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1.0 INTRODUCTION  
 
1.1 Project Background 
 

The subject property is situated on the northwest quadrant of the Wisconsin 
Avenue/Brandywine Street intersection in the Tenleytown area of Northwest, Washington, D.C. 
at the address 4600 and 4614 Wisconsin Avenue, N.W. (within Square 1732).  The property is 
zoned C-2-A, and it is improved with a 10,000+/- SF commercial/office/retail building, which 
is currently vacant.  The existing improvements will be partially demolished and expanded to 
consist of 60 apartment units and approximately 14,000 SF of commercial uses.  The Applicant 
is seeking approval of the project under the City’s Planned Unit Development (PUD) 
guidelines; and the application will include the request to re-zone the property from the C-2-A 
to the C-3-A District.  It is also noted that the existing improvements does not provide zoning-
compliant parking and no new parking will be provided to the site.   
 

The PUD process requires the Applicant to demonstrate that the City’s affected transportation 
system will be adequate to accommodate the proposed development, as well as identify 
potential public benefits that will accrue through the development process.  In addition, the 
Applicant is expected to demonstrate that the proposal complies with the City’s current policies 
regarding mobility and sustainability.  The Consultant has reviewed various aspects of the 
Applicant’s proposal, including the demographics of the proposed building, the type of 
commercial retail tenants, as well as parking supply and usage characteristics within the 
immediate area. 
 

The Consultant has determined that the proposed development can be accommodated by the 
City’s existing transportation system.  This is primarily due to the location of the property 
within a Transit Oriented Development (TOD) zone (just two blocks from the Tenleytown-AU 
Metrostation), with excellent pedestrian connectivity and convenient access to Metrobus routes 
serving the local area.  In addition, the proposed development is projected to generate a very 
low level of vehicular trips.  The Applicant also proposes to implement a Transportation 
Demand Management (TDM) plan that will further reduce vehicular trip generation by the site. 

 
1.2 Report Organization and Summary 

 

This report is organized into six (6) sections. The current section, Section 1 presents the 
background and context for the study. Section 2 evaluates the existing traffic condition, 
pedestrian and bicycle safety and existing parking conditions. Section 3 addresses projected 
growth in through traffic, as well as growth due to the impact of approved but un-built 
developments within the study area.  Vehicular and pedestrian trip generation of the proposed 
PUD site is also discussed in this section.  Section 4 discusses parking as an essential PUD 
element.  Section 5 outlines elements of Transportation Demand Management (TDM) plan 
proposed for the PUD site.  Section 6 summarizes the key findings and recommendations.  
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The remainder of this memorandum presents the basis for the conclusion, and fully documents the 
study approach and analysis process.  In order to facilitate the discussion which follows, the 
location of the property is shown in Exhibit 1.  In keeping with the City’s current guidelines, 
scoping discussions were also held with the District Department of Transportation (DDOT), and 
relevant correspondence documenting our study approach is included in Attachment A.  The City’s 
Comprehensive Transportation Review (CTR) form is included as Attachment A (A-2 to A-10), 
with DDOT’s comments and specific requirements highlighted. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

[This section left blank intentionally.] 

ZONING COMMISSION
District of Columbia

Case No. 10-23

36C



Exhibit 1:  Site Location Map
4600 Wisconsin Avenue Northwest, Washington, D.C.

Planned Unit Development  Application (No. ZC 10-23)
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2.0 EXISTING ROADWAY AND TRAFFIC CONDITIONS 
 
2.1 Zoning and Land Use Context  

 

The property is within Square 1732, with Lots to the east of the property zoned C-2-A and those 
to the west zoned R-2 (semi-detached residential). To the south along the Wisconsin Avenue 
corridor, the properties are of medium density, i.e., zoning category C-3-A, which permits a mix 
of business, employment and housing uses. The area is substantially built-out according to these 
zoning categories. With respect to the abutting uses along Brandywine Street, it is noted that the 
properties within Square 1731 immediately to the south, consists f a mix of mainly commercial 
and retail uses, many of which are accessed via River Road. As further context to the land use 
and access situation, it is noted that the one-way directional approach along the 4100 block of 
Brandywine Street is westbound as opposed to the adjacent block to the east, which serves two-
way traffic flow. 

 
The property is located within the “Rock Creek West Planning Area” as defined in the City’s 
Comprehensive Plan1. The Plan notes that “any re-development along the corridor should, 
among other objectives, promote walk ability and create a more attractive street environment”. 
Furthermore, the Plan requires that the “impact of new development on traffic, parking and 
infrastructure and public services must be mitigated to the greatest extent feasible”. These 
aspects of the City’s policies are addressed in relevant sections of this report following. Exhibit 
2 shows key study area land uses that provide further context to the transportation analysis 
which follows.  
 

2.2 Study Area Roadway Network 
 

The subject property is well-connected to the City’s roadway, bicycle and pedestrian networks, 
as well as the area’s transit facilities and services. Regional access to the proposed development 
site is served by several major arterial corridors, including Wisconsin Avenue, River Road and 
Nebraska Avenue.  The local and collector roadways are typical of the City’s grid system.  
Based on field reconnaissance of the site and its environs, and discussions with the DDOT staff, 
the study area road network selected for evaluation is defined as shown in Exhibit 2.  It includes 
the area delimited by Davenport Street to the North, Albemarle Street in the South, 42nd Street 
to the west, and 40th Street to the east.  The physical characteristics and service functions of the 
key study area roadways are described on page 6. 
 

 
 
 
 
 
____________________ 
1Comprehensive Plan for the National Capital: District Elements (Chapter 3, Section LU 1.3), October 2007.
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Study Area Roadway Network (Continued)  
 

• Wisconsin Avenue:  This is an undivided north-south Principal Arterial on the City’s 
roadway network.  This roadway has a six-lane cross section.  Parking is restricted along 
the west side during the morning peak period and along the east side during the 
afternoon peak period.  This allows for three (3) lanes to serve the dominant direction of 
flow during both morning and afternoon peak periods.  Meters restricting parking to 
two-hour limits are provided along both sides of the roadway and allow for parking 
outside of the periods between 7:00 AM and 10:00 PM.  Within the area of the subject 
site, this roadway serves approximately 29,900 vehicles per day2. 

 

• Brandywine Street:  This is a two-lane, east-west Local Roadway on the City’s roadway 
network.  The section of this roadway between Wisconsin Avenue and River Road is 
one-way in the westbound direction.  Metered parking is also provided along both sides 
of the roadway.  The 4100 block of Brandywine Street serves approximately 6,600 
vehicles on an average weekday. 

 

• River Road: This is a two-lane Minor Arterial on the City’s roadway network with on-
street Residential Parking Permit (RPP) parking permitted along both sides of the 
roadway.  Within the area of the subject site, this roadway serves approximately 9,600 
vehicles on an average weekday. 

 

• Albemarle Street: This is a two-lane east-west Collector Road on the City’s roadway 
network with metered parking along both sides of the road.  Albemarle Street serves 
approximately 7,700 vehicles on an average weekday within the area of the subject site. 

 
The Average Annual Daily Traffic (AADT) volumes cited above are from the City's most recent 
traffic volume maps.  The existing roadway network and traffic control devices at these 
intersections, including the lane configurations during weekday peak period restrictions, are 
presented in Exhibit 3.  Based on the scoping discussions with DDOT, the study analyzed the 
following seven (7) local intersections:  
 

1) Wisconsin Ave. and Davenport St. 

2) Wisconsin Ave. and Chesapeake St. 

3) Wisconsin Ave. and Brandywine St. 

4) Wisconsin Ave. and River Rd. 

5) Wisconsin Ave. and Albemarle St. 

6) River Rd. and Brandywine St. 

7) River Rd. and 42nd St. 
 
 
 
____________________ 
2DDOT “2009 Traffic Volumes” map factored by annual increase of 2% to reflect 2012 conditions. 
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2.3 Existing Traffic Situation 
 

In order to assess current traffic flow conditions, field observations were made of the study area 
roadway network during the morning and afternoon peak periods. Turning movement counts 
were also conducted at the seven (7) study area intersections on a typical weekday, during the 
periods between 7:00 – 10:00 AM, and 4:00 – 7:00 PM.  Exhibit 4 shows the morning and 
afternoon peak hour traffic volumes; and the turning movement count data is included as 
Attachment B. The Consultant also considered the traffic accessing the commercial/retail uses 
along the east side of Wisconsin Avenue (between River Road and Brandywine Street) in order 
to reflect actual operational conditions. 
 

