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1 

3450 Eads Street NE  
PUD Community Benefits Meeting 

Meeting Purposes: 

1. Understand ZC standard ANC procedures related to set-down application  
2. Review NDC proposed process for community benefits resolution 
3. Discuss NDC proposed process for community benefits resolution 

Agenda:

1. Review ANC related Set-down Documentation 
a. What is the set-down? 
b. What does approval mean? 
c. What is the procedure? 

2. Review of Timing Considerations 
a. NDC desired to be further along 
b. We have a substantive benefits package 
c. ANC support is not essential 
d. ANC response must be policy focused 

3. Review of Pairwise Ranking Approach 

a. What is it and how does it work? 
i. Overview of ranking 

1. Compare items one to one against one another 
2. Aggregate results of individuals mathematically 

ii. Ranking is not voting – enables preference nuances 
iii. Quantification of subjective questions 
iv. Scalable 
v. Fair and transparent 

b. Why is it relevant/why this approach? 
i. Faster resolution = faster access to benefits 

ii. Provides a structured approach for future 

c. What steps would we take? 
i. Finalize list of “negotiable” options – Community and NDC 

ii. Plan for circulation and completion of ranking sheet – Community and NDC 
iii. Establish Tabulator – NDC and Community  
iv. Compile results - Community 
v. Report results and Ratify 

4. Discussion regarding proposal for resolution of benefits 

5. Next Steps 

a. Set-down form – Schedule for 2016-10-11 Meeting for Submission by 2016-10-14 
b. Community Benefits 
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3450 Eads Street NE – Project Calendar Key Dates 
2016‐09‐23 

 
Outlined in the tables below are key dates for forthcoming actions anticipated to take place in relation 
to the Neighborhood Development Company’s proposed project at 3450 Eads Street NE.   
 
Table 1 includes dates associated with the PUD Process.  As the PUD scheduling process is very dynamic, 
most of the dates presented cannot be viewed as definitive.  Therefore, a column is included to highlight 
which  tasks are  fixed and which are not. As  this document  is  intended  to be evolving over  time,  the 
fixing of dates may vary, depending on when the table is updated. 
 

Table 1: PUD Process Main Dates 

ID  Task  Date or Date Range  Fixed 

1.  Closing date for ANC submission of set down Form 130  Fri 10/14/16  Yes 

2.  Zoning Commission Set‐down Public Meeting  Mon 12/19/16  No 

3.  ANC Formal Vote on PUD Proposal  Tue 2/14/17  No 

4.  ANC Hearing Participation Report Deadline  Mon 4/3/17  No 

5.  ZC Public Hearing  Mon 4/10/17  No 
 
 
Table 2 includes dates associated with the proposed process for resolving the local community benefits 
package associated with the project.  These dates are preliminary in nature and are intended to provide 
a structure for when certain steps related to the resolution of the Community Benefits are to occur 
within the PUD Process Dates outlined in Table 1.  Although preliminary, the ranges do reflect hard goals 
that NDC would like to work to achieve, to keep the project moving forward. 

 
Table 2: Public Benefits Resolution Timing 

ID  Task  Date or Date Range 

1. Discussion and Resolution of Approach to Public 
Benefits Resolution  Thu 9/22/16 to Wed 10/5/16 

2.  Resolution of list of negotiable benefits  Wed 10/12/16 to Tue 11/8/16 

3.  Distribution and completion of ranking sheets  Wed 12/7/16 to Tue 12/20/16 

4.  Compilation of Results and Verification  Wed 12/7/16 to Tue 12/20/16 

5.  Discussion of Results and Ratification of Conclusions  Wed 1/4/17 to Tue 1/24/17 

6.  Action by ANC related to Benefits Package  Dependent on scheduling of Item 3. In 
Table 1 above 

 

L-2



Attachment M



4/29/2017 NDC Mail  AMI for the NDC Project

https://mail.google.com/mail/u/0/?ui=2&ik=6005d63d6d&view=pt&msg=1579a1626a70cd9f&as_from=mgiulioni%40neighborhooddevelopment.com&as_to=clau… 1/3

Michael Giulioni <mgiulioni@neighborhooddevelopment.com>

AMI for the NDC Project
Michael Giulioni <mgiulioni@neighborhooddevelopment.com> Thu, Oct 6, 2016 at 9:02 AM
To: Malissa Freese <malissfree@aol.com>
Cc: claude.mckay@gmail.com, "McKay, Claude B. (SMD 7D04)" <7d04@anc.dc.gov>

Hi Malissa and Claude,

Thanks for the follow up.  I need to review the list with Adrian Washington to provide our feedback. 

Right now, I can say that some of the items on the list are not viable, either due to their scale and/or their consistency
with the criteria for Public Benefits included in the Planned Unit Development process.

I will complete a review and provide our direct feedback on the list and any conditions that may be necessary if we were
to consider certain options, and options that we believe are inconsistent with the regulatory guidance and or simply
infeasible.

