENT ACT OF 1997",
(BILL 12-170) IN CONNECTION WITH THE
DEVELOPMENT OF THE PORTAL SITE IN THE
SOUTHWEST URBAN RENEWAL AREA.

THE PORTAL SITE, AT THE END OF THE 14TH
STREET BRIDGE AS YOU ENTER THE CITY, IS
BOUNDED ON THE NORTH BY D STREET, ON THE
SOUTH BY MAINE AVENUE, ON THE EAST BY 12TH
STREET AND ON THE WEST BY 14TH STREET, S.W..
IN WARD TWO. THE SITE WAS DIAGONALLY
DIVIDED INTO TWO PARCELS BY THE CONRAIL



RAILROAD TRACKS RUNNING IN THE BED OF THE
OLD MARYLAND AVENUE. TO MITIGATE THE
IMPACT OF THE INDUSTRIAL NATURE OF THE
RAILROAD AND UNITE THE SITE, THE DEVELOPER
PUT THE RAILROAD IN A TUNNEL RUNNING
THROUGH THE SITE OVER WHICH A NEW
MARYLAND AVENUE HAS BEEN CONSTRUCTED.
THE NEW MARYLAND AVENUE, AN ORIGINAL
L’ENFANT DIAGONAL STREET RECONSTRUCTED AT
ITS ORIGINAL 160 FOOT WIDTH, WAS
CONSTRUCTED AND WILL BE MAINTAINED BY THE
DEVELOPER, BUT REMAINS IN PUBLIC OWNERSHIP.
THE BUILDINGS ON THE NORTH AND SOUTH
PORTAL SITE HAVE BEEN DESIGNED TO PROVIDE
BALANCED DEVELOPMENT ALONG MARYLAND
AVENUE, FRAMING VIEWS TO THE CAPITOL AND
THE TIDAL BASIN AND TO ENSURE UNIFIED HEIGHT
ALONG THIS GRAND NEW AVENUE.



AS CURRENTLY PLANNED, THE PORTAL SITE WILL
BE DEVELOPED AS A MIXED USE
OFFICE/RETAIL/HOTEL PROJECT WITH ABOUT
1,800,000 SQUARE FEET OF OFFICE SPACE, 108,000
SQUARE FEET OF RETAIL SPACE. AN
APPROXIMATELY 500 ROOM LUXURY HOTEL, A
TOTAL OF 48,000 SQUARE FEET FOR A PERFORMING
ARTS THEATER AND COMMUNITY USE SPACE, AND
3,500 PARKING SPACES. THUS FAR, AN
APPROXIMATELY 440,000 SQUARE FOOT OFFICE
BUILDING HAS BEEN COMPLETED AND A 600,000
SQUARE FOOT OFFICE BUILDING THAT WILL SERVE
AS THE HEADQUARTERS OF THE FEDERAL
COMMUNICATIONS COMMISSION IS NEARING
COMPLETION AND WILL BEGIN OCCUPANCY EARLY
NEXT YEAR. CONSTRUCTION OF THE HOTEL IS
EXPECTED TO COMMENCE IN 1998.



THE SCHEDULE OF HEIGHTS WAS ADOPTED BY THE
COMMISSIONERS OF THE DISTRICT OF COLUMBIA
PURSUANT TO AN ACT OF CONGRESS (JUNE 1,

1910). THE COUNCIL OF THE DISTRICT OF
COLUMBIA HAS THE SOLE AUTHORITY TO AMEND
THE SCHEDULE OF HEIGHTS UNDER SECTION
5-405(F) OF THE D.C. CODE.

" PARAGRAFPH 14 IN APPENDIX G (SCHEDULE OF
HEIGHTS) OF THE DISTRICT OF COLUMBIA ZONING
- REGULATIONS PROVIDES THAT:

"14. ON FOURTEENTH STREET, S.W., BETWEEN
D AND WATER STREETS, CONFRONTING THE
BUREAU OF ENGRAVING AND PRINTING, NO
BUILDING SHALJL BE ERECTED OR ALTERED SO
AS TO BE HIGHER THAN A HORIZONTAL LINE 80



FEET ABOVE THE TOP OF THE CURB AT THE
SOUTHEAST CORNER OF FOURTEENTH AND D
STREETS, S.W., EXCEPTING VENTILATION AND
ELEVATOR SHAFTS WHICH SHALL BE SET BACK
FROM THE FRONT AND SIDE LINES OF SUCH
BUILDINGS A DISTANCE EQUAL TO THE HEIGHT
OF SUCH SHAFTS ABOVE THE ADJACENT ROOF."

AT THE PRESENT TIME, THE SCHEDULE OF
HEIGHTS (PARAGRAFH 14, APPENDIX G) LIMITS ANY
BUILDING LOCATED ALONG 14TH STREET ON THE
NORTH PORTAL SITE BETWEEN D AND WATER
STREETS, S.W. TO A HEIGHT OF 80 FEET ABOVE
THE CURB MEASURED AT THE SOUTHEAST CORNER
OF 14TH AND D STREETS, S.W. THE ELEVATION AT
THE TOP OF THE CURB IS 24.92 FEET WHICH
WOULD ALLOW THE HEIGHT OF A BUILDING,
EXCLUSIVE OF PENTHOUSES, TO BE AT ELEVATION
104.92 ¥EET.



IN ORDER TO DEVELOP A UNIFIED HEIGHT
THROUGHOUT THE FROJECT, BUILDINGS ON THE
NORTH PORTAL SITE, AS WITH THE OTHER PORTAL
SITE BUILDINGS, WOULD BE MEASURED FROM THE
NEW MARYLAND AVENUE AT ELEVATION 46 FEET.
ELEVATION 46 FEET MAINTAINS THE VISTA
BETWEEN THE CAPITOL AND THE JEFFERSON
MEMORIAL AND MEETS THE CLEARANCE
REQUIREMENTS OF THE RAILROAD AND THE
SERVICE REQUIREMENTS OF THE GSA COAL
SHAKER. UNDER THIS BESIGN, THE PORTION OF
THE BUILDING WHICH ABUTS THE 14TH AND D
STREETS CORNER WOULD BE 111.08 FEET ABOVE
THE CURB (ELEVATION 136 FEET).



CURRENTLY, THE SCHEDULE OF HEIGHTS DOES NOT
ALLOW FOR A COMPREHENSIVE DEVELOPMENT
WITH UNIFORM BUILDING HEIGHTS THROUGHOUT
THE PORTAL SITE. DEVELOPMENT UNDER THE
CURRENT SCHEDULE OF HEIGHTS WOULD BE AN
AWKWARD AND UNBALANCED BUILDING SCHEME
WITH THREE OF THE BUILDINGS ALONG NEW
MARYLAND AVENUE WITH A UNIFORM HEIGHT OF 90
FEET AND THE FOURTH BUILDING AT A HEIGHT OF
LESS THAN 60 FEET (58.92 AS MEASURED FROM
MARYLAND AVENUE).

THE AMENDMENT TO THE SCHEDULE OF HEIGHTS
IMPROVES THE RELATIONSHIP OF THE NORTH
PORTAL SITE BUILDING ALONG 14TH STREET WITH
SURROUNDING BUILDINGS AND FURTHER ENHANCES



THIS IMPORTANT ENTRANCE INTO THE CITY. THE
ROCHAMBEAU MEMORIAL BRIDGE CONNECTS TO
14TH STREET NEAR THE D STREET INTERSECTION.
THE CURRENT 14TH STREET BUILDING LINE IS LESS
THAN 10 FEET FROM THE CURB ALONG 14TH
STREET. PLACING A BUILDING DIRECTLY ON THE
14TH STREET PROPERTY LINE WOULD NEGATIVELY
IMPACT THIS NARROW SIDEWALK AREA. A
GENEROUS SIDEWALK AREA TO PROVIDE FOR
ADEQUATE PEDESTRIAN MOVEMENT WITH ENOUGH
SPACE FOR STREET TREES AND STREET

FURNITURE IS AN IMPORTANT ELEMENT IN A MIXED
USE DEVELOPMENT SUCH AS THE PORTALS. TO
ACHIEVE THIS, THE PROPOSED LEGISLATION
BEFORE YOU PROVIDES THAT THE BUILDING IS TO
BE SET BACK FROM 14TH STREET APPROXIMATELY
20 FEET, TO A LINE THAT IS CONTINUOUS WITH
THE BUILDING FACADE OF THE BUREAU OF



ENGRAVING AND FRINTING ANNEX ACROSS D
STREET DIRECTLY NORTH OF THE PORTAL SITE.
THIS RESULTS IN A CONSISTENT AND UNIFORM
PLACEMENT OF THE BUILDING FACADES ALONG
14TH STREET WHICH GREATLY ENHANCES THE
SENSE OF ENTRANCE AT THIS GATEWAY TO THE
CITY. THIS MORE REGULAR PLACEMENT OF
BUILDINGS ALONG 14TH STREET ESTABLISHES 14TH
STREET AS A SPECIAL STREET. 14TH STREET IS

110 FEET WIDE AND CAN ACCEPT A TALLER
BUILDING WITHOUT ANY SIGNIFICANT ADVERSE
VISUAL IMPACT. WE BELIEVE THAT THE
REQUESTED MODIFICATION IS CONSISTENT WITH
THE SPIRIT OF THE SCHEDULE OF HEIGHTS, SINCE
IT PERMITS A DESIGN WHICH IS MORE COMPATIBLE
WITH THE ADJACENT FEDERAL BUILDINGS.



