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Z.C. 22-11
807 Maine Avenue, SW

PUD & Related Map 
Amendment

Applicant’s Presentation
November 14th, 2022

ZONING COMMISSION
District of Columbia

CASE NO.22-11
EXHIBIT NO.81A1
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Revised building design in a manner that:

• Reduced the GFA, FAR, number of units, and lot occupancy.

• Converted retail to residential use, thus reducing amount of loading activity.

• Reduces vehicle trip generation.

• Creates a substantial new green space amenity on 7th Street and increases overall landscaping on Maine Avenue.
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• 15% IZ, of which 1% @ 50% MFI, 14% @ 60% MFI, and three 3-bedroom units.

• Percentage is consistent with IZ approved for other similar projects (non-subsidized, non-government-owned land) in the immediate 

vicinity of the PUD site and across the City.

• $100,000 contribution to D.C. Habitat for Humanity to support homeownership in Ward 6. (See Support Letter at Ex.69B)

• $75,000 contribution to MYLY Design, a minority-owned, woman-owned, certified business entity in Washington, D.C., for the creation of 

public art on Maine Avenue. (See Support Letter at Ex. 69C)

• $150,000 to Jefferson Middle School PTO to support additional learning opportunities. 

• On-site art and substantial improvements to private property and public space beyond what would be required for a matter-of-right 

development. 

Robust Public Benefits and Amenities, including:
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• Since September, multiple additional meetings and communications with ANC 

SMD Commissioner, ANC Committee, ANC, TST Condo representatives, and 

other stakeholders. 

• Number of letters in support of the project from residents in vicinity of the 

project and organizations. (See Exhibits 30, 36, 40, 46, 62, 64, 66, 68, 69B, 

69C, 70).

• New supplemental report from the Office of Planning recommending approval 

of the project. (See Exhibit 74).

Community Engagement and Support
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Community Engagement and Support
50+ contacts with ANC and other community stakeholders

ANC 6D Administrative Meeting

1. December 6, 2021

2. July 11, 2022

3. October 3, 2022 

4. September 6, 2022

5. November 3, 2022 

ANC 6D Business Meeting

6. February 14, 2022

7. July 18, 2022

8. September 12, 2022

9. October 11, 2022 

10. November 10, 2022

ANC 6D SMD/Negotiating Committee Meeting or 

Other Communication

11. May 5, 2021 

12. May 28, 2021 

13. February 24, 2022 

14. April 1, 2022 

15. April 14, 2022

16. May 24, 2022 

17. June 7, 2022

18. June 20, 2022 

ANC 6D SMD/Negotiating Committee Meeting or 

Other Communication (continued)
19. June 20, 2022

20. June 27, 2022 

21. July 7, 2022 

22. July 9, 2022 

23. July 9, 2022

24. July 10, 2022

25. July 13, 2022 

26. July 29, 2022 

27. September 15, 2022 

28. September 30, 2022

29. October 11, 2022

30. October 13, 2022

31. October 21, 2022 

32. October 26, 2022 

33. October 31, 2022 

34. November 1, 2022 

35. November 3, 2022

36. November 4, 2022

37. November 7, 2022

38. November 7, 2022

39. November 8, 2022 

40. November 9, 2022 

41. November 10, 2022

Town Square Towers
42. May 13, 2021
43. June 2, 2022
44. July 5, 2022
45. October 7, 2022
46. October 20, 2022

Jefferson Middle School Academy
47. April 13, 2022 – Principal 
48. May 16, 2022 – Principal 
49. July 26, 2022 – Principal 
50. August 16, 2022 – PTO
51. September 14, 2022 – PTO
52. October 11, 2022  - PTO

Other Stakeholders
53. March 16, 2022 – PN Hoffman
54. June 1, 2022 – Artist 
55. June 8, 2022 – Artist 
56. July 13, 2022 – SW BID
57. October 2022 – Artist 
58. October 2022 – Westminster Presbyterian 

Church



8
0

7
 M

a
in

e
 A

ve
n

u
e
, 

S
W

  
 2

0
2

2
.1

1
.1

4

7

• Revised building design.

• Increased amount of landscaping on Maine Avenue and increased amount of landscaping within the property line on 7th

Street.  

• Agreed to contribute $150,000 (an increase from $100K) to Jefferson Middle School PTO to support additional learning 

opportunities.

• Entering into a Construction Management Plan with the school.