Regarding the senior housing, where we stand on this is as follows: NDC does not want to include this item as a public
benefit as a part of the PUD process; however, this would not preclude us from pursuing a project that targets seniors,
when we start the process with DHCD.

I am available later today to talk, if one or both of you are available for a call.  By that time, I should be able to provide
feedback on the list. I'd also like to get your feedback on timing for resolution of the list.  

I received an update from the Office of Planning, based on their preliminary review, they believe they will be able to have
the setdown hearing sometime in November.

This would push up our date for resolving what goes on the list.

Is there a better time for both of you to have a call either later today or tomorrow?

Thanks for your help on this matter,

Michael

On Wed, Oct 5, 2016 at 12:05 PM, Malissa Freese <malissfree@aol.com> wrote: 
Hi Michael  
 
Thanks for the info and sorry I missed you yesterday. 
 
That is great about the senior housing  wow, 50%. Has a decision been made about senior housing? I do understand
that it will skew the AMI chart.
 
 I would like to talk with you about the survey when you have the time. Below is a copy of public benefits we have
complied so far and I'm trying to meet with Claude and Cinque later today to review and adjust.
 

Apartments offered to seniors.
An approximately 1200 sq. ft. room available for community use.
Lump sum from NDC through DGS to be utilized by the River Terrace Community Organization for community
activities.
Structural monitoring during construction of the new apartment building of nearby neighbors’ homes.
Playground enhancements and maintenance money.
Planning, designing, building and maintenance of a dog park.
Senior center with programming and activities.
Subsidy for a business to open a nearby daycare center.
Building and maintenance of covered bus stops in River Terrace.
Additional street lighting in River Terrace. M-1



4/29/2017 NDC Mail  AMI for the NDC Project

https://mail.google.com/mail/u/0/?ui=2&ik=6005d63d6d&view=pt&msg=1579a1626a70cd9f&as_from=mgiulioni%40neighborhooddevelopment.com&as_to=clau… 2/3

River Terrace Museum for Native American Artifacts.
Assistance in attracting quality retailers.
Establish a fresh food (super) market.

I have seen some others for projects around DC and they are extensive and we are still trying to get neighborhood
ideas. 
 
Thank you again for the information and insight. Hope to speak with you soon.
 
Malissa
 
Malissa Freese
203 33rd Street NE 
WDC 20019
C: 2022711449
 
 
 

Original Message 
From: Michael Giulioni <mgiulioni@neighborhooddevelopment.com> 
To: Malissa Freese <malissfree@aol.com> 
Sent: Tue, Oct 4, 2016 2:38 pm 
Subject: Re: AMI for the NDC Project 
 
Hi Malissa  attached is a copy of the table presented at the Open House, which as of right now, reflects the most up
to date distribution of  units based on the 30% and 50% AMI levels: no units will be above 50% AMI.
 
If you need the table explained at all, or reformatted, I'd be happy to do so.
 
Please also note: we have confirmed the requirements in relation to the Senior Housing focus for the project.  There
appears to be no issues with including this as a part of our public benefits package; however, today NDC's CEO and
I are supposed to resolve whether it's something we can offer.
 
If we were to dedicate a portion of the overall units to seniors (it would be 50% of all units) we would likely change the
types of units and the quantities, so this would affect the attached table.  The general distribution would probably be
similar, in terms of proportion of 30% AMI and proportion of 50% AMI, but the whole number of units will likely change
as well as the types (e.g.,. more 1 brms. than 2 brms.).
 
Regarding the survey, as discussed at our meeting, NDC is quite flexible when it comes to the final resolved benefits
package; however, we can only commit to benefits that fall within a defined set of parameters that are achievable
under our development program.
 
It would be in everyone's best interests if I was able to review the list to ensure there is nothing on it that NDC
cannot commit to.  
 
If options are included, that we cannot deliver on, it would not serve anyone's interest.  (Whether we think they are
good ideas or not.)  
 
If you're available later today, I'd be happy to talk further about your next steps on the survey. 
 
Please advise if you would like to do so.
 
Michael
 
 
On Tue, Oct 4, 2016 at 2:17 PM, Malissa Freese <malissfree@aol.com> wrote: 

Hi Michael  
 
We are getting our survey together for distribution to the neighborhood. Is it possible to get the proposed AMI
numbers for the 3450 Eads Street NE Project?
 
Thanks.
 
