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MEMORANDUM 

 

TO:  Sara Bardin, Director, Office of Zoning 

FROM:  Jennifer Steingasser, Deputy Director, Historic Preservation and Development 

Review 

DATE:  January 23, 2017 

SUBJECT: Zoning Commission Case No. 16-02 

 District Agency Responses to ANC 6D Testimony 
 

BACKGROUND 

At its December 14, 2016 Public Hearing, the Zoning Commission requested that District 

agencies respond to the testimony of ANC 6D, which was provided by ANC 6D Chair Andrew 

Litsky (Exhibit 100).  The Office of Planning (OP) response is below.  Responses from the 

District Department of Transportation (DDOT), Department of Energy and Environment 

(DOEE), and Department of Health (DOH) also are provided under this cover.   
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ANC 6D Concern:  Proposed DC United Soccer Stadium should positively impact adjacent 

community 

OP Response:  The proposed soccer stadium is a District initiative to allow for construction of a 

new soccer stadium in Buzzard Point through a public-private partnership.  Development of a 

new soccer stadium at Buzzard Point would serve to accelerate redevelopment, promote 

economic development in the Buzzard Point and Capitol Riverfront neighborhoods, and enhance 

economic vitality in the District.  Through its approval of the District of Columbia Soccer 

Stadium Development Act of 2014, the Council noted that, “improvements in the physical 

environment of Buzzard Point catalyzed by the soccer stadium would connect Buzzard Point to 

the emerging Capitol Riverfront area to create a vibrant, mixed-use neighborhood with improved 

pedestrian circulation and continuous public access to the water; offer new development 

opportunities that could promote mixed-use development and increase the inventory of 

affordable housing through inclusionary zoning; and provide ways to improve the environmental 

health of Buzzard Point.”
1
  

The Council also found that the proposed “improvements and infrastructure investments 

represented by the development of a new, state-of-the-art soccer stadium project at Buzzard 

Point would leverage other nearby District investments such as the South Capitol Street Bridge 

project and the parking facilities for Nationals Park and, along with the successful and planned 

development at the Yards and the Wharf, combine to anchor a new, mixed-use neighborhood that 

would reconnect residents to the waterfront, enhance the natural environment, and establish an 

attractive gateway to the District while improving conditions for nearby residents.”
2
 

Furthermore, as described in the OP Setdown (Exhibit 9) and Hearing (Exhibit 42) reports, the 

proposed project is not inconsistent with the Comprehensive Plan and with adopted public 

policies (§ 2403.4).  The Property is located in the Lower Anacostia Waterfront-Near Southwest 

Area Element of the Comprehensive Plan.  The use and density are not inconsistent with the 

Future Land Use and Generalized Policy Maps and would further objectives of the Land Use, 

Economic Development, and Lower Anacostia Waterfront-Near Southwest Area elements and 

their related policies by allowing for the redevelopment of obsolete and underutilized industrial 

sites and revitalizing the Buzzard Point neighborhood.   

The Generalized Policy Map indicates that a change in land use from what exists today is 

expected and encouraged for the site.  This designation is consistent with that of other properties 

in this square and surrounding squares in Buzzard Point; and there are other properties in 

Buzzard Point that are the subject of approved or pending Design Review applications.  The 

proposed project would facilitate new development on vacant and underutilized land.   

The Future Land Use Map (FLUM) indicates that the site is appropriate for high density 

residential and high density commercial mixed use development.  This denotes a mix of uses on 

the site.  Section 225 of the Comprehensive Plan text identifies corresponding land uses and 

zoning districts: 

High Density 

Residential  

This designation is used to define neighborhoods 

and corridors where high-rise (8 stories or more) 

apartment buildings are the predominant use. 

Pockets of less dense housing may exist within 

these areas. 

The corresponding Zone districts are generally R-5-

D and R-5-E, although other zones may apply. 

(225.6) 

 FAR Height 

 MoR   PUD MoR PUD 

R-5-D 3.5 5.04 90’ 90’ 

R-5-E 5.0 5.0 90’ 90’ 
 

                                                 
1
 Finding No. 6, Soccer Stadium Development Amendment Act of 2014, D.C. Act 20-556, December 30, 2014 

2
 Finding No. 7, Soccer Stadium Development Amendment Act of 2014, D.C. Act 20-556, December 30, 2014 
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High Density 

Commercial 

This designation is used to define the central 

employment district of the city and other major 

office employment centers on the downtown 

perimeter. It is characterized by office and mixed 

office/retail buildings greater than eight stories in 

height, although many lower scale buildings 

(including historic buildings) are interspersed. 