• Instead of initial proffer to BID, now contributing $75,000 to MYLY Design, a minority-owned, woman-owned, CBE and 

$100,000 to D.C. Habitat for Humanity to support homeownership in Ward 6. 

• Public art on Maine Avenue and added landscaping and public art within property line on 7th Street. 

• Providing an additional short-term loading delivery space.

Project Improvements as a Result of Community Engagement
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Racial Equity 
Lens

Consistent with Future Land 
Use Map Designation as 

Mixed Use Medium Density 
Commercial/Medium Density 

Residential

•See Exhibits 3, 14, 28, 35, 
52, 53

Consistent with Citywide 
and Area Elements of the 

Comprehensive Plan

• See Exhibits 3, 52

Consistent with 
Sustainable DC/Climate 

Ready DC Plans

• See Exhibit 28 Consistent with Housing 
Equity Report

• See Exhibits 3, 52

Consistent with SW 
Neighborhood Plan

• See Exhibits 35, 69

Consistent with Racial 
Equity Tool Indicators

See Exhibits 3, 52

Provides Substantial 
Proffers/Public 

Benefits/Amenities that 
are not inconsistent with 

the Comprehensive Plan or 
with other adopted public 
policies related to the site

•See Exhibit 69

Consistent with 
Generalized Policy Map 

Designation as 
Neighborhood 

Conservation Area

See Exhibits 3, 14, 28, 35, 
52. 53
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PUD STANDARD OF REVIEW (11-X DCMR § § 304.3 & 304.4)

The Zoning Commission shall find that the proposed development:

• Is not inconsistent with the Comprehensive Plan and with other adopted public policies and active programs;

• Does not result in unacceptable impacts but instead impacts shall be favorable, capable of being mitigated, or
acceptable given the quality of public benefits; and

• Includes specific public benefits and project amenities that are not inconsistent with the Comprehensive Plan or
with other adopted public policies and active programs.

• Zoning Commission shall judge, balance, and reconcile:

• Relative value of public benefits and project amenities,

• Degree of development incentives requested, and

• Any potential adverse effects of the project.
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• Equity is both an outcome and a process. 

• As a process, we apply a racial equity lens when those most impacted by structural racism are meaningfully 
involved in the creation and implementation of the institutional policies and practices that impact their lives, 
particularly people of color. 

• As an outcome, the District achieves racial equity when race no longer determines one’s socioeconomic 
outcomes; when everyone has what they need to thrive, no matter where they live or their socioeconomic 
status; and when racial divides no longer exist between people of color and their white counterparts. 

• 10A DCMR 213.9 

• The Zoning Commission shall “evaluate all actions through a racial equity lens as part of its 
Comprehensive Plan consistency analysis.”

• 10A DCMR 2501.8 

EQUITY AND THE COMPREHENSIVE PLAN

• Comprehensive Plan (GPM, FLUM, Citywide / Area Elements)

• SW Neighborhood [Small Area] Plan

• Mayor’s Housing Equity Report 

• Sustainable DC

• Climate Ready DC – Resilient Design Guidelines

RACIAL EQUITY LENS
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FUTURE LAND USE MAP 
MIXED USE (MEDIUM DENSITY COMMERCIAL / MEDIUM DENSITY RESIDENTIAL)

2002

FLUM: Low Density Commercial

Zoning: W-1

2006

FLUM: Low Density Commercial

Zoning: W-1

2021

FLUM: Mixed Use (Med. Density Comm. / Med. Density Res.)

Zoning: MU-12

2016

Adoption of ZR16

Zoning: Renamed to MU-12

2015

Adoption of 

SW Neighborhood Plan

Zoning: W-1

2019

Mayor’s Order on Housing

2019

Housing Equity Report

2021

Council Adoption 

of Comprehensive Plan
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FUTURE LAND USE MAP 
MIXED USE (MEDIUM DENSITY COMMERCIAL / MEDIUM DENSITY RESIDENTIAL)

• Existing zoning reflects previous FLUM designation before most recent 
2021 FLUM amendment.

• Mixed Use: 

• Density and intensity of development determined by specific mix of 
uses shown. 

• Guidance provided in Area Elements and small 
area plan(s).

• FLUM envisions medium-density mixed-use development 

• No preference for specific use.

• Other policies and plans suggest preference 
for residential.

• MU-10 zone consistent with Medium Density Commercial.

• Typical [matter-of-right] density 6.0 FAR, with greater density through 
IZ or approved through a PUD.