Regards, M-2



4/29/2017 NDC Mail  AMI for the NDC Project

https://mail.google.com/mail/u/0/?ui=2&ik=6005d63d6d&view=pt&msg=1579a1626a70cd9f&as_from=mgiulioni%40neighborhooddevelopment.com&as_to=clau… 3/3

Malissa
 
Malissa Freese
203 33rd Street NE 
WDC 20019
C: 2022711449

 
 
 
  
Michael Giulioni 
Project Manager, Predevelopment | Neighborhood Development Company 
o: (202) 5673215 | m: (202) 3522233 
3232 Georgia Ave NW, Suite 100 | Washington, DC 20010 

 
Michael Giulioni
Project Manager, Predevelopment | Neighborhood Development Company 
o: (202) 5673215 | m: (202) 3522233
3232 Georgia Ave NW, Suite 100 | Washington, DC 20010 
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https://mail.google.com/mail/u/0/?ui=2&ik=6005d63d6d&view=pt&msg=157a1022b12e100c&as_from=mgiulioni%40neighborhooddevelopment.com&as_to=clau… 1/1

Michael Giulioni <mgiulioni@neighborhooddevelopment.com>

AMI for the NDC Project
Michael Giulioni <mgiulioni@neighborhooddevelopment.com> Fri, Oct 7, 2016 at 5:17 PM
To: Malissa Freese <malissfree@aol.com>
Cc: Claude Mckay <claude.mckay@gmail.com>, "McKay, Claude B. (SMD 7D04)" <7d04@anc.dc.gov>

Hello Malissa and Claude,

As discussed, attached is our feedback regarding the working list of benefits. I've also included a copy of the relevant
regulations related to PUD review.

Also, as discussed with Malissa, I've included some specific information from the PUD submission package to provide
more design details to members of the community, which is available through the following weblink:

https://www.dropbox.com/sh/8seceiknleupj56/AABLxtjdSoiQGkFfgdUST5cxa?dl=0 

Please feel free to follow up with any questions.
 
Have a good weekend.

 
Michael Giulioni
Project Manager, Predevelopment | Neighborhood Development Company 
o: (202) 5673215 | m: (202) 3522233
3232 Georgia Ave NW, Suite 100 | Washington, DC 20010 

2 attachments

Feedback on List of Benefits Provided  20161005 by RTCO & ANC Participants.pdf
58K

Subtitle X  General Procedures  Chapter 3  Planned Unit Developments.pdf
78K

M-4



 
 
 
 

1
 

NDC Review of Working Public Benefits List for  
PUD Proposal at 3450 Eads Street NE 

2016-10-06

Introduction: 

Outlined below is feedback from the Neighborhood Development Company (NDC) regarding the 
working list of Public Benefits that has been development in partnership with the local ANC and 
community organization (the River Terrace Community Organization or RTCO) in association 
with a Planned Unit Development proposal at 3450 Eads Street NE, Washington, DC.  

This list supplements additional benefits being offered by NDC that serve broader municipal 
objectives (e.g., the provision of affordable housing) and that were included as a part of the PUD 
application submitted to the DC Zoning Commission (Case No. 16-20) September 15th 2016.

Presented below is both general feedback regarding the list and a table reviewing each of the 
identified benefits in relation to their feasibility as possible options to be included in future 
decision making. 

General feedback: 

In providing feedback on the list, NDC wanted to raise awareness regarding some of the key 
criteria within the zoning regulations related to Planned Unit Developments which are most 
relevant to the determination of the overall level of benefits that a project shall provide.  Two of 
these key criteria, from Subtitle X, Chapter 3 Planned Unit Developments, are presented below.  

These regulations, deal with the factors which the Zoning Commission shall decide upon a PUD 
application and the associated benefits. 

§ X. 304.3 In deciding a PUD application, the Zoning Commission shall judge, balance, and 
reconcile the relative value of the public benefits project and amenities offered, the 
degree of development incentives requested, and any potential adverse effects according 
to the specific circumstances of the case. 

§ X. 305.11 The Zoning Commission may not compel an applicant to add to proffered public 
benefits, but shall deny a PUD application if the proffered benefits do not justify the 
degree of development incentives requested (including any requested map amendment).  
Nevertheless, the Zoning Commission may at any time note the insufficiency of the 
public benefits and suggest how the benefits may be improved.   

Based on the project, as proposed, NDC is requesting development incentives, include the 
proposed map amendment, from R-3 to MU-7.  Further, based on the specific characteristics of 
the project, we are also requesting flexibility from the rear yard, side yard, and lot occupancy 
and roof-top screening requirements. However, although NDC is seeking the outlined incentives 
their “degree” is, relatively speaking, quite limited.
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With respect to the map amendment although seeking a change from the existing zone (R-3) to 
MU-7, NDC is not seeking to maximize the project’s potential under this zone district.  As 
outline in the table below the proposed project is 9 ft. below the matter of right (MOR) height 
limit for the zone and under the MOR standard for Floor Area Ratio (FAR).

Table 1: Comparison of Proposed Project with MU-7 Zoning Category IZ and PUD Allowances 

Proposed MOR IZ PUD

Height Limit 56 ft. 65 ft. 65 ft. 90 ft. 

Floor Area Ratio 3.76 4.0 4.8 5.76 

As proposed, NDC is not seeking any of the additional 20% inclusionary zoning (IZ) bonus.  This 
additional floor area is actually intended to help facilitate the requirements for affordable 
housing – however, NDC is not capitalizing on them.  Further, nor are we seeking to use any 
additional height or area granted specifically through the PUD regulations (up to 90 ft. in height 
and an additional 20% FAR on top of the IZ FAR). 

