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P-R-O-C-E-E-D-I-N-G-S
(7:16 p.m.)

ACTING CHAIRMAN FRANKLIN: Good evening,
ladies and gentlemen. I am Herb Franklin, Chairman
Pro Temp of the Zoning Commission for the District
of Columbia.

Joining me this evening are
Commissioners Hood, Clarens, and Parsons.

I declare this public hearing open.

The case that is the subject of today's
hearing is Case No. 98-17F. The applicant, the
Florida Rock Properties, Inc., is requesting the
Zoning Commission to approve an application for
final approval of a planned unit development, or
PUD, for Lots 800, 801, and 802 in Square 707; Log
809 in Square 708; Lots 807 and 808 in Square 708E;
and Lot 806 in Square 708S. The site is zoned C-3-
C.

Notice of today's hearing was published

in the D.C. Register on October 23, 1998, and the

Washington Times on October 20th, 1998.

This hearing will be conducted in
accordance with the provisions of 11 DCMR 3022.

The order of procedure will be as
follows:

One, preliminary matters, including the
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certification of the maintenance of posting and
identification of parties;

Two, the applicant's case;

Three, the report of the Office of
Planning;

Four, report of other agencies;

Five, report of Advisory Neighborhood
Commissions 2D and 6B;

Six, parties and persons in support;

And, seven, parties and persons in
opposition.

The Commission will adhere to this
schedule as strictly as possible. Those presenting
testimony should be brief and nonrepetitive. If you
have a prepared statement, you should give copies to
staff and orally summarize the highlights only.
Please provide copies of your statement before
summarizing.

Each individual appearing before the
Commission must complete two identification cards
and submit them to the reporter at the time you make
your statement. If these guidelines are followed,
an adequate record can be developed in a reasonable
time.

The decision of the Commission in this

case must be based exclusively on the record. To
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avoid any appearance to the contrary, the Commission
requests that parties, counsel, and witnesses not
engage the members of the Commission in conversation
during any recess or at the conclusion of the
hearing session.

The staff will be available to discuss
procedural questions.

All individuals who wish to testify will
please rise to take the oath.

MS. BROWN: Will you please raise your
right hand?

(Whereupon, the witnesses were duly
sworn.)

MS. BROWN: Thank you. Please be
seated.

ACTING CHAIRMAN FRANKLIN: Do we have
any preliminary matters?

MS. BROWN: Good afternoon. Good
evening, rather.

I just wanted to let you know that you
have several exhibits before you that were not
included in your package, Briggs 27 through 36.

We also have already received the
affidavit of posting, and it was marked Exhibit 21,
and there are no requests for party status, and

that's all I have.
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PARTICIPANT: Thank you.

I have a witness list here, and in usual
deference to a member of the City Council, we like
to hear from the member in the beginning before we
go on to any other matters on the agenda. So we're
happy to welcome Sharon Ambrose, Council member for
Ward 6, for her statement.

COUNCIL MEMBER AMBROSE: Thank you, Mr.
Chairman.

Good evening, gentlemen. I am City
Council member Sharon Ambrose, representing Ward 6
on the Council of the District of Columbia.

I am pleased to provide testimony in
support of the project at issue in PUD Case No. 98-
17F.

Tonight's second stage PUD hearing is a
culmination of several years of careful planning and
replanning to make a reality a project that has the
potential to both literally and figuratively alter
the landscape of one of the most under utilized
assets of our city, the Anacostia River and its
shoreline.

The Anacostia in recent years has
experienced a rebirth in many respects. For the
first time in over 50 years, thanks to the Earth

Conservation Corps, the American bald eagle has
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returned to the area to nest because the Anacostia
can once again support the eagle's food supply.

Also for the first time, early on any
spring or summer morning District residents can
catch members of the Capitol Rowing Club taking
advantage of the river's ideal conditions for both
amateur and professional crew events.

I have pointed out to our economic
development team that part of our Olympic 2012 bid
should highlight the Anacostia as a world class
rowing venue.

Finally, the redevelopment of the
Southeast Federal Center and plans to bring in
6,000-plus additional employees to the Washington
Navy Yard will help bring a critical mass into the
river's surrounding neighborhoods.

These are only a few examples of the
exciting transformation that is taking place in and

around the Anacostia, a transformation that was

unimaginable only a few years ago as this same river

topped the nation's most polluted rivers list.

To support this rebirth, it is crucial
that the District supports development and zoning
decisions that bring people, residents, employees,
commuters, back to the Anacostia River and its

shore. I believe the Florida Rock project will do
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so, and in a way that effectively addresses those
concerns raised early on about the project in the
zoning review process.

The most important of those concerns,
one with which I was very sympathetic, was the
initial lack of a residential component to the
project. In compliance with the conditions attached
to the Zoning Commission's and the National Capitol
Planning Commission's approval of the first phase of
the project, Florida Rock has included a residential
component on Square 664E, the development of which
will commence when market conditions for residential
development are favorable and economically feasible.

These plans recognize both the
importance of having residential development in the
area and the obstacle that a residential requirement
would pose for a development project at this time,
an issue that I did speak to when I appeared before
you in support of the first stage of this PUD.

Another early concern about the project
was the amount of public access to the waterfront
allowed by the development and the size and density
of the project. As I stated in my testimony in
support of this project's first stage application,
the critical considerations of the project's mass,

urban design elements, and provision of access to
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the waterfront have been thoughtfully addressed in
the project's latest design and the greatly improved
access and more open river vista it allows.

Specific to the second stage application
in this respect is the park section of Square 664E,
which, as the report of the Office of Planning
confirms, affords generous public access to the
Anacostia River and an attractive terminus to South
Capitol Street.

Florida Rock has also overcome previous
opposition from Advisory Neighborhood Commissions 6B
and 2D, both of which have now approved the project
with certain conditions.

Finally, I want to emphasize the
importance of the public amenities contained in
Square 664E. The Earth Conservation Corps' Maritime
Education Center offers a wonderful educational,
recreational, and work training resource for the
District which will be the first of its kind along
the Anacostia River.

The mixed use that the center provides
for the area is a crucial part of the overall
benefits offered by the Florida Rock project.

In closing, approval of Florida Rock's
second stage PUD application will provide balanced

and appropriately mixed land use that will support
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the long awaited rebirth of the Anacostia River and
its environs.

Thank you for your consideration of my
testimony this evening. I will be happy to answer
any questions.

ACTING CHAIRMAN FRANKLIN: Thank you.

Are there any questions for Council
Member Ambrose?

(No response.)

ACTING CHAIRMAN FRANKLIN: Thank you
very much. We're always pleased to hear from you.

As advertised, the Commission will have
the following time limits applying to this
proceeding: 60 minutes for the presentation of the
applicant; 15 minutes for the presentation of other
parties. There were no requests received for party
status, but, of course, the ANC is automatically a

party. Five minutes for the presentation of an

organization, and three minutes for the presentation

of an individual

At this point we'll go on to hear the
applicant's case, if the attorneys will identify
themselves and their witnesses.

MR. GREENE: Thank you very much, Mr.

Chairman, and good evening to you and members of the

Commission.
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Can you hear me? You got me. Great.

My name is Fred Greene; address, 1411 K
Street, N.W., Suite 503. I am the project manager
for the second stage PUD application.

Before we start our presentation, we do
have a preliminary matter in which I will ask David
Briggs of Holland & Knight, our attorney, to
address.

David.

MR. BRIGGS: Good evening, members of
the Commission.

My name is David Briggs. I am an
attorney with the law firm of Holland & Knight. The
address is 2100 Pennsylvania Avenue, N.W.,
Washington, D.C.

With regard -- I have two preliminary
matters for the Commission's consideration. First,
I would like the Commission -- to request the
Commission incorporate into the record of this
hearing the record of Case No. 95-16P, which was the
first stage PUD record, and especially with regard
to the comprehensive plan and also with regard to
the matters covered in the first stage order.

The second matter I'd like to bring
before the Commission is the matter of recognition

of our expert witnesses who will be testifying or
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available for your questions this evening. They
would include Davis Buckley of the firm of Davis
Buckley Architects; Dan Hardy, a transportation
consultant with Science Applications; Loretta
Caldwell and Gene Harvey of L.S. Caldwell &
Associates, an employment and training consultant;
James Prost of Prost & Bacilli, et al., at this
time.

Mr. Prost and Mr. Buckley did testify
before the Commission in the first stage order. Ms.
Caldwell and Mr. Harvey did not, but have recently
been added to our team in light of our response to
Advisory Neighborhood Commission considerations and
concerns and their recommendations, and we feel
they're important to our case.

Mr. Hardy is a recognized transportation
consultant with Science Applications..

ACTING CHAIRMAN FRANKLIN: Colleagues,
do you have any -- first of all, is there any
problem with incorporating the record from the first
hearing so that we don't have to repeat materials
we've heard?

Now, with respect to the experts, have
we been given their resumes?

MR. BRIGGS: In the past, but I do have

extra copies, and I will turn them into staff. One
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other individual --

ACTING CHAIRMAN FRANKLIN: I'm not
inclined to raise any objection to them as experts
unless my colleagues have any.

MR. BRIGGS: One other person would be
Mr. James Urban of Urban Landscape, and again, I
believe Mr. Urban has testified you before,
previously.

I will turn in Mr. Hardy's resume and
Ms. Caldwell's resume during the presentation.

ACTING CHAIRMAN FRANKLIN: Well, unless
the resumes indicate they've robbed a bank or
something --

(Laughter.)

ACTING CHAIRMAN FRANKLIN: -- we will
accept them as experts.

You may proceed.

MR. GREENE: Thank you very much, Mr.
Chairman.

We will start with opening comments from
John Anderson, President of Florida Rock Properties,
Incorporated. Following Mr. Anderson, I will
continue with an overview of our compliance with the
first stage order, which is, for the record, Zoning
Commission Order 850, and also I will comment on our

efforts to gain broad based support for this
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project.

Mr. Chairman, I do have a prepared
statement, and I think it has been provided to the
staff.

We will follow the order which Mr.
Briggs has given you. Robert Nixon is available.
Robert Nixon is the Executive Director of the Earth
Conservation Corps. He will follow Ms. Caldwell's
presentation.

So at this time, Mr. Chairman, I'd like
to ask Mr. Anderson to make very, very brief
remarks, and then I will just continue for a brief
period of time.

ACTING CHAIRMAN FRANKLIN: Colleagues,
unless there is an objection, I would propose to let
the applicant put on its entire case and then open
it to questions.

Go ahead.

MR. ANDERSON: Good evening. Can you
hear me all right?

Mr. Chairman, members of the Commission,
my name is John Anderson. I am President and Chief
Executive Officer of Florida Rock Properties, Inc.,
155 East 21st Street, Jacksonville, Florida 32206.

It is my company which owns both 100

Potomac Avenue, S.E., as well as the proposed PUD
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site, that is, AN Square 664E, the proposed amenity
site.

I am most appreciative this night for
the opportunity to present our second stage
application for our PUD development plans and to
thank you for your valuable input previously into
what we anticipate will be the final product.

Tonight's hearing culminates over six
years of efforts on behalf of our proposal. With
your approval, we are committed to moving forward
expeditiously to bring this project to fruition.

We strongly believe that this project
represents a once in a lifetime opportunity to make
a difference for the District, community, and the
environment in a way that will benefit everyone
involved.

We want this project to become a model
for further development in the Capital Gateway area
and the District in every way, in excellence of
design and redevelopment of the Anacostia riverfront
and preserving one of our most valuable natural
resources, in creating a renewed sense of community.

Most importantly though, we want to set
a standard for providing employment opportunities
for local residents on both sides of the river, for

hiring local contractors and suppliers, and for
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helping to spawn new small business ventures to
serve the employees and the tenants of the office
buildings and our site maintenance and management.

To insure all of this, we're committed
to going the extra mile. We have not simply entered
into a first source employment agreement with the
Department of Employment Services, nor just a
memorandum of understanding with the local Business
Opportunity Commission as required by your order.

Instead, we have gone further. We have
retained an employment consultant with an
outstanding track record in exceeding local
employment goals to work with the ANC and the
community to not only develop, but also implement an
employment and job training program.

We're both proud of an enthusiastic
about the alliance that we have forged with the
Earth Conservation Corps, as you've already heard
tonight, for the further enhancement of the
Anacostia watershed, as well as employment and job
skills opportunities for local residents. Our
relationship is one of mutual goodwill,
understanding, respect, and trust with our friends
in the Earth Conservation Corps.

Our donation of the amenity sites for

664E will enable the ECC to enhance its mission of
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service to the young people of this community
through the establishment of a landmark Maritime
Education Center.

Our policy has been and will continue to
be one of community involvement. Through the ECC,
we have become emerged in the community and will
continue our ongoing outreach. We intend to become
a full participant in the U.S. Naval District,
Washington, Register Friendship Program, which is a
community-based initiative that seeks to utilize the
development of the Navy Yard area to leverage the
revitalization of Southeast and Southwest
communities.

One of the most challenging and exciting
aspects of our proposal is enlivening the
waterfront. We have a vision for the waterfront as
an inviting gathering place for this community. In
fact, the entire project has been designed
specifically to draw people there.

We expect that the waterfront promenade
will become an attractive destination, as well as
continuation, of the neighborhood commercial
development that the project will spawn.

The same approach has been taken on
Potomac Avenue, which we envision as a community

service center, with dry cleaners, shoe repair,

NEAL R. GROSS
COURT REPORTERS AND TRANSCRIBERS
1323 RHODE ISLAND AVE., N.W.
(202) 234-4433 WASHINGTON, D.C. 20005-3701 www.nealrgross.com



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

optometrists, bookstore, newsstand, et cetera, the
kinds of services and retail that now do not exist
in the immediate neighborhood.

We intend for 100 Potomac Avenue, S.E.
to be synonymous with the surrounding community. As
you would imagine, we're quite excited. We are
going to proceed. We request and appreciate your
support.

Thank you.

MR. GREENE: Thank you very much, Mr.
Anderson.

Mr. Chairman, to continue, after over
three years of planning and several public hearings
before you, we feel that this PUD is ready for your
review and final approval.

Our second stage application and
supplemental material complies fully with the first
stage order with regards to the height requirements
that you imposed; separate into two buildings,
separate into one building into two buildings to
preserve the vista; the FAR at 6.0; and the lot
occupancy being reduced.

Secondly, special attention, as Mr.
Anderson has indicated, has been given to enliven
the waterfront and promoting maximum public use and

enjoyment.
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Our plans include a terminus at the end
of Half Street designed to create a courtyard to
protect the Half Street vista down to the
waterfront.

Secondly, we have integrated a project,
the waterfront area, with a number of outdoor food
provision, with outdoor seating for light fare kinds
of food and refreshment activities. We have
included an exhibition space in the east building
along the waterfront for temporary exhibits.

And finally, as Mr. Anderson mentioned,
we are committed to serve as retail design not only
to complement and to assist employees and attendees
of the building, but also the community as a whole.

Thirdly, I would say one success that we
have realized since we got started is the fact that
we have improved on our community outreach. As Ms.
Ambrose indicated, ANC 6B voted not to oppose the
project, unlike last time they voted to oppose the
project. The same with ANC 2D.

The conditions of the ANC we support 100
percent, and we have agreed to bring on the
employment and training consultant as ANC 6B wanted
us to do, and we agreed with that.

But beyond the ANC, in an effort to make

this a broad based project in the community in terms
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of support, we have support from the Capitol Hill
Arts Workshop, the Holy Comforter Community Action
Group, the Anacostia Watershed Society, the
President of the Berry Farm Residence Council,
STRIVE-DC, which is a job readiness training
program; the ANC 6B09 has a letter in the file of
support; and finally from key business organizations
like the Barracks Row Business Association, the
Anacostia Economic Development Corporation, and also
Bridges to Friendship.

We did not have that broad based support
last time.

Finally, Mr. Chairman, this project in
my view and our view complies fully with the
standards for PUD approval outlined in the zoning
code under Chapter 24. With your direction, it has
resulted in a well planned mixed use, waterfront
development in a part of the city that has
experienced decay and decline over the years.

We have employed sound urban design
techniques to accomplish efficient land utilization,
attractive urban waterfront design, with the
provision of public space, including public
waterfront spaces.

The project is compatible with citywide

and neighborhood goals, plans and programs. It is

NEAL R. GROSS
COURT REPORTERS AND TRANSCRIBERS
1323 RHODE ISLAND AVE., N.W.
(202) 234-4433 WASHINGTON, D.C. 20005-3701 www.nealrgross.com



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

consistent with the Comprehensive Plan, as the
Office of Planning has concluded.

The Office of Planning, in fact,
recommends approval.

I mentioned ANC did not oppose.