The corresponding Zone districts are generally C-2-

C, C-3-C, C-4, and C-5, although other districts 

may apply. (225.11) 

 FAR Height 

 MoR   PUD MoR PUD 

C-2-C 6.0 8.640 90’ 110’ 

C-3-C 6.5 9.36 90’ 130’ 

C-4 8.5 10.2 110’ 130’ 

C-5 - - 130’ 160’ 
 

Mixed Use The general density and intensity of development 

within a given Mixed Use area is determined by 

the specific mix of uses shown. (225.19).   

A variety of zoning designations are used in Mixed 

Use areas, depending on the combination of uses, 

densities, and intensities.” (225.21) 

The Applicant has committed to bring the ancillary 

development to the Zoning Commission for review.  

Given the mix of uses and the corresponding 

anticipated heights and densities of the FLUM 

designations, in combination with Comprehensive 

Plan policies noted in the OP reports, the 

applicant’s stadium proposal with its corresponding 

PUD height and density is generally not 

inconsistent with this direction: 

 FAR Height 

 MoR   PUD MoR PUD 

CG/C-R 3.0 4.0 90’ 110’ 

Proposed  0.94  110’ 
 

For the above-stated reasons, the proposed soccer stadium and anticipated ancillary development 

should prove to be an asset for the Buzzard Point neighborhood.   

Buzzard Point Vision Framework 

ANC 6D Concern:  Buzzard Point Vision Framework document is still in draft form  

OP Response:  The Office of Planning is committed to the completion of a final draft of the 

document by the end of February.   Much of the content that was shared at the February 2016 

community meeting continues to be in the document that is under review.   

The stadium-related design principles and streetscape guidelines were shared with stakeholders 

and Development Review staff for reference as staff reviewed the project.  Although the 

Framework document continues to be in draft form, the vision for the neighborhood and the 

guiding principles are still relevant to the review of projects in Buzzard Point.   

 

ANC 6D Concern:  Buzzard Point Vision Framework outreach and public involvement  

OP Response:  Over the past two years, numerous meetings were held with Buzzard Point 

property owners, the Capitol Riverfront BID, ANC officials, Fort McNair representatives, the 

National Park Service, local community leaders, and several District government agencies.   

The planning process was carefully coordinated with the Deputy Mayor for Planning and 

Economic Development (DMPED) who was leading the soccer stadium project.   

Stakeholders provided input for the Vision Framework through a variety of opportunities, 

including: 

– Three meetings with community leaders; 

– Four meetings with property owners; 

– One public open house related to the Buzzard Point Vision Framework and the Soccer 

Stadium; 

– Numerous meetings with a wide array of District agency staff; and 
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– Multiple public meetings, including District of Columbia  Council Roundtable and public 

hearings that included presentations on the Vision Framework. 

 

ANC 6D Concern:  Buzzard Point Vision Plan states on p. 17 that “revitalization is consistent 

with the aspirations with the aspirations (sic) and needs of nearby residents and the city as a 

whole with a focus on roads and public spaces.” 

OP Response:  OP believes this statement was taken out of context.  A goal of the Vision 

Framework document is to ensure that revitalization of the Buzzard Point neighborhood is 

consistent with the aspirations and needs of nearby residents and the city as a whole; however 

this is an aspirational and not declarative statement.  OP recognizes that each stakeholder may 

not fully embrace the vision, but this framework document aims to establish expectations and a 

shared plan for stakeholders, including property owners and nearby residents.  Through the 

Comprehensive Plan and subsequent adoption of the Capitol Gateway Overlay, the District 

recognized the potential for development and growth in this area of the city. 

Building on this anticipated growth, the Vision Framework provides guidance to the public and 

private sector regarding development and improvements envisioned for Buzzard Point.  The 

Framework establishes design parameters for the soccer stadium, guidelines for the public realm, 

and specifications for the Anacostia Riverwalk Trail.  The intent is to facilitate the creation of a 

cohesive and connected neighborhood that takes advantage of its proximity to the waterfront and 

grows in a well-designed, sustainable, and resilient manner.   

 

ANC 6D Concern:  Half Street will be The Transportation Spine of Buzzard Point 

OP Response:  The Buzzard Point Streetscape Guidelines designate Half Street as the central 

place of Buzzard Point and the primary pedestrian link to neighborhoods to the north and south.  

The Guidelines contemplate Half Street accommodating ground floor retail with pedestrian-scale 

street furnishings, as well as low impact development streetscape elements to reduce stormwater 

runoff but does not call it out as a “transportation spine”.   

 

Potential Future Density 

ANC 6D Concern:  6,000 new housing units in Buzzard Point, in addition to the stadium project 

and ancillary development 

OP Response:  The growth of the Buzzard Point community has been contemplated since the 

adoption of the Capitol Gateway Overlay District in 2005.  The Capitol Gateway Overlay (CG 

Overlay) was the result of detailed planning studies for the area that were completed in 1988 to 

1992.  Follow-up actions included rezoning the lands from industrial to mixed-use and providing 

special provisions to encourage new development, particularly residential development.  The CG 

Overlay was established to provide use, height, density (including incentives for bonus density 

and height), combined lot development, and design requirements to ensure an appropriate 

mixture of residential and commercial uses and suitable height, bulk, and design of buildings. 

