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ZC Case 11-08 (Application of II Palazzo LLC; 2700 16th Street, N.\V.) 

APPLICATION 

The Applicant seeks review and approval of a consolidated Planned Unit Development 
("PUD") and PUD-Related Map Amendment to rezone the portion of the Property located in 
the D/R-5-B Zone District to the R-5-D Zone District. The property that is the subject of this 
application consists of approximately 42,494 ~;quare feet of land area and is located at 2700 16th 
Street, N.W. (Square 2578, Lot 26). The subject property is currently zoned D/R-5-B and R-5-D. 
The Applicant proposes to rezone the entirety of the Property to the R-5-D Zone District 
through a PUD-related Map Amendment. The Property is improved with a three-story building 
that formerly served as the Embassy of Italy. The Applicant is proposing to renovate the 
existing building and convert it to residential use and to construct an addition to the west of the 
building, which will also be dedicated to residential use. The project will include up to 135 
residential units, it will have a maximum floor area ratio of 2.8 and a maximum height of ninety 
(90) feet. 

RECOMMENDATION IN BRIEF 
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The District Department of T:ransportation (DDOT) recommends approval of the Applicant's 
request for a consolidated P11anned Unit Development in the D/R-5-B Zone District. The 
proposal shows access to and from the site will occur via four (4) curb cut drivew~~~SION 
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two 011 16th Street N.W., one on Fuller Street and another on Moz.Ml flacc N.W. The Applicant 
has bet'n informed the curb cul driveways on Mozart and 16th Street v olatc DDOT public spaet.~ 
policy and DDOT Design and Engineenng reqturcments. 

ODOT ANALYSIS 

The Afphcant has providl•d DDOT a transportation stw..l} supporting redevelopment of the 
properl) located at 2700 16th c;lrt.>et, N.W. 

There a ·e two (2) existing curb cuts located in front of the :;ubject property, on 16th Street. The 
Applicant proposes to re-use the existing curb cu ts for passl·nger pick-up and drop-off. There is 
additional interest to maintain the circular driwway curb cuts because th<' Applicant believes 
the fuh. re residents will have groceril'S and parcel packages delivered to this area of the 
property The requested curb cuts on 16th Street, N.W. of the proposal do not meet the DOOT 
Traffic Safety Division rcquucments which state, "No dm>eWntf of nny wlrnncc.> or exit to nn 
mter~ctwn ~ftnll be closer than bO fret ton strt?t'l lllfasectu>n m: meu~11recl from the wft'rSt•ctwn of tfte 
C11rl1 lhtt•:; t'Xfe11ried. 0 11 lite nflrmmdz direction toa11 mtersection tile driveway et(~e lint' must be Iocntetl 
a minimum of 60 feet from lite JIOIIll of inter'it!clion of two strt'efs." The 16th Street curb cuts arc 
located 1::-ss than 60 feet away from the 16th Street/ Fuller Strccl intersection. 

Picture: I Intersection of 16111 and I· uller Streets, NW. Circular driveway of SJbJCCt property (2700 16th 
Street. \J. W.). Existing curb cut~ do not meet DDO r Design & Enginccring guidelines 
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FurthL•rmorc, the vehicle turn movements into thC' propo5ed 16th Street curb cuts will 
precariousl_r conflict with the significant loth Street pedestr an and biCyclist act! ;ity. The 
proposcJ curb cuts rrE'ate new vehicle access points in the populatNI 16th Street, N.W. corridor 
when' pedestrians and transit access currentJ; have safe access. The curb cuts arc redundant 
and DDOT recommended thal the Fuller Street access t<' the property serve vchtcles accessmg 
the propertv. In thiS instance, the subJect property has sufficient an:c~s lo expand the existing 
Fuller Street curb cut. 

Photograph 2 - Photograph of s1dcv.alk at U1e mtcrscction of 16 ami Fuller 5trccts - southern curb cut of 
scmi-c1rcular dlivcv.ay. lhe subJeCt prop1~rty IS in very close pro\.imity to bus ~top (on the north) and Capital 
Bikcsharc staticn (one block north). 