It is sensitive to environmental
protection as it will restore a major portion of the
waterfront along the Anacostia River and also our
partner, the ECC, Earth Conservation Corps, we are
extending our assistance to them, and this is a
long-term advocate for protecting and enhancing the
environment and the river.

Overall, Mr. Chairman, our project will
jump start a community development process or
redevelopment process that will provide present and
future residents and occupants of the building with
living and working environments and amenities far
superior to those that could be achieved without a
PUD.

And, finally, this project does not
conflict with any development plans and policies of
the District of Columbia.

With that, Mr. Chairman, I'd like to
stop and move to the crux of the presentation,
starting with the architect, who will walk us

through the changes that we have tried to describe
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in a general way.

So I'd like to start with Mr. Davis
Buckley, and I understand Mr. Buckley is going to
walk us through a series of boards and drawings, and
his presentation is probably going to be about ten
to 15 minutes.

MR. BUCKLEY: Mr. Chairman, if I may,
I'd like to give you a copy of what has been
previously submitted. Let me go to a mic.

MR. GREENE: Mr. Chairman, before Mr.
Buckley starts, you know, we have two recently done
photos of existing situations which I would just
like to give the staff and just pass -- have the
Commission just to glance at it, and these are both
of existing situations for both sites, the primary
site and the amenity site, the status quo.

Davis.

MR. BUCKLEY: Mr. Chairman, my name is
Davis Buckley. I'm the architect for Florida Rock
Properties, and the document that I just gave you is
the same document that we handed out to you as part
of the supplemental filing in the primary filing,
PUD. It has been supplemented by site studies in
the first two pages for the primary site of the PUD.

What I would like to do is just talk

very briefly about the primary site and the
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enhancements that we have made to that site, and
then to move quickly, if I may, to Square 664E,
which has been the primary focus of our recent work
effort.

As you may recall, the Zoning Commission
directed us to place a 1 FAR of housing on that site
along with the Maritime Education Center Program, as
well as to accommodate a park-like space, which
would work as the terminus of South Capitol Street.

As to the primary site, what we have
done is that we have enhanced the ground plane of
the building by more carefully articulating the
through connection from Half Street down to the
waterfront, and what you can see on the plan to the
far left are those enhancements so that actually you
still walk into the center space, and there's a
pinwheel like design patterned on the pavement
there, and as you come through to the fountain and
onto a water cascade where the steps cascade down to
a series of steps onto a platform area, which we
have designated as an indent area.

What we have done is we have actually
created a shell like space there could be events
that could occur during the noon hour, as well as
after work hours.

Beyond that event area are steps that
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further go down right to the edge and the apron of
the water itself, and then along the entire
esplanade area in front of the building is a
landscaped area, and toward the east building there
is a large exterior plaza which has pavilions both
to the left and the right of it.

These pavilions are very similar in
concept to those that we had in the first stage
application. The difference is that I've changed
the architectural articulation of that. I have made
them less of a structured form, so that they no
longer compete with the primary building, and have
created them as kind of sail-like forms, tensile-
like tent structures, which is shown on the model
here.

So that those seasons cafes become kind
of a very exciting event area, if we can see them on
the -- that would enhance and enliven that
waterfront area.

Directly opposite that area is an
exhibition space on the ground floor area, which is
directly off of the esplanade area, and so in
combination with this kind of articulation along the
ground plane of the waterfront, we think that it
would enhance and enliven the entire waterfront

area.
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MR. BRIGGS:

Mr. Buckley,

it may be

helpful if you took the microphone and just pointed

to those various points,

please.

I think it would

be useful both on the cascading steps, as well as

the wing.
MR. BUCKLEY:

of course,

is off of Potomac Avenue.

The entry to the building,

You come down

through the major axial view down through the

building where you have the view directly onto the

waterfront.
The cascading
this point here. This is

this area between the two

and then it cascades down

water element starts at
the highest elevation in
buildings located here,

slowly.

What happens is as you cascade down

those steps, you have that water element that comes

down, and then there's a skylight element, which is

MR. GREENE:
Is your mic on?

MR. BUCKLEY:

MR. GREENE:

MR. BUCKLEY:
minutes back.

MR. GREENE:

MS. BROWN:

Davis, Davis, excuse me.

pardon?

No.

I ought to get my five

Take your time.

Can you hear now?
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COMMISSIONER CLARENS: It's not working,
Stephanie.

MS. BROWN: The closer you can be to
your table, the better.

MR. BUCKLEY: 1It's interesting to note
that Tara told me today, she said, "Well, there's
one thing you could do. You could speak a little
bit louder."

And I said, "I don't think that'll be a
problem because they will have a mic there." So I
have to apologize.

Can you now hear me?

PARTICIPANTS: Yes.

ACTING CHAIRMAN FRANKLIN: Maybe the
next amenity we require will be a microphone system
for you.

(Laughter.)

MR. BUCKLEY: All right. TIf I walk over
here, can you still hear me?

The concept is to really create this
through block connection, if you will, between the
two buildings that becomes a kind of entryway down
onto the waterfront from Half Street, and it
actually is along the Half Street axis, if you will.

So from this point here, you can

actually see to the water element and the Anacostia
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hills and hillocks beyond.

What we have done is as you enter this
space, we've created this closet area in a pinwheel
type design, and then as you're brought into that
space, we have a major event, which is spouting, and
then slowly we have cascading steps, and alongside
those cascading steps we had a water element that
just cascades very slightly down as you go, no more
than three or four inches. So it's a very small,
meandering water element.

It comes down onto the steps, and the
steps are situated so that you can actually sit on
them, and you can sit there and have lunch. You can
sit and have lunch along the sides of the pathway,
which is more of a curvilinear form representative
of the type of water patterns that occur on the
Anacostia itself.

As you come down the cascading steps,
then beyond, in front of you is, in fact, the
Anacostia waterway, but also there is a hemicycle
event area which is located right here. Here we
would envision events occurring during the noontime
hour, as well as after hours.

But that means that people can gather in
this major central space, sit on the steps, and

either small concerts or small talks or play
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activities that may occur on any type of waterfront
activity.

Then off to each side there'd be a
pathway that hopefully in the future would connect
the green necklace around Buzzard's Point up to Fort
McNair and then over to the Washington Channel and
the like. So it's a part of that link, of that
greenway, if you will.

Particularly of interest, in my
estimation, is the concept of the pavilions, which
are these tent-like, tensile structures that add
tremendous amount of activity and delight to the
area of the waterfront.

They are illuminated at night so that
they're almost transparent, but they're also kind of
a complementary opposite to the primary structure of
the building. The primary structure of the building
actually has the cascading walls, which are also
reminiscent of the water element, but they're also
antithetical to that kind of structured wall where
these are gemlike structures.

This is a seasonal cafe, and the
seasonal cafe would have two types of pavilions on
either side, and then it would have a central area
for dining located here.

The building itself, we have sent
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previously a booklet showing the building materials,
and I think that those are self-explanatory. We're
looking for precast with glazed, low E glass, and
the entire configuration of the building is
consistent with what we have previously submitted on
the Stage 1 application.

What I'd like to do is go to Square 664E
and talk a little more in depth about the planning
parameters for that site.

That site is located right here at the
terminus of South Capitol Street, and this is the
building configuration modeling for that site.

Also, within the booklet that I gave
you, you will see the site line views up and down
the Anacostia River, which would help you as well.

The parameters behind Square 664E were
as follows.

One, to establish a greenway as a
terminus for the end of South Capitol Street, have
it a sufficient width so that it would really
establish itself.

Within that greenway, have full access
to the waterfront, and also provide an opportunity
to have a commemorative element, in our minds, that
could serve as a vertical element, terminus to that

space.
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In addition to that, we had to provide
253,000 square feet of residential component space,
plus the program for the Maritime Education Center,
and the way we did that was that the existing site
has the BP overlay, which consists of the W-2 for a
depth of 110 feet, and then beyond that the CR zone.

So within that parameter creating the
greenway -- and the way I established the width of
that greenway was it was established by the property
lines for South Capitol Street immediately to the
north. So that's the property line, and that square
there, and that's that one there. So I took those,
and I just projected those and maintained that as
the space for that greenway.

Then what I did was I did a force
perspective so that the pathways and plant materials
developed by Jim Urban would then be forced in in
such a manner so that visually it would feel as
though it were a longer space.

We slightly crowned that space because
the elevation coming down from the Capitol to this
area comes down there, but I wanted at some point
when you get down to the bottom of South Capitol
Street where this panel, this long panel, would
slightly start to come up slightly so that you could

have this feeling of this crown, open space.

NEAL R. GROSS
COURT REPORTERS AND TRANSCRIBERS
1323 RHODE ISLAND AVE., N.W.
(202) 234-4433 WASHINGTON, D.C. 20005-3701 www.nealrgross.com



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

So we kept that perfectly clear with the
opportunity of some element at the end here,
commemorative element.

The ECC program then logically broke
into two parts, the building to the east, which is
located here, and the building to the west, located
here.

The east building consists of the boat
repair and restoration. It consists of classrooms,
as well as a shop, carpentry shop and restoration
shop. So that you have the boat repair area where
you could actually bring a large type boat in there,
perhaps a skipjack with a grease fits foremast,
bring that into the space, and then you have the
carpentry shop and the repair shop immediately
adjacent to that, located in this area, and then the
storage of materials here, classrooms above that.

The deck of this building, which is
located here, becomes an observation deck for those
types of activities that would occur immediately out
onto the water. So that you'd have good visibility
of what's occurring there.

The building to the west is this
building, and this is the primary educational
building. It is organized around a large, central

space that goes up through the entire building to a
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lantern at the top, which is located here, and
within that space is a very large fieldstone
fireplace, and then the classrooms and laboratories
are then organized around that in a doughnut shape.
So the building is located here.

The residential building, which is the
largest single component on the site, then takes up
the remainder of the property here, and that's
located in this location here. 1It's a U-shaped
configuration, and the two towers that go up on
either side.

We have designed it in such a way that
it becomes a transition type of architecture,
classically Beaux Arts architecture, that starts to
not directly mimic the Earth Conservation Corps, but
also has representative elements in terms of the hip
roofs and articulation, but there is enough
distinction between the Earth Conservation Corps
buildings and the residentials so that they're not
exactly alike.

So the building is organized around a
classical hierarchy of a base, a field, and then an
articulated top, and what I've done is I've located
a very large clock in the center of this as kind of
a decorative element that I think could be very

exciting.
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The site is organized in such a way that
it lends itself very well for a phasing of
development, so that the first phasing could, in
fact, be the Earth Conservation Corps, and then the
second phase would be the residential and the park.

So what I'd like to do, if I could, 1is
to conclude at this point.

MR. GREENE: Thank you very much, Mr.
Buckley.

At this time, Mr. Chairman, we're going
to move right on through with a brief set of
comments from the transportation consultant, Mr.
Daniel Hardy.

MR. HARDY: Good evening, Mr. Chairman,
Commissioners. My name is Daniel Hardy. I work for
Science Applications International Corporation or
SAIC at 1900 North Beauregard Street, Alexandria,
Virginia 22311.

In reference to the Chairman's comments
about qualifications, I'd just like to state that my
only criminal record is traffic violations, which I
consider justified as an occupational hazard.

And I would like to briefly summarize
the results of our October 8th, 1998, Phase 2
transportation evaluation report and highlight those

primary findings.
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I would also like to note this report
has been incorporated into the supplemental for the
application, and it has been supported by DCDPW in
an 11/24 memo from Ken Leydon to Jill Dennis.

The success of this project from a
transportation perspective really depends on two
primary recommendations in our report, the first
being the establishment of a point-to-point shuttle
that would run from the office site or PUD site, as
shown on this exhibit from our report, to the Navy
Yard Metro rail station.

What we propose is to have the shuttle
operate during peak periods and off-peak periods.
In peak periods three 24-seat vehicles similar to
those that are used by hotels or airports as shuttle
buses would run in a platoon fashion northbound
along Half Street to the Metro station, come
southbound on First Street, and then turn and use P
Street as a means to approach the site such that
patrons board to and from the curb directly adjacent
to the office site.

As I mentioned, this service would also
be provided during midday with a lower level, only
one or two of those three shuttles operating during
midday hours for people to get to and from meetings

based on as demand dictates.
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And the service would be provided free
to the shuttle patrons.

The second element or recommendation
here, which is key to making this project work, is
the establishment of a transportation management
program or TMP, and there are three different
elements that go into that TMP, the first type being
design elements, such as establishment of preferred
parking for van pools and carpools, and
establishment of pedestrian and bicycle facilities
to encourage alternate modes to the site other than
the single occupant auto.

The second type of element is an
operational element of the TMP, and that includes
establishing and participating in commuter
assistance programs and promoting flex time
schedules to reduce the peak hour traffic impacts.

And finally, there's a management
component to the TMP, which is establishment of a
coordinator and monitoring the performance of the
site such that the goals and objectives of the TMP
are maintained.

I'd like to just make three other quick,
relevant points about our report. First of all, we
did identify about a half dozen other roadway system

improvements that would help insure the success of
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this project, as well as other projects in the area,
and DCDPW has concurred with us that these projects
should be looked at. The improvements in this area
should be looked at in a sub-area-wide basis both to
solve regional congestion problems, as well as to
address maintenance and repair issues on the local
street system.

So a sub-area approach as opposed to a
project-by project approach.

Secondly, I'd just note that you all
have noticed the parking at the PUD site. We have
provided 1,495 spaces for the office, and that does
exceed the zoning requirements of 835 spaces. We've
done this to help mitigate the effects of any
overflow parking on the local community.

And finally, I'd like to note that the
redevelopment of the site into PUD will reduce the
undesirable effects of truck traffic.

And so my conclusion is that this PUD
will have a minimal effect on traffic impacts in
light of DCDPW capital improvements and the
applicant's proposed transportation system.

MR. GREENE: Thank you very much, Mr.
hardy.

James Prost with BBP Associates, our

economic consultant.
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MR. PROST: Good evening, Mr. Chairman,
gentlemen.

My name is James L. Prost. I'm a
principal of Bazel, Bowman, Prost & Associates. Our
address is 177 Defense Highway, Annapolis, Maryland.

We have been engaged to conduct a series
of economic, market, and fiscal impact evaluations
related to the subject property. We initially
conducted our evaluations back in November of 1996.
We have subsequently and continuously updated those
as the results of meetings between this board and
with the various area ANCs.

We looked very much at the locational
advantages of this site as it relates to the
potential to construct large floor plates that could
be very competitive and flexible enough to address
both GSA and large, major headquarter type
organizations. As a matter of fact, it's one of the
few sites in the District that can accommodate large
floor plates at an effective rate.

We looked at the economic and fiscal
impacts of development on the site. In constant
1998 dollars, there's a significant impact.
Construction period tax revenues to the District
would be approximately $10 million. We see

approximately 1,600 person-years of construction
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employment created as a result of this project. We
see permanent on-site employment of approximately
5,600, creating an annual payroll of over $238
million.

And finally, as a major private sector
owned facility, we see this building generating
annual tax revenues to the District of about $24
million.

I think it's important to look at the
characteristics of the employment which we see on
site. There would be, in addition to the 1,600
construction jobs, there would be over 5,000 office
employment jobs, approximately 15 retain sales and
management positions, approximately 35 employees
involved in the operation of the parking facilities,
and there would be upwards of 440 people involved in
security, custodian, and maintenance services
related to the entire complex.

I think another important element of the
project which we evaluated is the retail component.
Retail on the site can provide an opportunity for
uses on Potomac Avenue that could serve the local
community and serve as a bridge between this project
and the local community.

As Davis Buckley described, the outdoor

event area and pavilions serve to enliven the
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waterfront and create a particular waterfront
amenity.

Finally and recently, we re-reviewed our
residential evaluation in light of various proposals
at the Navy Yard area and various economic
incentives at that the District now has in place.

It is still our opinion that economic and market
viability today of multi-family residential use on
the site would be very difficult. It's difficult in
terms of the market. It's difficult in terms of the
environment, and it's difficult in terms of really
the available capital right now.

We've had some recent discussions just
in the last several weeks concerning where the
market is in the District in terms of residential,
and it seems to be a conclusion that the residential
market is more capital led than market led right
now. It's related to financing, and there seems to
be some concern right now as volatility in the
capital market.

I think there's some other important
things to look at with regard to the current
economic viability of residential on the site, and
that's that current sales down in Southeast,
Southwest for condominiums are around $100 a sguare

foot, and the cost of delivering a multi-family
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project today on this site would be about $200 a
square foot, which really shows how difficult the
financial viability is.

The same thing on rental: 150 to 175
per square foot for rentals, which is far higher
than could be achieved now, notwithstanding the
market conditions and the significant financial
incentives that may be needed.