The potential for 6,000 new residential units that is cited by ANC 6D is a reasonable estimate for 

future residential density throughout the overall neighborhood.  These are, however, estimates 

based on FAR and lot size and not guarantees of future development.   
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Preservation of Housing 

ANC 6D Concern:  Existing housing could be removed under the power of eminent domain to 

facilitate construction of the stadium or to provide transportation access to Buzzard Point   

OP Response:  The site for the DC United soccer stadium and ancillary development parcel was 

assembled through a Purchase and Sale Agreement with Rollingwood Real Estate, LLC (Mark 

Ein), Super Salvage, Inc. (Super Salvage), and Potomac Electric Power Company (Pepco).  On 

September 30, 2015, the District did initiate eminent domain for the remaining portion (Akridge) 

of the soccer stadium site, but there was no housing on that portion of the site or on any portion 

of the soccer stadium site.  The District does not anticipate additional property assemblage for 

the soccer stadium project.   

 

Signage 

ANC 6D Concern:  Zoning Commission order should reflect DC United’s commitment to not 

install digital signage 

OP Response:  OP supports including this restriction in the order, but notes that the team could, 

in the future, apply for a modification to the PUD to include digital signage.  The modification 

request would provide an opportunity for ANC and public input.    

 













GOVERNMENT OF THE DISTRICT OF COLUMBIA 
Department of Energy and Environment 

 
 
 

                             1200 First Street NE, 5th Floor, Washington, DC 20002 | (202) 535-2600 | doee.dc.gov  
 

 
 
 
MEMORANDUM 
 
TO:  Sara Bardin  

Director, Office of Zoning 
 
FROM:  Daniel Conner, DOEE 

Special Assistant to the Director 
 
DATE:  January 23, 2017 
 

SUBJECT:  Zoning Commission Case No. 16‐02 DC United Stadium 
District Agency Responses to ANC 6D Testimony 

 

 
 
This supplemental report responds to written and oral testimony from ANC 6D, which raised questions 
about stadium‐specific and neighborhood‐specific environmental concerns. This report identifies the 
ANC concerns and DOEE’s response. For clarity, DOEE has combined related concerns in order to be able 
to provide comprehensive responses succinctly. 
 
 
ANC 6D concern: Little or no effort has been directed toward preparing community residents to deal with 
the enormous environmental impact that the removal of all of the chemicals and contaminants may 
have on their health. Significant vapor contamination from dust, gases and fumes is inevitable on site 
since the clean‐up plan includes removal of such contaminated soil both on and below the surface. 
 
DOEE Response: As with any large construction site requiring environmental remediation, DOEE has 
worked closely with DC United throughout the regulatory process of preparation, review and approval 
of a Voluntary Cleanup Program (VCP) plan. The VCP has been approved and remediation and 
construction activities will commence as planned.  

During the process, we requested detailed information on the environmental characterization of the site 
and have reviewed Phase I and Phase II Environmental Site Assessments for each of the parcels included 
in the DC United site. All site assessments adhere to the standards published by the American Society for 
Testing and Materials (ASTM). 

We have also directed the applicant to submit a Cleanup Action Plan (CAP), along with four 
supplemental documents: 

 Health and Safety Plan for workers; 

 Human Health Risk Assessment; 

 Dust and Odor Control Plan; and 
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 Soil Erosion and Sedimentation Control Plans.  

These supplemental plans detail the process by which the applicant will ensure all chemicals and 
contaminants are remediated on site or transported off the property in a manner that protects the 
health, safety, and wellbeing of onsite project personnel and neighboring residents. The CAP (including 
the supplementary plans) have been reviewed and approved.  

Cleanup activities have now begun and are ongoing. Reports and documentation are publicly available 
on both the DOEE and DMPED websites as soon as it is available. 

DOEE, DMPED, DGS, and DOH have met regularly with neighbors and community representatives and 
will continue to do so until the project is completed.   

DOEE posted all VCP notices in the DC Register to inform the public of the proposed projects and to 
solicit comments and feedback. We responded to several inquiries received through our FOIA officer 
and assisted a number of direct inquirers who came to the agency to review the documents. Within 48 
hours of receipt, we provided copies of all Phase I and Phase II Site Assessment documents to the ANC. 
 
 
ANC 6D concern: ANC had presumed that DOEE would have provided significant guidance to the Zoning 
Commission about what is widely acknowledged to be the most environmentally degraded building site 
in the entire District of Columbia – and one which barely escapes declaration as a brownfield. 
 