ADHERENCE TO THE CURRENT SCHEDULE OF
HEIGHTS WOULD RESULT IN A REDUCTION OF
DISPOSITION PROCEEDS BECAUSE OF THE
REDUCTION IN THE AMOUNT OF BUILDING
DEVELOPMENT THAT WOULD BE PLACED ON THE
NORTH PORTAL SITE. A BUILDING UNDER THE
CURRENT SCHEDULE OF HEIGHTS WOULD BE FIVE
STORIES RATHER THAN THE EIGHT STORIES AS
PROPOSED. THIS WOULD AMOUNT TO A
REDUCTION OF ABOUT 280,000 SQUARE FEET,
APPROXIMATELY A 37% REDUCTION IN BUILDABLE
SPACE FOR THE BUILDING ALONG 14TH STREET.
THIS REDUCTION IN SPACE WOULD RESULT IN
FEWER PERMANENT JOBS — ABOUT 1400 — AND A
REDUCTION IN YEARLY REAL ESTATE TAX
REVENUES TO THE CITY OF ABOUT $1,023,000.
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THERE IS HISTORIC PRECEDENCE TO CHANGES IN
THE SCHEDULE OF HEIGHTS IN THIS AREA AS
PREVIOUS AMENDMENTS ALLOWED TALLER
BUILDINGS ALONG 14TH STREET. IN DECEMBER
1911, THE COMMISSIONERS OF THE DISTRICT OF
COLUMBIA ADDED THE FOLLOWING PROVISION TO
THE SCHEDULE OF HEIGHTS WHICH FROVIDES IN
PART THAT:

"ON 14TH STREET, SOUTHWEST, BETWEEN B
(INDEPENDENCE AVENUE) AND D STREETS,
CONFRONTING THE BUREAU OF PRINTING AND
ENGRAVING, NO BUILDING SHALL BE ERECTED
OR ALTERED SO AS TO BE HIGHER THAN A
HORIZONTAL LINE 80 FEET ABOVE THE TOP OF
THE CURB AT THE SOUTHEAST CORNER OF
14TH AND B STREETS, SOUTHWEST..."



THIS PROVISION WAS SUBSEQUENTLY MODIFIED IN
1930 TO CHANGE THE AFFECTED AREA FROM
"BETWEEN B AND D STREET" TO "BETWEEN D AND
WATER STREETS." FOLLOWING THIS CHANGE, THE
DEPARTMENT OF AGRICULTURE SOUTH BUILDING,
BETWEEN INDEPENDENCE AVENUE AND C STREET,
AND THE BUREAU OF ENGRAVING AND PRINTING
ANNEX BUILDING, BETWEEN C AND D STREETS,.
WERE BUILT. BOTH BUILDINGS ARE SET BACK THE
SAME DISTANCE FROM 14TH STREET AND HAVE A
UNIFORM BUILDING LINE ALONG THE STREET. THE
HEIGHT OF THE BUREAU OF ENGRAVING AND
PRINTING ANNEX IS ELEVATION 120.7 FEET WHICH
EXCEEDS THE BUILDING HEIGHT OF ELEVATION
104.92 FEET ALLOWED ON THE NORTH PORTAL SITE
UNDER THE CURRENT SCHEDULE OF HEIGHTS.



MODIFYING THE BUILDING HEIGHT RESTRICTION
ALONG 14TH STREET WOULD HELP CARRY OUT
THIS IMPORTANT PROJECT AND PROVIDE
SIGNIFICANT BENEFITS TO THE DISTRICT AND ITS
RESIDENTS. THE AMENDMENT TO THE SCHEDULE
OF HEIGHTS WOULD ALLOW FOR IMPROVED URBAN
DESIGN OF THE PORTAL SITE DEVELOPMENT AND
ENHANCE THIS GATEWAY ENTRANCE INTO THE
CITY.

THE OVERALL URBAN DESIGN SOLUTION FOR THE
PORTAL SITE THAT INCLUDES THE BUILDING
HEIGHTS PERMITTED BY THE AMENDMENT OF THE
SCHEDULE OF HEIGHTS HAS BEEN REVIEWED AND
FAVORABLY RECEIVED BY THE DEPARTMENT OF
HOUSING AND COMMUNITY DEVELOPMENT’S
ARCHITECTURAL REVIEW PANEL AND THE U.S.
COMMISSION ON FINE ARTS.



IN SUMMARY, THE PROPOSED CHANGE WILL
RESULT IN A DESIGN WHICH IS SYMPATHETIC AND
COMPATIBLE WITH SURROUNDING FEDERAL
BUILDINGS -~ THE INTENT OF THE ORIGINAL
LEGISLATION.

THANK YOU FOR THE OPPORTUNITY TO PRESENT
THIS TESTIMONY. DHCD STAFF AND I WILL BE
PLEASED TO ANSWER ANY QUESTIONS YOU MAY
HAVE.
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Testimony of David Grinnell on Bill 12-170 “Schedule of Height of
Buildings Amendment Act of 19977
October 13, 1997

My name is David Grinnell, and I am testifying for the Committee of 100 on the Federal
City. The Bill before you proposes to amend the Schedule of Height to permit a building at
14 and D Streets SW to rise thirty feet above what the building height act permits.

The first building height act was passed in 1894 and limited the height of buildings, using a
formula linking maximum height to the width of the street and the nature of the street,
whether residential or commercial. The act was subsequently adjusted by Congress, to
permit-such-things-as church spires, and the general formula of the width of the street plus
20 feet was arrived at to regulate the maximum height permitted for buildings. In 1910
Congress directed the Commissioners to devise 2 height schedule for specific sites around
federal buildings and between 1910 and 1912 the Schedule of Heights was adopted by
Congress identifying fifteen sites, among them the site in question; it reads “I4. On
Fourteenth Street SW, between D and Water Streets, confronting the Bureau of Printing and
Engraving, no building shall be erected or altered so as to be higher than a horizontal Ene 80
Jeet above the top of the curb at the southeast corner of Fourteenth and D Streets, SW,
excepting ventilation and elevator shafts, which shall be set back from the front and side lines
of such buildings a distance equal to the height of such shafts above the adjacent roof.” The
purpose of these specific adjustments was aesthetic, because in all cases the allowable
heights permitted is always lower than what the Height Act formula (width of street plus
20 feet) would allow. The schedule addressed sites around the old Patent Office, the White



House, the Treasury Building, the Capitol bulldings, and Union Station, among others,
sites that were to permanently house federal buildings which in many cases happened to be
historic.

This site is surrounded by buildings connected with the U.S. Treasury Department,
including several federal buildings under Treasury for printing and engraving. All of these
buildings in the immediate vicinity of 14* and D are under 80 feet in height. In fact the
annex immediately across Fourteenth Street from the proposed site is only four stories
high, and is under 65 feet. Its neighbor to the north across"14™ Street, is six stories high.
The purpose for the Act at this site is to keep the skyline low, particularly since the site is
on a rise just two blocks above the Jefferson Memorial.