As per DDOT’s requirements, the Consultant performed operational analysis for the study area 
intersections using the Synchro software, and the results are reported as per the Highway 
Capacity Manual (HCM 2000) methodology. The computed Levels of service3 (LOS) and the 
average control delay are summarized in Table 1 (on page 10). The analysis worksheets are 
included as Attachment C. 
 

The levels of service shown in Table 1 are quite acceptable and well within the City’s planning 
standards.  The control delays shown are nominal, and would typically be experienced by the 
minor street approaches, which carry much less traffic.  The favorable levels of services are due 
primarily to the following factors: 
 

• The signals along the Wisconsin Avenue corridor are coordinated in order to enhance 
the progression of traffic flow along the corridor. 
 

• There are fulltime left-turn restrictions from Wisconsin Avenue onto River Road and 
there are part-time and peak period left-turn restrictions from Wisconsin Avenue onto 
Albemarle Street, reducing conflicting vehicular movements. 

• Exclusive left-turn phases are provided for turning traffic from Wisconsin Avenue (in 
both directions) onto Brandywine Street.  

 

In addition to the above factors, countdown pedestrian signals are provided at all signalized 
intersections.  This facilitates non conflicting pedestrian and vehicular movements. In this 
connection, it is important to note that the turning movement counts undertaken included 
pedestrians using each crosswalk at the location. The pedestrian volumes recorded during the 
peak hours are presented in Table 2 on page 10. 
 
 
 
 

____________________ 
3 “Level of Service” is a qualitative measure describing operational conditions within a traffic stream or at an intersection, and 
reflects their perception by drivers and other roadway users. Principal considerations are factors such as speed and travel time, 
delay, and freedom of maneuver, traffic interruptions, comfort, convenience and safety. Current engineering practice defines six (6) 
Levels of service (A-F), with “A” representing best operation conditions, and Level of Service “F” representing the worst conditions. 
Level of Service “D” is generally considered by the District of Columbia as the minimum acceptable conditions for planning 
purposes.  
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EXHIBIT 4:  Existing Peak Hour Traffic Volumes

4600 Wisconsin Avenue, Northwest, Washington D.C. 

Planned Unit Development  Application (No. ZC 10-23)
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Table 1: 

Summary of Capacity Analysis Results – Existing Traffic Situation 
 

AM Peak Hour PM Peak Hour 
Intersection Level of 

Service 
Avg. Delay 
(Secs/Veh)* 

Level of 
Service 

Avg. Delay 
(Secs/Veh)* 

1) Wisconsin Ave. @ Davenport St. (Signalized) A 5.3 A 4.9 

2) Wisconsin Ave. @ Chesapeake St. (Stop Sign 
Controlled) C 20.8 C 19.0 

3) Wisconsin Ave. @ Brandywine St. (Signalized) B 18.5 C 27.3 

4) Wisconsin Ave. @ River Rd. (Signalized) A 5.3 A 4.9 

5) Wisconsin Ave. @ Albemarle St. (Signalized) C 30.9 C 30.7 

6) River Rd. @ Brandywine St. (Stop Sign Controlled) C 15.2 C 24.9 

7) River Rd. @ 42nd St. (Signalized) C 31.6 C 22.7 
  

*   Secs/Veh. = Average Control Delay (in Seconds per Vehicle) 
 Source: O. R. George & Associates 

 

TABLE 2: 
Existing Peak Hour Pedestrian Volumes 

North 
Crosswalk 

South 
Crosswalk 

East 
Crosswalk 

West 
Crosswalk Intersection 

AM PM AM PM AM PM AM PM 

1) Wisconsin Ave @ Davenport St. 13 26 N/A N/A 18 23 N/A N/A 

2) Wisconsin Ave @ Chesapeake St  25 15 N/A N/A N/A N/A 13 26 

3) Wisconsin Ave. @ Brandywine St. 61 67 31 69 71 161 59 125 

4) Wisconsin Ave. @ River Rd. 19 36 N/A N/A N/A N/A 107 155 

5) Wisconsin Ave. @ Albemarle St. 128 199 61 146 242 315 235 282 

6) Brandywine St. @ River Rd. 24 29 17 32 18 27 14 21 

7) River Rd. @ 42nd St.  34 18 N/A N/A 9 3 12 9 

 Source: O. R. George & Associates 
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It is also noted that the heaviest volumes recorded occurred at the intersection of Wisconsin 
Avenue at Albemarle Street, which is adjacent to the Tenleytown-AU Metrorail station.  This 
intersection is signalized and operates on a 100-second cycle length, which computes to 36 
cycles per hour.  This shows that pedestrian volumes at this location would be in the range of 4-
6 crossing Wisconsin Avenue, and 7-10 crossing Albemarle Street during a typical cycle.  Given 
the fact that these are recently installed crosswalks in the range from 15-20 Ft. wide, and 
considering that DDOT times its signals with specific emphasis on ensuring pedestrian 
accommodation, the data indicates no deficiencies in terms of the quality of service provided to 
pedestrians.   

DDOT’s current policy requires Consultants to document pedestrian facilities within the 
immediate area of the site; this matter is further addressed in Section 2.8. 
 

2.4 Existing Operations and Safety Considerations 
 

Traffic operations and efficiency of vehicular flow within roadway networks are closely linked 
to safety, and there is also an accepted correlation with crash (accident) occurrence. The PUD 
site is located in a high density built-up area (in terms of land use activity), and pedestrian and 
bicycle activities are significant.  In order to address safety within the defined study area, the 
Consultant obtained the most recent 3-year (period for which this data is available) crash data 
from the City for the seven (7) study intersections. The data is summarized in Table 3, and the 
reports are presented in Attachment D. 
 

TABLE 3: 
Summary of Crash Data 

Total Crashes 
Intersection 

2008 2009 2010 2011 

Average 
Accidents 
Per Year 

MEV**
Crash 
Rate* 

1) Wisconsin Ave. @ Davenport St. *** 4 8 6 6 9.2 0.65 

2) Wisconsin Ave. @ Chesapeake St  *** 3 7 1 4 8.5 0.47 

3) Wisconsin Ave. @ Brandywine St  7 13 9 *** 10 10.2 0.98 

4) Wisconsin Ave. @ River Rd. 8 5 6 *** 6 8.9 0.67 

5) Wisconsin Ave. @ Albemarle St  9 11 14 *** 11 13.1 0.84 

6) River Rd. @ Brandywine St.  0 4 2 *** 2 4.5 0.5 

7) River Rd. @ 42nd St.  - 3 1 *** 2 4.6 0.436 

* Crash Rate = computed as Average Crashes per year divided by MEV 
** MEV = Million Entering Vehicles (i.e. estimated number of millions of vehicles using the location over a typical year) 
*** None reported/available.  
Source: DDOT, and O. R. George & Associates, 2012. 
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Table 3 shows that the computed crash rates are all less than 1.0. DDOT’s guidelines do not 
provide specific criteria for evaluating crash rates. However, it is noted that a crash rate of 2.00 
is generally considered as the upper limit of acceptability. The computed rates are well below 
this value, and do not indicate safety deficiencies.  

 

2.5 Transit and Bicycle Facilities  
 

The subject property is favorably situated relative to public transportation services.  It is 
approximately 600 ft north of the Tenleytown-AU Metro station, which is accessible within 3-5 
minutes by walk and 1-3 minutes by bicycle. The site is also served by fourteen (14) Metrobus 
routes running along Wisconsin Avenue and Nebraska Avenue, with local connectivity via 
Chesapeake, Brandywine and 40th Streets.  Access to these bus routes is as follows: 

 

• Wisconsin Avenue: Service along this major arterial includes Routes 31, 32, 36, 37 and 
N-2, with bus stops located on either side of Wisconsin Avenue just, south of 
Brandywine Street.  These bus routes connect the site to outlying areas of the City to the 
north and west. 

 

• Nebraska Avenue: Routes D-31, D-32, D-33, D-34, W-45 and W-47 provide service 
along this arterial, with neighborhood access along Chesapeake Street and Albemarle 
Street (also connected with the Tenleytown-AU Metrostation).  The routes connect the 
site with the outlying areas in the east. 

 

In addition, bus routes H-2, H-3 and H-4 connect the immediate area of the subject property to 
the central parts of the City.  These Metrobus routes generally operate with headways in the 
range of eight (8) to ten (10) minutes during the peak commuting hours, and twelve (12) to 
fifteen (15) minutes during the off-peak hours on weekdays.  For convenience, a copy of the 
WMATA bus route map is included as Exhibit 5. 
 