DOEE Response: DOEE reviews Planned Unit Development applications for environmental impacts and 
to ensure they are consistent with the Comprehensive Plan.. In addition to standard permitting 
requirements, all development projects in the District of Columbia are required to meet regulatory 
requirements related to the remediation of hazardous materials and stormwater management. As such, 
DOEE uses the PUD application process to identify opportunities for increasing environmental and 
sustainable design benefits, consistent with the ambitious goals of the Sustainable DC and Climate 
Ready DC plans. Contamination does not preclude a site from development, but it does trigger a series 
of regulatory requirements and approval 

In the case of the DC United parcel, the applicant engaged with DOEE in that regulatory review process 
prior to submitting their proposal for Zoning Commission approval, and that information is made 
publicly available. 
 
 
ANC 6D concern: DOEE should have prepared a report to be included in the Case File that assesses how 
they expect the Applicant will operate in coordination with the District, nearby Buzzard Point residents 
and other stakeholders together in a timely manner to prevent, assess, safely clean up and sustainably 
use this portion of Buzzard Point to achieve greater economic development. 
 
DOEE Response: All development projects are expected to be coordinated with neighborhood 
stakeholders and are required to comply with the District’s regulatory requirements during construction 
and subsequent operation. DOEE worked closely with the Office of Planning and other government 
agencies in the framing of the Buzzard Point Vision Framework Plan, which is intended to guide 
development in the overall Buzzard Point neighborhood.  
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DOEE ensures the environmental conditions of the area will be comprehensively characterized and, if 
necessary, safely remediated.  The Voluntary Cleanup Program is a site‐specific regulatory tool and 
doesn’t provide the authority to require an applicant to go beyond the property line of their particular 
project. The objective of the program is to address site‐specific contamination and to ensure the site’s 
source of contamination is permanently removed and no longer poses threats to public health and the 
environment.  Buzzard Point comprises several separate parcels, each with different owners and 
individual plans; therefore, evaluation will be conducted on a site‐by‐site basis, through a multi‐agency 
collaborative effort working in conjunction with all nearby residents and other interested stakeholders. 
 
 
ANC 6D concern: ANC‐6D is putting on the record what we believe ought to have been included in the 
DDOE report to ensure that this most environmentally contaminated site is properly perceived, 
addressed, and managed throughout remediation and construction of DC United Stadium. 
 
DOEE Response: Acknowledged 
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MEMORANDUM 
 
TO:  Sara Bardin  

Director, Office of Zoning 
 
FROM:  C. Anneta Arno, PhD., MPH 

Director, Office of Health Equity, Department of Health 
 
DATE:  January 23, 2017 
 

SUBJECT:  Zoning Commission Case No. 16‐02 DC United Stadium 
District Agency Responses to ANC 6D Testimony 

 
 

Background: 

The mission of District of Columbia Department of Health (DOH), is to promote health, wellness 
and equity across the District, and protect the safety of residents, visitors and those who do 
business in our nation’s Capital.  DOH undertook the Buzzard Point Community Health and 
Safety Study (CHSS) in 2016 in partial response to resident concerns with respect to health 
issues associated with redevelopment of Buzzard Point, especially potential health risks for the 
surrounding community.  

 

Findings: Buzzard Point Community Health and Safety Study (CHSS) 2016 

The CHASS analysis indicated some differences in health outcome status for Buzzard Point in 
comparison with the rest of the District, the overarching assessment concluded that there were 
no statistically significant elevations of cancer or other health conditions within the Buzzard 
Point Community Health Status (CHS) Assessment Area. More dramatic differences were 
observable, however, in terms of social wellbeing for residents in US Census Tract 64, which 
approximates the resident defined Buzzard Point Neighborhood. This underscores the elevated 
historic and contemporary vulnerability of Buzzard Point community residents by comparison 
with their immediate neighbors on the rest of the Peninsula, as well as with the District of 
Columbia as a whole. With these findings as context, the final report made a total of five (5) 
recommendations, including the need to “Conduct continued monitoring of Community Health 
Status through the construction period”, to include monitoring of four (4) health outcomes – 
Asthma; Acute Respiratory Diseases; Heart Disease; and Stroke. Full details of the process and 
findings are presented in the final report “Buzzard Point Community Health & Safety Study 
(CHASS), August 2016. 
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Ongoing Role & Responsibilities 

DOH core responsibilities include identifying health risks, and is firmly committed to ongoing 
health surveillance and monitoring programs for the District, including Buzzard Point. DOH is 
also committed to promoting effective community collaborations. Since publication of the 
CHASS Report, DOH has been in frequent communication with ANC representatives and others 
on the appropriate role for DOH, in addition to our traditional scope. As an example, moving 
forward, DOH is supportive of proposed community led data collection processes. DOH is 
working constructively in an advisory capacity with an academic partner that the community 
has engaged to conduct a baseline health assessment, with the goal of promoting survey design 
validity and the generation of meaningful results.  
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