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Sl (202) 3933127
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REAL PROPERTY
William E. Cromwell
Assistant Vice President

July 6, 1995

Ms. Jerrily Kress

Chair

Zoning Commiggion

441 4th Street, N. W.
Suite 210

Washington, D.C. 20001

RE: Draft Northeast No.l/Eckington Yards Special Treatment Area Land Use and
Rezoning Study (the “Study”)

Dear Ms. Kress:

CSX Real Property, Inc. respectfully requests that the Zoning Commission amend
the above referenced Study to incorporate Square 720 in the C-3-C zone
proposed by the Office of Planning (“OP”) for a portion of the North Capitol
subarea.

In our discussions, OP hag expressed the opinion that rezoning Square 720 to
C-3-C is not inconsistent with the policies and recommendations of the
District of Columbia Comprehensive Land Use Map. The recommendation to rezone
Square 720 is further supported by those rationales presented in the Study for
rezoning the surrounding area to C-3-C. The recommended rezoning of Square
720 to C-3-C should be assessed from a planning perspective related to
providing the zoning most appropriate for the site.

Consideration of this recommendation from a planning perspective focuses
attention on the prime objective of ensuring end uses consistent with the
Comprehensive Plan, economic development preferences and abutter issues. The
current C-M-3 zoning provides no security for these concerns, permitting
matter of right development that includes incinerators, public utility pumping
stations, repair garages, open storage establishments, temporary detention or
correctional institutions, and other uses that may be inappropriate with the
vision for the area.

CSX is aware of the concerns voiced by OP and the Zoning Commission regarding
the need to clarify the status of conditions relegated to site development
under the Large Tract Review approval. We reiterate that no changes to the
project profile that would impact the overall scale, scope or design of the
site are planned. Inordinate attention on the development of the proposed
Station Place project can obscure the more significant aspect of securing
zoning that facilitates the most appropriate development on 'wﬁ§$ﬁ§'§W‘
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The Study (p. 27, par. 4) also cites OP opinion that “C-3-C zoning is sound
land use policy within one-quarter to one-half mile walking distance of the
Union Station Metrorail station. Within that area ......parking requirements
for each building can accordingly be relatively low, such as those approved
for C-3-C..... 7. The location of Square 720/Station Place definitively
fulfills that character requirement. Additionally, the Study’s (p.25, par. 4)
reference to a Barton-Aschman analysis noting that “the Union Station
Metrorail station has sufficient capacity to accommodate future development”
establishes confidence that full development of the Station Place project will
be serviced by the existing Metrorail station.

The case in favor of the amended rezoning is also supported in that the
District’s Large Tract Review process granted approvals for site development
permitting structural scale consistent with height and bulk standards allowed
under C-3-C zoning. CSX Real Property, Inc. plans no changes to the project
profile that would impact the overall site design and scope as approved. Nor,
from CSX Real Property, Inc.’s perspective, would rezoning to C-3-C alter
those requirements committed to under the Large Tract Review approval.

Rezoning of the site to C-3-C also adds considerable efficiency and benefit to
the development process over the long term. The project calls for development
of three structures staged over a multi-year period. Current parking
requirements for the project are dictated by a Board of Zoning Adjustment
(BZA) special exception for a parking reduction, in realization that C-M-3
parking requirements are entirely inappropriate to the approved medium-high
density commercial use. However, in order to retain the BZA exception,
which allows parking consistent with that prescribed under C-3-C regulations,
CSX Real Property, Inc. must continually undergo a series of financially
costly and time consuming building permit applications. This is a burden
other comparable projects currently zoned C-3-C do not have to bear.

In granting the amended C-3-C rezoning for Square 720/Station Place, the
appropriate parking requirement for the approved medium-high density
commercial use is provided as matter of right. The need for the special
exception is eliminated, relieving CSX Real Property,- Inc. of the burden
continually renewing the BZA order over the life of the project, That relief,
in conjunction with the benefits and flexibility that could be utilized under
C-3-C zoning based on market, physical, or econoimc circumstances, would
considerably increase the project’s overall competitive advantage.

Your consideration of this request is appreciated. Please contact me or
McDermott/0O’Neill & Associates consultant, Diane Pratt at (202)289-8686 with
any questions or comments.

Sincerely,

William E. Cromwell
Assistant Vice President
Real Estate Operations
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Dear Ms. Kress:

CSX Real Property, Inc. has had the opportunity to review the Draft Northeasgt
No. 1/Eckington Yards Special Treatment Area Land Use and Rezoning Study
(Study) recently released by the D.C. Office of Planning (OP) and commends OP
for it’s effort in compiling a thorough and comprehensive report.

After careful analysis, it is recommended that the Study be amended to change
the existing C-M-3 zoning of Square 720/Station Place to C-3-C and include
said amended rezoning in the C-3-C zone recommended by the Study to be
scheduled for a public hearing to address the entire North Capitol Street
subarea.

Several rationales exist that justify the amended rezoning. Rezoning the site
to C-3-C continues to insure development consistent with the policies and
recommendations of the District of 'Columbia Comprehensive Plan Generalized
Land Use Map as well as the uses planned for the site by CSX Real Property,
Inc. Both envision medium-high density commercial development for this site.
Recent development trends in the area immediately surrounding the site (e.g.
the new Federal Judiciary building immediately east of Union station) support
medium-high density commercial development in concurrence with the policy
foundation established in the Comprehensive Plan.

It is also represented that the amended rezoning from C-M-3 is consistent with
and supported by the Study’s (p. 24, par. 3) rationale for actually proposing
C-M-3 rezoning for the northern subarea bounded by New York and Florida
Avenues and North Capitol Street, specifically, “the substantial distance of
this area from the Union Station Metrorail station and related transportation
and parking factors.” Square 720/Station Place, in contrast to the northern
subarea, boasts immediate proximity to the Union Station Metrorail station,
excellent public metrobus transportation, and a large parking garage created
to serve the Union Station complex. These amenities create an environment
highly suited to medium-high density commercial development catalogued under

C-3-C zoning.



Both during the proceedings and conversations, OP indicated that it was not
adverse to advertising the request to rezone the gite. OP sgpecifically
indicated that it did not object to inclusion of the request in the public
hearing by way of notice. C(CSX agrees with that assessment. The above
mentioned items, in addition to those rationales presented in earlier
correspondence (see attached), lead us to request you include the
recommendation to rezone Square 720 to C-3-C in the notice for public hearing
to address proposed zoning for the North Capitol Street subarea.

We appreciate your consideration in this matter. Inclusion of this
recommended amendment in the notice soon to be filed for the September public
hearing promotes open discussion on the salient issues that will benefit all
impacted parties. CSX is available to meet with you as you deem appropriate
and would welcome the opportunity to address any issues or provide additional
information or clarification.

Enclosure

Sincerely,

William E. Cromwell
Assistant Vice President

cc: Albert G. Dobbing, III