In the Metropolitan Square Case of 1981, the US attorney ruled that the City Council of
the District of Columbia has no right to alter the Height Act whatsoever. To allow the
Council this function would permit the city, at the behest of any developer, to waive the
height act on an ad hoc basis. Which is what the proposal would achieve, a mockery of
Congressional will, for this proposal turns the process upside down, giving the Mayor and
City Council authority to increase the heights around federal buildings extra height, in
direct contradiction to the purpose of the Schedule, which diminishes heights. This
proposal would permitted a huge and needless additional 30 feet in height at the Portals
site, with a setback from the building line of 20 feet from the sidewalk. (None of the federal
buildings are so setback.) Because the developer is able to build this project as a matter or
right, attaining the same building bulk, the Council vote to oppese would deprive him of no
usable interior space .

The Council should also consider the benefits the developer had already received from
government. The Portals site, as an urban renewal site, was awarded to the developer
through the Redevelopment Land Agency of the District. As you are aware, RLA sites are
normally awarded at a considerably a lower purchase price than the market price. So an
financial advantage already exists on this site. The developer can build as matter of right
and still make a good profit. There is no economic réason to permit a break in the Height



Limit Act. If any developer claims the height act, which was devised to protect the low
profile of the capital city, does not suit him aesthetically, the Height looses all authority.

I would like to remind you that the Committee of 100, with other civic groups in the city
has successfully gone to the Hill and reversed City Council votes to break the Height Limit
Law. In the case of the Kingdon Gould property across from the F.B.L. Eleanor Holmes
Norton firmly supported the citizens. This is not a time to exacerbate relations with Capitol

Hill. Please vote to defeat this bill.



Mrs. Dorothy Miller, Commissioner
Advisory Neighborhood Commission 2A-05
2440 Virginiz Avenue, NW
Washington, DC 20037

Re:  Schedule of Heights of Building Amendment Act of 1997, Bill 12-170
Statemem before DC Council, October 14, 2997

Good afternoon, its me again, O’Council members for the fourth time in less than four
weeks, Dorothy Miller, Advisory Neighborhood Commissioner for ANC-2A05 and the site in
question borders my Single Member District. Copy attached of NOTICE DC LAW 9-112,
“Advisory Neighborhood Commissions Boundaries Act of 1992”, description of SMD 2A05
boundaries.

When Congress enacted the Height Act in 1894 after the Cario Hotel was built it was
concerned about the safety of the District’s citizens. Fire equipment could not reach the people
on the upper floors.

As the District began to develop Congress was concemed about the aesthetic appearance
as well as protection around Federal buildings in the Nation’s Capitol. The Schedule of Heights
Act was devised in 1910 by the three DC Commissioners, at the request of and approved by
congress, in an effort to protect and enhance the areas around federal buildings. It consists of 15
specific sites and the Portal site at 14 Street between Water and D Streets, SW, covered in this
legislation, was one of them. (Copy attached of Appendix G, of the Schedule’s list of the 15
sites) The heights permitted for each site were carefully calibrated to each site, and are abways
lower than the normal Building Height Act formula of the with of the street plus 20 feet The
proposal covering the Portal site at 14 Street between Water andD Streets, SW, introduced by
Jack Evans, council member for Ward 2, turns the process upside down, because it gives the
Mayor and the City Council authority to increase the heights around these federal buildings,
under the Treasury Department for printing and engraving, by a whopping 30 Feet!.

The Bill 12-170, before the Council today, introduced by Council Member Jack Evans is
in violation of federal law and raises the question, What are the real concerns of the City Council
for the Nation’s Capitol and its residents? The DC City Council has no authority to amend the
Schedule of Heights for the District of Columbia as it applies to areas adjacent to federal
buildings. The areas surrounding federa! buildings are all lower than 80 feet. In fact the annex
building immediately across 14th Street from the proposed site is only four stories high and is
under 65 feet.

The developer has already received financial benefits when the land, under the
Redevelopment Land Agency (RLA), was considered an urban renewal site and was sold far
below market price. The developer can build as a matter of right and meet the FAR allowed and
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should make more than a reasonable profit. I have leamed from the District of Columbia and the
architect when asked, stated that the developer is able to build the project at the same density
without breaking the height Timit schedule at all. The city was complicit in breaking the height
limit apparently from the very begimning, because the RLA sold the land to the developer at a
considerably reduced price, and reviewed the plans several years ago when it disposed of the land
and ended its authority over the site.

So, why would the City Council want to violate a Federal law at a time when Congress
has a low opinion of how the District conducts its business and thereby antagonize Congress:
further? Why would a successful developer, who could make a profit without the additional 30
feet, want the Council to challenge Congress by violating a Federal statue? Then telling the
Council that because it is not Federal land that there would be no review by The National Capitol
Planning Commission. The Height Act is not about Federal land but what is built in the areas

around the Nation’s federal buildings.
This type of “backroom”™ legislation does not improve the Distrust’s chance of taking

control of its affairs again Bill 12-170, Schedule of Helghts of Building Amendment Act of 1997,
should never have seen the light of day and should be denied.

Attachment (2)



COUNCIL OF THE DISTRICT OF COLUNBZR

NOTILE
D.C. LAW 9142

"Advisary Neighborhood Tommissions Boundaries
Act of 1992%.

Pursuant to Section 412 of the District of Columbia Self-
Government and Governmental Reorganization Act, P, L. 93-198,
"the Act®™, the Council of the District of Columbia adopted Bill
No. 9-335 on first and second readings, February 4, 1992, and
March 3, 1992, respectively. Following the signature of the
Mayor on March 23, 1992, this legislation was assigned Act
No. 9-184, published in the April 3, 1992, edition of the D.C.
Register, (Vol. 39 page 2164) and transmitted to Congress on
March 25, 1992 for a 30-day review, in accordance with Section
602(c) (1) of the Act.

The Council of the District of Columbia hereby gives notice
that the 30-day Congressional Review Period has expired,.and

therefore, cites this enactment as D.C. Law 9-112, effective

ZJOHN'A. ILSO

Chairman of the Couﬁcil

May 21, 1992.

Dates Counted During the 30-day .-Congressional Review Peried:

March 25,26,27,30,31
April 1,2,3,6,7,8,9,10,28,29,30
May 1,4,5,6,7,8,11,12,13,14,15,18,19,20



Enrolled Originad

Description of SMD 2A05 boundaries

All of the following streets in the Northwest quadrant (unless
otherwise designated): Beginning at I-66 and Virginia Avenue, Southeast
on Virginia Avenue to F Street; East on F Street to 22nd Street; South
on 22nd Street to Virginia Avonu., ‘Southeast on Virginia Av-nue to E
Strest; East on E Streat ta 19th Street; North on 19th Street to a line
between Mitchell Hall (a George Washington University residence hall at
514 19th Street, N.W.) and Thurston Hall (a George Washington
University r-:idonco hall at 1500 F Street); West on the line between
Mitchell Hall and Thurston Hall and slong the rear lot lines of other lots
facing F Street to 20th Street; North on 20th Streat to F Street; East
on F Street to 1Tth Street; North on 17th Street to Pennsylvania Avenue;
East on Pennsylvania Avenue to 1S5th Street; Scuth on 15th Street to
Maine Avenue; Southeast on Maine Avenue to the Northwest roadway of
Route 1 South; Southeast on the Narthwest roadway of Route 1 Scuth to
the George Mason Memorial Bridge; Scuthwest on the George Mason
Memorial Bridge to the District of Columbia-Commonweslth of Virginia
boundary line at the Commonwealth of Virginia shore of the Potomac
River; Northwest on the District of Columbis-Commonwealth of Virginia
boundary line at the Commonwealth of Virginia shore of the Potomac River
to the extansion of the Arlington Memorial Bridge; East on the extension
of the Arlington Memorial Bridge to the Ariington Memocrial Bridge: East
on the Arlington Memorial Bridge to the Northeastern shoreline of the
Potomac River; Southeast on the Northeastern shoreline of the Potomac
River to the Wcstom shorellne of the Tlidal Basin:; North on the Western
shore of the Tidal Basin to Independence Avenue; West on Independence
Avenue to 23rd Street; North on 23rd Street to the roadway around the
Lineoln Memorial; Around the roadway around the Lincoln Memorial in a
counterclockwise direction to 23rd Street; North on 23rd Street to the E
Street Expressway; Northwest on the E Strcet Expressway to [-66; North
on [-66 te Virginia Avenue,

13
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13. On the south side of C Streetl SE, between
First and South Capitol Streets SE,, and between
South Capitol Street and Delaware Avenue SW.,
adjacent to the House Office Building and Annex,
no building shall be erected or allered 30 as o be
higher thap a horizonta] line 50 feet abave the
topo!theeurbuthemthmteomerot&ulh
Capitol and C Streets SE.  Ventilation and ele-
vator shafts shall be set back from the front and
side lineg of the building a distance equal to the
height of such shafts above the adjacent roof.