So in our opinion, a combination of
changed market environment, changed physical
environment, financial incentives which have proven
necessary even in the downtown core, and improvement
in the capital markets all will be necessary before
a market rate development can occur at this site.

And I'd be happy to answer any
guestions.

MR. GREENE: Thank you very much, Mr.
Prost.

Mr. Chairman, just moving right along,
I'm going to call on our employment and training
consultant, and she's kind of new to the team. She
was brought on board primarily because of the ANC's
condition related to employment and training, and we
decided to have her here.

Ms. Caldwell.

MS. CALDWELL: Thank you, Mr. Green.
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Good evening, Mr. Chairperson and
Commissioners.

My name is Loretta Caldwell, with L.S.
Caldwell & Associates, 8611 Second Avenue in Silver
Spring, Maryland.

We're very pleased to be a part of the
Florida Rock team as employment consultant.

As stated, we were brought on to assist
and work with the organizations, the ANCs, the
community organizations, and those residents, to
help insure employment opportunities are, indeed,
meted out to the community.

Primarily with the commitment under the
direction of Florida Rock, our focus and primary
responsibilities include working with community
organizations and residents, informing them on
short, as well as permanent, long-term employment
opportunities, helping them to develop skills and
skills training, and matching those jobs with the
skills training that they have received through the
Florida Rock program, as well as monitoring the
employment successes.

We certainly want to insure that the
agreement for the 51 percent of all new hires is,
indeed, employed, as well as the employment piece in

the MOU program through the District's Department of
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Human Rights and Local Business Development.

Finally, we certainly want to support
the additional indirect employment as directed by
Florida Rock for retail and commercial job growth.

So, in a nutshell, what we have, in
fact, been directed to do is to insure that
employment opportunities both in the pre-
construction, construction, as well as the after
construction phases for commercial and retail
development, those job opportunities are, indeed,
available to local residents.

If there are any specific questions, I'm
happy to address them.

MR. GREENE: Thank you very much.

MS. CALDWELL: Thank you.

MR. GREENE: Mr. Chairman, our final
presenter is Robert Nixon, Executive Director, Earth
Conservation Corps.

Bob.

MR. NIXON: Mr. Chairman, members of the
Commission, I sent you a letter last week stating my
support of this PUD application, and so I'll just be
very brief in summarizing that.

The Earth Conservation Corps is based
literally right next -- in the pump house right next

to the Florida Rock property. So we became aware of
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this early on, and they have been, I guess we should
say, investigating who Florida Rock was for a
considerable time, and we have been -- it's been a
great partnership that has developed.

And I think early on we looked -- our
board, Fred Richardson is our chairperson -- looked
at this very carefully and really saw that this was
an engine; this development was an engine that could
help us accomplish our goals, which were to help
restore the Anacostia River, but particularly help
move young people from the local community into
full-time jobs.

And so with that in mind, we help
support Florida Rock and introduced them to the
community and are still very much fully committed to
continuing that partnership today.

In terms of Square 664E, I think you're
all aware of the Maritime Education Center. I will
correct one thing John Anderson said, which was, you
know, they would provide resources for the
residents. It will do that, indeed, but also for
the whole region. We will be bringing school kids
in from all over the surrounding region, and
residents in our year round training programs will
be helping staff that operation as they move into

longer term jobs.
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And I think just my final statement is
that the Earth Conservation Corps is fully aware of
the sort of magnitude of this effort. We're not
daunted by it in any way. We're great at bringing
resources to a given problem and making things
happen, and so we are very much looking forward to
this opportunity should it come to pass.

MR. GREENE: Thank you.

MR. NIXON: Thank you.

MR. GREENE: Mr. Chairman, that
concludes our presentation. We think we're well
within the one hour limit that you set.

This is a second stage PUD, and a lot of
issues were debated during the first stage. So
we're excited to have gotten to this point.

At this time we'll take questions, and
we'll do our best to give you the answers.

ACTING CHAIRMAN FRANKLIN: Thank you
very much, Mr. Greene.

Two of my colleagues were not present
for the Stage 1 proceedings here. So you might want
to bear with any questions that they have. Two of
us, of course, have become quite familiar with this
through that proceeding.

So I'll open it up for questions from my

colleagues.
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COMMISSIONER CLARENS: Okay. Well, let
me begin then by saying let's backtrack here a
little bit, and I might need a little bit of help in
understanding this project.

If I understand correctly, this is at
the present time zoned W-2, and you're asking for a
PUD to be able to do a C?

MR. GREENE: C-3-C. That's correct.

COMMISSIONER CLARENS: And the amenity
side is zoned and will be in compliance with the W-2

zone?

MR. GREENE: Well, Mr. Clarens, there is
one correction on the base zoning. The base zoning
is not W-2.

COMMISSIONER CLARENS: What is it?

MR. GREENE: Let me see what it is.

MR. BUCKLEY: The BP overlay requires
that there is a zone 110 feet deep which is W-2, and
that's an FAR two residential, two commercial, and
that applies in this area here and this area here.

Beyond that, for the depth of the site,
it's CR.

COMMISSIONER CLARENS: CR?

MR. BUCKLEY: CR, under the BP overlay,

and then there are bonuses applicable to that.

NEAL R. GROSS
COURT REPORTERS AND TRANSCRIBERS
1323 RHODE ISLAND AVE., N.W.
(202) 234-4433 WASHINGTON, D.C. 20005-3701 www.nealrgross.com



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

COMMISSIONER CLARENS: What is the
property between your side and the amenities side?
What is there now on the west side -- yes, that,
where you have your finger.

MR. BUCKLEY: This is property own by
Amaretto Hess, and this site is owned by Stewart
Petroleum.

If T may approach, this site here is the
amenities site, which is where the residential and
the Maritime Education Center is located.

COMMISSIONER CLARENS: And where is
south Capitol?

MR. BUCKLEY: South Capitol Street is
actually right there. Do you see that building?

COMMISSIONER CLARENS: Yes, I see. So
your residential building is on the west side of
that? MR. BUCKLEY: Yeah, the
residential building is in this far corner here.

COMMISSIONER CLARENS: Yes.

MR. BUCKLEY: This is the Mazlo Tauvers
(phonetic) building, the Half Street building which
is the former FBI field office building. So the
residential building is in this far corner back
here.

This is a funny view and is also

compounded by the height of the storage material.
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So the site is in two parts.

COMMISSIONER CLARENS: Okay. The second
question I have has to do with does anybody have any
idea of when -- and I know the answer. It's a
rhetorical question in a sense -- but when are the
market conditions and environmental conditions going
to change to permit the development of a significant
portion of this PUD amenities package, which is the
residential area to the west of the site, of the
main site?

I know it's referenced that this will
happen when and if the conditions change, but I've
lived in Washington since 1962, and Buzzard's Point
has been the same way, and I understand the
importance of the project. I understand everything
that is there, but it might be -- you know, I might
be well gone by the time the conditions change and
these amenities -- and so would most of the people
in this room, except for some of the younger --
before these conditions change, even with this
project being there, with the commercial part of
this project being there attracting that kind of
thing.

MR. PROST: If I had a perfect crystal
ball, I would be on the beach today, not in front of

this meeting.
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I think the conditions are, one,
improving the environment, the improvement such as
the amenities that are provided by ECC. I think
they go a long way to start changing the physical
environment.

The second element is to bring people
down there, and that's two ways of bringing people.
One, people have jobs proximate to the site, and
that relates to the ongoing development of the Navy

facility and the Federal Center, as well as the

5,000 jobs we would have on site, I think are really

important elements.

And then getting people used to it. I
think one of the important aspects of it is the
efforts to enliven the waterfront and the event
area, again, to have people discover it.

If you look at the whole history of
Baltimore Inner Harbor, it really started with
public amenities and events a lot more before the
physical development took place in terms of the
Rouse Company development and then the subsequent
development of residential.

So residential follows, and there's a
whole series of steps that have to take place, we
believe, and obviousgly we need a good market

environment, as well as a financial environment, to
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make these happen.

Right now it's very, very expensive to
develop this type of development, and it's difficult
to get the type of rents or sales prices which you
envision would be necessary.

COMMISSIONER CLARENS: Let me tell you
how I see it, and I did review the files of the
original presentation, but I see it as definitely
you're, you know, not the new one, but the first
kids on the block, and the issue now comes: 1in
order to make this happen, this cannot be an
isolated effort. It seems to me that this has to be
part of a bigger picture. Otherwise, you know, you
are going to have 5,000 people working there, but
they're going to get out of there very quickly in
the evening, as quick as they can, and go home
somewhere else.

And the impact, in spite of everything
that I'm hearing, is going to be quite minimal,
except for these people who are going to be there,
perhaps paying taxes to the city.

So what else is happening? Are we
talking to the city? Are there other projects that
are being planned that we should be aware of?

I don't see a big picture. I see Mr.

Buckley got up, started talking about the minutia of
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the building, delightful and highly sensitive, and I
appreciate, you know, his comments about the
architectural subtleties. I appreciate them very
much, but that's not why we're here. This is not a
design review panel, as much as I wish it was.

And we have some authority to go in that
direction, but that's not the -- I want a big
picture, and I don't see the big picture.

MR. GREENE: Fair enough. Can I just
add to what Mr. Prost -- I'm sorry?

PARTICIPANT: Go ahead.

MR. GREENE: Okay. In the Mayor's --
actually it was the District's recent economic
summit, let me just start with that, about two weeks
ago. This area was one of the five, I think, or
seven strategic areas -- was it five? -- five
strategic -- somebody said six. Okay. Somewhere
along the line, this area received priority
consideration as an expansion, as a growth area.

Yes, we are probably going to be the
first of its size there, but we're not by ourselves.
The infrastructure, the Metro stop is in place.

This project is a short bus ride from the Metro
stop, and this is a Metro stop that has designed
capacity for about 40,000 a day, and which they're

doing about 4,000 a day.
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COMMISSIONER CLARENS: What line is
that? This is the Green Line?

MR. GREENE: This is the Navy. I'm not
sure what color it is. Green Line.

COMMISSIONER CLARENS: It's at the Navy
Yard.

MR. GREENE: Right. That's right.

So we look at a project like this on the
water, and we look at what the Commission has
considered to be accelerated growth around the Metro
stop. We think it's going to improve growth and
development in the area, first point.

Secondly, we have Southeast Federal
Center, talking about expansion. You have a letter
from the Commander of the Naval District,
Washington, Rear Admiral, and in his first paragraph
he talks about to date -- I quote -- "1,000 new
personnel have joined the 5,400 Navy employees here
at the Yard in Southeast Washington. By the year
2001, " which is a few years from now, "we will grow
to almost 11,000 personnel employed at the Yard."
That's the second point.

And the third point is the discussion
that we had with the Department of Public Works in
the development of the report, and they're truly

committed to assisting with infrastructure
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development to attract jobs and to attract housing
development in the area.

So this is not a pie in the sky, you
know, so to speak. I would say with all of the
changes in the District's tax structure, talking
about the opportunity for zero cap. gain tax, I
think those things are going to serve. I mean, I
can see this being a headquarters for Microsoft. I
mean, you know, just coming in, trying to -- now
they're giving another note -- trying to, you know,
take advantage of that.

I can't read the handwriting.

But, Mr. Clarens, what I'm trying to say
is that this area has been earmarked for this type
development, for improvements. This area needs the
improvements, and I would say that I've been
involved for 15, 20 years, some as planning
director, trying to get something going down here,
and I think some folks have listened to us. We have
a Metro that has been put in place, waiting for this
to make the Metro work.

And I think now it is just time for us
to just help, assist.

COMMISSIONER CLARENS: So we're looking
at a project that hopefully a tenant is found for

this, and it will go ahead, will be developed. The
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office component will be developed, and then we'll
sit and wait until this hopefully does what it's
intended to do, which is to serve as an anchor for
further development of, if nothing else, of Half
Street to the Metro, along that line, and then
eventually across South Capitol Street into the
other area of Buzzard's Point.

MR. GREENE: I would say I don't have a
crystal ball, but let me just play vision for a
second here. I am a strong proponent of mixed use.
There's no question, mixed use development.

However, there comes a time when reality
check often does not allow me to accomplish that.

So you're right. It is likely that the commercial
has a greater chance of starting first, and as
people move into the area, we will begin to see the
residential development grow.

Washington itself is growing. I mean, I
think I heard something recently about Washington
being number one in the country in terms of housing
something, housing redevelopment or housing sales.

PARTICIPANT: Housing sales.

MR. GREENE: Right. It is, and it's not
just downtown. I mean, you know, downtown is going
to develop out at some point. This to me is more

attractive than a downtown.
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If I was a CEO, I would love to have a
regional headquarter or headquarter on the water.
Water is a premium, and the opportunity is here.

The area right now, status quo, there
are very few residents living in this particular
area, but what you do have is a lot of large chunks
of land, dilapidated, functionally obsolete
buildings. So it is ready. It is ready for
development.

Now, if you can bear --

COMMISSIONER CLARENS: I have a class
that I teach, and I send my students -- they had to
do an analysis of Buzzard's Point this semester, and
one of my students asked me, "Professor Clarens, is
it safe for me to walk out, you know, in that area?"

And I said, "Well, don't go alone. Stay

in the car. Drive around, photograph from the car."

It is not a safe area. It is not
perceived as a safe area. I don't know if it is or
it isn't, and so I have -- you know, I understand

that, but I'm concerned about the fact that we're
putting this building, a tenant will be there, all
of the things. There might be some development
happening to the east towards the Navy Yard, but it
will be an isolated phenomenon for a long, long

time.
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And the amenities package is tied to or
a significant part of it is tied to the development
of the area, which is really nobody knows. You
know, twice I heard that nobody had a crystal ball,
and I don't have any, but I tell you my sense is
that the development is going to be longer rather
than short time coming.

COMMISSIONER CLARENS: Mr. Clarens, I

was -- yeah, but hopefully before we leave tonight,
we're going to try to -- while it may not be a
crystal ball -- we're going to try to get it fixed

in our mind that there's some positive things that
are going to happen here starting with this project.

It is an interesting subject. I don't
want to go too far without asking another one of my
colleagues to speak on it, Richard Haase.

Did we swear him in?

MR. HAASE: I think I am sworn.

MR. GREENE: You are sworn.

Richard, you may want to talk about the
Navy Yard in a bit more detail. I see your note,
but I just don't understand the handwriting.

MR. HAASE: I don't think it was my
note, but my name is Richard Haase. I'm with
Millennium Real Estate Advisors, and I'm assisting

Florida Rock in the GSA end of this particular
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project.

But I, too, Mr. Clarens, have been in
this city for as long as you have, and I've been
dealing with this particular area for a long, long
time.

When you look at the big picture, if you
look at the big picture from on top, you see half of
this particular area divided by the Army base, which
if you drive through the Army base, it's a very
wonderful area along the waterfront that cuts back
in through Trans Point and Buzzard's Point and down
to the subject property.

This, too, could be --

MR. GREENE: Fort McNair.

MR. HAASE: Fort McNair, yes.

And this, too, could take on that same
type of atmosphere that Fort McNair has. Now, Fort
McNair has the beautiful homes and everything else
in there, but you cannot jump start this area with
residential. You have to jump start it with some
type of private commercial development.

This property has laid fallow for 35
years or more. I have talked personally to the
Commandant of the Coast Guard. He loves the area.
He said, "We love the area."

I talked to the head of the FBI field
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but they liked the area.

There is no reason that with some
pertinent, drastic, commercial development in this
area there won't be a following of residential
component.

I am an appraiser by profession. So I
look at wvalue, and I look at this type of
development, and this type of trending. So in my
opinion, it will come, and I don't want to use the
cliche of I don't have a crystal ball either, but
you cannot jump start it with the residential
component. You have to take a look at this
particular commercial development.

COMMISSIONER CLARENS: Yeah, I
understand that, and I don't have a problem with
that as a concept. My problem and the reason I'm

going is the time of the amenities to this

development, which might or might not happen, and my

guestion is, and both Mr. Parsons and Franklin were
here before, and I don't know if this was raised in
previous presentation, but is there something else

that is more sensible and more immediate than this
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future residential building that is going to take
place, you know, 20 or 30 years down the road where
in the arrangement of this PUD this city would
benefit in a more immediate way from the amenities
package, and this goes to Mr. Greene and Mr.
Anderson.

And that's the question. I don't know
if this was discussed in the prior PUD that led to
the development of that amenity site, and it was the
moment that Ms. Ambrose said. This is going to take
place when the market conditions are such that then
we can afford it.

That is really an open ended situation.
Who defines that? When is? that defined? When are
the conditions there?