With respect to the areas of zoning flexibility, these are also quite limited:  

Rear-yard: The rear-yard relief is required due to NDC’s desire to make the front yard of the 
project more compatible with the existing neighborhood by setting it back, and to provide the 
proposed landscaping in the front yard, to the benefit of future occupants and the neighborhood.  
This is also consistent with direction provided from the Office of Planning.  By setting the 
building back from the street as proposed (from 10-12 ft.), the building will need relief for the 
upper portion of the building in the same amount – from 10-12 ft. 

Side-yard: The side yard relief is more of a technical relief requirement.  NDC is not required 
to provide a side-yard on the east side of the building. However, as we are providing one, at the 
direction of the Office of Planning to provide a buffer from the alley, we are doing so to a 
minimum standard of 5 ft.  Although this portion of the proposed building is only 3 stories, we 
are required to provide a side yard based on the main building height.  This yard, based on that 
height would be 9 ft. 4 in.  If the side yard were to be assessed based on the lower portion of the 
building, the requirements would be 7 ft. 10 in., which much of the site plan complies with. 
Lastly, this yard is actually also not located on an alley – which the zoning regulations do not 
contemplate.  Therefore, in terms of light and air, the side-yard as proposed is not a nominal 
rare of relief in terms of meeting the provision of adequate light and air intentions of the zoning 
code.

Lot occupancy: NDC is requesting 1% of relief from the 80% standard.  Most of the building 
(i.e., the taller portion) complies with the occupancy requirements. It is even possible, by the 
time the project reaches permit, that this relief is no longer necessary. 

Roof top screening: Again, more of a technical relief requirement.  NDC is proposing two 
separate mechanical units which will be above 4 ft. in height.  These are required to be screened 
in a single enclosure.  Although we will be providing screening, we will be screening each 
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enclosure separately as it will be most efficient to locate these two units away from one another, 
as they provide fresh air to the building’s common area. 

Feedback on Proposed Public Benefit List 

With this general information in mind, NDC has outlined its position to the current list of public 
benefits to ensure that whatever list is further evaluated by the ANC and RTCO is made up of 
options that are viable in terms of the criteria of the zoning regulations and NDC’s proposed 
incentive requests. 

Table 2: NDC Review of 2016-10-05 List of Public Benefits 

ID Proposed Public Benefit NDC Feedback 

Apartments offered to seniors Dedicating a portion of all units for Senior Housing is not
something NDC can commit to as a public benefit as a part of 
the Planned Unit Development process.  However, this is not 
to say that NDC will not pursue this as an option as the project 
progresses.  Further, seniors, provided they meet the income 
requirements, would be welcome residents for the building. 

An approximately 1200 sq. ft. 
room available for community 
use. 

Viable benefit option. 

Lump sum from NDC through 
DGS to be utilized by the River 
Terrace Community 
Organization for community 
activities. 

NDC does not see this as a viable benefit option, in light of the
complexity in relation to Option 2, the added benefit to the 
community of Option 2, and due to the required coordination 
that would have to take place with the District of Columbia 
Department of General Services, in accordance with § X. 305.3 
(d) of the PUD regulations. 

Structural monitoring during 
construction of the new 
apartment building of nearby 
neighbors’ homes. 

Viable benefit option.  Based on preliminary research, this 
does not appear to be an inherent requirement based on the 
conditions of the property and building code requirements. 

Playground enhancements and 
maintenance money. 

Viable benefit option. However, the enhancements would have
to be located in the boundaries of the ANC where the PUD is 
proposed, and the maintenance money would need to be 
administered by the Department of Parks and Recreation 
(DPR). DPR would also need to support the location of the 
enhancements, if they are new. 

Planning, designing, building 
and maintenance of a dog park. 

Viable benefit option. However, the enhancements would have
to be located in the boundaries of the ANC where the PUD is 
proposed, and the maintenance money would need to be 
administered by the Department of Parks and Recreation 
(DPR). DPR would also need to support the location of the 
new dog park.  
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Senior center with
programming and activities. 

Based on the other benefits already committed to, and the
degree of development incentives being requested, the 
establishment of such a facility, in NDC’s opinion, is not 
justified. 

Subsidy for a business to open a 
nearby daycare center 

A subsidy (i.e., monetary consideration) could only be 
provided to a District of Columbia agency in accordance with § 
X. 305.3 (d) of the PUD regulations.   Establishing a day care 
is a qualified benefit under the regulations; however, the 
requirements for such a facility, due to its required life-span, 
may not be justified based on the degree of development 
incentives being requested. 

Building and maintenance of 
covered bus stops in River 
Terrace

While in principle, this is a viable option, covered bus stops 
are the purview of WMATA, and their private partner, Clear 
Channel.  Clear Channel profits from the location of new bus 
shelters, so it would not be in NDC, nor the local communities 
interest, to subsidize the establishment of these facilities; 
when the resources could be provided elsewhere. 