14. On Fourteenth Strect SW., between D and
Water Streets, confronting the Bureau of Printing
and Engraving, no building shall be crected or
altered so as to be higher than a horiozntal line

241

B0 fcct above the top of the curb at the southeast
comner of Fourteenth and D Streets SW., except-
ing ventilation and elevator shafts, whieh shall be
set back from the front and sicde lines of such
huildings a distance equal % the height of such
shafts above the adjacent roof,

15. On the north side of C Street, NE, between
First and Second Streets adjacent lo the Senate
Office Building Annex, no building shall be erected
or sitered so as to be higher than a horizonta]
line 70 feet above the top of the curb at the north-
cast cormner of First and C Streets, NE. Ventila-
tion and elevator shafts shall be set back from
the side lines of the building a distanee equal
to the height of such shafts above the adjacent
roof.

(1-1-¢9)



233

> tro2t95¢ A
S 800 é]

R

S -

1918 Balst Mln Hap

= /1

Y

] 4._T_H—-_.&._..

Men

=
s o

1.

S e

l vARD 63

|2

£ e RN

19)

Kl

A e

il i

ﬁwlegv 2, 5o

|5

—-# .01; 3 3?_0 B

Lt

et 3

: 44
u ;t:'
W

] .-' it oy .ht
1 z e o [ mohengpa Pau ey
= - € s T o S Tt :
v %3] 8E] W 33Y = tue cuo
7 e 5 e t” (e AHY PacHilic
b~ - (ol i . A * UniTto foeD ce
= 3 e £0) K _.‘,55 L Sp_fosd wran . "
v, ""-"'-‘.'" ;.!5 o _:,5- . 34 f = o = ore Bo3 ¢
' s e ey

S




Tablde Slawit,: the Wadilhs of the Slreely dom Lveamns xan Ul Cily ol aaciing Lo

The streets running East and liest, are dasignated by letters of tia alphabet, and by the word North or South, accordin,; as they :

sso situated North or South of the Capitol, which is the dividing point; as, A ctreet north, which is the first strcet north cf the v
Znpitol. .

The streets running Horlh and Houth are desippated numerically, aud by the word East or Viest, according to their positions with
r2gpnect to the Capitol; as Firsl street east and First street west.

caczrs|a [ B f[e|p |elr|alu]al x|o|u| wflolep|alr]s|r|uv [v]w
nerth | 90| 90 | 80| 70 [ 90|200| 90| 50|90 [147.67 | 90|90| 80| 90| 90| 90| 90| 90 g0 90 | 80| 8O 2:";:\}

south | 90| 90 | 80| 90 | 90| 70]100| solso| 80| 90|90| 90| es| 8s| os| 85| 65| 8s| 80 | 80| Lo G S :
stheers| & [1 |2 |3 |u|u]s |6 8 |9 [10] 11|12| 13|us3| 1] 25| 26| 27| 18] 29 ;:;:_‘ 2 |22 z_;‘fvz{’ 25 |26 [27 | 28 ¢
g=st | 80[110 | 90| 90| 8sls.wfroof 85foo| 300 90e0| 90 haz| sof - [100] 90| B0f200 | 0| sofade | 80 aaag. 0 l- |- |- |-
west | 80 90 | 9o|110 | 80{110{ B0f1c0les| 100 | 85|85 [111.12 85 fr10{70 [110[110]160]110 | 90110 L}n 0] 9£l_|‘f°° 50|50 |00 [ 7080

. . « |
Lorth and South Capitol Streets, each 130 feel wide; East Capitol Street 100; llalf Streets, cast ahd-wést, B0; Thirteculh and a
.10 Strect, 70; Water Street, between Scuth Capitol and Vi Strcets, 60 fect wiide, elsewhere, 00 fcet; .Joundary Street, 00 rcel wide.
Tle strects on the East and Vest sides of Lalayette Square are 90 feet wide; frum F Streel HNorth to the Canal, the width oi OLh St.
wost is 05'8", The width of D Streel nortlwe:st of 17th Street west, is B0 fceb, clseathero, 70 feol.

VINTHS of the AVENUES

»

AVENUES [ AN~ COUIEES AVENUES wlDTIS | COLRSES AVENUES WIDTHS| 'COURSES

Lelawere- = = = =~ ~[160 Ft | M15-LL-O00OE | Penusylvania, Vhite llo. New llampshire- -  =|120 FL{- N36-09-1LF

vew Jersey = - - -  -|160 % H15-1,4-00%: | to NMock Creck- = -|130 Ft | 566-00-00E | Massachusetts, Vest

taryland, East of Capitnl|160 ® H62-25-00E | Penmsylvania, Capitol . of ll.J. Ave.- = =]160 " | 566-03-00L

Varvland, Vest of Capital[1GO v H70-22-09E | to E'rn lranch- - ~-|160 » | 562-27-00E | Mas:caciusetts, East

Ikerth Carolina- = ~|160 » N62-30-00E | Kentucky- - - - =]120" | S33-00-00E of II.J. Ave .~ = 160 v | 562-26-08E -
Scuth Carolina- =~ -|160 » M71-13-SLE | Tennessee- -~ - = =[120" | N32-25-00E | Ohio- =~ - - 160 % | $£'0-13-00E

160 " | 570-21-36.
160 » | 570-23-30L
85 v | $70-33-30&
85 » | n70-22-09:

Georpia (Potomac)- - -|160 1162-30-00E | Hew York,Bact of ¥ill. lio.~{130 " | N66-C9-00E | Louisiana- - -
Virginia, Mall to E'rn Ir 160 {i?D-—]ﬁ-—OSE New York,\'c.t of Vh. lo.- 160 v N70-27-00E | Indiana- = -
Virginia, R.C. to Pot. Il.|120 ¥ £56-20-00E | Vermont- - - - -[130 » | n2l-31-30E | Missouri- = =
Pernslyvania, Vhite Jo. . Connucticul- -~ 130 » | N2l,-31-30V | Maine- - - =
to U.E. Cap.- - -[160 n £70-33-30E | Rhode Island- = = -|130 » H66--00-00E

L B S S O

The distance on an East and Weut line from Lhe Uest zide of Square llo. 1 to the Vest side of 2lith Street Bast,=2L,140.0 feet, or
L.572 iailes. The distancc on &, North and South line fror Lhe Soulh side W Street South, along 1lth Stroet West to the Nortl =zide of
Bl cary Street is 19,954.0 feet, or 3.779 miles.

Ru.er to Record Map 42806, Copy by W.B.G, May 17, 1960. Cowpared Ly E.G.M. aud P.ILE.
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¢dc05/b12-170 DRA FT

Committee Print - DRAFT 10/15/98
Committee of the Whole
October 20, 1998

ABILL
12-170

IN THE COUNCIL OF THE DISTRICT OF COLUMBIA

To amend paragraph 14 of the Schedule of Heights of Buildings Adjacent to Public Buildings to
provide more uniformity in the heights and setbacks of buildings to be developed on a site
bounded by 14th Street, S.W., D Street, S.W., 12th Street, S.W., and Maine Avenue,
'S.W., in Ward 2, within the overall parameters of the 1910 Height Act and the Zoning
Regulations.

BE IT ENACTED BY THE COUNCIL OF THE DISTRICT OF COLUMBIA, That this
act may be cited as the "Schedule of Heights of Buildings Amendment Act of 1998".

Sec. 2. Paragraph 14 of the Schedule of Heights of Buildings Adjacent to Public
Buildings, as adopted by the Commissioners of the District of Columbia, in conformity with the
Act of Congress of June 1, 1910, and the amendments of December 30, 1910, and May 20, 1912
("1910 Height Act"), and as issued by the Zoning Commission for the District of Columbia in
Appendix G of the District of Columbia Zoning Regulations, effective May 12, 1958, is amended

by adding the following sentence at the end of the paragraph:
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"This restriction shall not apply to any structure that is set back from the 14th Street
property line to a line that is continuous with the facade of the adjacent Bureau of Engraving and
Printing annex building that is located along 14th Street, S.W., between C and D Streets, S.W.
The height of a structure described in the preceding sentence shall be established in accordance
with the requirements of the 1910 Height Act and the Zoning Regulations (10 DCMR)."