MR. BRIGGS: Mr. Clarens, if I might
just interrupt, in the first stage order there was
an extensive discussion of this, and as you may
remember in reviewing the first stage order, you've
set up a biannual review of market feasibility with
regard to residential.

A critical element of this amenities
site was the ECC contribution, as well as the
terminus park element of South Capitol Street
leading down to the water and assuring waterfront

development and accessibility.
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We have tried to do that with the park,
the treatment that Mr. Buckley has identified,
including some parking along the waterfront areas to
make sure that it's readily accessible.

We understand the neighborhood is not
readily available and will not support the market or
the residential, but we think the critical thing is
getting the ECC component going and active,
beginning to create that -- and I hate to use the
term -- but linchpins along this area, along the
Anacostia River. We need to start someplace.

This Commission evaluated and is still
evaluating part of the BP overlay, this whole mixed
use development. We think this project is the
beginning of that and gets it going. 1It's a private
developer coming in and making this request. 1It's
not relying on the federal government or some other
governmental entity. It is a private landowner
today willing to go forward and work with the not
for profit ECC to follow what we had discussed in
the first stage order.

COMMISSIONER CLARENS: Okay. So then
can we go back briefly and review the first phase
development of the amenities site and what will go
on that site in the first phage, at the point that

you proceed with the building, with the office
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building. What will actually happen on the
amenities site?

MR. BRIGGS: I think Mr. Buckley can
best describe that with a plan that shows the
phasing as we submitted in our application.

COMMISSIONER CLARENS: And that's what
I'm looking at, page 1.

MR. BRIGGS: Right.

COMMISSIONER CLARENS: The landscape and
planning, 664E.

MR. BRIGGS: Correct.

MR. BUCKLEY: What I'd like to do is to
keep the plan up here for reference so that when I
put the phasing plan, we can refer to it.

And I would also like to ask David
Briggs to talk specifically about some of the
phasing aspects. 1I'll talk about the physical
aspect of it and how that's envisioned and how we
arrived at it.

The first phase would involve both the
Maritime Education Center, east building and the
west building and a portion of the central space,
which is the park-like setting. So Phase 1 would
envision over a period of time that the east
building would be built, the portion of the central

panel space, and then the west building would be
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built.

For a period of time also on that site
would be the Virginia Concrete operations, which
would maintain their presence on the lower portion
of the site. So the site has been divided into two
parts, A and B. So that would be Phase 1.

MR. BRIGGS: If I might say, Mr.
Clarens, while Mr. Buckley is pulling up the other
frame, the Phase 1, which is the first turnover to
the Earth Conservation Corps, would take place as of
the date that we either start commencement of
construction on the PUD side, the principal site, or
the date that we get a lease or an arrangement with
a major tenant of the PUD site, whichever date is
later.

So this would occur within a two-year
period, depending on when we get approval in the
final stage, but that turnover would go to ECC at
that point in time for what we call Phase A.

COMMISSIONER CLARENS: Okay. So let me
review. So at the time that you get a building
permit --

MR. BRIGGS: Well, a commitment either -

COMMISSIONER CLARENS: Or a commitment.

MR. BRIGGS: Right.
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COMMISSIONER CLARENS: Whichever happens
at a later date.

MR. BRIGGS: Right.

COMMISSIONER CLARENS: You get a
commitment first, and then you wait until -- at that
point you begin work on the development of the east
side, the NEC?

MR. BRIGGS: What would happen at that
point in time is we would turn over to ECC the whole
area that Mr. Buckley is showing on the plat, which
we call Phase A, the north probably two-fifths of
the amenities site, for development by ECC, for its
earth conservation area's activities, as well as the
beginnings of the park as the terminus of South
Capitol.

And ECC is prepared, as you've sgeen in
Mr. Nixon's letter, to commit to this kind of
phasing plan for their capital activities.

COMMISSIONER CLARENS: Okay. Can we
review that briefly again then? What goes in those
buildings? One is the Navy?

MR. BUCKLEY: In this building located
here --

COMMISSIONER CLARENS: The boat repair?

MR. BUCKLEY: -- is the boat repair

shop, carpentry shop, storage area for both material
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and supplies, and then on the second level for this
portion of it, because this primary space is a large
blocked space. So this area is actually two floors
here, and then on the second floor are classrooms,
and that consists primarily of the east building.

In addition to that, there are some
small storage element buildings that are located
along here so that actual small craft and boats can
be stored here and then brought out and used along
the waterfront.

COMMISSIONER CLARENS: Again, I'm not
that concerned about the details. Then what happens
on the other building?

MR. BUCKLEY: The other building is the
balance of the classrooms --

COMMISSIONER CLARENS: That's the
educational classrooms.

MR. BUCKLEY: -- laboratory, computer
lab space, and the like.

COMMISSIONER CLARENS: And that goes in
there.

MR. BUCKLEY: Yes. So the entire
Maritime Education Center program can be housed in
both the east and the west buildings.

COMMISSIONER CLARENS: And the

contribution of the developer is to provide the land
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to the ECC.

MR. BUCKLEY: Earth Conservation Corps.

COMMISSIONER CLARENS: Conservation
Corps. I see. So the conclusion of that point.

Now, the developer, of course, has
control over the entire square. Am I correct?

MR. BRIGGS: Correct.

COMMISSIONER CLARENS: And he will lease
the southern part. I'm not sure that that's the
right orientation. I guess it was the west side of
the site.

MR. BUCKLEY: This is north, south.

COMMISSIONER CLARENS: Well -- oh,
that's north. I see. So then that's south.

MR. BUCKLEY: North.

COMMISSIONER CLARENS: So the south side
will continue to be leased to the concrete company
who operates there.

MR. BRIGGS: Right, yes, sir.

COMMISSIONER CLARENS: And I'm sure that
you could make a very strong argument as to the
economic lack of visibility of developing that part
of the site as a temporary park or at least part of
it as a temporary amenity to the community or at
least a trigger that begins to get industrial uses

out of that area and be used to provide other areas
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that brought in other kinds of things that begin to
herald the rebirth of the Buzzard's Point area.

MR. BUCKLEY: Mr. Clarens, could I show
you Phase 27

COMMISSIONER CLARENS: Yeah, sure.

MR. BUCKLEY: This is Phase 1.

COMMISSIONER CLARENS: This is Phase 1.

MR. BUCKLEY: And that's effectively
Phase 3, which is the buildout of the residential.

COMMISSIONER CLARENS: So there's a
Phase 2.

MR. BUCKLEY: There's a Phase 2.

COMMISSIONER CLARENS: And when is this
happening? I understand Phase 2 now. Okay, and so
when is this happening?

MR. BUCKLEY: I think Phase 2 addresses
the point that you're making, is how in the near
term, with a ten year or 15 year period of time do
you actually animate the area, bring some activity
to the area. It may not be residential, but it's
some public space.

COMMISSIONER CLARENS: So when do we
achieve that?

MR. BRIGGS: Let me trigger. The second
turnover date is a period as specified in the

application of a date not to exceed ten years after
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the first turnover date. So we said the first
turnover date was the later construction of the PUD
site or a major tenant leasing. This would be
turned over ten years after that date, no later than
ten years after that date.

This would be the southern three-fifth
of the sguare that would go to ECC for continuation
of development of the park.

You have to think of this, and, Davis,
it might be very helpful to show where the line is
between -- again, where the --

COMMISSIONER CLARENS: No, I understand.
I understand the phasing. I'm concerned about the
triggering.

And then I would like to hear maybe from
ECC as to -- because the housing component will be
the developer's obligation or the ECC's obligation?
In the housing, the housing takes place in that area
where the softball diamond is shown there, right?

MR. BRIGGS: Right.

COMMISSIONER CLARENS: So who's doing
that? You're doing that?

MR. BRIGGS: No, the housing would be
done, would be a covenant on the land running with
the landowner, in effect. So --

ACTING CHAIRMAN FRANKLIN: Who is?
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MR. BRIGGS: Excuse me?

ACTING CHAIRMAN FRANKLIN: Who is the
landowner?

COMMISSIONER CLARENS: The landowner
would be Florida Rock, but if ECC were to over the
entire scenario -- completed certain obligations
with regard to completion of the two MEC buildings
and the park, they have under our arrangements an
option to buy the property, the entire square. That
would be the condition for the ground leasing.

One of the reasons we structured this
was Commission concern to insure that there was
development of the park down to the water, and so we
created this ground lease structure with ECC to
insure that there was going to be a complete program
vis-a-vis the ECC, Maritime Center, and the park,
understanding that the market would be driving the
designation of residential.

And it was decided in our discussions at
the time of the first stage approval and then
subsequently in development of this application that
once the ECC had completed its three goals, its
education center, the two education centers and the
park, they would have the option to buy the
property.

If they acquired the property at that
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point in time, then they had the -- they took
subject to the obligation to build the residential
as and when it was market feasible.

In discussion of the reversionary
programs, as you will remember, Mr. Franklin and Mr.
Parsons, in the first stage order there was concern
of the Commission that what happens if ECC doesn't
complete, and if that doesn't happen, if there's a
reversion back to Florida Rock, then at that point
in time, Florida Rock is the owner, then becomes
responsible to perform the residential obligation as
and when the market is feasible for residential
development.

But in either case, whoever the
landowner of that Parcel 3 is is the party burdened
with the residential when, as determined by the
Commission on a biannual review, it is determined
that residential development is marketly feasible.

And we have reviewed this fully with ECC
as to these obligations and commitments, and they
are fully -- and I don't want to speak for Mr.
Nixon. I believe his letter in the file does fully
state it.

They have intimately participated in
this structure understanding the concerns of the

Commission to insure that the South Capitol Street
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park and waterfront area is developed, and
understanding that the residential will come at some
point down the line. They are willing to take and
assume those responsibilities.

And I might say in the option to buy --
and I was just reminded by my co-counsel here --
that when I say "option to buy," it is an option to
acquire. There is nominal consideration here, only
sufficient to cause the transfer of title. There is
no requested land payment at all that Florida Rock
is requesting of ECC. We are making a full donation
of the 91,000 square feet, assuming ECC performs
certain states tasks.

COMMISSIONER CLARENS: What is the
present value of that land?

MR. BRIGGS: Could I ask Mr. Prost to
respond to that, please?

COMMISSIONER CLARENS: Yes.

MR. PROST: My name is Jim Prost, James
Prost, with BBP.

We've looked at the value implications
of that site, and it really depends on its current
use and its ultimate use in terms of the level of
intensity that could be developed, but upwards of
eight to $19 million is the value of that site,

depending on its ultimate use, the intensity of use,
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if it was built at a 3 FAR or if it was built at a 6
FAR. That's the range of value of that particular
parcel.

COMMISSIONER CLARENS: What is it
assessed at?

MR. PROST: I don't know the assessed
value. I'm not aware of the assessed value.

COMMISSIONER CLARENS: So do you have
any idea of the market value of that site at the
present, not projected into the future after the
market has changed?

MR. PROST: Yeah, right. Nine to $18
million is the value of that in a reuse. That reuse
is five years from now or ten years from now. You
discount that value to the present value. So at --

COMMISSIONER CLARENS: Three or four
million dollars?

MR. PROST: Well, at ten percent seven
years from now, it would be half of that.

COMMISSIONER PARSONS: Mr. Anderson,
what did you pay for the property?

MR. PROST: Five million.

MR. ANDERSON: I'd rather not tell you,
Mr. Parsons, but we paid over three and less than
nine. We paid several million dollars for the

property as is, and of course, it is an operating
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commercial rent over piece.

COMMISSIONER HOOD: I just had a few
guestions. Do you have any prospective tenants? I
don't necessarily want to know who they are, but do
you have anything prospective?

MR. ANDERSON: My name, again, is John
Anderson, representing the owner-developer, Florida
Rock Properties.

We have been approached already, Mr.
Hood, by a potential federal user that would take
the large site, not the Department of
Transportation, but someone else.

Of course, as you know, the DOT
solicitation process, I think, is going to start
some time early next year. That had been one of the
earlier catalysts, in answer back to your question,
too, Mr. Clarens, as to if we zone you who will
come. I mean is this pie in the sky?

Events within the District have
transpired in the last couple of years while we've
been in this process. 1In fact, going into this same
room roughly two and a half to three years ago, I
sat right over here just after we were sat down for
our first hearing. This same Zoning Commission
said, "What we need is a pioneer, is someone who

will step forward in a private way, asking no
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assistance, and help trigger redevelopment of the
Anacostia waterfront."

We have, in fact, done that, to help
phase away industrial use, to help replenish the
riverfront, et cetera, et cetera, and we did that
even though the current two properties are leased
for sand and gravel and ready mix concrete
production. They are rentable income properties for
us. There's absolutely no problem with that
continued indefinite use.

But our hunch at that time was that this
city was in the process of a major renaissance in
its politics, in its philosophies. We feel that's
been borne out, and in general and more specific in
this particular riverfront area, we think it has
also been singled out for this same rebirth.

And I guess as a partial, perhaps even a
slight indication of that, and, Mr. Hood, back to
your question, we have been approached by an
alternative federal user already for this particular
site.

We are looking actively should we be
rezoned, of course, at the DOT solicitation, too.

We would also look at a totally alternative
marketing plan to a potential private user outside,

of course, for a federal agency should we be zoned
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this way.

COMMISSIONER HOOD: My next question is
right now it serves a cement mixing facility and a
gravel facility. Where are they going to be
relocated? Do you know?

MR. ANDERSON: They would be phased --
well, they're underway on both sites, the large site
and the smaller site. Assuming our requested zoning
and then assuming a major tenant, as that
construction starts on the large site, that
industrial use will, in fact, phase out. It will
cease, and our hope and our plan, of course, is then
to produce the concrete on the smaller site to, in
fact, build a building on the larger, and then at
the end of that time, we would be happy to take
another look at the use of that small site.

COMMISSIONER HOOD: Okay. I guess my
guestion is I was just curious whether this site has
already found another spot, preferably in my
neighborhood, because we have a cement place, and I
was wondering if they had already moved.

(Laughter.)

MR. ANDERSON: I'd be more than happy to
look at that.

(Laughter.)

PARTICIPANT: He don't want you.
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COMMISSIONER HOOD: Right.

MR. ANDERSON: I will say though, and
you may know this already, what makes these
particular two sites uniquely attractive as
industrial sites is their waterborne service. Barge
transport is much more efficient and cost effective
than alternative forms, and so being able to supply
the raw materials for the concrete from the water
makes these unusual sites, and of course,
essentially right under the wall of the castle, you
might say, in terms of the construction in the
district.

COMMISSIONER HOOD: Okay. Bear with me
a moment. I, too, share the concerns of my
colleague, Mr. Clarens, but I'm a little confused
about the residential piece.

Through my readings, I understood it,
and now that I went back and forth for a while, I
kind of got confused. So bear with me a minute.

The amenities site, the residential
piece on the amenities site is different from the
residential piece in which the community and we
would like to see at a time period when time
permits, when the market is better. 2Am I correct in
where I'm going with that?

MR. BRIGGS: I don't believe so. The
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only residential component is the 1 FAR, 253,000
square feet, which is located on the amenities site.

COMMISSIONER HOOD: Amenities site.
That's the only residential on --

MR. BRIGGS: There is no residential in
the PUD site.

COMMISSIONER HOOD: I thought I read
somewhere where the park was going to eventually
turn into -- okay. That must be --

MR. ANDERSON: Yeah, this is 1 FAR
that's driven by the large site. So this is roughly
253,000 square feet, FAR feet, of residential
mandated from the first stage of language to the
smaller site.

COMMISSIONER HOOD: The residential
piece is on the amenities site

MR. BRIGGS: Right.

COMMISSIONER HOOD: 1Is the residential
piece in question.

MR. BRIGGS: Correct, and I think where
the confusion may arise is if you note next to Mr.
Anderson this looks like a ball field there.

COMMISSIONER HOOD: Right.

MR. BRIGGS: That is really the site of
the residential, and what we have committed to do is

at the turnover point, when the industrial use is
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ceased, that that area will be made into temporary
park type areas, and we are obligated to -- whoever
is the landowner -- is obligated to maintain it in a
park-like setting until such time as the feasibility
of residential development is permitted.

COMMISSIONER HOOD: My next question
will be to Ms. Caldwell, I believe, about the
training. In your comments, you spoke that you were
indirectly given a charge to go in and deal with the
community. In that charge, are you going to train
them for some of the retail businesses that may come
down there, especially the community people who do
not have any training?

I know that you're going to be looking
for a source and dealing with the community, even
taking it a step further, but what about those
people that live in the neighborhood who do not have
any training? Is there something there as far as
dealing with those people to kind of get them
trained, not saying that they're going to get the
job, but to train them so they could be ready and
have the skills to even go down there and even make
an application?