Additional street lighting in 
River Terrace 

Viable benefit option. However, based on the other benefits
already committed to the level of additional lighting would 
have to be negotiated further.  At a certain point the cost of 
additional street lighting would not be justifiable.  

River Terrace Museum for 
Native American Artifacts 

The complexity of providing a museum would make this 
benefit problematic.  Further, if this was to be considered, the 
resources for such a facility would have to be administered by 
a willing District of Columbia agency in accordance with § X. 
305.3 (d) of the PUD regulations.  Depending on the scale of 
the facility envisioned, it may not be justified relative to the 
incentives being sought. 

Assistance in attracting quality
retailers

This could be a viable benefit option.  But right now it is too 
vague.  More clarity would need to be provided in terms of 
what is considered “assistance.”  By its very nature, the project 
is adding to the local market place; so, the intent of this 
benefit may already be being achieved. 
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Establish a fresh food (super) 
market

The PUD regulations establish that a grocery store be a 
minimum of 15,000, if proffered as a public benefit.  
To be a viable benefit, the facility would have to be located 
within the project as proposed.  However, integrating a 
commercial use within the existing floor area would a) 
undermine the housing to be supplied by removing greater 
than 20% of the total project for commercial use, b) require an 
entirely different structural type at the base of the building, 
which would increase the cost of the project beyond a level of 
financial feasibility, and c) conflict with guidance already 
provided by the Office of Planning regarding their 
recommendations for the future uses appropriate for this 
street. 

For this to be a viable benefit, it would be highly likely that an 
entire story would need to be added to the project.   However, 
doing so would conflict with other feedback regarding the 
building related to its height. 

For these reasons, we do not believe it is a justifiable 
alternative, relative to the incentives being sought. 
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River Terrace Community Organization Review of the 
The Neighborhood Development Company PUD Proposal 

At 3450 Eads Street NE 
November 2016 

 
Introduction: 
River Terrace is an urban cul-de-sac neighborhood of about 998 households in Northeast Washington, 
D.C., on the eastern bank of the Anacostia River. River Terrace is Washington, DC's only planned unit 
development that has an unimpeded connection to and relationship with the Anacostia River. And through 
the River Terrace Community Organization (RTCO) and involved residents, River Terrace (RT) has a 
long history of fighting to preserve its neighborhood. 
 
The Neighborhood Development Company (NDC) has proposed a planned unit development (PUD) 
project on the empty lot located at 3450 Eads Street NE. The proposed project would be 59, 1, 2 and 3-
bedroom affordable housing units at 35-50% Average Median Income (AMI) and 22 parking spaces. 
NDC is requesting development incentives from zoning R-3 (residential 3) to MU-7 (mixed use 7) for lots 
840, 841 and 842 based on the proposed project. This would also include closing down the east alley 
abutting the building. 
 
General timeline of events 

- April 2016 -  Michael Giulioni, Project Manager for the Neighborhood Development Company 
(NDC), attended the River Terrace Community Organization (RTCO) general meeting to 
introduce the 3450 Eads Street NE Project to the community. The Project was 70 units and 24 
parking spaces. 

 
- June 2016 - Attended the ANC 7D meeting and was informed by the Commissioners that more 

formal community engagement was needed to introduce the project to the River Terrace 
community.  

 
- August 2016 – Two information/introduction sessions (August 17 and 27) for the River Terrace 

community at the River Terrace Elementary School. 
 

- September 15, 2016 - NDC submitted initial proposal to DC Zoning Commission. 
 

- October 11, 2016 – Michael Giulioni attended the ANC 7D meeting regarding NDC’s submission 
to DC Zoning. 
 

- November 14, 2016 – NDC’s initial application was heard by the DC Zoning Commission (Case 
no. 16-20 – Transcript 
https://app.dcoz.dc.gov/Content/Search/ViewCaseReport.aspx?case_id=16-20, pp 47-53). Design 
modifications were requested by the Zoning Commission. 

 
Community Feedback 

In October 2016, the River Terrace community was given the opportunity to participate in a survey 
regarding the NDC project. Distribution of the survey was to every River Terrace residence, including an 
electronic option through Survey Monkey. Subsequently, all input was entered into Survey Monkey. 
 
The survey focused on the following topics, as requested by River Terrace residents. 

1. Public Benefits 
2. Average Median Income (AMI) 
3. Community concerns regarding the project 
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1. Public Benefits 
Below are the public benefits favored by the River Terrace Community in order of importance as 
per survey. 

 
# Proposed Public Benefit Notes 

1. Hiring of River Terrace residences as 
business contractors/workers. 

This would be accomplished through the DC 
Department of Employment Services that would 
ensure candidates were qualified to work for NDC 
or contractors NDC hired. 

2. An approximately 1200 square foot 
room available for community use. 

The River Terrace community would like to have 
space available for smaller gatherings. Details of 
community access would be negotiated with 
NDC/Residential One. 

3. Structural monitoring and correction 
during and after construction of nearby 
properties. 

Due to the need to excavate down one level very 
near existing homes and the traversing of heavy 
machinery through the neighborhood, residents 
feel this is an important benefit especially for 
those properties that are directly across from and 
adjacent to the site. Structural damage was 
reported during DC WASA and Washington Gas 
work in the past.  