Sec. 3. The Council adopts the fiscal impact statement in the committee report on Bill
12-170 as the fiscal impact statement required by section 602(c)(3) of the District of Columbia
Home Rule Act, approved December 24, 1973 (87 Stat.813; D.C. Code § 1-233(c)(3)).

Sec. 4. This act shall take effect following approval by the Mayor (or in the event of veto
by the Mayor, action by the Council to override the veto), approval by the Financial
Responsibility and Management Assistance Authority as provided in section 203(a) of the
District of Columbia Financial Respeonsibility and Management Assistance Act of 1995,
approved April 17, 1995 (109 Stat. 116; D.C. Code § 47-392.3(a)), a 30-day period of
Congressional review as provided in section 602(c)(1) of the District of Columbia Home Rule
Act, approved December 24, 1973 (87 Stat. 813; D.C. Code §1-233(c)(1)), and publication in the

District of Columbia Register.
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ABILL 10

12-170 11

IN THE COUNCIL OF THE DISTRICT OF COLUMBIA 12

13

To amend paragraph 14 of the Schedule of Heights of Buildings Adjacent to Public Buildirgs to 14
provide more uniformity in the heights and setbacks of buildings to be developed cn asite 15

bounded by 14th Street, S.W., D Street, S.W., 12th Street, S.W., and Maine Avenue, 16
S.W., in Ward 2, within the overall parameters of the 1910 Height Act and the Zoning 17
Regulations. 18

BE IT ENACTED BY THE COUNCIL OF THE DISTRICT OF COLUMBIA, That this 19
act may be cited as the "Schedule of Heights of Buildings Amendment Act of 1998". 20

Sec. 2. Paragraph 14 of the Schedule of Heights of Buildings Adjacent to Public 21
Buildings, as adopted by the Commissioners of the District of Columbia, in conformity with the 22
Act of Congress of June 1, 1910, and the amendments of December 30, 1910, and May 20, 1912 23
("1910 Height Act™), and as issued by the Zoning Commission for the District of Columbia in 24
Appendix G of the District of Columbia Zoning Regulations, effective May 12, 1958, is amended 25

by adding the following sentence at the end of the paragraph: 26



"This restriction shall not apply to any structure that is set back from the 14th Street
property line to a line that is continuous with the facade of the adjacent Bureau of Engraving and
Printing annex building that is located along 14th Street, S.W., between C and D Streets, S.W.
The height of a structure described in the preceding sentence shall be established in accordance
with the requirements of the 1910 Height Act and the Zoning Regulations (11 DCMR).".

Sec. 3. The Council adopts the fiscal impact statement in the committee report on Bill
12-170 as the fiscal impact statement required by section 602(c)(3) of the District of Columbia
Home Rule Act, approved December 24, 1973 (87 Stat.813; D.C. Code § 1-233(c)(3)).

Sec. 4. This act shall take effect following approval by the Mayor (or in the event of veto
by the Mayor, action by the Council to override the veto), approval by the Financial
Responsibility and Management Assistance Authority as provided in section 203(a) of the
District of Columbia Financial Responsibility and Management Assistance Act of 1995,
approved April 17, 1995 (109 Stat. 116; D.C. Code § 47-392.3(a)), a 30-day period of
Congressional review as provided in section 602(c)(1) of the District of Columbia Home Rule
Act, approved December 24, 1973 (87 Stat. 813; D.C. Code §1-233(c)(1)), and publication in the

District of Columbia Register.
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TESTIMONY OF DURYEA C. SMITH
ON BEHALF OF THE
DEPARTMENT OF HOUSING
AND COMMUNITY DEVELOPMENT
AT THE PUBLIC HEARING
ON BILL 12-170
"SCHEDULE OF HEIGHTS OF BUILDING
AMENDMENT ACT OF 1997
— BEFORE THE
COMMITTEE OF THE WHOLE
COUNCIL OF THE DISTRICT OF COLUMBIA
TUESDAY, OCTOBER 14, 1997
COUNCIL CHAMBER, ONE JUDICIARY SQUARE
12:00 NOON

EXHIBIT F



GOOD AFTERNOON, CHAIRMAN CROFP AND
MEMBERS OF THE COMMITTEE, I AM DURYEA C.
SMITH, ACTING ADMINISTRATOR, ADMINISTRATION
OF NEIGHBORHOOD PRESERVATION AND
COMMERCIAL DEVELOPMENT IN THE DEPARTMENT
OF HOUSING AND COMMUNITY DEVELOPMENT
(DHCD). I AM HERE TODAY TO RECOMMEND
COUNCIL APPROVAL OF THE "SCHEDULE OF
HEIGHTS OF BUILDING AMENDMENT ACT OF 1997",
(BILL 12-170) IN CONNECTION WITH THE
DEVELOPMENT OF THE PORTAL SITE IN THE
SOUTHWEST URBAN RENEWAL AREA.

THE PORTAL SITE, AT THE END OF THE 14TH
STREET BRIDGE AS YOU ENTER THE CITY, IS
BOUNDED ON THE NORTH BY D STREET, ON THE
SOUTH BY MAINE AVENUE, ON THE EAST BY 12TH
STREET AND ON THE WEST BY 14TH STREET. S.W..
IN WARD TWO. THE SITE WAS DIAGONALLY
DIVIDED INTO TWO PARCELS BY THE CONRAIL



RAILROAD TRACKS RUNNING IN THE BED OF THE
OLD MARYLAND AVENUE. TO MITIGATE THE
IMPACT OF THE INDUSTRIAL NATURE OF THE
RAILROAD AND UNITE THE SITE, THE DEVELOPER
PUT THE RAILROAD IN A TUNNEL RUNNING
THROUGH THE SITE OVER WHICH A NEW
MARYLAND AVENUE HAS BEEN CONSTRUCTED.
THE NEW MARYLAND AVENUE, AN ORIGINAL
L’ENFANT DIAGONAL STREET RECONSTRUCTED AT
ITS ORIGINAL 160 FOOT WIDTH, WAS
CONSTRUCTED AND WILL BE MAINTAINED BY THE
DEVELOPER, BUT REMAINS IN PUBLIC OWNERSHIP.
THE BUILDINGS ON THE NORTH AND SOUTH
PORTAL SITE HAVE BEEN DESIGNED TC PROVIDE
BALANCED DEVELOPMENT ALONG MARYLAND
AVENUE, FRAMING VIEWS TO THE CAPITOL AND
THE TIDAL BASIN AND TO ENSURE UNIFIED HEIGHT
ALONG THIS GRAND NEW AVENUE.



AS CURRENTLY PLANNED, THE PORTAL SITE WILL
BE DEVELOPED AS A MIXED USE |
OFFICE/RETAIL/HOTEL PROJECT WITH ABOUT
1,800,000 SQUARE FEET OF OFFICE SPACE, 108,000
SQUARE FEET OF RETAIL SPACE, AN
APPROXIMATELY 500 ROOM LUXURY HOTEL, A
TOTAL OF 48,000 SQUARE FEET FOR A PERFORMING
ARTS THEATER AND COMMUNITY USE SPACE, AND
3,500 PARKING SPACES. THUS FAR, AN
APPROXIMATELY 440,000 SQUARE FOOT OFFICE
BUILDING HAS BEEN COMPLETED AND A 600,000
SQUARE FOOT OFFICE BUILDING THAT WILL SERVE
AS THE HEADQUARTERS OF THE FEDERAL
COMMUNICATIONS COMMISSION IS NEARING
COMPLETION AND WILL BEGIN OCCUPANCY EARLY
NEXT YEAR. CONSTRUCTION OF THE HOTEL IS
EXPECTEB-TO COMMENCE IN 1998.



THE SCHEDULE OF HEIGHTS WAS ADOPTED BY THE
COMMISSIONERS OF THE DISTRICT OF COLUMBIA
PURSUANT TO AN ACT OF CONGRESS (JUNE 1,

1910). THE COUNCIL OF THE DISTRICT OF
COLUMBIA HAS THE SOLE AUTHORITY TO AMEND
THE SCHEDULE OF HEIGHTS UNDER SECTION
5405(F) OF THE D.C. CODE.