MS. CALDWELL: There are a number of
existing community resource organizations that

already have training programs in place. We have
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not as of yet developed a specific plan of action
form for training, but clearly retail is a
significant portion of what the District is now
looking at in terms of jobs training, not just in
the Southeast area, but also with MCI Arena, with
the new Washington Convention -- the new Convention
Center.

And so a retail component is clearly a
part of the District's overall skills training
program. We hope to be able to buy into some of
those existing programs for retail, as well as
commercial, as well as just not only just the
construction, pre-construction phases, but we'll be
looking to utilize existing resources and to parlay
those resources with the resources that Florida Rock
is going to commit to do some skills training and
matching for new job opportunities in the community.

COMMISSIONER HOOD: I guess what I'm
saying is I may live in the neighborhood and I don't
have any skills, but I may be interested. Will you
be able to direct me or help me to be able to obtain
employment on that site somewhere, I mean, not
necessarily guarantee the job, but be at least able
to go down there and make out an application?

MS. CALDWELL: The answer to your

guestion, Commissioner, is yes. Certainly the one
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thing we want to make sure is that opportunities are
made available to everyone in the community.

You're absolutely right that everyone --
there's not a job for everyone, but we clearly want
to make sure that every opportunity is made
available and information is made available about
job opportunities that this particular project is
going to yield.

Does that --

COMMISSIONER HOOD: Thanks.

Also, Mr. Greene, I read in the report
that the streets -- I heard you mention the
infrastructure. To what extent has the dialogue
been with the Department of Public Works in making
sure that those streets get on that list to be
repaired to get back and forth to the site and away
from the site as far as if this site goes through?

MR. GREENE: As the transportation
consultant mentioned, we have been in constant
contact with the Department of Public Works. 1In
fact, you have a copy of that report, and I thought
it was a pretty good report.

Number one, they have agreed, and we
support that, that the improvements, the
infrastructures should be part of a much broader

plan and a much broader program. The BPW in our
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conversations with them talked about including those
primary major pieces in their five-year CIP, CIP,
capital improvement program, which I understand they
plan and sometimes bugetize on an annual basis.

So we do have a commitment from them to
support development of this type and to fold
improvements into the CIP program.

COMMISSIONER HOOD: Okay. Thank you.

My last question is I see that this
organization has done a lot of work with the ANCs,
and attached to our letter that's in the file, the
ANCs have asked for a few conditions, and I only see
one, and it haven't been met. I'm not sure.

But do you have any problems with what
the conditions that the ANCs have recommended for
this project?

MR. GREENE: Well, actually ANC 6B,
yeah, we have no problems ANC 6B. Now, there was a
concern about ANC 2D. Condition one, the shuttle
bus, obviously that's not a problem.

We don't think the Zoning Commission
should not take final action, which is a
recommendation of the ANC, and we don't agree with
the ANC with regards to renewing the PUD at the end
of its term.

Are we talking about the same --

NEAL R. GROSS
COURT REPORTERS AND TRANSCRIBERS
1323 RHODE ISLAND AVE., N.W.
(202) 234-4433 WASHINGTON, D.C. 20005-3701 www.nealrgross.com



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

COMMISSIONER HOOD: Right. We're
talking about the exact same thing.

MR. GREENE: Two D. And we did express
-- you know, we participated very actively at the
ANC meeting. We did express that, and ANC just felt
that they should put it in. I'm not sure that's a
condition as much as just a statement.

MR. BRIGGS: Mr. Hood, we tried, in
light of the actions by 6B, we specifically did hire
Ms. Caldwell to come on, and so 6B took its action
on November 10th, and we proceeded to hire, to go
and approach Ms. Caldwell to come join us to
specifically respond to 6B's comments, as has also
been noted in the Office of Planning report.

Mr. Prost's comments earlier this
evening in his presentation, our economic
consultant, was our attempt to try and address the
feasibility issue today, to update the information
that we had provided in our first stage order, to
bring it current to today's hearing, and I hope that
his information during his presentation was
responsive to 6B's concern on that.

COMMISSIONER HOOD: I have no further
guestions.

COMMISSIONER PARSONS: Mr. Buckley, T

wanted to talk about a couple of exhibits you
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haven't talked about so far,

floor plan,
No. 27 and 28, which are

MR. BRIGGS:

Sheet No. 12,

and one is the ground
and the next one is Sheet
building sections.

Would you repeat those

numbers again, Mr. Parsons, please?

COMMISSIONER
MR. BRIGGS:

the PUD site, please?

PARSONS: Twelve, 27, 28.

Thank you, and this is in

In the PUD site, not the

amenity site, but the PUD?

COMMISSIONER
those exhibits with you,

MR. BUCKLEY:

COMMISSIONER
do it.

MR. BUCKLEY:

COMMISSIONER
make it a little harder.

MR. BUCKLEY:

MR. BRIGGS:

MR. GREENE:
floor.

COMMISSIONER
to the sections first,
I guess,

is, 1s, I guess,

I'm not sure which one it 1is.

27 and 287

PARSONS: Yes. Do you have

I mean, in large form?
Do you want to check 127
PARSONS: Well, we can just

Do you have the book?

PARSONS: Sure. It will
Twelve?

And 27.

Twelve, 27, 28, ground
PARSONS :

Why don't we go

Twenty-seven, as

although it doesn't say which building it

obviously the smaller building, but

It doesn't make any
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difference.

MR. BUCKLEY: Section on Drawing No. 27
is the building that is two -- it's this building
right here.

COMMISSIONER PARSONS: All right.

MR. BUCKLEY: It's this building right
here. 1It's 109 feet.

COMMISSIONER PARSONS: Okay. That's
fine. Let's go to the section. Now, on the first
floor adjacent to the waterfront it shows a retail
concourse.

MR. BUCKLEY: Yes.

COMMISSIONER PARSONS: All right. Both
of those are meeting rooms, right?

MR. BUCKLEY: That's correct.

COMMISSIONER PARSONS: Okay. Now we got

to the next sheet. Here was shown two retail
concourses and a restaurant

MR. BUCKLEY: You're on Number 287

COMMISSIONER PARSONS: Yes, two retail
concourses and a restaurant.

MR. BUCKLEY: That's this building over

here.

COMMISSIONER PARSONS: Okay. Now, let's

go to the ground floor plan at Number 12.

MR. BUCKLEY: Number 12.
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COMMISSIONER PARSONS: I can't seem to
find those uses on the floor plan. So that's my
question. Are we having retail on the waterfront as
shown in the sections or not?

MR. BUCKLEY: Yes, we are. The retail,
the retail along the esplanade actually has a
parking level backing up against it, and do you want
me to take -- why don't I just take you through
that?

COMMISSIONER PARSONS: Just why doesn't
the floor plan show it?

MR. BUCKLEY: It doesn't show it on this
floor plan, but it should show it on -- it shows it
on Drawing 23, Drawing 23.

COMMISSIONER CLARENS: There is a
shallow band of retail opening to the -- to the --

MR. BUCKLEY: What you have on Drawing
23 --

ACTING CHAIRMAN FRANKLIN: Is the ground
floor really reading "ground floor" because of the
grade on the northern side of the project?

MR. BRIGGS: The ground floor at Potomac
Avenue, it's a grade down to --

ACTING CHAIRMAN FRANKLIN: That's where
the confusion comes from because ground floor is

really not at the ground level on the river side.
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MR. BRIGGS: Right.

COMMISSIONER PARSONS: So there is no
floor plan for that floor?

MR. GREENE: Yes, yes.

MR. BUCKLEY: It's 23. The ground floor
for the --

COMMISSIONER PARSONS: Okay. Talk about
the retail and the restaurant along the waterfront
then. I don't think anybody talked about that.

MR. BUCKLEY: All right.

COMMISSIONER PARSONS: And talk about
things along Potomac Avenue, the dry cleaners and a
barber shop and so forth. Why don't we talk about
what's going to happen on the waterfront?

MR. BUCKLEY: All right.

COMMISSIONER PARSONS: You mentioned the
pavilions, but it seemed to be seasonal.

MR. BUCKLEY: I'm assuming that in the
foreseeable future that the type of activity down
here will be seasonal in nature, and that is that
the activity along the esplanade, the waterfront
area, will be adjusted to the type of weather that
we have.

For instance, the past few days here,
they have been absolutely fantastic, and you would

probably have some type of activity down there. So
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the use of the word "seasonal" really is within the
context of what can occur down there in good
weather.

In terms of the actual activity down
there, I think that there are three components. One
is that the event area at the end of the cascade
steps --

COMMISSIONER PARSONS: Mr. Buckley, T
would like to know what's going in this retail
space. That's my only question.

MR. BUCKLEY: What I envision in that
retail space -- you're talking about the space
within the building directly off of the esplanade?

COMMISSIONER PARSONS: That's correct,
what's shown on the sections, two levels of retail
concourse.

MR. BUCKLEY: All right. What I
envision there is that it would be exhibit space,
and that is that if there was a larger user, for
instance, like the Department of Transportation,
that there could be a continuing exhibition around
their type of activities that could be located
there.

In the alternative, it could be a
location where you would actually have type of

exhibits that could be traveling exhibits or
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temporary exhibits on loan to the building that
would be placed here that may be on loan from the
National Geographic or the Smithsonian or a museum,
and the like.

This is not dissimilar from similar
programs that have occurred in other cities where
they take major exhibit areas and parts of the
exhibits they move down to other parts of the city
on a temporary basis.

COMMISSIONER PARSONS: So there was no
contemplated office use of this space?

MR. BUCKLEY: That's correct.

COMMISSIONER PARSONS: So we could
stipulate that this be for exhibit space.

MR. GREENE: Right.

MR. BUCKLEY: Yes.

MR. BRIGGS: Or retail space, and we
have programmed it as retail/exhibit space for this
entire ribbon area across the waterfront area of
this building.

COMMISSIONER PARSONS: But the only

retail that you're willing to commit to at this time

is that limited amount on Potomac Avenue that was
testified to, the dry cleaners, the Xerox shop or
whatever it was?

MR. PROST: Let me answer -- let me
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answer the retail component because, again, we're
trying to maintain flexibility. I think there
really are four little types of retail components we
talk about.

One is the ribbon retail along Potomac,
which you mentioned, which is basically service and
a bridge to the community. There could be several
kiosk type things at the entryway, which also would
be minor type retail service basically to the office
users and the residential community.

Thirdly, there are the pavilion
buildings, 2,600 square feet, plus an outdoor
seating area, predominantly seasonal in nature.

And fourthly, there's five or roughly
five to 10,000 square feet which we have labeled
either as specialty retail and/or as exhibition
space. I think that really, again, as a major GSA
type tenant, more likely that that would be
exhibition space. If that was the DOT, it would be
some type of transportation exhibit like they have
at their front door now, or it could be a traveling
exhibit.

If it was a private office use, it could
be specialty retail space, but there's five to
10,000 square feet approximately that's flexibly

designed for either specialty retail or exhibition
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space.

Does that answer your question?

COMMISSIONER PARSONS: I gather from
what you're saying, you don't want to be committed
to any retail on this site other than maybe some
temporary pavilions along the waterfront.

MR. PROST: Well, I think it's the
nature of the marketplace and the initial
marketplace and the nature of the particular type of
user we're trying to provide. So it's a balancing
act between enlivening the waterfront and taking
advantage of the waterfront, which is predominantly
going to be seasonal. So we're optimizing our
seasonal activity by having a large outdoor area
that can have overflow areas.

There is five to 10,000 square feet of
retail/exhibition space within the building, and
whether that's retail or exhibition space, again,
the market or the nature of the tenancy will decide
that.

COMMISSIONER PARSONS: All right. There
seems to be a restaurant called for in one of the
two buildings. I'm not sure which one it is. On
the next level up, what is that?

MR. BUCKLEY: When we laid the building

out, we looked at it in terms of a potential
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program, and actually what you're looking at is the
cafeteria-restaurant that would be located within
the building for the potential user of the building.

COMMISSIONER PARSONS: So there is no
public restaurant contemplated?

MR. BUCKLEY: That's correct, except
for --

COMMISSIONER PARSONS: Except for the
pavilions.

MR. BUCKLEY: -- except for the
pavilions on the outside, and if I could make one
comment on that, I think to enliven the waterfront
itself, there has to be activity along the
waterfront within the esplanade area, and I think
that if you want an animated waterfront, I think
what has been proven time and time again, that those
types of activities that enliven the waterfront are
those activities that are actually on the waterfront
itself.

So the vision is to have the major event
area at the end of the cascades of the steps, right
there in the public space, which is accessible to
everybody coming down to that area, and it's an
affordable type of event, and it's where anybody can
go and enjoy it.

In terms of the restaurant seasonal
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cafes, they're also within that esplanade so people
can come and happen upon them.

So I think that the bigger vision was
from a planning viewpoint, was to try to create
those types of activities within the waterfront
esplanade area where people could actually -- in
concourse would come upon them, sit outside, enjoy
them, get a light meal, go and sit on the lawn or
take part in those kinds of activities along the
waterfront.

So that was the vision in terms of
actually enlivening the waterfront.

COMMISSIONER PARSONS: Now, let's talk
about that a minute, and then I want to get back to
retail.

These two pavilions shown on Sheet 11,
where's the kitchen for these facilities?

MR. BUCKLEY: Well, the way the seasonal
cafe work is that what you would have is you have
actually two pavilions here, one pavilion, which is
a beverage and light fare pavilion, and the other
pavilion is basically food service, but that is
primarily a warming kitchen, and that's typically
the way these restaurants would work, which is that
the food is prepared off site, brought, and then

served on site through the use of a warming kitchen.
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So that's the kind of light fare that we
would envision. It's not a type of restaurant, nor
do we think it should be the type of cost that you
would have associated with a full service kitchen
component.

So we really think that it's the light
fare, warming kitchen preparation of food that's
easily and readily made and served. So that was the
vision.

COMMISSIONER PARSONS: Right, but the
floor plan shown on Sheet 11 is, I guess, typical of
both pavilions. 1Is that true? There's just one
floor plan showing on that sheet.

MR. BUCKLEY: Yes, un-huh.

COMMISSIONER PARSONS: So these appear
to be hard walled, hard sided structures with doors,
probably air conditioning then and heat. It's more
than just a tent is my point.

MR. BUCKLEY: 1It's more than just a
tent.

COMMISSIONER PARSONS: And this one
shows what would appear to be a bar. The other one,
a warming kitchen would look about the same. Is
that it?

MR. BUCKLEY: Look about the same, un-

huh.
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COMMISSIONER PARSONS: And then where
are the restrooms for these facilities?

MR. BUCKLEY: Well, we didn't show the
restrooms, but there would be restrooms.

COMMISSIONER PARSONS: Within these
pavilions?

MR. BUCKLEY: Yeah.

COMMISSIONER PARSONS: Well, I guess,
you know, in a two-sage PUD, we're used to a little
more detail, and I guess you'll have to bring it
back. I don't -- this is, in my judgment, your only
amenity. We've been through this argument before,
but this to me is very important, and I want to make
sure it's really thought through so that it's really
going to happen.

MR. BUCKLEY: Well, I think that part of

that is --

COMMISSIONER PARSONS: And not the DOT
coming back saying, "We can't afford it. It doesn't
work," yaddy-yaddy-yada (phonetic). I want to make

sure this is built, unlike the other amenities that
we're not sure about.

And so I think this requires a little
more thought. Maybe it's back in the office, but I
just don't feel that this is really thought through.

MR. BUCKLEY: Well, I think that the
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reality of the situation is -- and we've done quite
a few restaurants both here and overseas -- is that
every restaurant, every type of restaurant is really
tailored to the specific operator and what their
vision is in terms of food service.

And so I think that in terms of further
enhancement of this, I don't quite know what that
would be absent some kind of an operator in terms of
defining --

COMMISSIONER PARSONS: Well, at least a
commitment to where people are going to go to the
bathroom. I mean, that's a pretty basic need, you
know.

Why don't we go back to the retail?

Mr. Chairman, I don't know. I thought
we needed a little more detail on these, for the
record, but --

MR. BUCKLEY: Well, we could certainly
provide --

COMMISSIONER PARSONS: -- I don't know
about my colleagues.

MR. BUCKLEY: -- that if that is not
adequate. We could do that.

COMMISSIONER PARSONS: Let's go back to
the retail.

How many square feet then are in these
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flexible retail spaces? Does anybody have that?

MR. BUCKLEY: On the whole building,
both buildings, all of them, all of the --

MR. BUCKLEY: Directly off of the
esplanade for the exhibition area, that's 9,000
square feet.

COMMISSIONER PARSONS: All right.