The City Bicycle Map identifies bicycle travel routes within the area along Wisconsin Avenue, 
Nebraska Avenue, and 42nd Street. The Bicycle Master Plan calls for significant new facilities, 
including along Nebraska Avenue, River Road, and Albemarle Street. The City's current 
policies on multi-modal facilities are also applicable within the general study area.  In this 
regard, it is noted that there are Capital Bikeshare stations located within the local area of the 
PUD site, one station being on the east side of Wisconsin Avenue and immediately south of the 
Albemarle Street intersection.    
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Exhibit 5:  WMATA Bus Map
4600 Wisconsin Avenue Northwest, Washington, D.C.

Planned Unit Development  Application (No. ZC 10-23)
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2.6 Existing Parking Situation 
 

As a part of the Applicant’s community outreach process, several presentations were made to 
the local Advisory Neighborhood Commission. The Consultant undertook an inventory of 
parking spaces, which are conveniently located relative to the PUD site.  One of the requests 
made to the Applicant was to determine the potential availability of parking spaces on a long-
term lease basis. The Consultant inventoried the parking supply in the vicinity of the PUD site 
on behalf of the Applicant and these results are summarized in a memorandum dated August 1, 
2012, a copy of which is included as Attachment E. Further details are provided as a part of 
Section 4.0 Other PUD Elements and Considerations. 
 
As noted earlier, the retail use proposed by the Applicant is expected to attract principally none-
destination trips, and should not generate significant parking demand.  However, the Consultant 
conducted a parking inventory and usage survey of spaces within convenient walking distance 
to the site, and the results are summarized in Table 4. 
 

TABLE 4: 
Summary of Parking Usage Survey 

Average Observed Availability (Spaces) 
AM PM Parking Location 

6:00 - 
8:00 

8:00 - 
10:00* 

10:00 - 
12:00 

12:00 - 
2:00 

2:00 - 
4:00 

4:00 - 
6:00* 

6:00 - 
8:00 

8:00 - 
10:00 

1) Brandywine St. (between 
Wisconsin Ave. and 42nd 
St.)   (12 spaces) 

8 10 4 6 5 1 4 7 

2) Brandywine St. (between 
Wisconsin Ave. and 40th 
Ave.)   (26 spaces) 

17 7 5 8 9 4 1 3 

3) Wisconsin Ave. (between      
River Rd. and Chesapeake 
St.) (31 spaces) 

31 12 22 16 18 11 18 17 

4) River Rd. (between 
Wisconsin Ave. and 
Brandywine St.) 
(17 spaces) 

16 15 11 8 4 6 6 7 

5) 42nd St. (between River 
Rd. and Chesapeake St.)         
(24 spaces**) 

9 4 3 2 2 4 8 11 

 *AM and PM peak hours occurred during these 2-hour time periods. **Residential Parking Permit restricted 
Source:  O. R. George & Associates 
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The information presented in Table 4 shows the following:  
 

• 10:00 AM – 12:00 PM: 45 out of 110 spaces available (41%) 

• 4:00 PM – 6:00 PM: 26 out of 110 spaces available (24%) 

• 6:00 PM – 8:00 PM: 37 out of 110 spaces available (34%) 
 

From the survey results it cab be concluded that there are adequate parking spaces that can be 
used by retail vehicles, should there be a need.  
 

2.7 Existing Signage and Pavement Markings 
 

In keeping with DDOT’s current CTR standards, the agency has requested that the Consultant 
document existing signage and pavement markings within the study area. More specifically, the 
requirement is that, the Consultant inventory and makes general observations of the regulatory 
and warning signs and the pavement markings in order to assess observable conditions and 
general compliance with the Manual of Uniform Traffic Control Devices (MUTCD) standards.   
 

With respect to the signage, the results of the inventory are shown in Exhibit 6.  The signs 
appeared to be properly positioned, in terms of their lateral clearance from the edge of the 
roadway, and their vertical heights, which allowed them to be visible to motorists.  There was 
no evidence of deterioration within the message board or the sign supports.  (Measurement of 
retroreflectivity associated with nighttime was not required.) 
 

With respect to pavement markings, the main features were the double centerline, yellow 
pavement markings, and lane separation lines.  These all appear to be in keeping with character 
of Wisconsin Avenue as a major arterial, and with minor roadway approaches.  Photographs of 
representative sections of roadway are included as Attachment F. 
 

2.8 Pedestrian Facilities (Sidewalks, Crosswalks and Pedestrian Ramps) 
 

As per DDOT’s requirements, the Consultant performed a survey of crosswalks and ADA4 
ramps at intersections within the study area. As is typical for locations within built-up areas of 
the city, crosswalks and sidewalks are provided at all intersections, in keeping with pedestrian 
flow and adjacent land use and access situations.  These are linked to the City’s network of 
sidewalks, which is continuous along both sides of Wisconsin Avenue and along all minor 
roadway approaches.  The DDOT Design and Engineering Manual requires ADA ramps to be 
provided at all crosswalk locations (with separate ramps connecting to individual crosswalks).   
 

The ramps at all locations appear to be in compliance with this requirement, except for the two 
(2) intersections of River Road @ Brandywine Street, and at 42nd Street.  A total of four (4) 
ramps locations are involved.  Recommendations regarding this deficiency are included in 
Section 5 dealing with Transportation Management Plan provisions and mitigation measures.  
Photographs showing typical facilities are included as Attachment F.  It is noted that there are 
several schools within the area (notably Jenny Elementary School along Albemarle west of 

                                                           
4 Americans with Disability Act (generally referred to as handicap.) 
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Wisconsin, and Woodrow Wilson High School along Brandywine Street east of Wisconsin), 
and school crossing signs are shown at the affected intersections.  It appears that the following  
 
pedestrian signs would be needed: 
 

The following potential deficiencies, in terms of signage were observed: 
 

• A school crossing sign could be provided for northbound traffic along Wisconsin 
Avenue at Brandywine Street.  (This would compliment the existing sign provided for 
southbound traffic.) 

• A school crossing sign could be provided for southbound traffic along Wisconsin 
Avenue at Albemarle Street.  (This would compliment the existing sign provided for 
northbound traffic.) 

• A pedestrian crossing sign could be provided for traffic traveling in the northbound 
direction at Chesapeake Street.  (This would compliment the existing sign provided for 
southbound traffic.) 

• A speed limit sign (30 MPH) is provided along the east side of Wisconsin Avenue at 
Chesapeake Street.  Visibility of the sign is obscured by vegetation and the situation 
could be considered for mitigation. 

 

It is noted that all signage would be located within the public space, and any changes would 
require an evaluation and approval by DDOT for their implementation.  This would include 
consideration of factors, such as “clutter” within the public space. 
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EXHIBIT 6:  SIGNS AND ADA RAMPS LOCATION

4600 Wisconsin Avenue, Northwest, Washington D.C. 

Planned Unit Development  Application (No. ZC 10-23)

O. R. GEORGE & ASSOCIATES, INC.
Traffic Engineers - Transportation Planners

`SITE

Note: All signs have not been shown on the exhibit
All signs in the field are as per MUTCD standards 

Pedestrian Crosswalk Pavement Marking – Acceptable  

Pedestrian Crosswalk Pavement Marking – Substandard  

Regulatory/ Warning Sign 

ADA ramps – Substandard 

ADA ramps – Acceptable 
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All Directions
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Traffic Engineers - Transportation Planners
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Chesapeake St, NW
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- Capital Bikeshare Station

- Zipcar Location
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- Metrobus Stop

SITESITE

- Regular Crosswalks
- Highlighted Crosswalk

- Primary Pedestrian Pathway
- Signed Bicycle Route

Exhibit 7:  Pedestrian/Multimodal Provisions 

4600 Wisconsin Avenue, Northwest, Washington D.C. 

Planned Unit Development Application (No. ZC 10-23)
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3.0 FUTURE TRAFFIC CONDITIONS 
 

3.1 Proposed Development Plan 
 

As noted earlier, the development will consist of 60 multi-family residential units and 14,000 
square feet of ground-floor retail space.  The residential use will consist of a mix of unit types, 
ranging from studios to one-bedroom units.  The Applicant anticipates that the ground-floor 
retail would serve between three (3) and five (5) retail establishments, catering primarily to local 
area residents and workers, and passer-by traffic.  As such, the retail uses would not be a 
destination attraction.  There will also be a considerable level of trips that will be linked with 
other destination retail uses within the immediate area.  In terms of the parking and loading 
facilities, Table 5 shows the City’s requirements, as compared with the Applicant’s proposal. 
 

