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District of Columbia Zoning Commission 
441 4th Street, NW 
Suite 210 
Washington, DC 20001 

Tel 202 955 3000 

Fax 202 955 5564 

Re: Zoning Commission Case No. 94-0lA 
1331 L Street, NW 
Modification to Approved Planned Unit Development 

Dear Members of the Zoning Commission: 

www.hk!aw.com 

Avenus. N.W., Sui,e 100 

20006-68()1 

ZONING COMMISSION 
Dl8lrletof Columbia 

OMENO. c,y-o\B 
EXHIBITN0. __ 1 )> __ _ 

David W. Briggs 
(202) 828-5001 
david.briggs@hklaw.com 

Pursuant to 11 DCMR, Section 3013.8, the Applicant in the above-referenced case 
submits the following additional information for the Zoning Commission's consideration in 
anticipation of the public hearing for this application on June 1, 2006. These materials 
supplement the materials previously filed by the Applicant, including its Request for Minor 
Modification to an Approved Planned Unit Development filed with the Commission on 
February 17, 2006. 

This supplemental submission is intended to respond to comments raised by the Zoning 
Commission at its March 13, 2006, set-down meeting. The revised architectural drawings 
submitted with letter as Exhibit A also incorporate design refinements resulting from 
discussions with the Office of Planning and further technical studies conducted by the Applicant 
after the March set-down meeting. Finally, the Applicant submits proposed outlines of 
testimony for witnesses it expects to call at the public hearing. 

1) Response to Issues Raised by the Zoning Commission at the Set Down Meeting 

In voting to set down the Application for a public hearing, the Commission requested 
that the Applicant provide certain additional information for the Commission's consideration. 
The thrust of the Commission's comments regarded a need for clarification by the Applicant of 
the proposed architectural treatment and utilization of space at and above the roof line of the ZONING COMMISSION
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building. Specifically, questions were raised by several Commissioners as to the design and 
lighting of the proposed tower and trellis embellishment, as well as its function, if any. 
Clarification of the proposed use of the roof of the building was also suggested, including the 
request for submission by the Applicant of a more detailed roof plan than was submitted with 
the original Application as Sheet SP-1. 

A. Tower/Trellis Embellishment. 

Given the mid-block location of the project site, the glass tower embellishment proposed 
for the building has been designed to focus attention to the building from points to the east and 
west in the immediate vicinity. Through use of indentation and articulation, contrasting colors 
and patterns of glass, and the metal trellis embellishment, the verticality of the building is 
enhanced while at the same time the overall mass of the building is softened. At the same time, 
these same integrated design elements serve to focus attention to the ground floor retail 
provided in the building. 

While the rooftop embellishment is intended to enliven the overall design of the project 
and to call attention to the building, it will do so only in the localized context of the 1300 block 
ofL Street, NW, of the project site. Commissioner Parsons has raised questions as to the 
visibility of the rooftop embellishment from distant vistas, especially the monumental core. 
Importantly, and in contrast to buildings with tower embellishments found elsewhere in the 
District, the proposed building is not located at an intersection of streets, nor does it confront 
any park, reservation, or other public space. Also within the context of the surrounding 
neighborhood the project site is surrounded to the west, south and east with taller buildings that 
visibly block the view of the proposed roof top embellishment from beyond the immediate 
vicinity and clearly from the monumental core of the District. (See Exhibit A, Sheet SP-3). 

No light box or other distinguishing lighting element is proposed for the tower and 
trellis embellishment of the project, although some lighting of the roof terrace area of the project 
will be required to satisfy provisions of the District of Columbia Construction Code for building 
safety purposes. As shown in the perspective drawing captioned "View From Southeast" at 
Exhibit A, the materials and design of the tower remain consistent from the second floor to the 
top of the tower, further emphasizing the integration of the rooftop embellishment into the 
overall design of the building and transparency of the roof element. 