• PUD: 8.64 FAR
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FUTURE LAND USE MAP 
MIXED USE (MEDIUM DENSITY COMMERCIAL / MEDIUM DENSITY RESIDENTIAL)
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• Guiding philosophy: 

• Conserve and enhance established neighborhoods, 
but not preclude development, particularly to 
address city-wide housing needs. 

• New development should be compatible with existing 
scale, natural features, and character. 

• Densities guided by the FLUM and Comprehensive 
Plan policies. 

• Approaches to context-sensitive growth may vary 
based on neighborhood socio-economic and 
development characteristics.

GENERALIZED POLICY MAP 
NEIGHBORHOOD CONSERVATION AREA 
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Southwest Neighborhood Plan: 

Its high-rise and low-rise building heights,...exemplifies another 

defining urban design feature of Southwest that contributes to the 

neighborhood’s physical character. 

The neighborhood is predominately residential in character with an 

eclectic mix of high and low density residential housing 

typologies, from single family townhomes to apartment towers. 

A variety of high and low building heights is unique to 

Southwest, an intentional mix of townhouses and high-rise 

towers…This defining feature of Southwest is valued by the 

community. 

GENERALIZED POLICY MAP 
NEIGHBORHOOD CONSERVATION AREA 
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GENERALIZED POLICY MAP 
NEIGHBORHOOD CONSERVATION AREA 

• “In considering whether a PUD is “not inconsistent” with the Comprehensive Plan, it is appropriate to consider the context 
of the entire site.” 10A DCMR 224.7

• Proposed PUD is compatible with the scale and character of surrounding area and will help address citywide 
housing needs. 
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RACIAL EQUITY EVALUATION
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LOWER ANACOSTIA WATERFRONT / NEAR SOUTHWEST AREA ELEMENT

Guiding Growth and Neighborhood Conservation

• AW-1.1.5: Flood-Resilient and Climate-Adaptive Development

• AW-1.1.6: Resilient Affordable Housing

Southwest Policy Focus Area

• AW-2.5.2: Southwest Neighborhood Plan

• AW-2.5.4: An Equitable and Inclusive Southwest Neighborhood

• AW-2.5.7: Southwest Sustainability and Resilience

• AW-2.5.8: Southwest Arts and Culture

• AW-2.5.11: Affordable and Family-Sized Housing in Southwest
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•Land Use  
• LU-1.2.4: Urban Mixed-Use Neighborhoods
• LU-1.4.4: Affordable Rental and For-Sale Multi-family 

housing Near Metrorail Stations
• LU-1.4.6: Development Along Corridors 
• LU-1.4.C: Metro Station and Inclusionary Zoning 
• LU-2.1.1: Variety of Neighborhood Types 
• LU-2.1.3: Conserving, Enhancing, and 

Revitalizing Neighborhoods 
• LU-2.3.12: Arts and Cultural Uses in Neighborhoods

• Transportation
• T-1.1.2: Land Use Impact Assessment 
• T-1.1.4: Transit-Oriented Development 
• T-1.1.7: Equitable Transportation Access 
• T-1.1.8: Minimize Off-Street Parking 
• T-1.1.B: Transportation Improvements 
• T-1.4.1: Street Design for Placemaking 
• T-2.4.1: Pedestrian Network 
• T-2.4.2: Pedestrian Safety 
• T-3.1.1: TDM Programs 
• T-3.2.D: Unbundle Parking Cost 

•Housing
• H-1.1.1: Private Sector Support
• H-1.1.3: Balanced Growth 
• H-1.1.5: Housing Quality 
• H-1.1.9: Housing for Families 
• H-1.2.1: Low- and Moderate-Income Housing Production as 

a Civic Priority 
• H-1.2.7: Density Bonuses for Affordable Housing 
• H-1.2.9: Advancing Diversity and Equity of Planning Areas 
• H-1.2.11: Inclusive Mixed-Income Neighborhoods 
• H-1.3.1: Housing for Larger Households 
• H-2.1.6: Long-term Affordability Restrictions 

•Environmental Protection  
• E-2.1.3: Sustainable Landscaping Practices 
• E-3.2.3: Renewable Energy 
• E-3.2.7: Energy-Efficient Building and Site Planning 
• E-4.1.2: Using Landscaping and Green Roofs to 

Reduce Runoff 
• E-4.1.3: GI and Engineering 
• E-4.2.1: Support for Green Building 