4. A specified sum of money from NDC 
distributed annually and utilized by the 
River Terrace Community Organization 
for community activities. 

The River Terrace Community Organization is a 
non-profit corporation with the District of 
Columbia Department of Consumer and 
Regulatory Affairs (DCRA). It follows basic 
accounting principles and has a Financial 
Secretary, Treasurer and an Audit Committee to 
administer these funds. 

5. NDC Project apartments offered 
primarily for Washington, DC seniors. 

Due to the PUD income requirements (AMI of 
30-50%) this is an option that could be pursued 
through DCHCD. Community members 
especially liked this benefit due to the 
demographics of the neighborhood. 

 
 
Other public benefits mentioned: Assistance with neighborhood beautification – signage, murals, flowers; 
recreation/exercise/community center; a dog park; park area along the Anacostia Freeway (DC 295) 
greenspace. 
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2. Average Median Income (AMI) 
NDC has proposed 35% and 50% AMI for the Eads Street Project (between $665 – 1,474 per 
month, according to the size of the unit, respectively). The residents of River Terrace are not 
against affordable housing but are concerned about the demographics of potential renters of the 
units. Fixed income seniors may be calculated in the AMI but the additional asset of home 
ownership should also be added to that number which is why senior housing was proposed by the 
neighbors. At this time, River Terrace has a large senior population as well as working families 
and professional singles.  

 
3. Community comments and concerns 

This was an open comment section with many of the concerns expressed above in the public 
benefit concerns and AMI concerns. Below are comments. 

1. Parking - Will 22 spaces be enough parking and if not, has anyone looked at the 
effect on neighborhood parking? 

2. Affordable Housing - Screening of potential renters again using the demographics of 
the neighborhood. 

3. Construction - Structural damage during and after, -Length of construction, repairs to 
area – houses, roads, infrastructure 

4. Will this project benefit River Terrace? Whatever is planned for the neighborhood, 
the history and culture needs to be retained. 

5. Density for the lot and block. Is 59 units too much for the space? 
6. Better police presence in area. 

 
NB: There were residents that commented that an affordable housing unit would be a bad 
idea for River Terrace due to fears of potential crime, drug use, and safety. 

 
Future Timeline per NDC as of November 2016  
 

- Week of January 9, 2019 – NDC’s resubmission of application with complete project packet to 
DC Zoning  
Commission. 

- February 2017 – NDC will attend the ANC 7D meeting to ask for formal action from the 
commissioners. 

- March 2017 – DC Zoning Commission set-down (usually 60 days after application submission) 
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Michael Giulioni <mgiulioni@neighborhooddevelopment.com>

NDC Proposal for 3450 Eads Street NE  ANC 7D  Executive Session Followup 

Michael Giulioni <mgiulioni@neighborhooddevelopment.com> Mon, Apr 10, 2017 at 1:47 PM
To: "Coomber, Bob (SMD 7D01)" <7D01@anc.dc.gov>, "Hasan, Siraaj M. (SMD 7D02)" <7D02@anc.dc.gov>, "Douglas,
Dorothy (SMD 7D03)" <7D03@anc.dc.gov>, "Lini, Justin A. (SMD 7D07)" <7D07@anc.dc.gov>, "Hazel, Janis (ANC 7D05)"
<7D05@anc.dc.gov>, "Muhammad, Sherice A. (SMD 7D06)" <7D06@anc.dc.gov>, "JoAnne Prue (SMD 7D04)"
<7D04@anc.dc.gov>, Joanne Prue <joanneprue41@gmail.com>
Cc: Malissa Freese <malissfree@aol.com>, Cinque Culver <culver.ce@gmail.com>

Dear Commissioner,

As a followup to our conversation on March 28th, 2017, I wanted to address some of the questions asked of me, on
behalf of the Neighborhood Development Company (NDC), prior to the ANC’s meeting this week regarding our Planned
Unit Development (PUD) proposal for 3450 Eads Street NE.

The Commissioners who participated had asked questions associated with the following subjects:

1. The basis for the definition of a “senior”.
2. The screening process for future tenants.
3. Plans for tenant drop off and pick up by third party point to point transportation services (e.g., Metro Access). 
4. The marketplace for our proposed project.
5. The experience of our management company, ResidentialOne (www.res1.net), operating residential buildings

dedicated to a specific age cohort, namely mature adults or seniors.

Based on our research and follow up discussions, outlined below is NDC’s current position related to these subjects.

The basis for the definition of a “senior”

As outlined briefly on our call, the senior definition being used by NDC, is based on the Department of Housing and
Community Development’s (DHCD) funding framework for affordable housing in the District of Columbia.