Table 5: 
Parking and Loading Situation 

 

Site Elements Required Proposed 

Parking   

 - Residential 30 Spaces None 

 - Retail 38 Spaces None 

Loading   

 - Residential 
1 Berth @ 12’ X 55’ 
(with 100 SF platform) 

1 Berth @ 12’ X 30’ 
(with 100 SF platform)* 

 - Retail 
1 Berth @ 12’ X 30’ 
(with 100 SF platform) 

None 

    

    * Shared usage with the residential component 
 

The issues pertaining to the access needs of the development, the vehicle trip generation, and 
potential impacts on the local area roadway network are discussed in Section 3.2 and 3.3.  The 
matter of the site parking and loading needs, operations, and management are addressed in 
Section 4.  As noted in the Applicant Statement and in the drawings provided, vehicular access 
to the future development will be via a curb-cut along the north side of Brandywine Street, 
which will provide access to the 30-Ft. loading berth and one parking space that would be used 
for car sharing purposes. Pedestrian access to the building would be as follows: 
 

• The main entrance to the residential section would be off the west side of Wisconsin 
Avenue; and this entrance would serve residents, visitors, and other pedestrian trips. 

• Entrance to the commercial/retail establishments, all of which would be accessed off 
Brandywine Street. 
 

The physical arrangement of the access point to the facility will impact both vehicular and 
pedestrian movements into and out of the site, and their use of the adjacent facilities within the 
public space.  These issues are addressed in the respective sections dealing with projected 
vehicle trips and projected pedestrian trips. 
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3.2 Vehicle Trip Generation and Site Access Considerations 
 

In keeping with DDOT’s requirements, the Consultant utilized the Institute of Transportation 
Engineers (ITE) Trip Generation Manual (8th Ed., 2008) to develop preliminary trip generation 
estimates for the site.  It is important to note that the ITE rates are reflective of stand-alone 
suburban sites, which typically have little or no access to public transportation services, bicycle 
facilities, and a continuous and comprehensive pedestrian network that promote non-auto use.  
Accordingly, adjustment factors were applied to reflect the location of the property within a 
Transit Oriented Development zone, and its close proximity to the Tenleytown-AU 
Metrostation, as well as having easy access to a number of bus routes serving the local area.   
 

In order to develop appropriate trip reduction and mode split factors, the Consultant conducted 
a trip generation survey for the Cityline at Tenley mixed-use complex located one block south 
of the subject PUD site.  That development consists of 200± multi-family residential units and 
88,000 square feet of retail space, with each of these uses having separate entry and exit.  The 
retail uses are anchored by a national electronics retailer, a major home furnishing and storage 
equipment dealer, and a hardware store.  These uses attract primarily destination shoppers, with 
limited local area and passer-by patronage as well.  The hours of operation are collectively 
between 8:00 AM and 10:00 PM.   
 

The results of the survey are summarized in Table 6.  (For comparison, the corresponding ITE 
trip rates are also included in the table.) 

 

Table 6: 
Vehicle Trip Generation Survey for 
The Cityline at Tenley Development 

AM Peak Hour PM Peak Hour 
Site Elements 

In Out Total In Out Total 
200 Residential Units 
 - Observed Trips 

 
1 

 
2 

 
3 

 
18 

 
5 

 
23 

 - Computed Trip Rates* 0.01 0.01 0.02 0.09 0.03 0.12 
Corresponding ITE Trip Rates/Unit 1 0.09 0.21 0.30 0.23 0.16 0.39 

88,000 GSF Retail 
 - Observed Trips 

 
20 

 
7 

 
27 

 
94 

 
125 

 
219 

 - Computed Trip Rates** 0.23 0.08 0.31 1.07 1.42 2.48 
Corresponding ITE Trip Rates/1,000 sq. ft. 2 0.61 0.39 1.00 1.83 1.90 3.73 

 

  *Trips per residential unit **Trips per 1,000 GSF retail 
 1 ITE Land Use Code 223 (Mid-rise Apartment)    2 ITE Land Use Code 820 (Shopping Center) 

Source: ITE Trip Generation Manual (2003), and O. R. George & Associates 
 

The data presented in Table 6 shows that the “observed” trip generation rates are considerably 
lower than those recommended by ITE.  In the residential component case, the computed rates 
are 7% of the ITE recommended rate during the AM peak hour, and 30% of the ITE 
recommendation rate during the afternoon peak hour.  For the retail use, the computed rate was 
30% of the ITE recommended rate during the AM peak hour, and 66% of the ITE 
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recommended rate during the PM peak hour.  For convenience, the comparisons are shown in 
the table following: 
 

Land Use %  Recommended ITE Rate 
 AM Peak Hour PM Peak Hour 

Residential 7% 30% 

Retail 30% 66% 
 
As noted earlier, the PUD site will have 14,000 sq. ft. of retail space, consisting of three (3) to 
five (5) retail service establishments.  The Applicant has advised that these establishments will 
be local-serving, catering mainly to passer-by traffic, pedestrians, and local residents, including 
those from the subject development.  This study therefore assumes that the retail would have no 
appreciable vehicle trip generation.  [Note:  This assumption is supported by a site survey 
conducted for the Triangle Development located near the Columbia Heights Metrorail Station, 
as part of BZA Case No. 18269.] 
 

Based on the above, and considering adjustments applied in other residential development uses 
approved by DDOT, this study finds that a 60% non-auto modal split would be a reasonable and 
conservative assumption for a site having typical parking supply that complies with the City’s 
current Regulations.  When coupled with the fact that the Applicant proposes no on-site parking, 
a reduction factor of 80% was applied.  The 20% vehicle trip factor (which this assumption 
implies) would allow for miscellaneous other trips (i.e., deliveries, drop-offs/pick-up trips, etc.).  
Some adjustment in the directional split was made to account for the assumptions noted.  Table 
7 below presents the trip generation estimates of the PUD site.   Table 3 also includes trips for 
the retail component of the site, and reflects similar assumptions made for the retail trips.  (See 
paragraph following below.) 

 

Table 7: 
Vehicle Trip Generation (Subject PUD Site) 

 

AM Peak Hour PM Peak Hour 
 

In Out Total In Out Total 

Trip Rates 

Trips per Mid-Rise Apt. Unit  
[ITE Land Use Code 223] 

0.09 0.21 0.30 0.23 0.16 0.39 

Trip Generation  

Trip/60 Mid-Rise Apt. Units 5 13 18 14 10 24 

Net New Residential Trips 
(With 75% non-auto factor) 

4 5 9 4 4 8 

Retail Trips 6 6 12 15 15 30 

Total Site Trips 10 11 21 19 19 38 

  Source: ITE Trip Generation Manual (2003), and O. R. George & Associates, Inc. 
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The assumptions referenced above are closely linked to the proposed access arrangement for the 
site.  The access consists of the following: 
 

• Residential Access:  With the lobby and main access to the residential apartment being 
off the west side of Wisconsin Avenue, it is assumed that virtually all of the vehicle trips 
will be oriented north-south along Wisconsin Avenue, with minor percentages oriented 
to/from the adjacent minor roadways. 

• Retail Access:  The development proposal calls for three (3) to five (5) retail 
establishments to be located along the north side of Brandywine Street.  Vehicle trips 
accessing these businesses would be predominantly oriented to/from Wisconsin Avenue 
(both directions), and some minor roadway approaches.  This assumes that all patronage 
trips would (conservatively) use the metered parking along the block, while the delivery 
and other service vehicle trips would have a similar orientation to Wisconsin Avenue, 
access the site loading facilities, as well as the loading zone (implemented by DDOT) 
along the south of the block. 

 

These assumptions are reflected in the vehicle trip assignment; see Exhibit 7 for the site trip 
assignment.  Pedestrian generation and impacts are discussed in the subsequent of the report. 
 

Pedestrian Trip Generation:  In order to develop a generalized estimate of pedestrian trips 
that would be generated by the site, the Consultant made the following assumptions: 
 

• Occupancy would be in the range of 1.5 residents per unit, and considering the 60 units, 
the building population would be approximately 90 residents. 

• The pedestrian peak hour would be concurrent with the vehicular peak hour. 
• Average day non trip-making activity to be approximately 10% and 40% of the trips 

would occur during the peak hour. 
• Pedestrian/bicycle mode split of 92%/8 %5. 