•Urban Design  
• UD-2.1.1: Streetscapes That Prioritize the 

Human Experience
• UD-2.2.1: Neighborhood Character and Identity
• UD-2.2.2: Areas of Strong Architectural Character 
• UD-3.2.5: Safe and Active Public Spaces and Streets 
• UD-4.2.1: Scale and Massing of Large Buildings 
• UD-4.2.2: Engaging Ground Floors 
• UD-4.2.4: Creating Engaging Facades 

CITYWIDE ELEMENTS 
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RACIAL EQUITY EVALUATION
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• Goal: Consolidated planned united development (PUD) and related map amendment that will result in new housing, 

including affordable housing and larger-sized units, that is consistent with District housing and sustainability 

objectives at an underutilized, transit-oriented site that is compatible with the scale and character of the 

surrounding neighborhood.

• Development program: 
• Approximately 195 new housing units.
• 15% of the total residential GFA to be set aside as affordable housing (approx. 27 IZ units), as follows:

• 14% for households earning no more than 60% MFI
• 1% for households earning no more than 50% MFI

• 3-bedroom units in the project devoted to IZ units (total of 9 units, 3 of which are IZ)

• LEED Gold

• Rooftop solar

• Delivery of additional benefits and amenities including public art, contribution to Jefferson Middle School PTO, and 
contribution to D.C. Habitat for Humanity

GOALS OF THE ZONING ACTION
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EQUITABLE DEVELOPMENT INDICATORS
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EQUITABLE DEVELOPMENT INDICATORS
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EQUITABLE DEVELOPMENT INDICATORS
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EQUITABLE DEVELOPMENT INDICATORS

• 195 new housing units in the Project represents approx. 2.4% of the overall housing goal for the Planning 

Area (7,960 units) 

• Planning Area already on track to meet affordable housing goal.

• Pipeline affordable housing units (910 units) already projected to exceed the Planning Area’s affordable 

housing goal (850 units), not including the Project and other recently approved projects.

• Approx. 27 affordable housing units represents approx. 3.1% of the affordable housing goal in the Planning 

Area (850 units)

• Minimum 15% affordable units within each Planning Area by 2050 (H-1.2.9).

• Planning Area 22% affordable units (Housing Element, Fig. 5.11).

• 15% of Project devoted to affordable housing.

HOUSING EQUITY REPORT

COMPREHENSIVE PLAN

SW NEIGHBORHOOD PLAN 
• MC.4: Retain the neighborhood’s 19% subsidized units by establishing targets that exceed IZ 

thresholds for future development on publicly owned land and in future PUDs.

• MC.6: As part of the PUD process, prioritize affordable units that exceed IZ requirement or fewer 

affordable units, but larger in size to better serve families.



8
0

7
 M

a
in

e
 A

ve
n

u
e
, 

S
W

  
 2

0
2

2
.1

1
.1

4

28

SMALL AREA PLANS

A Small Area Plan provides supplemental guidance to the extent it 

does not conflict with the Comprehensive Plan. 

10A DCMR 224.5

A Small Area Plan provides supplemental guidance to the 

Comprehensive Plan, unless incorporated into the Comprehensive 

Plan by a D.C. Council act. 

10A DCMR 2503.1
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SOUTHWEST NEIGHBORHOOD PLAN

Green Oasis

• GO.12: Meet or exceed current flood-proofing requirements.

• GO.14: Encourage the installation of electric vehicle-charging stations and 

set aside electric vehicle-only parking spaces in the garages of future 

buildings, constructed under PUDs as a community amenity.

Arts & Culture

• Reinforce Southwest neighborhood identity as an arts and culture destination by 

manifesting the arts in the public realm.

Vibrant Connections

• VC.3: Improve pedestrian/cyclist crossing through enhanced signage, 

redesigned crosswalk flashing signals, and/or speed cameras.

• VC.4: Link bike routes across Southwest by extending dedicated 

bicycle lanes.

• VC.8: Improve streetscapes and pedestrian infrastructure along Maine Avenue 

to create a complete street in alignment with plans depicted for The Wharf.

Model Community

• MC.4: Retain the neighborhood’s 19% subsidized units by establishing targets that exceed 

IZ thresholds for future development on publicly owned land and in 

future PUDs

• MC.6: As part of the PUD process, prioritize affordable units that exceed IZ requirement or 

fewer affordable units, but larger in size to better serve families.