B. Rooftop Experience. 

At the rooftop level, the tower will be experienced as a two-story, unconditioned, glass 
and steel structure. (See Exhibit A, "View From Penthouse"). Aside from the tower's enclosed 
roof framing and edge walls, the roof terrace framed by the tower and trellis remains 
overwhelmingly open and unobstructed, with the trellis providing some measure of shade, and 
the tower providing basic protection from the elements, for building occupants utilizing the 
terrace. (See Exhibit A, Sheet SP-1). A transparent glass railing is also being employed for the 
protection of visitors to the roof terrace. 
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Pursuant to the request of the Commission for more detail with respect to the proposed 
utilization of the roof, at Sheet SP-1, the Applicant offers an enhanced roof plan, showing the 
location of the roof terrace and roof embellishments, as well as additional information regarding 
the penthouse structure ( containing facilities for access to the roof, mechanical equipment and 
cooling systems). 

2) Design Re-fmements 

In addition to refining its rooflevel plan and embellishments in response to the 
Commission's suggestion, the Applicant has also engaged in discussions with the District of 
Columbia Office of Planning and has undertaken further independent study, resulting in a 
number of refinements to the design of the project, both in plan and elevation, from that which 
was presented for the Commission's consideration as part of the application package filed in 
February. While the overall massing and program for the building remain unchanged, a number 
of subtle refinements and revisions have been made. Most evident among these changes are the 
slight "slimming" and "shrinking" of the tower, both in width and height, and the coloring of the 
glazing of the building glass. At the same time, refinements in the office and retail layout of the 
building have provided a new opportunity to expand the retail uses into a small portion of the 
second floor. Also, additional below-grade parking is being added to the project, providing an 
additional 10 spaces from the approved project. In order to provide the Commission with the 
most accurate understanding of the refinements and revisions made to the project, the Applicant 
submits with the revised architectural drawings at Exhibit A an itemized list of all changes made 
to the drawings from the previously-submitted set of drawings (Exhibit B). 

3) Applicant's Witnesses 

As will be demonstrated at the public hearing in this matter, the intent of these numerous 
design refinements is to continue to increase the efficiency of the building (in terms of tenant 
layout as well as energy) over that which was designed nearly two decades ago, as well as to 
address preliminary comments received from the Commission. The refinements also reflect 
increased understanding of the project site as a result of field study. 

The Applicant intends to provide testimony at the hearing demonstrative of its 
development experience in the District, its understanding of the complex leasing market, its 
feasibility analysis for the project as originally approved in contrast to the refined design, and 
the need to move expeditiously to bring to fruition this much-delayed project, one which will 
serve as a significant infill project and asset to the community. (See Exhibit C). 

The Applicant's project architect will also provide expert testimony as to the 
responsiveness of the revised design to the current market as well as site conditions confronting 
the project. (See Exhibit D). 

The Applicant is pleased to have the support of the District of Columbia Office of 
Planning and Advisory Neighborhood Commission 2F and is excited to move this long­
anticipated project forward to completion. Thank you for your consideration of these items in 
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anticipation of the public hearing scheduled for June 1, 2006. Please do not hesitate to contact 
the undersigned with any questions. 

Enclosure 
cc: Jennifer Steingasser, Office of Planning 

Advisory Neighborhood Commission 2F 

# 3779070_v3 

Sincerely, 

HOLLAND & KNIGHT LLP 
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1331 L STREET NW, WASHINGTON, DC 
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VIEW FROM SOUTHEAST 06.01 .06 
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REFER TO SP3 FOR STREETSCAPE PLAN 

RETAIL STOREFRONTS 

06.01.06 





1331 L STREET NW, WASHINGTON, DC VIEW FROM PENTHOUSE 06.01 .06 





Refmements and Revisions Made to Drawings Submitted with PUD Modification Request 

Sheet No. Comments 

A-0 • Date changed to 06.01.06 (shows on all drawings). 

SP-1 • Drawing now shows penthouse plan, not penthouse roof. 
• Penthouse setbacks dimensioned. 
• Dimensions updated to reflect perimeter articulation. 
• Penthouse expanded, uses identified, enclosed/unenclosed spaces identified. 
• Roofof 1341 L Street modified. 

SP-2 • Modification to building footprint at south facade by way of one additional retail entrance. 
• Introduction of fire control room. 
• Introduction of health club at northern portion of west retail space. 
• Development of lobby to show security desk. 
• Development ofloading, trash and parking ramps (location remains unchanged). 
• Refinement of existing conditions of surrounding buildings (1341 L). 