MR BUCKLEY: The pavilions are 2,500
square feet.

COMMISSIONER PARSONS: Each?

MR. BUCKLEY: In combination.

COMMISSIONER PARSONS: All right.

MR. BUCKLEY: But you additionally have
to take that area between the pavilions into
consideration as well. So I'd round that off if you
were to include that outdoor area, that the total
area there would be somewhere around 2,500 -- about
5,000 square feet.

MR. PROST: There's 2,300 square feet of
seating area between the two pavilions, which could
hold about 200 seats.

MR. BUCKLEY: And then on the Potomac
Avenue, the ribbon retail there is 5,000, 5,000
fronting Potomac Avenue.

COMMISSIONER PARSONS: Inside the

building you have 14,000 square feet, inside the
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buildings, 9,500.

MR. BUCKLEY: Un-huh.

COMMISSIONER PARSONS: So I want to make
sure that we put into the order that these 5,000
square feet can be used for nothing other than
exhibit or retail because my fear is that it will
fill up with office space, files, storage, something
else that will not motivate the occupants. Any
problem with that?

PARTICIPANTS: None.

COMMISSIONER PARSONS: Mr. Buckley, T
want to go back to our old problem of shoreline. I
was hoping you'd be able to resolve this in the last
six months, but I know these things are difficult.

Now, there's two drawings here that I
don't expect you to explain because they defy
explanation. This sketch here, I don't know what
that is. Maybe you're not responsible for putting
that in the record, but it came in, and it's a land
surveyor's certificate, and this other exhibit here
is exhibit bulkhead sections. Did you do that one,
too, or this one?

MR. BUCKLEY: Well, you actually see two
exhibits there, and I can answer part of this, and I
think David Briggs can answer the other part or

maybe David could just address it as he's more
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familiar.

COMMISSIONER PARSONS: Well, I wanted to
get specific to what the Corps of Engineers is going
to let you do in these, and what you say in the
record is that the Corps of Engineers will let you
fill in the Potomac or in the Anacostia 18 inches
beyond the existing bulkhead; is that correct?

MR. BUCKLEY: Correct.

COMMISSIONER PARSONS: But you're going
to do more than that?

MR. BRIGGS: ©No, that I'm aware of.

COMMISSIONER PARSONS: Well, isn't it
true that the small cove or indenture, if you will,
into the property, it doesn't have a bulkhead, if
you will?

MR. BRIGGS: This further down the
property line, Mr. Parsons? Further down the
waterfront?

COMMISSIONER PARSONS: I have existing
conditions, existing topography map number three
here, and you'll see there a little cove, for lack
of a better term.

MR. BRIGGS: This is the area that looks
like it has a pier coming out from --

COMMISSIONER PARSONS: Yes, un-huh.

MR. BRIGGS: Right.
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COMMISSIONER PARSONS: Now, the

bulkhead, if we can sophist

icate it with that, is

apparently where the edge of that cove is, but the -

MR. BRIGGS: Wh

ere that area is 1is where

the Dbulkhead has already eroded. There was a

previously constructed bulkhead along there, but it

has collapsed, and that are

a has eroded in through

the actions of the Anacostia River, but the bulkhead

was along that area,

COMMISSIONER PA

as we understand it.

RSONS: So it's your

understanding that the Corps of Engineers is going

to give you a permit to do -- to make it straight?

MR. BRIGGS: Ye

COMMISSIONER PA

have any evidence of that,

MR. BRIGGS: We

S.
RSONS: But you don't
do you?

have the applications

that were submitted as part of our supplemental.

COMMISSIONER PA

MR. BRIGGS: An

RSONS: But no permit?

d we have the permits in

hand? I thought they were part of the supplemental.

permit,

(202) 234-4433

COMMISSIONER PA

that's my question,

MR. BRIGGS: Th

COMMISSIONER PA

RSONS: TIf you have the

just to make sure that -

at was my understanding.

RSONS: -- we're all
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going to get what we think we're getting.

All right. Mr. Nixon, your letter says
you've raised eight and a half million dollars. Is
that for this project?

MR. NIXON: No. We have raised no money
for this project.

COMMISSIONER PARSONS: All right. Do
you have an understanding of what the improvements
will cost?

MR. NIXON: I would say in the
neighborhood of, well, over $5 million. We haven't
-- we, as you know, are a small organization who
really operate from when things are happening.

COMMISSIONER PARSONS: You mean Mr.
Buckley hasn't told you how much these buildings
would cost?

MR. NIXON: Yeah, I believe it would be
in the neighborhood of $8 million.

COMMISSIONER PARSONS: Now, how much is
it going to cost to clean up the site?

MR. NIXON: The site, my understanding
is that the site is a clean site, environmentally
clean site, and that our agreement with Florida Rock
is that they will remove the sand and gravel so it
will be basically an empty lot.

COMMISSIONER PARSONS: So borings have
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been taken and, lo and behold, the site is clean?

PARTICIPANT: That's correct.

MR. NIXON: Yes.

COMMISSIONER PARSONS: Okay. Because I
saw that lovely clause there, "whereas, as is."

MR. NIXON: Right.

(Laughter.)

COMMISSIONER PARSONS: Now, how about
the -- well, let me stick with the buildings. You
know when we do a PUD, we look at architecture, and
we approve it as though we're the Commission of Fine
Arts. I mean that's what you get.

MR. NIXON: Right.

COMMISSIONER PARSONS: Is that what you
want here? I mean, are these buildings exactly what
you want to build?

MR. NIXON: Yes.

COMMISSIONER PARSONS: I mean not down
to the doorknobs, but you know what I mean.

MR. NIXON: Yes. It's -- they're very
functional, and I think Davis Buckley Architects has
done a wonderful job. They've studied the different
models, the living classroom, have gone up there and
really sort of incorporated the best of what they
need and use, and what they actually would liked to

have had up there in this site.
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COMMISSIONER PARSONS: I guess you'wve
shown some interest in getting in the housing
business; is that right?

MR. NIXON: I've remodeled a lot of
houses.

(Laughter.)

MR. NIXON: I've got a lot of -- we're
doing that today actually.

Our reason for wanting to be in the
housing business here is because our interest is
looking at 664E as the amenities site for the
community, and we feel -- I mean, my true opinion is
that the Maritime Center and the park is plenty
here, but if it's deemed that this is a requirement
to do the housing, when it is economically feasible,
we think that the ECC should be in the first
position to try and accomplish that with a major
developer as a partner that would then somehow --
and thus revenue from that could come back and help
fund or expand our programs.

COMMISSIONER PARSONS: You mean you
would own the property and, therefore, the developer
would come forward and you would gain revenue by the
ground lease.

MR. NIXON: That's correct, and we would

also be able to be in the position we'd be right
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there with our training programs, which is really

one of our main things. It might not just be
revenue. It might be maintenance contracts, you
know, entre level. It wouldn't be onerous. Our

goal is to help bring this area back, and so we
think it would be a very interesting opportunity, I
believe, as I think this whole complex project is.

COMMISSIONER PARSONS: Well, why
wouldn't it be in the public interest to require
Florida Rock to do the housing?

MR. NIXON: To require Florida Rock to
do that? I can't really answer that. I think it's
in our interest if it's economically feasible. I
think the ECC, and it can make it to the benefit of
the public.

COMMISSIONER PARSONS: You've reviewed
the drawings of the apartment complex and support
that?

MR. NIXON: I think it's too much.

COMMISSIONER PARSONS: Pardon me?

MR. NIXON: I think it's too much.

COMMISSIONER PARSONS: Too big?

MR. NIXON: Yes, but --

COMMISSIONER PARSONS: What shall we do
with that?

MR. NIXON: That's your -- no, I mean, I
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think it's beautiful. I think that's the
requirement that you're stipulating, and so in that
case -- and that may well make it more economically
feasible to have it that size.

COMMISSIONER PARSONS: By too big do you
mean too many units?

MR. NIXON: Yes.

COMMISSIONER PARSONS: Or do you mean
it's too large a building?

MR. NIXON: Too many units.

COMMISSIONER PARSONS: Too much.

MR. NIXON: Yeah, too much.

(Laughter.)

MR. NIXON: Too tall.

COMMISSIONER PARSONS: I see. I'm not
sure there's any floor plans. Are there floor plans
for the residential? I don't see the final version.
Thirteen? Thirteen.

Mr. Buckley, there are no bathrooms here
either.

(Laughter.)

MR. BUCKLEY: Well, Mr. Parsons, you're
dealing in an area --

COMMISSIONER PARSONS: Pardon me?

MR. BUCKLEY: You're dealing here with

what is the market. We don't know what the market
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is now. What we do know is that there is probably
at least 180 units of apartments in here, but the
point is it doesn't make sense at this juncture,
knowing that the residential is at least ten years
out, to make a prediction about the future in terms
of how many efficiency, one bedroom, or two bedroom
units are here.

I mean, certainly it's very easy to say
you had 550 square feet for an efficiency, 750 for a
one bedroom or may be 1,150 or 1,050 for a two
bedroom, but I think what is important is that we've
established that there's probably 180 units here,
and that there are 92 parking spaces. There are
loading docks, and that kind of thing.

But it's like an office building. When
you build an office building, you cannot
legitimately predict who's going to take that space,
and then you can figure the space to it.

The other component of that is some of
the most recent thinking about actual residential
apartment type buildings is that you actually create
loft spaces, provide an allowance for build-out, and
then allow people to actually purchase a fixed
amount of space, whether it's 1,000, 1,500, or
whatever, and then within that allowance build it

out.
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This is actually a European model that
has now become very popular. So what we did was we
established basically the parameters of what the
actual configuration of the building should be.
It's a U-shaped form. You can set up the depths,
the front depths and the length for it, the correct
elevator type units.

But to actually tell you that in 1998
that we're predicting that ten or 15 years out or
five or whatever number of years out, that this is
what the market is, I just don't know if that's
reasonable.

Jim, do you want to comment on this?
Because we've discussed this quite a bit.

COMMISSIONER PARSONS: I understand. I
understand.

MR. BUCKLEY: I mean, I think it's an
important point.

COMMISSIONER PARSONS: What we ought to
do is put in the order that before this residential
is built you come back as a modification to the PUD.
Mr. Urban has got the tree species laid out already.

MR. BUCKLEY: Well, but you know the
thing about trees.

COMMISSIONER PARSONS: I do.

MR. BUCKLEY: They don't change.
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COMMISSIONER PARSONS: Anyway, it
appears as though I'm agreeing with you.

MR. BUCKLEY: Good.

COMMISSIONER PARSONS: The architecture
is premature, but I don't think we ought to --

MR. BUCKLEY: Well, the type of units.

COMMISSIONER PARSONS: -- leave it to
Mr. Nixon to decide what to build.

MR. BUCKLEY: I think the unit mix is
probably premature, but I think that the height,
bulk, and mass, and the architecture of the building
is appropriate. I think it's appropriate within the
CR zone. It's consistent with that. It's set
actually within the CR zone itself.

I respect Mr. Nixon. He's a good friend
of mine, but I think that it's not too tall. I
think it's appropriate. I think it's the right
critical mass for that site.

COMMISSIONER PARSONS: But would you
agree it would be good to come back to the Zoning
Commission at the time that the residential is being
built and share that publicly instead of --

MR. BUCKLEY: I believe so. At the time
that the market feasibility, I think it's
appropriate to come back and say, "Here's what the

market suggests for this, and here's what the
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residential mix is." I agree with that.

MR. BRIGGS: Mr. Parsons, as part of our
biannual review that we've committed to do as far as
the residential, I think it would be only
appropriate that we come back at that time. If the
study determines that it is feasible at that point
in time in the market to do this residential, to
come in and show you the appropriate plans as to
that market.

COMMISSIONER PARSONS: All right.

MR. BRIGGS: And we will commit to that.

COMMISSIONER PARSONS: All right, and
why don't we put that in?

Now, let's talk about the public
parking. Is that something we required in the last
order?

MR. BUCKLEY: No. On the amenities
site? ©No, it's not.

COMMISSIONER PARSONS: So why wouldn't
you extend the park farther down to its terminus at
the river?

MR. BUCKLEY: Well, you could do that,
in fact. I thought that given the nature of that
particular park and the opportunity that there may
be people that want to come to that park by car,

that it would be good to have a small parking lot at
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the end there. People may come with small
watercraft. They may come with families with
carriages and that kind of thing.

I think also that it's an important
amenity so the people can have parking within the
park without having to rely solely on parking on the
street. I think it's a safety and convenience
factor.

I did give consideration to not having
that, but I think the park, I think the public space
still works in terms of the long panel with the
terminus at the end, and I think that it's also very
appropriate, given the close proximity of the
parking to the waterfront edge, is to have that
accessibility. That's why I did it.

But is it required? ©No, it's not part
of the order. I think it's an amenity.

COMMISSIONER PARSONS: Well, maybe we
could look at that in ten years, too. It seems to
be frustrating. You come down South Capitol Street
to the waterfront, and to your left is a storage
building, and straight ahead is a parking lot. It
just seems like --

MR. BUCKLEY: But I don't think you'd
see it because what we did describe is that the long

panel --
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COMMISSIONER PARSONS: I guess what I
mean, Mr. Buckley, is I expected the same kind of
approach to the river here as you have in your
building. You know, there's a grand staircase,
water. I'm not saying Mr. Nixon ought to pay for

that. He's getting nervous over there, but --

(Laughter.)

MR. BUCKLEY: Well, I may have -- I may
have --

COMMISSIONER PARSONS: -- you know, you

have some real sense of arrival at the waterfront.

MR. BUCKLEY: Yeah, I may have erred in
my judgment on the parking, but clearly, you could
take the panel and take it all the way down and
extend that long panel so that it's immediately
adjacent to the water. I think that's what you're
suggesting.

COMMISSIONER CLARENS: Well, that's what
it was in L'Enfant's original plan. There was a
major terminal of South Capitol Street at the river,
and that was supposed to be a major plaza. This is
an unfortunate minute version of what L'Enfant had
contemplated.

Even that plaza couldn't open. It's
bounded, and I understand the concept, but it seems

to do exactly what this city has done so poorly,
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which is relate to the river from an urban point of
view. You've created a dead end. South Capitol
Street ends, and you end up in this U-shaped element
that rises up to this monumental element sort of at
the back, et cetera, et cetera, and then the river
is out there, you know, beyond the walls, beyond the
trees, 1naccessible.

No? So shouldn't it be the plaza
terminate somehow obviously and then have it release
on the sides of the river?

MR. BUCKLEY: Well, I think your
comments are appropriate in many ways. I think that
there are a couple of aspects I'd just like to
discuss for a minute.

One is that as you are coming down South
Capitol Street, South Capitol Street is, in fact,
elevated, and there is a building beyond this right
here, but it actually is set back so that there is a
vista that you can see from South Capitol Street
further up here.

COMMISSIONER CLARENS: From the ramp?

MR. BUCKLEY: Well, even below the ramp.
The elevation further up South Capitol Street is
higher than it is here. So the idea is that you can
actually look over that tree line to the hillocks of

Anacostia and beyond.
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But having said that, the alternative
would be to remove the trees here and to extend the
green panel down to the edge of T Street and
terminate it there.

Then the question is: what are you
seeing beyond that? And what you see is actually
the kind of front yard of the Half Street FBI field
office. Now, that may be a short-term or it may be
a long-term condition there, but I think what's
important is that if you can maintain this vista and
if you maintain that long panel and the ability for
that to continue out to the Anacostia River, I think
that's appropriate.

So the long and the short of it is that,
yes, we can eliminate the parking and have that long
panel come down, but it still terminates on T
Street, and that T Street termination is actually
the entrance to the Half Street building, the FBI
field office, and it is also the shipping or loading
dock facility.

So the concept was to try to reach a
balance between a kind of terminus, which I really
think the terminus is the actual vertical element
that could be placed there, the commemorative
element, so that you have a strong vertical element

terminating South Capitol Street, and the balance is
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really to create enough plant material to give you
some screening from the Half Street building and
also the concept of the parking, which was just
provide a little bit of parking for people coming
down there.

Now, having said that, we could extend
the long panel, but I still think it would be good
to keep that vegetation along the edge of T Street
just to screen the parking that would be there.

In the long term, if that building
disappears, then it would be easy to reconfigure
that.

COMMISSIONER PARSONS: Yeah, I was just

going to make another suggestion.

COMMISSIONER CLARENS: Well, yeah, and I

don't know. Maybe because this is down the road
somewhere, but what I'm talking about is the
resolution of do you have the access coming down --
MR. BUCKLEY: Yeah, this access here -
COMMISSIONER CLARENS: -- and you
terminate it --

MR. BUCKLEY: -- and this access.