PARAGRAFH 14 IN APPENDIX G (SCHEDULE OF
HEIGHTS) OF THE DISTRICT OF COLUMBIA ZONING
REGULATIONS PROVIDES THAT:

"14. ON FOURTEENTH STREET, S.W., BETWEEN
D AND WATER STREETS, CONFRONTING THE
BUREAU OF ENGRAVING AND PRINTING, NO
BUILDING SHALL BE ERECTED OR ALTERED SO
AS TO BE HIGHER THAN A HORIZONTAL LINE 80



FEET ABOVE THE TOP OF THE CURB AT THE
SOUTHEAST CORNER OF FOURTEENTH AND D
STREETS, S.W., EXCEPTING VENTILATION AND
ELEVATOR SHAFTS WHICH SHALL BE SET BACK
FROM THE FRONT AND SIDE LINES OF SUCH
BUILDINGS A DISTANCE EQUAL TO THE HEIGHT
OF SUCH SHAFTS ABOVE THE ADJACENT ROOF."

AT THE PRESENT TIME, THE SCHEDULE OF
HEIGHTS (PARAGRAPH 14, APPENDIX G) LIMITS ANY
BUILDING LOCATED ALONG 14TH STREET ON THE
STREETS, S.W. TO A HEIGHT OF 80 FEET ABOVE
THE CURB MEASURED AT THE SOUTHEAST CORNER
OF 14TH AND D STREETS, S.W. THE ELEVATION AT
THE TOP OF THE CURSB IS 24.92 FEET WHICH
WOULD ALLOW THE HEIGHT OF A BUILDING,
EXCLUSIVE OF PENTHOUSES, TO BE AT ELEVATION
104.92 FEET.



IN ORDER TO DEVELOP A UNIFIED HEIGHT
THROUGHOUT THE PROJECT, BUILDINGS ON THE
NORTH PORTAL SITE, AS WITH THE OTHER PORTAL
SITE BUILDINGS, WOULD BE MEASURED FROM THE
NEW MARYLAND AVENUE AT ELEVATION 46 FEET.
ELEVATION 46 FEET MAINTAINS THE VISTA
BETWEEN THE CAPITOL AND THE JEFFERSON
MEMORIAL AND MEETS THE CLEARANCE
REQUIREMENTS OF THE RAILROAD AND THE
SERVICE REQUIREMENTS OF THE GSA COAL
SHAKER. UNDER THIS DESIGN, THE PORTION OF
THE BUILDING WHICH ABUTS THE 14TH AND D
STREETS CORNER WOULD BE 111.08 FEET ABOVE
THE CURB (ELEVATION 136 FEET).



CURRENTLY, THE SCHEDULE OF HEIGHTS DOES NOT
ALLOW FOR A COMPREHENSIVE DEVELOPMENT
WITH UNIFORM BUILDING HEIGHTS THROUGHOUT
THE PORTAL SITE. DEVELOPMENT UNDER THE
CURRENT SCHEDULE OF HEIGHTS WOULD BE AN
AWKWARD AND UNBALANCED BUILDING SCHEME
WITH THREE OF THE BUILDINGS ALONG NEW
MARYLAND AVENUE WITH A UNIFORM HEIGHT OF 90
FEET AND THE FOURTH BUILDING AT A HEIGHT OF
LESS THAN 60 FEET (58.92 AS MEASURED FROM
MARYLAND AVENUE).

THE AMENDMENT TO THE SCHEDULE OF HEIGHTS
IMPROVES THE RELATIONSHIP OF THE NORTH
PORTAL SITE BUILDING ALONG 14TH STREET WITH
SURROUNDING BUILDINGS AND FURTHER ENHANCES



THIS IMPORTANT ENTRANCE INTO THE CITY. THE
ROCHAMBEAU MEMORIAL BRIDGE CONNECTS TO
14TH STREET NEAR THE D STREET INTERSECTION.
THE CURRENT 14TH STREET BUILDING LINE IS LESS
THAN 10 FEET FROM THE CURB ALONG 14TH
STREET. PLACING A BUILDING DIRECTLY ON THE
14TH STREET PROPERTY LINE WOULD NEGATIVELY
IMPACT THIS NARROW SIDEWALK AREA. A
GENEROUS SIDEWALK AREA TO PROVIDE FOR
ADEQUATE PEDESTRIAN MOVEMENT WITH ENOUGH
SPACE FOR STREET TREES AND STREET

FURNITURE IS AN IMPORTANT ELEMENT IN A MIXED
USE DEVELOPMENT SUCH AS THE PORTALS. TO
ACHIEVE THIS, THE PROPOSED LEGISLATION
BEFORE YOU PROVIDES THAT THE BUILDING IS TO
BE SET BACK FROM 14TH STREET APPROXIMATELY
20 FEET, TO A LINE THAT IS CONTINUOUS WITH
THE BUILDING FACADE OF THE BUREAU OF



ENGRAVING AND FRINTING ANNEX ACROSS D
STREET DIRECTLY NORTH OF THE PORTAL SITE.
THIS RESULTS IN A CONSISTENT AND UNIFORM
PLACEMENT OF THE BUILDING FACADES ALONG
14TH STREET WHICH GREATLY ENHANCES THE
SENSE OF ENTRANCE AT THIS GATEWAY TO THE
CITY. THIS MORE REGULAR PLACEMENT OF
BUILDINGS ALONG 14TH STREET ESTABLISHES 14TH
STREET AS A SPECIAL STREET. 14TH STREET IS

110 FEET WIDE AND CAN ACCEPT A TALLER
BUILDING WITHOUT ANY SIGNIFICANT ADVERSE
VISUAL IMPACT. WE BELIEVE THAT THE
REQUESTED MODIFICATION IS CONSISTENT WITH
THE SPIRIT OF THE SCHEDULE OF HEIGHTS, SINCE
IT PERMITS A DESIGN WHICH IS MORE COMPATIBLE
WITH THE ADJACENT FEDERAL BUILDINGS.
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ADHERENCE TO THE CURRENT SCHEDULE OF
HEIGHTS WOULD RESULT IN A REDUCTION OF
DISPOSITION PROCEEDS BECAUSE OF THE
REDUCTION IN THE AMOUNT OF BUILDING
DEVELOPMENT THAT WOULD BE PLACED ON THE
NORTH PORTAL SITE. A BUILDING UNDER THE
CURRENT SCHEDULE OF HEIGHTS WOULD BE FIVE
STORIES RATHER THAN THE EIGHT STORIES AS
PROPOSED. THIS WOULD AMOUNT TO A
REDUCTION OF ABOUT 280,000 SQUARE FEET,
APPROXIMATELY A 37% REDUCTION IN BUILDABLE
SPACE FOR THE BUILDING ALONG 14TH STREET.
THIS REDUCTION IN SPACE WOULD RESULT IN
FEWER PERMANENT JOBS — ABOUT 1400 — AND A
REDUCTION IN YEARLY REAL ESTATE TAX
REVENUES TO THE CITY OF ABOUT $1,023,000.
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THERE IS HISTORIC PRECEDENCE TO CHANGES IN
THE SCHEDULE OF HEIGHTS IN THIS AREA AS
PREVIOUS AMENDMENTS ALLOWED TALLER
BUILDINGS ALONG 14TH STREET. IN DECEMBER
1911, THE COMMISSIONERS OF THE DISTRICT OF
COLUMBIA ADDED THE FOLLOWING PROVISION TO
THE SCHEDULE OF HEIGHTS WHICH PROVIDES IN
PART THAT:

"ON 14TH STREET, SOUTHWEST, BETWEEN B
(INDEPENDENCE AVENUE) AND D STREETS,
CONFRONTING THE BUREAU OF PRINTING AND
ENGRAVING, NO BUILDING SHALL BE ERECTED
OR ALTERED SO AS TO BE HIGHER THAN A
HORIZONTAL LINE 80 FEET ABOVE THE TOP OF
THE CURB AT THE SOUTHEAST CORNER OF
14TH AND B STREETS, SOUTHWEST..."