 

Based on the above mentioned assumptions, the site would generate approximately 30 
pedestrian trips and 5 bicycle trips during the AM peak hour.  For the purpose of this analysis, 
the study assumed the corresponding trips for the PM peak hour to be 30% higher (this 
assumption is consistent with the ITE vehicular trip percentage change between the AM and 
PM peak hours). Therefore, the site would generate 39 pedestrian trips and 7 bicycle trips 
during the PM peak hour. 
 

With respect to the retail use, it is noted that the beginning hours of operation would typically 
occur between 9:00 and 10:00 AM. However, without additional information of the specific 
type of retail uses, it would be impractical to estimate the pedestrian/bicycle trips generated by 
the retail site to any degree of specificity.  Furthermore, it was noted that much of the 
pedestrians accessing the retail will be attracted from those already using the adjacent roadway 
network. As a conservative approach, the Consultant utilized a survey conducted for the 1375 
Kenyon Street project, which is a mixed-use development in The Columbia Heights area of 
Northwest.  The development consists of 141 residential units and 18,044 SF of retail space, 
involving nine (9) retailers.   
 

                                                           
5 United States Census Bureau (2010) – Washington D.C.  
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The Columbia Heights survey was conducted between 10:00 AM and 2:00 PM, and the result 
was noted as an average of 38 trips per hour6. Prorating the trips based on the difference in 
square footage of the retail space, the subjected PUD site will generate approximately 30 trips 
per hour during 10:00 AM to 2:00 PM.  As a worst case scenario, the study assumed 50% of 
these trips would be generated during AM peak hour, and 100% during the PM peak hour. 
Based on the assumed percentages, the site would generate approximately 15 pedestrian trips 
during AM peak hour and 30 pedestrian trips during PM peak hour. These non-auto trip 
generations are summarized in the table below.  

 

Land Use/Mode AM Peak PM Peak 

Residential    
- Pedestrian  30 trips 40 trips 

- Bicycle 5 trips 7 trips 

Retail   

- Pedestrian 15 trips 30 trips 

- Bicycle 1 trip 3 trip 
 

Source: O. R. George & Associates, Inc. 
 

While the above estimates of pedestrian/bicycle generated are conservative (i.e., on the higher 
side), the Consultant added these trips to the pedestrian volumes in the analysis of 2015 build 
conditions. These are addressed in Section 3.3 following.  
 

3.3 Projected 2015 Traffic Situation 
 

The Applicant anticipates build-out of the project by 2014.  Therefore, in accordance with 
DDOT guidelines for traffic studies, a planning horizon year of 2015 was used (reflecting build-
out plus one year).  The projected 2015 traffic situation was derived by combining  1) growth in 
through traffic; 2) projected traffic from approved (but un-built) developments impacting the 
area; and 3) trip generation from the proposed PUD development.  (The latter was discussed 
earlier in this section in conjunction with the proposed development and site access provision 
of the PUD plan.) 
 

Growth In Through Traffic  
In order to assess potential growth in through traffic within the area, this study considered traffic 
volume data obtained from DDOT for the period 2007 through 2009 inclusive, the most recent 
data 3-year period for which data is available.  The data shows a relatively stable (or decreasing) 
pattern, particularly along Wisconsin Avenue (which showed over 6.0% decrease over the 
referenced periods). See table following on Page 24.   
 
 
 
 

                                                           
6 Traffic Impact Study by O. R. George and Associates, Inc. (BZA Case No. 18264)  
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Recent Traffic Growth Trends  
 

ADT Volumes 
Roadway Segment/Section 

2007 2008 2009

Average 
Growth rate 
(2007-2009) 

1) Wisconsin Avenue NW 
(South of River Road) 34.2 34.0 29.9 -6.0% 

2) Wisconsin Avenue NW 
(South of Western Avenue) 28.7 28.5 24.1 -8.1% 

3) Nebraska Avenue NW 
(East of Wisconsin Avenue 
NW) 

16.7 16.7 16.7 0.0% 

4) Nebraska Avenue NW 
(West of Wisconsin 
Avenue NW) 

11.8 11.8 11.8 0.0% 

 

* Secs/Veh. = Average Control Delay Seconds per Vehicle 
 

  Source: DDOT and O. R. George & Associates 
 

The Consultant used a conservative annual growth rate of 1.0% compounded annually for the 
2015 base year, as required by DDOT. (This is in accordance with DDOT’s comments reflected 
in the CTR scoping process). Attachment G-1 shows the 2015 base year traffic situation.  
 

Background Development 
As part of the study scoping process with DDOT, three (3) “background” developments were 
identified for inclusion in this analysis.  These developments are as follows: 
 

1) The Commons:  Located west of Wisconsin Avenue between Newark Street and Idaho 
Avenue, this development consists of 118,804 GSF retail, 146 residential units, and 
17,320 GSF commercial office space.  Based on the traffic study approved by the City7, 
the net trip generation and vehicle trip assignment was used as the basis for determining 
the trips to be assigned to the study area roadway network for the current study.  
Attachments G-2 to G-5 are extracts of relevant pages from the Wells & Associates 
study, and the trip assignment to the current study are included as Attachment G-6. 

2) 5220 Wisconsin Avenue, NW: This approved Planned Unit Development is located 
within the Friendship Heights Transit Oriented Development Zone.  The project 
proposed 70 residential condominium units and 13,200 SF retail.  Based on the approved 
traffic impact study8, background trips from this site were used and assigned to the 
current study area roadway network.  Attachments G-7 to G-9 are extracts of relevant 
pages from the study; and the trips are assigned to the study area network as shown in H-
10.  [Note:  It is understood that this PUD approval may now effectively be void since 
no development has occurred on this site to date.  Moreover, communications with 
DDOT also suggest that they are aware that ownership of the site has been transferred to 
a public utility.] 

3) Friendship Hospital for Animals (4501 Brandywine Street, NW):  The property is 
located west of the proposed PUD site and this property has been at this location since 

                                                           
7 Traffic Impact Study by Wells & Associates, May, 2008 
8 Traffic Impact Study by O. R. George & Associates, Inc, June, 2006 
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1958.  Through the BZA application process the project proposes to modify the existing 
9,000 GSF building and construct an additional floor of approximately 8,200 GSF.  The 
Applicant projects that the expansion will not generate additional trips. This has been 
mentioned in the accompanying statement of the applicant, as the expansion is to 
modernize the facility and allow decompression from the current cramped operation 
conditions.  However, trip generation from the draft Traffic Impact Study9 was 
considered as part of the background traffic situation.  Attachments G-11 to G-13 are 
extracts of relevant pages from the report, and the trip assignment to the current study 
are included as Attachment G-14. 
 

It is to be noted that DDOT included four (4) other developments for consideration in this 
study.  These developments are: the Davenport Safeway site (mixed residential and retail), 
located west of 42nd Street and north of Davenport Street; the Martin’s Volvo mixed-use site 
located west of Wisconsin Avenue between Chesapeake Street; Davenport Street and American 
University Washington College of Law located near Tenley Circle and DHS Nebraska Avenue 
Master Plan- BRAC Consolidation.  Efforts were made to obtain information regarding land 
use mix, TMP provisions, and ultimate vehicle trip distribution and assignment from these 
developments.  Several of these are in the planning stages, and information was not available. 
The Consultant is seeking information from DDOT regarding these developments, with the 
intent of providing a supplementary memorandum on receiving the information.  

The projected 2015 “base” traffic situation (Attachment G-1) was combined with the 
background development trip assignments (Attachments G-6, G-10 and G-14) to generate the 
2015 “background” traffic situation shown in Attachment G-15. In order to develop the 2015 
total (build) traffic situation, the background traffic situation (Attachment G-15) was combined 
with Exhibit 8 (page 26) which shows the trip assignment for the subject PUD site.  Exhibit 9 
(page 27) shows the projected 2015 total traffic situation.  

In accordance to DDOT’s requirements, capacity analysis was performed for the key study 
intersections and the results are summarized in Table 8 (page 28). For completeness, Table 8 
shows a comparison of the existing and 2015 capacity analysis results. Given the location of 
the PUD site the intersection of Wisconsin Avenue at Brandywine Street would be the location 
significantly impacted. Table 8 shows that the average control delay at the location increases 
by an average of approximately 1.5 seconds during the peak hours. The 2015 total traffic 
situation analysis worksheets are included as Attachment H. 