COMMISSIONER CLARENS: -- and you have a

diagonal element or perhaps something that moves
that way, and your design does not at this point

resolve that thing.
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It solves one. It terminates that in a
point, very standard, classical resolution of that,
but then it doesn't release to make a connection of
this public space that we're creating to the river,
and it's maybe academic because this is down the
road sometime, but it seems to me that if we're
going to be approving some plans --

MR. BUCKLEY: But you see, there are two
components here. One is the kind of formal
component, to have that terminus, let's say, that
visual terminus at the end of South Capitol Street
in a formal-like setting, and I think that in many
ways the long panel with an element at the end of it
probably responds to that.

The other component is a community
component, which is to provide some parking for
people coming from near Southeast or Southwest area,
who may come down with small watercraft. So you
have to keep in mind that there are very few
facilities, if any, that are in this part of the
city that provide direct access to the water where
you could take a small boat down and put it on a
boat ramp and put it into the Anacostia River.

The Anacostia River is an idea small
craft water area. It has a low tidal flow. It has

some nice winds. It's almost idea for that.
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So the idea was to balance the formal
setting with the terminus at the end of South
Capitol Street, the long panel, the trees, the
forest perspective, and then underneath that,
underneath the canopy of trees, you then have the
vista out to the Anacostia waterway.

So you can actually walk from the
parking areas out onto that panel right here,
directly onto the waterway. So that you have the
combination of the two, and they're complementary.

COMMISSIONER CLARENS: But they're an
asphalt paved area in your plans at this point.

MR. BUCKLEY: I think that --

COMMISSIONER CLARENS: So I wanted to
look at the big picture again and look at what
happens and see. I mean, you're talking two major
axes of the city, and you have one that disappears
into Maryland somewhere, but the other two are very
clearly fine. One is RFK, and the other one is the
Lincoln Memorial, and the Lincoln Memorial
terminates on a very handsome set of steps that go
all the way down to the river.

And here you're down, and of course, in
a much minor scale. You're acting at that level,
and now you're creating this little plaza, which is

a nice gesture, but then parking beyond that, and I
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think that I have a problem with the parking, and I
have a problem with the fact that this doesn't
connect to the river.

There's no point -- as a gesture to the
river, it, in fact, turns its back to the river and
creates this wall of trees that faces north, and
then puts the parking and some asphalt paving on the
river.

But I think we have some problems with
that design, and I don't know if it is appropriate
to ask for some further development.

MR. BUCKLEY: Let me say one other -- I
think what you're suggesting is that there may be a
more formal, formalistic approach to the water's
edge, and what I --

COMMISSIONER CLARENS: More recognized.
I'm not talking about formal. I would say in a more
recognized way in which the axis of the North
Capitol then interfaces with the river.

MR. BUCKLEY: You're perhaps talking
about something that may be similar to the way we
terminated Half Street at the water's edge with the
steps and the cascade down. Perhaps.

I think that we were looking for
something less formal.

COMMISSIONER PARSONS: I think it's very

NEAL R. GROSS
COURT REPORTERS AND TRANSCRIBERS
1323 RHODE ISLAND AVE., N.W.
(202) 234-4433 WASHINGTON, D.C. 20005-3701 www.nealrgross.com



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

premature. I don't know that the design matters,
but I really don't feel, at least as far as I'm
concerned, the Zoning Commission ought to require a
parking lot. It just feels wrong to me, and that's
the way it will be interpreted by your successor.

You know, "Damn, we've got a parking
lot. It's in the Zoning Board."

I'd rather show it green with nothing
there to say, you know, we really don't know what
we're doing at this juncture.

COMMISSIONER CLARENS: Well, I'd rather
show a nasty sign that terminates North Capitol.

COMMISSIONER PARSONS: We're not parking
cars.

COMMISSIONER CLARENS: And the parking
can be on the perimeter, can be at other places that
it's not exactly on the river, and there might be
another place where a marina can take place, where
parking and boats can go down, et cetera, et cetera.
We're not doing a marina here.

MR. BUCKLEY: I think we can do that,
but I think the overriding concern was to try to
keep the space as simple as possible.

COMMISSIONER PARSONS: Now, I've got one
more detail. Thank you, Mr. Chairman, for your

patience, and it's wearing thin, I'm sure.

NEAL R. GROSS
COURT REPORTERS AND TRANSCRIBERS
1323 RHODE ISLAND AVE., N.W.
(202) 234-4433 WASHINGTON, D.C. 20005-3701 www.nealrgross.com



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

ACTING CHAIRMAN FRANKLIN: No, no, no,
no. I'm learning.

COMMISSIONER PARSONS: The right side of
the drawing, the pathway that goes up along the
bulkhead and heads out to Potomac Avenue.

MR. BUCKLEY: Where?

COMMISSIONER PARSONS: I'm sorry. I
jumped to the other property.

MR. BUCKLEY: Tell me where my finger
should be.

COMMISSIONER PARSONS: Right there.

Yes, that seems to narrow down there, and I'm not
sure why. I want to make sure that we have a
continuous promenade that goes on to the next piece
of real estate and wondered what resolution there
is.

It looks like there's a turn-in from
Potomac Avenue for a few cars there to drop people
off at the waterfront, I guess. It's not related to
the building, is it?

MR. BUCKLEY: It's a waterfront dropoff.
It's another dropoff.

COMMISSIONER PARSONS: So is there some
reason you're not, oh, say, four or five feet off
that walkway there? Generally it's a 12, 15 foot

wide promenade the whole length of the property, but
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for some reason it chokes down here.

MR. BUCKLEY: Through here?

COMMISSIONER PARSONS: Right there it
goes narrower.

MR. BUCKLEY: You're not talking about
this, are you?

COMMISSIONER PARSONS: No.

MR. BUCKLEY: You're talking about this
area right here?

COMMISSIONER PARSONS: Right there. It
goes from 15 to ten, I'm saying, something like
that.

MR. BUCKLEY: Oh, you mean right here.

COMMISSIONER PARSONS: That's correct.

MR. BUCKLEY: That's an architectural
device, but clearly, I mean, we could continue it
out there. We just thought it was a nice -- you
know, a nice thing to have there, to kind of come
around the trees located at that point.

COMMISSIONER PARSONS: Well, I want to
make sure that the public isn't intimidated. We had
this problem in Alexandria where developers used
certain tools to imply private access.

MR. BUCKLEY: Oh, I see what you're
saying.

COMMISSIONER PARSONS: And I think that
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path ought to be wide and open and welcome, and not
imply that people shouldn't be coming in here
because it's --

COMMISSIONER CLARENS: It's going to be
a major entrance to a second area.

COMMISSIONER PARSONS: Right.

COMMISSIONER CLARENS: The major
entrance being the plaza, but --

MR. BUCKLEY: I think it's -- how wide
do you think that should be? Ten feet or do you
think it should be --

COMMISSIONER PARSONS: The same as the
rest. I think it's 15 shown on the other drawings.

MR. BUCKLEY: Fifteen? We could do
that.

COMMISSIONER PARSONS: Now, the property
under the bridge that is owned by Mr. Anderson
whether he likes it or not is not part of this PUD;
is that correct?

MR. ANDERSON: It's all the same site.

COMMISSIONER PARSONS: But you have
shown on use under the bridge. Do you have any
intended use under the bridge?

I mean there's a place -- you can get
under the bridge there, right? Park cars and that

kind of thing?
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Do you intend to enhance that at all or
use that for any purpose?

MR. BUCKLEY: Are you talking about
right through here or just by reference --

COMMISSIONER PARSONS: Well, we can go
to map number four, which shows the -- it happens to
be a control plan, sedimentation and erosion
control, only because it's hand. Number four shows
the property ownership of Florida Rock underneath
the South Capitol Street Bridge.

So I didn't want to leave it to those in
the future to decide what, if anything, was
happening here.

MR. BUCKLEY: I think what your
suggestion is is that it -- and correct me if I'm
wrong -- is that the landscape treatment should
extend under the bridge, not just stop at the right-
of-away line of the structure above it; is that
correct?

COMMISSIONER PARSONS: Yes. I think
you've shown a pathway on your circulation plan, and
it, too, is of the same kind of narrow quality and
seems to be a side entrance, and I'm just hoping
that we can think about this.

MR. BUCKLEY: Well, that narrow pathway,

we have bulkheads located right here.
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COMMISSIONER PARSONS: Yes.

MR. BUCKLEY: So this pathway, you're
right. It does narrow up here, but it could be made
wider and enhanced, but what you're suggesting is
extend the landscape treatment, the urban design
treatment equally into those types of spaces as we
have in the esplanade area.

COMMISSIONER PARSONS: Yeah, I think we
ought to think about it so that somebody is parking,
use police cruisers if they are under bridges in the
city. I mean we ought to prevent that.

MR. BUCKLEY: That's a good point.

COMMISSIONER PARSONS: Okay. That's all
I have. Maybe you could think about that and
something.

MR. BUCKLEY: Right.

ACTING CHAIRMAN FRANKLIN: Well, my
design colleagues have very well articulated my
first concern, was why there was a parking lot at
the terminus of South Capitol Street, and I think
you'll have to sort of rethink that approach.

My questions are going to be really,
again, probably beyond the competence of a recovered
lawyer to ask, but if Mr. Buckley can come up again,
let me ask you, Mr. Buckley, about the finishes that

you are contemplating on the primary site.
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As I recall from our Stage 1
proceedings, we were really shown mostly just the
massing and the bulk of a building, and we weren't
really given much information, as I recall, about
the building materials and finishes, et cetera.

Could you just walk us through, in
particular, the -- I'm looking at this perspective
view in the booklet -- and is this project going to
sort of appear to people as mostly glass? I see
tinted green curtain wall and this major silo-like.
That probably doesn't do it justice, the shape.

And I see fritted glass curtain wall on
the top of the other building, and I'm not quite
clear how much -- there's a glass cornice. Do you
consider that sort of a suitable treatment for a
building at this key urban design point? What led
you to this kind of approach?

MR. BUCKLEY: I think what led me to
this kind of approach was that the fritted glass,
low E glass, I thought, was a very suitable,
timeless material that worked well on these types of
curvilinear forums.

What I was thinking of is the Phoenix
Life Insurance Building in Hartford, Connecticut by
Harrison & Abramowitz, which was done in 1957, and

it has really quite an exquisite curtain wall, which
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is a curvilinear, elliptical shaped fora, and it has
a very timeless quality to it.

And I think also that I like the wvery
low reflective quality of the glass and the idea
that within close proximity to it you do have the
water. So I like the idea of the kind of crystal
reflective quality that you get to within those
elements.

Now, the basic building that I envision
is that the basic box of the building is actually a
precast panel with punch windows, and that would be
the major field of the building.

And then the top two floors would be a
canted glass.

COMMISSIONER CLARENS: Do you have any
drawings that you can bring with you that we can
look at while we're talking about this? The only
ones are the very small ones that we're seeing in
this package.

ACTING CHAIRMAN FRANKLIN: So the upper
floors on both of the structures are glass. So what
is shown on this drawing is a curtain wall screen on
the building to the west is glass, and I see a glass
curtain wall in the curvilinear element, and there's
a canted curtain wall that is a major element at the

entrance, and then there's a curtain wall of low E
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fritted glass on the other building.

Are these the only predominantly glass
elements? The rest is punched windows?

MR. BUCKLEY: Yes.

COMMISSIONER CLARENS: Well, except the
lower floors are glass. So you have kind of a box
of precast panels floating on a glass base and
capped by a glass top, and with a significant amount
of metal panels and embellishments. No? Because I
see, you know, there's a glass cornice and a
vertical element that comes out, and you know, I see
all kinds of -- in your example here you show some
wall screens that project from the side in order to

shade the windows, et cetera, et cetera, and that's

MR. BUCKLEY: Those are predominantly on
the sunny side of the building, but I think that
that's correct, but I don't -- I don't really
envision a high usage of metal, if you will. I
think it's, you know, --

COMMISSIONER CLARENS: The drawings as
they come across in your presentation, they come
across as a very metallic building. Maybe that was
not your intention, but that's how they come across,
as a shining, metallic, gquote, unquote, high tech

building.
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And I am not arguing with that
direction, except to show you sort of this picture
and try to understand from an urban point of view
that we have a city here which has a character, and
a very handsome city, and we have this whole area in
there like that, and here come your project sitting
sort of in this area, hopefully attracting this
thing and pulling that thing all the way down to
that corridor.

That's basically the intention, and the
question is whether this building should be
something that could belong here, maybe could belong
here, or is it something that's different.

MR. BUCKLEY: I think it's something
that's different. 1It's something that's along the
waterfront. I think it's a building that starts to
reflect that kind of image, that curvilinear image
along the waterfront similar to Alto's vision of
those types of walls.

I think that the glass curtain wall is a
more appropriate use in terms of that curvilinear
forum than, say, a precast and the like, although I
have seen, you know, Tonge do that.

But I think it's a different image. I
don't think that the building necessarily should

look 1like a 15th Street building, not that they're
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bad, or a neoclassical building. I think it's a new
look.

Certainly on North Capitol Street you
have the planilinear forum of the precast panel with
the punched windows with the vertical core elements,
if you will, and then as you get towards the water,
I think it's a different type of playfulness that
you're looking for. It's more lithe; it's more
reflective.

I was hesitant to go to, you know, a
more highly articulated structure along the
waterfront because those elements visually, I think,
are set in within that overall precast panel.

ACTING CHAIRMAN FRANKLIN: Could you
describe what you see happening at night in terms of
the statement the building makes compared to the
daytime?

MR. BUCKLEY: Well, I think that the
building -- what I'd like to see the building is
that if you think of Jose Louis Cert's buildings
along the Charles River at night, which are
basically glass paneled buildings, you know; they're
almost like a Modrian type of experience as you
visit them.

I really see the building as being just

this wonderful kind of crystalline structure that
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has that quality to it that's both inviting and

jewel-1like, and the treatment of the actual elements

at the top of the building, the idea of using that
structure, that very light structure going around
it, that glass panel, was to really take the
heaviness off of the building and make that a very
light structure going around that.

So I think that I'm looking for that
kind of blend so that it's an inviting type of
experience as you come across the river.

And then on the ground level where we
have the esplanade and the cascade up through
between the buildings is that you have the type of
under lighting so that you really have a wonderful

kind of experience. I mean, it is a building that

is more outwardly focused in terms of the nighttime.

ACTING CHAIRMAN FRANKLIN: Well, as I

recall, the Harrison & Abramowitz building is almost

sculptural in quality because it sits in splendid
isolation on that --

MR. BUCKLEY: Plaza.

ACTING CHAIRMAN FRANKLIN: -- plaza, and

it's shaped, as I recall, like a boat.
MR. BUCKLEY: It's an elliptical shaped
building.

ACTING CHAIRMAN FRANKLIN: Elliptical
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shape, right.

MR. BUCKLEY: And it's a beautifully
crafted --

ACTING CHAIRMAN FRANKLIN: Right, and
you know, in that context I think it's quite a
stunning, as you say, timeless building, and I
certainly don't want to use the word "contextualism"
in the context of what's down there now.

MR. BUCKLEY: Well, that would be --

ACTING CHAIRMAN FRANKLIN: That would
not be appropriate.

MR. BUCKLEY: That's something we could
talk to Frank Gehry about, but --

ACTING CHAIRMAN FRANKLIN: But what
other buildings in Washington do you think admirably
use this much glass to make a statement as
distinguished from more earthier?

MR. BUCKLEY: Well, I think there are a
couple of buildings. I think that there is a small
building on Massachusetts Avenue, just above the
Henley Park Hotel. I don't know the name of it, but
it's a building --

ACTING CHAIRMAN FRANKLIN: Cato
Institute.

MR. BUCKLEY: Cato Institute where they

actually have taken and pulled --

NEAL R. GROSS
COURT REPORTERS AND TRANSCRIBERS
1323 RHODE ISLAND AVE., N.W.
(202) 234-4433 WASHINGTON, D.C. 20005-3701 www.nealrgross.com



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

ACTING CHAIRMAN FRANKLIN: The glass is

MR. BUCKLEY: -- the wall forward. The
pulled it forward.

ACTING CHAIRMAN FRANKLIN: The glass is
removed back, as I recall, behind the framework, and
it's quite impressive at night.

MR. BUCKLEY: And I think what's lovely
about that is that it has this wonderful quality
about it at night. I think that Ed Barnes'
Judiciary Building to the -- well, you know that
building very well, but I think one of the most
remarkable sight lines of that building is not
looking toward Union Station, but actually looking
up -- 1s it F? G Street from the west looking east,
and what you have is you have that wonderful vista
up, and then what you have is that large glass
panel, that atrium going up the entire length of the
building. So it's a very jewel-like --

ACTING CHAIRMAN FRANKLIN: Well, we see
eye to eye on that, and what I'm suggesting to you,
frankly, is that the curvilinear -- I'm not fond of
tinted glass generally because I think there's
something off-putting in the daytime about not being
able to see into a building of human habitation. It

just is a solid, usually a very dark material that
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might just as well be metallic.