THIS PROVISION WAS SUBSEQUENTLY MODIFIED IN
1930 TO CHANGE THE AFFECTED AREA FROM
"BETWEEN B AND D STREET" TO "BETWEEN D AND
WATER STREETS." FOLLOWING THIS CHANGE, THE
DEPARTMENT OF AGRICULTURE SOUTH BUILDING,
BETWEEN INDEPENDENCE AVENUE AND C STREET,
AND THE BUREAU OF ENGRAVING AND PRINTING
ANNEX BUILDING, BETWEEN C AND D STREETS,
WERE BUILT. BOTH BUILDINGS ARE SET BACK THE
SAME DISTANCE FROM 14TH STREET AND HAVE A
UNIFORM BUILDING LINE ALONG THE STREET. THE
HEIGHT OF THE BUREAU OF ENGRAVING AND
PRINTING ANNEX IS ELEVATION 120.7 FEET WHICH
EXCEEDS THE BUILDING HEIGHT OF ELEVATION
104.92 FEET ALLOWED ON THE NORTH PORTAL SITE
UNDER THE CURRENT SCHEDULE OF HEIGHTS.



MODIFYING THE BUILDING HEIGHT RESTRICTION
ALONG 14TH STREET WOULD HELP CARRY OUT
THIS IMPORTANT PROJECT AND PROVIDE
SIGNIFICANT BENEFITS TO THE DISTRICT AND ITS
RESIDENTS. THE AMENDMENT TO THE SCHEDULE
OF HEIGHTS WOULD ALLOW FOR IMPROVED URBAN
DESIGN OF THE PORTAL SITE DEVELOPMENT AND
ENHANCE THIS GATEWAY ENTRANCE INTO THE
CITY.

THE OVERALL URBAN DESIGN SOLUTION FOR THE
PORTAL SITE THAT INCLUDES THE BUILDING
HEIGHTS PERMITTED BY THE AMENDMENT OF THE
SCHEDULE OF HEIGHTS HAS BEEN REVIEWED AND
FAVORABLY RECEIVED BY THE DEPARTMENT OF
HOUSING AND COMMUNITY DEVELOPMENT’S
ARCHITECTURAL REVIEW PANEL AND THE U.S.
COMMISSION ON FINE ARTS.



IN SUMMARY, THE PROPOS'ED CHANGE WILL
RESULT IN A DESIGN WHICH IS SYMPATHETIC AND
COMPATIBLE WITH SURROUNDING FEDERAL
BUILDINGS — THE INTENT OF THE ORIGINAL
LEGISLATION.

THANK YOU FOR THE OPPORTUNITY TO PRESENT
THIS TESTIMONY. DHCD STAFF AND I WILL BE
PLEASED TO ANSWER ANY QUESTIONS YOU MAY
HAVE.
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6:37 p.m.

MS. 'MITTEN: Good evening, ladies and
gentlemen. This is a publi¢ hearing of the Zoning
Commission of the District of Columbia for Monday,
March 17", 2003. |

My name is Carol Mitten, and joining me
this evening our Vice-Chairman Anthony Hood, and
Commissioners Peter May, John Parsons and James
Hannaham.

We have two cases this evening, and the
rules of procedure are the same for each, so I won't
repeat that part of the opening statement. The first
case, this evening, is Zoning Commission Case No._ 02-
35.

This is a request, by the Office of
Planning, for a Text Amendment to Title XI of the
District of Columbia Municipal Regulations, to change
the definition of ‘"building height" and to add a
definition for "natural grade" in XI DCMR Section
199.1.

Notices of both of today's hearings were
published in the DC Register on January 23™, 2003, and
in the Washington Times on January 29%, 2003. This

hearing will be conducted in accordance with the
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to opposition. Mr. Grigg, Mr. Collins, Ms. Hubbard?
Mr. Grigg, why don't you go first?

Oh, Mr. Collins is going to speak, okay.

MR. COLLINS: Good evening, Madame
Chairperson and members of the Commission. My name is
Chris Collins, with Holland and Knight, and seated to
my right 1is Steven Grigg, who's president of the
Republic Properties Corporation.

We're here -- we're opposed -- Republic
Properties Corppration is opposed to the original
proposed language, as published in the DC Register for
this case.

However, we are here to support the
revised language in the OP report, that would portal
site from the coverage of this proposal. What I've
just submitted to the Commission is a memo, that I've
prepared for the Office 6f Planning, which they've
alreédy seen, which was sgbmitted to them prior to the
revisions that they put ih their report, giving a
background history about the development of the portal
site.

The portal site is between 12® and 14" and
is Dbisected by Maryland Avenue SW. The portal's
project has been ongoing since 1986. Maryland Avenue

was actually constructed as part of the portal's
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project, to provide access to the buildings in that
development.

There have been a series of approvals,
over time, for development of that site, all using
Maryland Avenue as the point of measurement. There are
two office buildings that have been constructed.

The Mandarin Oriental Hotel is under
construction, presently, all using Maryland Avenue as
a point of measurement. The Fine Arts Commission has
looked at the project, both the existing buildings and
the buildings under construction, ahd those proposed
for the north side of Maryland Avenue, all using
Maryland Avenue as the point of measurement.

The RLA has approved, obviously, the
buildings on the south side of Maryland Avenue. The
RLARC will have jurisdiction over design on the north
side. The council has also, as part of ah amendment to
the schedule of heights back in the 1late 90's,
recognized -- and vyou'll see in the documents we
submitted, that the portal's project is to be
developed using Maryland Avenue as the point of
measurement.

The thrust of the Office of Planning's
amendment was really to take out issues where you have

a raised roadway that connects from maybe one side to
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the other side, 1like ih the H Street issue, and to
exempt those which just provide an access to the site.

And I had several discussions with Mr.
McGettigan about that and the language about a viaduct
or a bridge was specifically chosen so that it would
recognize that the portal's project was not intended
to be swept into tlii§ amendment.

And I think that the language on the
bottom of page two of the report, which summarizes the
récognition that thé portal site was not intended to
be part of this.

And we just wanted to give you, for the
record, the background information, in case you had
any questions about that. One last point that Mr.
Mcgettigan wrote, he said other wording, referring to
his amendment, other wording may be contemplated to
exempt this complekx development, but OP felt that the
change to the use of bridge or viaduct would provide a
simpler, cleaner solution that meets the intent of the
amendment.

It certainly is the cleanest and simplest.
If you want to consider other types of things, other
ways to exempt the portal site, c¢ertainly the 1910
Height Act makes exemptions by lot and square and

address.
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That's one way. Cerﬁainly the DD
regulations have exemptions by square and lot, so
that's a thought. But, to keep it as simple as
possible, I think that the proposal that was developed
by OP in their report, that there's the recommended
action that they put as 2Applicant in this case, is
that which we would support.

MS. MITTEN: Thank you, Mr. Collins.

MR. COLLINS: Thank you. And we're here to
answer any questions you may have.

MS. MITTEN: Okay, we'll here £from Mrs.
Hubbard and then we'll ask questions. Mrs. Hubbard,
can you turn on that mic for me please?

MS. HUBBARD: As you know, I don't
represent an organization tonight. But I have, for
many, many yvears, testified before this Commission and
the VZA and taken an interest in everything to do with
height of buildings in the District.

I've testified in many, many zoéning cases.
Now, I too agree with some of the earlier witnesses,
from the ANC's and the Commission, that you need to
take an overall look at the entire height program, and
this particular thing, which is designed to solve a
particular problem for a case that we should never

have.
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ZONING COMMISSION FOR THE DISTRICT OF COLUMBIA
NOTICE OF FINAL RULEMAKING
and
ORDER NO. 02-35
Z.C. Case No. 02-35
(Text Amendment — 11 DCMR)
(Definitions of Building Height and Natural Grade)
QOctober 20, 2003

The Zoning Commission for the District of Columbia (the “Commission”), pursuant to its
authority under § 1 of the Zoning Act of 1938, approved June 20, 1938 (52 Stat. 797, as
amended; D.C. Official Code § 6-641.01), having held a public hearing as required by § 3 of the
Act (D.C. Official Code § 6-641.03), and having referred the proposed amendments to the
National Capital Planning Commission for a 30-day period of review pursuant to 11 DCMR §§
3025.3 and 3028.1, hereby gives notice of the adoption of the following amendment to § 199
(Definitions) of the Zoning Regulations, Title 11 DCMR, to clarify the measuring point for
building height for buildings fronting a bridge or viaduct. The Commission took final action to
adopt the amendments at a public meeting held on October 20, 2003. '

This final rulemaking is effective upon publication in the D.C. Register.