Specifically, the senior definition has been included, and is currently included, in the scoring criteria for affordable
housing projects requesting funding through DHCD’s past and current Request for Proposals for Affordable Housing
Projects:

Spring 2017 RFP – Consolidated Request for Proposals for Affordable Housing Projects

Page 37 of the current RFP, which is included in the Selection Criteria section of the RFP (under the scoring criteria
related to demographic criteria) states that “up to five prioritization scoring points will be awarded for projects that include
units designed and reserved for seniors (55+)” (emphasis added).

Although this is the basis for the definition in association with our project, a question was asked about other District
Agencies who work with aging individuals, specifically the DC Office on Aging.
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According to the Office of Aging’s website, the agency oversees direct services to persons 60 years of age and older.

The other highly relevant definition, for purposes of housing, is the US Department of Housing and Urban Development’s
(HUD).

According to HUD’s website the Fair Housing Act protects all residents from discrimination on the basis of race, color,
national origin, religion, sex, handicap or familial status.  However, the Fair Housing Act “specifically exempts some
senior housing facilities and communities from liability for familial status discrimination”.

According to HUD, senior housing facilities are those that are:

Provided under any State or Federal program that HUD has determined to be specifically designed and operated
to assist elderly persons (as defined in the State or Federal program); or
Intended for, and solely occupied by persons 62 years of age or older; or 
Intended and operated for occupancy by persons 55 years of age or older. (Emphases added.)

Qualification for the “55 or older” housing exemption is based on the satisfaction of the following requirements:

At least 80 percent of the units must have at least one occupant who is 55 years of age or older; and
The facility or community must publish and adhere to policies and procedures that demonstrate the intent to
operate as "55 or older" housing; and
The facility or community must comply with HUD's regulatory requirements for age verification of residents.

Based on this definition and the funding for the project and that it will be delivered through a joint State and Federal
funding program, the proposed project will provide an additional 20% of the units for purposes of “senior” housing for a
total of 80% (56) of the units proposed (70).

Screening process for future tenants

Based on conversations with Tony Ross, President of Residential One (who will be the management company for this
building) they use the following list of criteria when determining eligibility for occupancy in the building:

 

Income: tenants cannot make more than the median income guidelines set by HUD and DHCD, based on the project’s
funding – in our case 50% of AMI.  However, tenants are also evaluated to ensure that, of the income they do make,
they are not spending more than 40% of it on their housing.  This is to ensure that they are not paying beyond their
means and that they can become longterm members of the building and the community. 

Credit score: tenants must meet a minimum credit score, which is anticipated to be 600 or greater at this time.

Rental history: Tenants cannot have been evicted within three years of application. Tenants also have their rental history
reviewed to ensure that it is positive. 

No real estate debt: Tenants cannot have any outstanding real estate related debt.

Criminal background check: Tenants will have a criminal background check.  If they are found to have a violated a
particular requirement of the law, they will be evaluated against a chart of offenses that provides for a minimum number
of years from which the particular offense occurred before they can be considered eligible tenants.  If the term identified
has expired, they are eligible to live in the building (provided they meet the other requirements), otherwise, their
application is refused. 
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For example, if a tenant applicant had a felony theft related conviction for a fraud that was less than 7 years old, it would
result in a denial of their application. Certain offenses make an applicant automatically ineligible, such as someone who
is a registered sex offender.

 

Plans for tenant drop off and pick up

As discussed on the call, the District Department of Transportation (DDOT), controls the requirements for curbside
loading or the establish of other more permanent physical changes that occur in public space, such as a layby.

Based on our conversation, I spoke with our traffic engineer from Gorove / Slade transportation planners and engineers
and they reached out to DDOT representatives to discuss the ANC’s suggestion regarding provided loading at the front
of the building, so that building occupants could be easily pickedup by point to point transportation service providers,
such as Metro Access, taxis, Lyft, or other similar services.

DDOT confirmed that the right of way could not support a layby, but that the project would be eligible for a Passenger
Pickup and DropOff Zone in front of the building. This would be partially due to the fact that our proposal includes
closing an alley, so designating some space for passenger pickup and dropoff should not result in any net loss of on
street parking spaces vs. the current condition.

As shared on our call, NDC strongly supports the concept of including the pickup and dropoff zone as a part of our
project; however, approval requires going through DDOT’s public space process and not the Zoning Commission.  With
that said, if the ANC supports this idea they should state their support in writing as a part of their response to the PUD
application.  In your response, you should ask that the Zoning Commission have DDOT weigh in on the provision of the
pickup and dropoff zone as a part of the PUD process – of which DDOT is a key participant.  By doing so as part of the
PUD process, we can be assured that the area will be provided.

The marketplace for our proposed project

As a part of our discussions, there were questions raised regarding NDC’s willingness to proceed with our senior PUD
proposal without a market study. As stated on the call, as a land developer it is within our purview to take risks with our
resources.  However, in this instance, we do not believe we are taking a substantive risk as our actions are supported by
extensive public policy and research already completed by the District of Columbia.