The draft DDOT Traffic Impact Study guidelines require 95th percentile queues to be reported 
for locations with an overall Level of Service D or worse.  However, as shown in the Table 8, 
all intersections are projected to operate at a Level of Service C or better.  As noted earlier, the 
projected pedestrian trips generated by the subject PUD site are accounted for in the analysis. 
The results presented in Table 8 are therefore a sufficient basis to conclude that the study 
intersections will continue to operate at acceptable levels of service upon build-out of the 
project in 2015. 

 
 

                                                           
9 Traffic Impact Study (Draft) – July, 2012 by O. R. George and Associates, Inc. 
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EXHIBIT 8:  2015  Site Trip Assignment

4600 Wisconsin Avenue, Northwest, Washington D.C. 

Planned Unit Development  Application (No. ZC 10-23)

O. R. GEORGE & ASSOCIATES, INC.
Traffic Engineers - Transportation Planners
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EXHIBIT 9:  2015 Total Traffic Situation

4600 Wisconsin Avenue, Northwest, Washington D.C. 

Planned Unit Development  Application (No. ZC 10-23)

O. R. GEORGE & ASSOCIATES, INC.
Traffic Engineers - Transportation Planners
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TABLE 8: 
Summary and Comparison of Capacity Analysis Results 

(Existing 2012 and 2015 Total Traffic Situation) 
Existing (2012) Future (2015) 

Intersection 
Evaluation 

Criteria AM 
Peak 

PM 
Peak 

AM 
Peak 

PM 
Peak 

LOS B B B B 

1) Wisconsin Ave. @ Davenport St. Avg. Control 
Delay (sec) 

14.1 15.4 14.2 15.7 

LOS C B C B 

2) Wisconsin Ave. @ Chesapeake St. Avg. Control 
Delay (sec) 15.5 12.9 21.3 13.4 

LOS B B B C 
3) Wisconsin Ave. @ Brandywine St. Avg. Control 

Delay (sec) 
14.5 19.2 15.9 21.3 

LOS A A B A 

4) Wisconsin Ave. @ River Rd. Avg. Control 
Delay (sec) 

9.7 5.2 11.1 5.2 

LOS C C C C 

5) Wisconsin Ave. @ Albemarle St. Avg. Control 
Delay (sec) 

23.8 26.4 23.7 29.3 

LOS A A B A 

6) River Rd. @ Brandywine St.** Avg. Control 
Delay (sec) 

12.2 11.6 12.4 12.2 

LOS C C C C 
7) River Rd. @ 42nd St. Avg. Control 

Delay (sec) 
27.3 27.1 27.9 26.9 

 

                       Source: O. R. George & Associates, Inc. 
 ** For analysis purpose this intersection is considered as all way stop controlled. 

 
 
 
 
 
 
 

ZONING COMMISSION
District of Columbia

Case No. 10-23

36C



 29

 
4.0 OTHER PUD CONSIDERATIONS AND RELATED RESEARCH  
 

In addition to the specific factors addressed in the preceding section covering vehicular trip 
generation and modal splits, it is the Consultant’s view that the subject application must be 
considered in the context of emerging policies and changes in the City’s Regulations. Also, 
there has been significant research on changing demographics within urban areas particularly 
with respect to vehicle ownership and travel patterns. These two subjects are discussed below. 
It is felt that these are directly relevant to the basis under which the parking relief is sought. 
 

4.1 Changes in City Policies for Off-street Parking Requirements 
 

The most significant is the “Zoning Regulations Review,” which the City is conducting.10  
Phase I of this review was undertaken over a two-year period, involving a 24-member Task 
Force, with support from Nelson Nygaard Associates, a major consulting firm.  Part of the 
focus was to identify changes that were needed to be better in sync with the goals and 
objectives established in the 2006 Comprehensive Plan.  The following are highlights of the 
principal background, perspectives and recommended changes from the review: 

 

a) The current parking regulations are based on land use and travel demand characteristics 
of 1958.  One of the driving factors for the 1958 parking ratios (for off-street parking 
requirement) was that public streets had been heavily used for the storage of vehicles, 
and this was considered undesirable.  The current staff report notes that current urban 
planning principles stipulated that on-street parking is acceptable (and desirable) as a 
part of urban life, including as an element of traffic calming.  
 

b) The 1956 studies, which drove the provisions of the 1958 Regulations, assumed 
personal vehicles as the preferred mode of transportation.  The District Office of 
Planning and the Department of Transportation have underscored that this principle 
runs contrary to its current policies of urban design, mobility and sustainability.  
 

c) The 2006 Comprehensive Plan cites the City’s Capital Investment in the Regional 
Metrorail System, noting the City’s fifteen Metrorail Stations and requirement for new 
policies in the management of land in the vicinity of these stations (particularly to de-
emphasize auto-oriented uses and surface parking). 

 

In order to further address the matter of parking, the Consultant conducted parking inventories 
and usage surveys for a four-block area bordering the PUD site.  The inventory is illustrated in 
Exhibit 10.  The available parking within the defined study area is summarized as follows: 
 

• There are a total of one hundred eighty-three (183) on-street metered parking spaces 
within the area, forty-nine (49) of which are located within a block of the PUD site. 

                                                           
7 “Zoning Regulations Review” of General Parking Chapter, General Bicycle Parking Review Chapter, and General 
Loading Chapter.  (Set-Down Hearing Report for Zoning Commission Case No. 08-06), September 3, 2010. 
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• There are five (5) off-street parking facilities within the area; including approximately 

five hundred sixty (560) commercial spaces that are accessible to the public for use on 
an hourly basis, as well as for short term lease. 

 

Usage surveys were conducted for the on-street metered parking spaces within the defined 
study area, and the observations are summarized in Table 9. 

 

Table 9 
On-street Metered Parking Usage Survey 

 

Observed Occupancy (%) 
Block 

Available 
Spaces 10:00 AM - 

Noon 
Noon - 

2:00 PM 
2:00 - 

4:00 PM 
B-1 (PUD Block) 49 34 (69%) 32 (65%) 25 (51%) 

B-2 (Eastern Block) 67 26 (39%) 28 (42%) 29 (43%) 

B-3 (Southern Block) 11 5 (45%) 4 (36%) 4 (36%) 

B-4 (Southeastern Block) 56 16 (29%) 13 (23%) 13 (23%) 
   

    Source:  O. R. George & Associates  
 

As it can be seen from the table above, there is a considerable amount of metered parking 
within the study area, particularly within the Block of the PUD site.  The critical findings are 
summarized below. 

• There are fifteen (15) metered parking spaces (2-hour limit) along Wisconsin Avenue 
and adjacent to the PUD site.  Survey of these spaces on a typical weekday showed an 
average occupancy of 33% and a maximum occupancy of 60%.  

• There are thirteen (13) metered parking spaces along Brandywine Street abutting the 
property, and additional seventeen (17) spaces along River Road to the south.  These 
spaces do not have any peak hour restrictions.  Survey of these spaces on a typical 
weekday showed an average occupancy in the range of 40%, and a maximum 
occupancy of 65%.  

 

Moreover, as discussed in Section 3.2, the trip generation and mode split survey of the Cityline 
development indicated that only 35% of retail patrons use personal vehicles to access the 
development.  Since the Cityline Development would attract a significant number of destination 
trips, it is the Consultant’s view that the retail uses within the subject PUD site would attract no 
more than 10 to 15 percent of patrons using personal vehicles, considering the local-serving 
types of retail uses, which the Applicant envisions. Based on these considerations, the 
Consultant finds that the parking needs of the retail component of the proposed development 
can easily be accommodated by the metered parking and other parking spaces within the 
vicinity of the site. The availability of parking spaces within walking distance from the PUD 
site has been discussed under Section 2.6, which includes the parking usage survey data.  It is 
important to note that the parking survey was conducted during the period of mid-October to 
mid-December, 2011.  
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In addition to the above, it was noted that there are a number commercial parking facilities 
within the immediate vicinity of the PUD site.  As shown in Exhibit 10, there are five parking 
facilities with a total capacity of 765 spaces within the local area (560 commercial and 205 
private parking spaces).  These uses cater principally to commercial/retail patron demand 
during daytime hours, but are generally vacant during night-time when residential parking 
demand would be predominant.  As part of the study effort, the Consultant investigated the 
potential use of the following two parking sites. 
 

a) Cityline Retail/Atlantic Parking: This site consists of 150 parking spaces.  Our 
discussion with the site management indicated that there is a minimum of 50 spaces 
available during daytime and 110 to 120 spaces available during night-time hours.  The 
site management team has confirmed that these spaces are available for short term 
lease.  