A-1 • Parking levels developed. 
• Additional parking level shown, increasing total parking spaces to 114 (shown in chart). 

A-2 • Second Floor plan shows relocation of two story retail from west to east. 
• New retail at second floor in northeast comer. 
• Typical floor shows developed articulation of perimeter wall - elimination of notches at 

east and west facades, setback at northeast comer. 
• Dimensions updated accordingly. 

A-3 • Revised section to show parking level modification. 

A-3A • Revised section to show modifications lobby level change. 
• Revised penthouse structure (enclosed and unenclosed spaces) illustrated. 

A-4 • Tower element .reduced in height by 2' and reduced in width by 2'-6". 
• Lobby level measurement modified. 
• Retail storefront modified to show increased glass area. 
• West retail modified to express one-story retail in lieu of two-story. 

A-5 East Elevation -

SP-3 

SP-4 

SP-5 

View from 
Southeast 

Retail 
Storefonts 

Exterior 
Materials 

View of 
Tower 

• Vertical low E accent glass reveal eliminated. 
• Window expression along first floor alley refined. 

West Elevation -
• Tower element reduced in width. 

North elevation -
• Precast above loading access modified. 
• Building controlled lighting featured slightly reduced in width. 
• Parking/loading access revised. 

• Streetscape plan modified to show one additional storefront entry. 
• East-West section/elevation modified to show new south elevation. 

Unchanged 

Unchanged 

• Eastern vertical reveal eliminated. 
• Glass shaded to reflect low e and grey colorations. 
• Retail base at L Street and along alley modified. 
• Tower element reduced in height and width. 

• Amount of glass increased at retail storefronts. 
• Building controlled illumination feature modified. 
• Glass balustrade eliminated. 

Unchanged 

NEW DRAWING - Illustrating that tower is not occupiable space. 





ZONING COMMISSION CASE No. 94-0lA 
MODIFICATION TO APPROVED PLANNED UNIT DEVELOPMENT 

1331 L STREET, NW 

OUTLINE OF TESTIMONY 
CHRISTIAN SPITZ - DRIP ARTNERS, INC. 

I. INTRODUCTION AND BACKGROUND OF .APPLICANT 

A. Members of Applicant/Owner 

B. Acquisition of Property in 2005 

C. Extensive Commercial Development Experience, Including Other Projects 
Within Square 247 

D. Understanding of Market Dynamics Affecting Neighboring Projects (13th and 
L) and Difficulties in Moving Approved PUD at 1331 L to Construction and 
Occupancy 

E. Ability to Complete Long-Stalled PUD with Modifications Proposed 

II. PROJECT PROVIDES AND EXCITING INFILL OPPORTUNITY 

III. APPROVED PUD DESIGN MUST BE REVISED TO PROVIDE READILY MARKETABLE 
BUILDING 

A. Market Demand for Increased Floor Plate Efficiency 

B. Market Demand for Increased Access to Natural Light 

C. Market Demand for Increased Energy Efficiency 

D. Revised Design Responds to these Market Demands 

IV. IMPORTANCE OF MOVING LONG-STALLED PROJECT TO COMPLETION 
EXPEDITIOUSLY 

V. ALL MONETARY CONDITIONS/PROFFERS OF PUD APPROVAL SATISFIED 

VI. CONCLUSION 





ZONING COMMISSION CASE No. 94-0lA 
MODIFICATION TO APPROVED PLANNED UNIT DEVELOPMENT 

1331 L STREET, NW 

OUTLINE OF TESTIMONY 

DAVID KING 

SMITH GROUP, INC. - PROJECT ARCHITECTS 

I. DESIGN DEVELOPMENT 

A. Zoning criteria remains identical 
B. Building has been updated 

1. More glass 
2. Sustainable Design 
3. Flexible floor plan for improved leasing and office layout 
4. Lobby relocation 
5. More viable retail 
6. Tower form related to urban design 

II. SITE AND BUILDING SYSTEMS 

A. Lobby shifted to allow for larger retail space to the east 
B. Access to parking and loading remains unchanged 
C. Alley treatment improved 

III. ARCHITECTURAL EXPRESSION 

A. Character of exterior skin 
B. Treatment of tower and roof terrace 
C. Specific building material selections 

IV. CONCLUSION 
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