The dnver's left h.md tuming acbon (westbound), from 16th Street into either of the hvo (2) 
circular Jriveway curb CJts, means the vehicle driver Yv ill need t.1 C'nsurC' the driveway IS free of 
all oncoming pcdcsb·ians and cyclists on the s1dewalk. l'he 16th SlTcct curb cuts introduce yet 
more <:onflict poinls for pedestrians in an urban conlext and would result in tw icc as many 
polmtial pedestnan-vehicular confLcts along 16th Street AILI1ough the 16th Streel curb cuts are 
currt!ntl} in F lace, the} ltave not been used for a significant period of lime becauc;C' the property 
has been vacant. The circular driveway has been in existence since 1925, accorJtng to DC 
llistoric Pres(•rv<tlion Ohcc staff. 
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Photograph 3 Pedestrian activity in front of subject pro pen.>. along 161
h Street. The northern curb cut. at the 

subject property. was used as access to existing semi-circt.lar driveway along 16111 Street. 

The Applicant's proposed Mozart Place curb cut posC's a numhN of transportation and public 
space challenges. Mozart Place is a narrow t.lll'-way lo<.,d street in the Adams Morgnn 
nl•ighborhood. DDOT staff measured thC' length of the existing curb cut driveways on Moz<Ht 
Place and these driveways total (48) feet of publll space. The Applicant 1s proposing a twcnt: 
six (26) foot driveway on Mozart Place to acCl•mmodate vehicles exiting from th<' subj<'d 
property This means there will be a total of 72 ft>et of private curb cut space on Mo.lart Pl.:~cl:' 
wluch would account for approximately one third of the residential block. The significant 
allowance of public space docs not align wtth the Gtv's use of public space. 

ThC' proposC'd drivC'way will furthC'r reduce the Adams Morgan curbsidt• parking inventory by 
approximately four (4) vehidt-s. Based on the p ·oposcd plans, the Applicant's t\.lowrt Place 
dnveway warrants thC' removal of three(:~) hC'allh} c;treet trees. 

DDOT has encouraged the Applicant to further it'wstigate widtming tht' Fuller Street curb cut 
as an oplton to remedy lhe noted public '>pace C0'1Lt'rru. associated with Mozart Plan• and l61h 

Street. Presently, there is a fifteen foot l urh cut associated with the subJect propt•rtv Vchide 
access to lhe properly can occur from fuller Slrcct and DDOT has CJgn•t•d that widening the 
l'>..isting Fuller Street curb cut would allow for l>l'rc;onal passt•nger vehicles and commercial 
Vl'hicles to usc il Furthermore, the Apph<.anl would not nct>d to remove any street trees from 
Fuller Street. 
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The Applicant is .twttre lhat all building associatt•d utlilles will need to loc lo<.:atcd U1side of the 
building prop<'rt} lm<'. There will be no utility gr.ltcs located in public r.;pace, adjacent to the 
subjt•d address. Utility g1.1tcs in public spclCt~, t•spc•:lally along pedestrian palhs, lead to an 
uninviting and hazardous p<'dcstrian cnviroruncnt. 

Photograph 3- Parking and loading to Sconish Rile rcmplc on Mozart Street C:..cotti~h Rite l'cmple. adjacent 
property to the !>ubject addreo;c;, has two curb cuts. Photograph !>howe; one of the tree; that \\OUid he affected 
b) proposed curb cut to Applicant·s propert) 

PARKING 

fhc Applicant has informt•d DDOT it plans tu build 60 90 1:-elow-gradc pa·J...ing spclCCS. DDOT 
docs not object to thts number of parl-.mg spcKCs DD01 co-nmendc; tht• Applicant fnr reducing 
the number of pl.mncd p.nkmg spaces as the site is t ransit oriented dl'v!•lopmcnt (TOO) and 
there are a number of tr.mstt opbons for the new rc:;tdcnts Howev<'T, lhl' p.1rl...ing c;pacc•s 
inside of the new proJC<.t may remain open tu non-rcsiJt•nt lease opportunities .ts h,ts happened 
at neighboring builtimgs It is thec;e outside vchicll' pul-.mg spaCl' l<'ac;c offt•rs th.lt will lead to 
worse vehicle traffic concerns in the ncighlx1rhoocl. DDOT firml~ fl'l'Ommcnds lhc Zoning 
Commission hmit the usc of the residential p.1rking ga ·age to those rcstden ts ltving inside of the 
proposed building. DDOT opposes any usc ul the pdrkmg spal:el> tns1llc of the rclSidenlial 
p<Hk.mg garage for non-r(•sidcnl lt•ascs. 
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SUMMARY AND RECOMMENDATION 

DDOT supports the Applicant's proposal for a PUD in the DC/R-5-B Zone District at premises 
2700 16th Street, N.W. However, it is clear the proposed curb cuts on Mozart Place and 16th 
Street will cause longstanding transportation impact problems. 
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