 

b) Whole Foods/Circle Parking: This four-story parking garage has a capacity of 380 
spaces and discussions with the management staff indicated that a minimum of 130 
spaces are available during peak demand periods.  It was also noted that spaces are 
available for short term lease. 

 

As noted in Section 2.6 (page 14) the applicant has engaged in extensive discussion with the 
Advisory Neighborhood Commission regarding potential measures that can be taken to ensure 
that the project doesn’t result in adverse impacts on the community. One of the measures 
included having in place arrangements for lease of parking spaces by tenants as a contingency. 
The Consultant understands the applicants Pre-hearing statement will include further 
information regarding this issue.  
 

4.2 Changing Urban Trends – Demographics and Travel Characteristics  
 

With respect to the residential component of the site it is noted that the provision of 30 off-
street parking spaces would be required to satisfy the criteria of the Zoning Regulations.  The 
Applicant’s Statement has identified practical difficulties and constraints to providing the 
required parking.  In relation to this issue, the Consultant conducted considerable research 
pertaining to recent change in demographics, auto ownership and travel demand characteristics 
within the Nation’s Capital, urban areas elsewhere in the country as well as internationally. The 
results of the research are summarized below, under five (5) key headings: 
 

• Trends in Vehicle Ownership Within Urban Areas:  The United States Census Bureau 
reports that the urban population of the United States increased significantly from 
79.0% to approximately 81.0% between 2000 and 201011. While, this increase may 
seem relatively small, the remarkable statistics is that over 80% of the population of the 
United States lives in urban areas. During the same period, the population of 
Washington D.C. increased from 572,059 to 601,723 persons, an increase of over 5.0%. 
Most of this increase has been with the age group 21-35. The Federal Highway 
Administration reports that over the 10-year period auto ownership in the District of 
Columbia fell by approximately 40,200 registrations; and vehicles per person fell from 

                                                           
11 U.S. Department of Commerce, Bureau of Census – “2010 Urban Area Facts”.  
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0.42 to 0.35 a drop of approximately 17.0%12.  Along with these basic demographic 
changes, market surveys have shown that the purchase of new vehicles by adults within 
the age group of 21-34 has dropped to 27.0% (a 30.0% reduction from the 
corresponding figure from the peak year of 1985). Current trends dealing with 
demographic shifts and auto ownership can perhaps be capsulized by reference to a 
survey cited in the Wall Street Journal publication of January 2011, which sites surveys 
sighing that approximately 90.0% of younger population choosing to “live in an urban 
environment … which feature plenty of walking distance restaurants, retail and public 
transportation to Washington D.C”, even when they may be forced to settle in outlying 
suburban communities such as Bethesda, Maryland or Arlington, Virginia13.  

 

• Reduction in Vehicle Miles of Travel (VMT): The transportation profession recognizes 
that the concept of Vehicle Miles of Travel (VMT) has a strong link with attitudes of 
significant segments of population towards ownership of personal vehicles, and travel 
mode choices. The National Household Travel Survey14  database reports the VMT for 
age group 16-34 has dropped from 10,300 to 7,900 miles per capita between 2001 and 
2009, a decrease by 23%. While the level of reduction is less for the overall population, 
a similar downward trend is also evident for all age groups. With respect to the District 
of Columbia, statistics published by Federal Highway Administration shows that while 
the City’s population increased by 5.0% between 2000 and 2010, per capita Vehicle 
Miles of Travel fell by estimated 8.0% to 10.0% over the same period.  The impact and 
implication for transportation policy is perhaps best summarized in an April 2012 
article titled “Transportation and the New Generation… What it Means for 
Transportation Policy”15 which notes the following: 

  

- As the demand for transportation overall stagnates, there is emerging consumer 
preference for walkable, less auto-dependent forms of developments.   

 

- Decline in Vehicle Miles of Travel improves the competitive positions of 
transportation alternatives on measures of quality, convenience and cost. 

 

In Support of the above extracts from the above referenced article are included as 
Attachment I.  
 

• Trends in Transit Oriented Development in Urban Areas: The Applicants Statement 
makes reference to several existing developments within historic districts with in 
Washington D.C., which provide no off-street parking. It is important to note that 
several of the sites noted are not located within Transit Oriented Districts. As part of the 
study effort, the Consultant performed an internet search of urban areas where there has 
been significant residential development in recent years without off-street parking. The 
Consultant selected the City of Portland, Oregon for reference and comparison.  That 
city is designated as an urban center is situated within a metropolitan area, and has a 

                                                           
12 U.S. Department of Transportation, Federal Highway Administration – Public Data for Highway Statistics.  
13 The Wall Street Journal- Real Estate New and Analysis, January 13, 2011 
14 U.S. Department of Transportation, Federal Highway Administration - National Household Survey Historical   

Monthly VMT Report, 3 May 2011. 
15 Frontier Group – U.S. Public Interest Research Group – Education Fund: “Transportation and the New Generation, 

Why Young People are Driving Less and What it Means for Transportation Policy” April, 2012 
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population of 583,776, which is quite comparable to Washington D.C’s population of 
approximately 600,000. The City also has a highly reputed public transportation 
system, consisting of Trimet Rapid Transit and Bus System network. As in Washington 
D.C. high density development is general concentrated within the downtown areas. 

 

In an August, 2012 article entitled “No Room for Parking at Many New-Apartment 
Complexes” by Oregon Public Broadcasting News16, it is reported that, of 40 apartment 
building projects for which permits were filed within an approximate one-year period, 
25 offered no off-street parking. The number of units ranged from 10 to 282, and 
averaged 50 units. For convenience, a link to the article is provided and the extract from 
the article are included in Attachment J. (http://www.opb.org/news/article/no-room-parking-many-new-apartment-projects/).  

 

• Proliferation of Car-share Organizations:  Car-sharing is an emerging trend and serves 
the primary purposes of providing choice and bridging the gap for households and 
individuals who elect not to own a car, but may need one occasionally. Currently there 
are three (3) car-sharing companies operating with the Washington D.C area, namely 
Zipcar, Hertz On-Demand and Car2go. Zipcar being the pioneer of the concept, other 
companies are venturing in car-share to address the growing demand. A survey 
conducted by Flexcar17 within the Washington D.C. area has shown that 42.0% of car-
share members have forgone purchase of a car, and 25.0% of members who own a car 
have shown willingness to sell their car.  In this connection it is noted that the Applicant 
proposes to provide a car-share space on-site as part of the TDM plan.  

 
 

• Increase in Bicycle and Pedestrian Travel Mode Share: As noted on page 33 dealing 
with reduced Vehicle Miles of Travel in urban areas, the Public Interest Research 
Group sites statistics that point to significant increase in bicycle and pedestrian travel 
within urban areas. The Organization notes that a 24.0% increase has occurred over the 
period 2001 to 2009. (See footnote #15 on page 33). Moreover, a study conducted for 
DDOT by LDA Consulting18  regarding the impacts of Capital Bikeshare reported that 
four in ten survey respondents drove a car less often, and 94.0% of respondents 
indicated that Capital Bikeshare had been a factor contributing to their reduced driving. 
Thirty-eight percent (38.0%) of respondents who had access to a personal vehicle 
reduced annual driving by an average 523 miles. This resulted in a reduction of about 5 
million Vehicle Miles of Travel per year for the 18,000 Capital Bikeshare members (as 
of November 2011). It is noted that there are two Bikeshare stations in close proximity 
to the subject PUD site, and the applicant plans to provide 25 bicycle spaces on-site. 

 

As noted earlier, this study also gave significant consideration to the fact that the City is 
currently undergoing a review and update of regulations governing off-street parking provisions. 
As part of public hearing before the Zoning Commission, testimony was provided citing specific 
examples of residential developments implemented within TOD zones in the City, and which 
showed significant imbalance between parking supply and demand. For convenience, extract 
from the testimony by the Smart Growth Organization is included in Attachment K. 

 

                                                           
16 Oregon Public Broadcasting News – No Room For Parking At Many Apartment Complexes, August 15, 2012    
17 Car-Sharing: Where and How It Succeeds– TCRP Report 108. 
18 Capital Bikeshare 2011 Member Survey Report (June 14, 2012) -LDA Consulting Washington, DC 20015  
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The Consultant wishes to note that there is a considerable additional on-going research, 
pertaining to the subject discussed in this section. In particular, the Consultant wishes to cite the 
following recent studies, both of which were found to be quite germane to the current 
discussion and related policy decisions by the City. 
 