• MC.11: Increase number of benches along sidewalks throughout Southwest to better serve 

residents of all ages and abilities.

Modernist Gem

• MG.5: Retain existing streets and open spaces that contribute to the 

L’Enfant Plan.

• MG.6: Ensure future development and improvements reinforce the L’Enfant Plan as an 

important historic feature tying Southwest to the greater 

urban context.

• MG.7: Apply the Design Guidelines contained in the Plan to all new development 

achieved through the PUD process.
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MAINE AVENUE

“Maine Avenue will be rebuilt as a great urban boulevard, 
graciously landscaped with generous pedestrian 
amenities.”

Source: 2003 AWI Framework Plan

AWI Framework Plan: A New Maine Avenue Southwest Neighborhood Plan

“Ensure that Maine Avenue provides an attractive transition from the Southwest 
neighborhood to The Wharf development.”

“…the street will be reconstructed and serve as more of a gateway and urban 
boulevard for not only cars but also bicycles and pedestrians.”

Character of Key Corridors

“As The Wharf develops, Maine Avenue will no longer be an “edge” roadway and 
commuter cut-through but rather a gateway boulevard that unifies Southwest and 
The Wharf.”
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POTENTIAL COMPREHENSIVE PLAN INCONSISTENCIES
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Zoning Commission shall judge, balance, and reconcile the relative value of public benefits and project amenities offered, 
the degree of development incentives requested, and any potential adverse effects of the project. 

The Zoning Commission shall find that the proposed development:

• Is not inconsistent with the Comprehensive Plan and with other adopted public policies and 
active programs; 

• Does not result in unacceptable project impacts but instead impacts shall be favorable, capable of being 
mitigated, or acceptable given the quality of public benefits; and 

• Includes specific public benefits and project amenities that are not inconsistent with the Comprehensive Plan or 
with other adopted public policies and active programs.

PUD BALANCING TEST
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PUBLIC BENEFITS / PROJECT AMENITIES (11-X DCMR 305.5)
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• PUD-related zoning map amendment from MU-12 to MU-10 (11-X DCMR § 303.11)

• Side yard (11-G DCMR § 406.1)

• Rear yard (11-G DCMR § 405.3)

• Lot occupancy, residential (11-G DCMR § 404.1)

DEVELOPMENT INCENTIVES AND TECHNICAL ZONING FLEXIBILITY
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POTENTIAL IMPACTS
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POTENTIAL IMPACTS
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POTENTIAL IMPACTS
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• Density: +5.21 FAR (MOR), + 4.61 FAR (PUD)

• Height: +60 ft.  (MOR), +50 ft. (PUD)

• Side yard

• Rear yard

• Lot occupancy (residential)

• Superior urban design and architecture.

• Site planning and efficient and economical land utilization.

• Approx. 7,000 sf. landscape improvements (approx. $1,000,000)

• Approx. 195 new housing units (174.5% increase over MOR)

• 15% affordable housing @ 60% and 50% MFI (233% increase over MOR)

• Three-bedroom units (6 market rate and 3 IZ)

• Sustainable design

• LEED Gold

• 7,500 sf. green roofs and bioretention

• Rooftop solar (925 sf.)

• EV charging stations & EV-ready charging stations

• 100% electric appliances

• eBike charging

• Incorporation of resilient design strategies

• Public art ($75,000 for public art on Maine Avenue, plus additional public art on 

7th Street)

• Loading Management Plan

• RPP restriction

• Contribution to Jefferson Middle School PTO ($150,000).

• Contribution to D.C. Habitat for Humanity ($100,000).

PUD BALANCING TEST
Zoning Commission shall judge, balance, and reconcile the relative value of public benefits and project amenities offered, the degree 
of development incentives requested, and any potential adverse effects of the project. 

BENEFITS & AMENITIES INCENTIVES AND POTENTIAL ADVERSE EFFECTS

“Public benefits are superior features of a proposed PUD that benefit the surrounding 

neighborhood or the public in general to a significantly greater extent than would likely 

result from development of the site under the matter-of-right provisions of this title.” 11-X 

DCMR § 305.2

“A project amenity is one (1) type of public benefit, specifically a functional or aesthetic 

feature of the proposed development that adds to the attractiveness, convenience, or 

comfort of the project for occupants and immediate neighbors.” 11-X DCMR § 305.10
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Existing Conditions
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Site Plan