As already outlined, the current requests for proposals, issued by DHCD, specifically prioritizes senior housing among
its many goals.  This funding action is supported by the DC government’s Five Year Consolidate Plan which provides
extensive guidance and support regarding the need for senior housing in the District of Columbia:

Half of senior renters currently spend more than the recommended 30 % of their income on housing costs (Pg.
69)
There is currently a limited supply of senior units compared to the city’s population of older adults which is
exacerbating the lack of available housing options for lowincome seniors. (Pg. 90)
6,500 (of ~8,000) units currently subsidized by District of Columbia Housing Authority require major rehabilitation.
Of those units, almost onethird (2,083) are focused on senior/disabled populations. (Pg. 106) These units require
rehabilitation to the point where existing residents would have to be relocated, to make the necessary upgrades.
(Pg. 107, emphasis added.)
According to the Aging and Disability Resource Center, within the first quarter of the fiscal year 2016, 634 for
cases for housing assistance were opened and only 6 cases were closed within that same time period, “largely
due to lack of available affordable senior housing in the District” (emphasis added). (Pg. 114) 

In addition to the Five Year Consolidated Plan, the 2016 progress report of the Office of Aging states that only 33% of
DC seniors think that housing in their neighborhood is affordable (Pg. 5).  And, based on American Community Survey
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data presented in the same progress report, approximately 500 residents of the River Terrace census tract are 60 years
of age and older.  Many of these individuals may prefer to stay in the neighborhood in a more barrierfree environment
instead of moving to another area of the city or entirely outside of the District of Columbia.

In conclusion, although a market study will ultimately be completed as a part of the funding process for our project, there
is already a substantive qualification of the need for more senior housing in the District of Columbia.  This quantifiable
evidence is most clear in the requests of the River Terrace Community which have highlighted the need for senior
housing as a result of our ongoing discussions about community benefits.

We anticipate the market study will simply be a validation of the already extensive body of evidence regarding the need
for the housing proposed.

Experience operating residential buildings dedicated to a senior age cohort

In addition to answering our questions regarding tenant screening, Tony Ross from Residential One also provided us with
an overview of their experience operating apartment buildings that are targeted to a senior age cohort.  (This was to
address the question related to how common this approach to agerestricted housing is and how its operation differs
from nonage restricted communities.)

In total, ResidentialOne manages eleven properties totally 1,602 units that serve the 55 years of age and older and 62
years of age and older.  As ResidentialOne manages a total of 70 properties totaling 7,093 units, 22.6% of their units are
dedicated to seniors.

In terms of how the operations differ from a nonage restricted building, it turns out that they differences are only
nuanced.  Senior buildings typically have more resident services and events, have elevators and trash compactors, and
are programmed with property management staff that understand the cohort being served.  Otherwise, there are limited
distinctions between an age restricted building and one that is not.

Closing

In closing, getting the answers to these important questions was an important exercise which further establishes that the
project proposed for 3450 Eads Street NE is highly consistent with the objectives of the District of Columbia for serving
the city’s senior population.  By keeping an open mind, NDC has  and will continue to  shape the project to meet our
objectives while meeting an important need within the District of Columbia and to ensure our building is a good neighbor.

We look forward to meeting once again this Tuesday to further discuss these matters and address any additional
questions that have arisen since our last conversation.

Sincerely,

 
Michael Giulioni
Project Manager, Predevelopment | Neighborhood Development Company 
d: (980) 2994763 | o: (202) 5673215 | m: (202) 3522233
3232 Georgia Ave NW, Suite 100 | Washington, DC 20010 
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Michael Giulioni <mgiulioni@neighborhooddevelopment.com>

3450 Eads Street NE  River Terrace Community Organization / ANC Joint Meeting
Preparations 

Michael Giulioni <mgiulioni@neighborhooddevelopment.com> Tue, Apr 18, 2017 at 9:14 AM
To: "Muhammad, Sherice A. (SMD 7D06)" <7D06@anc.dc.gov>, "JoAnne Prue (SMD 7D04)" <7D04@anc.dc.gov>, Malissa
Freese <malissfree@aol.com>, Cinque Culver <culver.ce@gmail.com>
Cc: Adrian Washington <awashington@neighborhooddevelopment.com>

All,

In preparation for tomorrow's meeting with RTCO and ANC 7D, I wanted to confirm whether or not there were any
additional issues that have arisen after the 4/11 ANC meeting? We have not received any additional questions to date
although we understood that if there were any, we were to have received them by April 14th.

At this time, we intend to provide a general overview, for those participants who were not in attendance at the ANC
meeting or who may still be unfamiliar with the project, and directly address some questions that came up regarding the
project after the ANC meeting. We also intend to more specifically address those questions of the ANC that were not
addressed directly in the ANC meeting presentation, but that were addressed in writing in direct correspondence to the
ANC commissioner's.

We look forward to continuing our conversation tomorrow evening.

Take care,

Michael

 
Michael Giulioni
Project Manager, Predevelopment | Neighborhood Development Company 
d: (980) 2994763 | o: (202) 5673215 | m: (202) 3522233
3232 Georgia Ave NW, Suite 100 | Washington, DC 20010 
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