1. “Residential Off- Street Parking: Car Ownership, VMT and Related Carbon Impacts 
(Case Study New York City)” - Transportation Research Board (TRB)19.  
 

2. “Guaranteed Parking – Guaranteed Driving: Comparing Jackson Heights, Queens and 
Park Slope, Brooklyn shows that a guaranteed parking spot at home leads to more 
driving to work.” 20 

 
For convenience and ease of reference, copies of the two studies are included as Attachment L.  
 
 
 
 
 
 
 

 

                                                           
19 Transportation Research Board (TRB) – National Academy of Sciences, Washington D.C. 
20 Prepared for Transportation Alternatives, October, 2008 
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5.0 TRANSPORTATION MANAGEMENT PLAN 
 

The City’s current policies emphasize vehicle trip reduction as one of its objectives for 
enhancing the quality of life within the urban environment.  In support of this objective, 
developers/applicants are encouraged to incorporate Transportation Demand Management 
(TDM) measures, with the goal of reducing vehicle trip generation, particularly during the 
weekday peak hours.  Earlier sections of this report have shown that the subject PUD site is 
quite favorably situated relative to the City’s public transportation system, with the Tenleytown-
AU Metrostation just two (2) blocks from the site and 14 Metrobus route running along 
Wisconsin Avenue and along Nebraska Avenue.  As such, vehicular trip generation from the 
site would be very low, and will not appreciably impact the levels of service at the intersections 
in the immediate vicinity.  The City’s Comprehensive Plan also encourages mixed-use 
developments (of the type proposed) within the Tenleytown/Friendship Heights area.   
 

In keeping with the City’s policy, the Applicant proposes the following as the principal elements 
of its Transportation Demand Management Plan: 
 

a) Resident Transportation Coordinator (RTC):  The Applicant's site management will 
designate one employee as the Resident Transportation Coordinator.  This person’s 
duties would principally be to provide information to residents (particularly those 
incoming) regarding transit opportunities and schedules, as well as the location of 
Bike Share stations within the area, and bicycle parking provisions within the 
building.  The RTC will generally encourage non-private auto usage and will have 
related information prominently displayed in the offices, community rooms, and 
other appropriate common space. 

 
 

b) Digital Multimodal Display:  This refers to a real-time display screen that provides 
schedule information of Metrobus and Metrorail, and locations of Bike Share and 
Zip-Car stations, among other transportation related information.  This display is 
being developed by DDOT, and is referred to as "NextBus Display."  The installation 
at the subject site will be dependent on the progress made by the City, its cost and its 
availability for installation.  

 

c) Bicycle Usage Program:  The Applicant proposes to provide 25 bicycle parking 
spaces in a secure, convenient location that would be accessible to residents at all 
times.  Moreover, a one-time Capital Bikeshare annual membership fee will be paid 
by the Applicant for initial tenants. 

 

d) Car-Share/Handicap Parking:  The Applicant proposes one (1) personal vehicle 
parking space to be located within the area of the loading facilities, which will be 
used as a car sharing space.  A one-time Zipcar membership and application fees 
(totaling $85.00) will be paid by the Applicant for initial tenants.  The applicant is 
also prepared to work with the City to designate one of the existing on-street parking 
spaces near the building entrance as a handicap/ADA space.     

 
 

e) Transit Subsidies: The Applicant proposes to provide a one-time $50.00 transit fare 
card to initial tenants and employees in order to encourage non-auto mode usage. 
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f) Residential Parking Permit Program Exclusion:  The Applicant agrees to exclude 
building residents from RPP eligibility, and will pursue the process of this exclusion 
with the responsible City agencies [including DDOT, and the Department of Motor 
Vehicles].The Applicant’s Land Use Counsel is also tracking pending legislature on 
this matter.  

 
g) Loading Facility Management: The applicant proposes to provide a 30 feet loading 

berth with platform to serve both the residential and retail uses. (This is in lieu of the 
55 feet loading berth and platform required.) It is important to note that the Applicant 
plans to put in place a management arrangement through which move-in/move-out 
would be scheduled and would generally occur during weekend and other hours, so 
as not to conflict with the usage of retail component of the site.  

 
h) Monitoring, Feedback and Audits: The Applicant proposes to work with the City’s 

Policy, Planning and Sustainability administration staff to put in place specific 
program and schedule for monitoring the site to quantify the Measures of 
Effectiveness embodied in the Consultant’s analysis and assumptions. This would 
include audits to confirm levels of vehicle trip generation, parking demand, 
pedestrian and bicycle usage and similar factors.   

 
 

In addition to the above specific items, the Applicant’s management will maintain liaison with 
DDOT staff and the Advisory Neighborhood Commission as needed in order to ensure the 
continued effectiveness of the TDM measures. It is envisioned that this would apply particularly 
within the first two years after the issuance of Use and Occupancy permits for the development.  
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6.0  SUMMARY OF FINDINGS AND CONCLUSION 

 

Based on the foregoing data, analyses and discussion, this study has shown that the proposed 
development can be accommodated by the local area transportation system and would not create 
any adverse traffic impacts on the immediate area.  Principal findings supporting this conclusion 
are as follows: 

 

a) Existing overall levels of service at the key intersections within the area of the site 
are quite acceptable (at Level of Service C or better) during weekday morning and 
afternoon peak hours.  The site is projected to generate 21 vehicle trips during the 
morning and 38 vehicle trips during the afternoon peak hours on typical weekdays.  
This level of trip generation will not impact the future levels of service. 

 

b) A survey performed at the Cityline residential development show a very favorable 
modal split (64% using transit, walk, bicycle, etc., and 36% using auto).  Survey of 
the destination retail uses within the same development also showed relatively low 
level of vehicle use, and corresponding low demand for parking spaces within that 
development.  [Details of the survey are presented in Section 3.2 on page 20.] 

 

c) The City’s requirements for parking at retail uses assume personal vehicles as the 
primary means of access.  However, this applies to destination retail uses, which are 
typically stand-alone sites, similar to suburban settings.  The subject site will consist 
of between three (3) to five (5) retail/service establishments within the 14,000 SF of 
retail space.  The Applicant projects that these retail uses will largely be local-
serving, catering to residential and other uses within the area, and pedestrian traffic 
accessing the Metrorail station and uses within the TOD area in general.   

 

d) The small number vehicle trips noted in Item a) will have access to 45 on-street 
metered parking spaces virtually bordering the subject property.  The majority of 
these spaces would be accessible during the typical hours of retail activity (generally 
9:00 AM – 8:00 PM).  [See Section 4.1 beginning on page 31.] 

 

e) The study has documented the emerging trends of low vehicle ownership, decrease 
in Vehicle Miles of Travel, and increase in pedestrians/bicycle mode shares in 
Washington, D.C. and other urban areas within the United States. Section 4 discusses 
significant research, which the Consultant has done to address this subject; and 
includes references to the City’s ongoing review and pending update of its off-street 
parking provisions in the Zoning Regulations.  

 
f) The study also makes reference to the Applicant’s Statement, which documents the 

practical difficulties to providing parking within the PUD site.  In addition, the study 
has identified several off-street parking facilities that would provide opportunities for 
use by residents of the proposed building.  This would be consistent with principle of 
“shared parking usage” that supports the City’s objective of sustainability.  [See 
Section 4.1 beginning on page 31.] 
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g) The study shows that, with the intended management of the loading facilities, the 
loading and service access needs of the site would be adequately met. This is 
addressed in the Transportation Demand Management Plan presented in Section 5 
beginning on page 36.  

 

h) The Applicant plans to implement an effective Transportation Demand Management 
Plan to further reduce vehicular trip generation, manage the site loading facilities and 
ensure no adverse impact on existing Residential Parking Permit provisions of the 
local area. [See Section 5.0 beginning on page 36.] 

 
The Consultant finds that the existing transportation facilities within the area of the PUD site are 
quite capable of accommodating the development proposal.  Additionally, several aspects of the 
proposal would support the City’s policies and goals for sustainability of its urban environment. 
While the proposal to provide no parking for the site is technically not a TDM measure, the 
research presented in the report demonstrates that it is likely to have a supporting effect. In this 
connection, the Consultant wishes to quote the title of one of the research papers cited in this 
report: “Guaranteed Parking – Guaranteed Driving”. The proposal would, therefore, satisfy the 
City’s requirements for adequate public transportation facilities, and should otherwise comply 
with the City’s criteria for approval of Planned Unit Developments. 
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