The Commission initiated this rulemaking in response to recommendations of the D.C. Office of
Planning (“OP”). OP’s recommendation was to clarify and reaffirm that the intent of the Zoning
Regulations was to measure the height of buildings from the ground, and not from an artificially
created measuring point, in determining their allowable height.

OP’s recommendation was offered in light of an issue raised in the Station Place Planned Unit
Development (“PUD”), Zoning Commission Case No. 01-09. The applicant in that case
proposed that, when calculating the allowable building height for its project, the measuring point
should be the adjacent H Street, N.E., overpass. It based this conclusion on the first paragraph of
the current definition for “Building, height of’. That paragraph defines height of building, in
relevant part, as: “the vertical distance measured from the level of the curb opposite the middle
of the front of the building to the highest point of the roof or parapet.”

Description of Text Amendment

In its report dated August 8, 2003, OP proposed that the term “curb” be clarified by adding the
following sentences to the above-referenced paragraph: “The term curb shall refer to a curb at

441 4" St., N.W., Suite 210-S, Washington, D.C. 20001
Telephone: (202) 727-6311 E-Mail Address: zoning_info@dcoz.dc.gov Web Site; www.dcoz.dc.gov
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grade. In the case of property fronting on a street that is elevated above grade, the height of the
building shall be measured from the natural grade at the middle of the front of the building to the
highest point of the roof or parapét.” This language was published in the Notice of Hearing for
this case. Howéver, in a memorandum dated March 7, 2003, OP recornmended substituting the
language “on a bridge or viaduct” for the language “on a street that it elevated above grade,”
order to provide further clarity. This change was adopted’ by the Commission in the Notice of
Proposed Rulemaking and remains in this final notice.

In its August report, OP also stated that if the Commission determined that the term “natural
grade”, as used above, needed clarifying, it suggésted defining “natural grade” as “the
undisturbed level formed without human intervention or, where the undisturbed ground level
cannot be determined because of an existing building or structure, the undisturbed existing
grade.” This language was included in the hearing notice and proposed rulemaking and has not
been changed in this notice.

As recognized by OP in its report dated August 8, 2003, building heights are regulated by zoning
controls for many reasons, including fife safety and urban design considerations. In the Lewis
Report (4 New Zoning Plan for the District of Columbia, Harold M. Lewis, November 9, 1956,
the basis for the current Zoning Regulations), building height limitations were introduced into
the Zoning Regulations to further the Federal Interest in the control of bulldmg height, provide
compatibility with residential development, provide adequate light and air, and to reduce traffic
congestion through control of bulk and density.

Prior to this rulemaking, inconsistent interpretations of the building height measuring point have
created -matter-of-right developments that do not fit in the character of their zoning district.
Therefore, OP concluded, the measurement. of building height from a point that is artificially
raised is neither an equitable interpretation nor one that protects the physical character of the
District.

Relationship to the Comprehensive Plan

The proposed text amendment is not inconsistent with the objectives of the Comprehensive Plan.
Specifically, § 1703.1(u) of 10 DCMR recommends that buildings not be measured from the H
Street Overpass. Other relevant objectives can be found in the Urban Design Element of the
‘District Elements of the Comprehensive Plan. Subsection 707.2 recommends, among other
policies, that the District maintain and enhance the horizontal character of bulldmgs within the
District to protect the skyline. Also, § 708 states that its objective is, “to encourage
developments which respond to the horizontal skyline of the District so as to maintain its
low-scale image and contribute to the enhancement of the District’s character.” The amendment
is also consistent with § 804.1(k) of the Historic Preservation Element of the Comprehensive
Plan, which seeks to protect and enhance the horizontal skyline to preserve the character of the
District. Allowing construction next to bridges and viaducts to exceed the height of other

! The word “on,” however, was not included, as the Commission felt it was not necessary.
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construction nearby would create anomalies in the skyline and would therefore be inconsistent
with these policies.

Public Hearing

A Notice of Public Hearing containing the proposed amendment and setting a hearing date for
March 17, 2003, was published in the D.C. Register on January 24, 2003, at 50 DCR 748. The
Commission held a public hearing on the date advertised.

Representatives from ANC 3D, ANC 6C, The Committee of 100, the Wesley Heights Historical
Society, and the Forest Hills Citizens Association testified in support of the amendment.

Whayne Quin, Esquire, of the law firm of Holland and Knight, representing the Akridge
Companies, testified in support of the amendment, but suggested that the definition be reworded
to measure from the greater of heights rather than the lesser of heights. Additionally, he
suggested that the definition of “natural grade” be modified to add “where the undisturbed
ground level can be ascertained, or the undisturbed existing grade” instead of “where the
undisturbed ground level cannot be determined because of an existing building or structure, the
undisturbed existing grade.”

Chris Collins, Esquire, also of the law firm of Holland and Knight, representing Republic
Properties, testified in opposition of the originally advertised text, but in support of the change
from “street elevated above grade” to “bridge or viaduct.”

Harriet B. Hubbard, citizen, testified in opposition, because she felt the entire definition should
be looked at comprehensively.

Proposed Rulemaking

The Commission took proposed action pursuant to 11 DCMR § 3027.2 at its regularly-scheduled
monthly meeting on April 14, 2003, to approve the proposed amendments. A Notice of
Proposed Rulemaking was published in the D.C. Register on July 4, 2003, at 50 DCR 5336, for a
30-day notice and comment period.

The Commission received numerous comments regarding this rulemaking, most of which
expressed support for the proposal. Many comments were also directed at issues involving
building height that were not relevant to this rulemaking, but may be revisited by the
Commission in the near future.

The proposed rulemaking was referred to the National Capital Planning Commission (NCPC)
under the terms of § 492 of the District of Columbia Charter. NCPC, by report dated August 6,
2003, found that the proposed text amendment will neither adversely affect the federal interests
nor be inconsistent with the Federal Elements of the Comprehensive Plan for the National
Capital.
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Also, the Office of the Corporation Counsel has determined that this rulemaking meets its
standards of legal sufficiency.

Final Rulemaking

Based on the above, the Commission finds that the proposed amendments to the Zoning
Regulations are in the best interests of the District of Columbia, consistent with the purpose of
the Zoning Regulations and Zoning Act, and not inconsistent with the Comprehensive Plan for
the National Capital.

The Commission therefore took final action to  adopt the rulemziking at its regularly scheduled.
public meeting on October 20, 2003. No substantive changes have been made to the text of the
proposed rulemaking.

In consideration of the reasons set forth herein, the Zoning Commission hereby APPROVES the
following amendments to Chapter 1 of the Zoning Regulations, Title 11 DCMR.

Title 11, Zoning Regulations, § 199, DEFINITIONS, § 199.1 is amended as follows:

1) The definition “Building, height of” is amended by inserting the following text
after the first sentence:

The term curb shall refer to a curb at grade. In the case of a property
fronting a bridge or a viaduct, the height of the building shall be measured
from the lower of the natural grade or the finished grade at the middle of
the front of the building to the highest point of the roof or parapet.

2) A new definition, “natural grade,” is added to read as follows:

Natural grade — the undisturbed level formed without human intervention
or, where the undisturbed ground lével cannot be determined because of
an existing building or structure, the undisturbed existing grade.

Vote of the Zoning Commiission taken at its public meeting on April 14, 2003, to APPROVE the
proposed rulemaking: 4-0-1 (Carol J. Mitten, John G. Parsons, Anthony J. Hood, and James H.
Hannaham, to approve, Peter G. May abstaining by absentee ballot).

This Final Rulemaking and Order were ADOPTED by the Zoning Commission at its public
meeting on October 20, 2003, by a vote of 4-0-1 (Anthony J. Hood, Carol J. Mitten, and Peter G.
May to adopt; John G. Parsons to adopt by absentee ballot; James H. Hannaham, not present, not
voting).

v
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In accordance with the provisions of 11 DCMR § 3028.9 &15 order shall become effective upon
publication in the D.C. Register; thatis,on __NOY - 7 2 :

Laral 4. Pt
CAROL J. MITTEN

Chairman
Zoning Commission
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