I mean, tinted glass during the day just
does not --

MR. BUCKLEY: I agree.

ACTING CHAIRMAN FRANKLIN: -- read very
well, although at night it can be a wonderful
lantern and a statement kind of punctuating that
particular site.

You know, I'm way out of my depth. I
shouldn't be expressing opinion here. My design
professionals on this panel are much more -- have
much better credentials for, but I would hope you
would rethink the expanse of glass that is shown to
us because, for better or worse, and maybe in your
case you think it's for worse, it's not the
vernacular of the Washington context, and there are,
I think, appropriate places for that material to be
used on smaller scales to punctuate what would
otherwise be a pretty monotonous streetscape.

But this building is a major statement.
It is, in fact, the locus of this place, and it
needs to respect, I think, some of the traditional
materials that are used, at the same time as it, you
know, makes a statement that it's a building that is
not something that James Russell Polk designed, you

know, if you know what I'm driving at.
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MR. BUCKLEY: Yes, I think that's an
appropriate --

ACTING CHAIRMAN FRANKLIN: There needs
to be a modulation of the use of glass so that it
comes across as a contrasting element rather than
the prevailing element.

MR. BUCKLEY: I think that's a good
comment .

COMMISSIONER CLARENS: And I concur with
that.

ACTING CHAIRMAN FRANKLIN: So that's my
considered legal opinion.

MR. BUCKLEY: We can look at it.

(Laughter.)

COMMISSIONER PARSONS: Mr. Franklin.

ACTING CHAIRMAN FRANKLIN: Yeah.

COMMISSIONER PARSONS: Are you speaking
of -- using this exhibit here, do you have a problem
with the precast panel, which is a yellow color?

ACTING CHAIRMAN FRANKLIN: Well, I was
wondering whether that was the fault of the color
Xerox.

COMMISSIONER PARSONS: I think it does,
but I mean if that was a --

ACTING CHAIRMAN FRANKLIN: Yeah, I don't

have a --
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precast stone,

more than

COMMISSIONER PARSONS: If that was

less, i1s that --

ACTING CHAIRMAN

which I assume it is and was used

FRANKLIN: Yes.

COMMISSIONER PARSONS: -- the direction

you're talking about?

ACTING CHAIRMAN

FRANKLIN: Right.

COMMISSIONER PARSONS: It goes to the

exhibit in the lower right,

which is the thing that

COMMISSIONER CLARENS: You're talking

about a limestone building.

different

COMMISSIONER PARSONS: No, this is in a

book.

ACTING CHAIRMAN

building materials book.

FRANKLIN: Yeah, the

COMMISSIONER CLARENS: And exceptions

that will then be of a lighter nature.

intention,

ACTING CHAIRMAN

FRANKLIN: Right.

COMMISSIONER CLARENS: And that's your

but it's going across in the drawings,

and those are what we're approving, and that's the

problem.

right.

(202) 234-4433

MR. BUCKLEY: Well, I think you're

ACTING CHAIRMAN

FRANKLIN: And I don't
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have a problem with a curtain wall screen, which you
show there, which is sort of cert-like, as I recall.
You know, he was obviously interested in sun shades
and the like, but the low E glass curtain wall I
find to be -- I know this is not a photograph of
your design. It's a photograph from another
building presumably, but I think it lacks character,
frankly.

MR. BUCKLEY: Well, we can look at that.

ACTING CHAIRMAN FRANKLIN: For
Washington.

MR. BUCKLEY: There are certainly many
options in terms of specific glass.

COMMISSIONER PARSONS: If you'd go to
the page ahead of that and see how much of that
material is used.

ACTING CHAIRMAN FRANKLIN: Yes.

COMMISSIONER PARSONS: It's about a
third of the project.

ACTING CHAIRMAN FRANKLIN: Right.

COMMISSIONER PARSONS: Or a quarter. It
would seem to me that he'd begin to use that more
than less and maybe save the glass for the tower.

ACTING CHAIRMAN FRANKLIN: Well, you
know, I can't design the building, but I'm just

reacting to the wvast extent of the use of glass and,
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I mean, this would be perfectly contextual in Los
Angeles.

Did I insult you?

MR. BUCKLEY: You did if that was it. I
think that --

ACTING CHAIRMAN FRANKLIN: I was going
to say Tyson's Corner, but I didn't want to say
that.

(Laughter.)

MR. BUCKLEY: No, no. Los Angeles is
better than Tyson's Corner any day, but I think that
those are good comments. I think that Mr. Parsons
is correct. Item No. 2, the precast panel, is
really predominantly limestone, and the concept is
where the curvilinear forms are, that they are glass
and that they have more of a transparency.

COMMISSIONER CLARENS: And is it a
problem with bringing that limestone building and
rounding it rather than having it floating up in the
air? I mean why does it float? Why can't the
building be grounded and come out of --

MR. BUCKLEY: I think we could do that.

COMMISSIONER CLARENS: You know, and
then become more, you know, light, you know, and
more clear and transparent and light weighted. It

becomes higher, and then reduce exceptions in there
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like that and have a base on the ground that is a
very handsome plaza that you design coming across,
but which then this building arises, but brings
those -- something like that.

MR. BUCKLEY: Those are good comments.

ACTING CHAIRMAN FRANKLIN: I didn't mean
to be critical because, Mr. Buckley, I really think
that the treatment of the plaza is really very
delightful and sophisticated and has a very
Italianate feel to it like Meridian Bill Park, and
having the water go down and cascade I think is a --

COMMISSIONER CLARENS: He designs very
good plazas, vyes.

ACTING CHAIRMAN FRANKLIN: More than
that, more than that.

Let me then just turn to something that
I have had a hard time understanding about this
proposal, and that's been touched on by the previous
guestions to Mr. Nixon.

ECC is a wonderful environmental
organization, but it does not have an experience in
real estate development, and unless I misunderstand,
I'm reading from what the Planning Office has in
bold face called to our attention, there must be a
better way of structuring the ECC responsibilities

that are proposed here.
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They ought not to be given the main
responsibility for developing something. They ought
to, I think -- well, let's take the residential
separately. Why can't it be understood that Florida
Rock will find a partner for that residential
development? Why are we looking to ECC to do
something which is not at all within the purview of
their charter?

MR. NIXON: Yeah, I could just -- I
mean, this was really ECC's thought as to, I mean,
our original sort of as we saw it was that that
entire 664E was to be of benefit for the community,
and that --

ACTING CHAIRMAN FRANKLIN: Well, I --

MR. NIXON: Yeah, so that -- and that
because of that, I mean, we feel guite confident
that if we're going to have -- well before the
residential becomes viable, we will have built an $8
million facility here, be running a major operation
here, and for us to bring in a developer, if it's
economically viable, does not seem -- it seems a lot
easier at that point than doing the ground breaking
in the beginning and --

ACTING CHAIRMAN FRANKLIN: Well, but if
the underlying purpose is for you to get some stream

of benefits coming out of an ultimate development, I
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can understand the, you know, reason for that, but
you know, it's hard even for people in the business
to develop in this town an apartment structure of
that size, and it's very time consuming, and it's
very expensive, and a lot of consultants have to be
hired.

You're not in that business, and to
actually have you looked to as the prime mover and
your failure to achieve it can trigger some
reversionary situations seems to me to be setting it
up for failure.

MR. NIXON: Well, except the
reversionary would be of the residential portion,
not of our --

ACTING CHAIRMAN FRANKLIN: Yeah, but we
want to get the residential developed.

Mr. Anderson, do you want to address
this?

MR. ANDERSON: Mr. Franklin, I would
only say we're not residential developers either.

ACTING CHAIRMAN FRANKLIN: That's why I
suggest you get somebody.

MR. ANDERSON: We would do the same
thing Bob is suggesting they would do. Bob has a
board of directors that I'm sure you've seen is

impressive, and their reach and scope and diversity
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in terms of expertise and their influence. We do no
different probably than he would do because we're
not in that business either.

We develop, but not residentially, not
high rise. As we discussed this earlier this
summer, into the fall, as Bob has said, this was his
strong, strong preference, that, number one, the
Earth Conservation Corp control the site, not part
of the site, but all of the site.

Number two, in keeping with that, to
probably somehow meld or make compatible as the rest
of that site develops with the Maritime Education,
the park, and so forth, whatever the residential
component shakes out to be driven by the market.

And then, number three, it's been his
intention we've understood all along -- in fact, he
is already affiliated with evidently a fairly
reputable, well known urban residential developer
anyway, which is no different than what we would do.

So on the surface, you're right. Of
course, perceptions may be still everything here,
but I wonder substantively if there isg, in fact,
that much difference at the end of the day between
what we would do or what he would do.

ACTING CHAIRMAN FRANKLIN: Well, perhaps

not, but people join a board of an organization like
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Mr. Nixon's because of their primary interest in the
purposes of the nonprofit organization, and
therefore, what they bring to the table in terms of
their experience and background is, I presume, going
to be reflective of those interests and those
motivations.

And developing a 180 unit, you know,
residential, whether it's condo or rental, apartment
is not likely to be one of the things that attracts
people to his board.

So the fact that there's legal
responsibilities on the board doesn't -- you know,
they probably will turn it over to somebody, of
course, but you know, they may not have the same
competencies on that board to control whatever is
done.

I'm just raising this as a concern
which, you know, I think has to be fleshed out a
little bit more before we, you know, go down that
line.

MR. ANDERSON: I guess I -- and, Bob,
don't let me speak for you -- I hope that it's clear
that we have not foisted, quote, unquote, the
residential off on our friends in ECC whatsoever.

ACTING CHAIRMAN FRANKLIN: Right.

MR. ANDERSON: This was, in fact,
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bargained out of my hide this summer by them. I
mean, this was a deal breaking stipulation, that ECC
have, develop, and maintain the residential
component.

We talked about it countless hours, and
from your perspective I understand exactly where
you're coming from and what you say, but I say once
more we would find, were we in that situation, we
would find a very reputable, probably a residential
developer, partner or whatever. We control the land
and do exactly the same thing Bob's going to do.

He control the land with no basis, no
cost. He's got a good many options, the same as we
do. So Bob?

MR. NIXON: Yes, and I mean, that's our
thought, that we go in with the advantage of having
the land at no cost.

On our board, we do already have sort of
minds on our board that this is their business. John
Klopp is the Chairman if Victor Capital. He just
did the whole Merchandise Mart sale in Chicago, that
kind of thing; is working with major developments,
that kind of thing.

So it's --

ACTING CHAIRMAN FRANKLIN: And when you

to go a lender to finance this development, are you
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saying that you will have raised the equity?

MR. NIXON: No. We wouldn't be -- it
would be very unlikely that we would actually --

COMMISSIONER CLARENS: You would not be
the developer.

MR. NIXON: Right.

COMMISSIONER CLARENS: You would be
working a deal with a developer --

MR. NIXON: That's right.

COMMISSIONER CLARENS: -- and putting in
the land.

MR. NIXON: That's right.

COMMISSIONER CLARENS: And you're saying
for this land --

MR. NIXON: We might lease it. We might
sell it to help fund future programs, such, but
that's why --

COMMISSIONER PARSONS: It would be a
partnership to which you would contribute the land.

MR. NIXON: That's why he didn't want to
give it up.

MR. ANDERSON: Which is no different
than what we would do.

MR. NIXON: So I'm not going to be out
there with the blueprints every morning making sure

it gets built. We would be searching for the best
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developer who had the interest to get it done, the
money, but also would talk to us about job
opportunities.

ACTING CHAIRMAN FRANKLIN: Well, then
you'd come back to the Commission at that stage and
presumably the applicant for the modification would
be ECC plus whoever was going to do the development.

MR. NIXON: That's right.

ACTING CHAIRMAN FRANKLIN: Okay. Let me
just now go to the phasing issues, and this was
touched on, I think, by one of my colleagues. I
think Mr. Clarens.

We've got the Phase 2. There was a
board up for Phase 2, and where you have, you know,
these -- frankly, yeah, where industrial uses are
continued for a period of time, how long a period of
time are we going to find those industrial uses
continued on that site with the incipient
development?

I think it was Mr. Clarens who wanted
something to herald the change. That was the word
used.

COMMISSIONER CLARENS: And the answer
was ten years. I asked that question, I believe,
and the answer was ten years from the time that --

ACTING CHAIRMAN FRANKLIN: What drives
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that? Just economics?

MR. ANDERSON: Market for the product,
and as I said before, the uniqueness of the water
served industrial site. There are industrial sites,
as Mr. Hood has said, in other parts of the city.
They're interior, but waterborne for this particular
process and product, namely the ability to barge
sand and aggregate to supply concrete production
makes the site unusually valuable, competitive.

ACTING CHAIRMAN FRANKLIN: Are we being
told that at some point you think that the
differences in yield will be such that the wvalue to
you of continuing that industrial use will not be as
great as the value of residential development?

I mean why would you want to give up --

MR. ANDERSON: The two are unrelated to
a large degree.

ACTING CHAIRMAN FRANKLIN: Well, we're
being told to wait for residential development until
a market is ready, and I guess what I'm asking --
maybe Mr. Prost can answer this -- is: when will
the market, in the context of your operations, ever
make residential development more profitable than
the industrial uses that are on that site in Phase
27

COMMISSIONER CLARENS: I mean, my
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understanding is that this goes into Phase 2 two
years after the PUD is triggered by either defining
a way at least --

MR. BRIGGS: Right, no later than ten
years.

COMMISSIONER CLARENS: No later than ten
years. So the most that we're going to see that
industrial site in use is 2008.

MR. BRIGGS: Approximately 2010,
something like that.

COMMISSIONER CLARENS: Whenever it is
that you go ahead with this.

MR. BRIGGS: Correct.

COMMISSIONER CLARENS: With the main
PUD.

ACTING CHAIRMAN FRANKLIN: What we're
looking at there, that drawing is showing the
developments of Phase 1.

MR. BRIGGS: Correct.

ACTING CHAIRMAN FRANKLIN: Okay, and
after you've finished Phase 1, the industrial uses
continue on the southerly portion, and they continue
for ten years?

COMMISSIONER CLARENS: For ten years.

MR. NIXON: No, it's ten years from the

initial turnover. So this is probably eight years
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or seven. Am I right? It's ten years total.

MR. ANDERSON: It's ten years from what
we call the first turnover date, which is trigger by
the later of release or commencement of
construction. So upon, you might say, beating over
through the ground leaves Parcel A or roughly the
northern 40 percent of the site to the Earth
Conservation Corps, the clock starts ten years after
that point at a maximum. Then based on performance
by the Earth Conservation Corps, then the balance of
the site is also donated.

COMMISSIONER CLARENS: So Florida Rock
will maintain the southern part of the site. You
will maintain ownership of the southern part of the
site for that ten-year period.

MR. ANDERSON: Yes, and as a matter of
fact, Mr. Clarens, we will maintain ownership of the
whole site because we're transferring through ground
lease, not through fee simple title initially.

ACTING CHAIRMAN FRANKLIN: Well, then
after that period of time elapses, what happens
then? There is a second turnover date.

MR. BRIGGS: Mr. Franklin, what happens
at that point in time would be that assuming ECC has
completed the Phase A, which is the northern two-

fifths of the square, that is, the two buildings and
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the park,

that then the remainder portion of the

site would be ground leased to ECC to complete the

park, bring it south through this what we call Phase

B, and leaving the residential portion undone,

uncompleted, but made into a park-like condition

until such time as the residential is done.

the outside date,

But in effect,

at that ten-year term at

control under a ground lease.

The concern, as you remember,

the entire square becomes ECC's to

in the

first stage order was insuring performance that

these various components were completed,

and that

was the only way we could effectively come up with a

mechanism to insure that that, quote, reversion

could take place;

not able to complete,

control.

that if for some reason ECC was

Florida Rock maintained

If we had just deeded it over, we

wouldn't be able to get back the property to

complete the convenants,

and you would have a mini-

site that could not effectively be developed.

and we have a reversionary plan,

if the whole site comes back to us,

So this is the way we've developed it,

as you know, that

to Florida Rock,

because of the failure under the ground lease, that

we have a landscape plan, a

(202) 234-4433

nd we assume,
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Rock assumes the control and responsibility for
doing the residential at such time as market
feasible conditions exist.

ACTING CHAIRMAN FRANKLIN: After the
entire build-out.

MR. BRIGGS: Right.

ACTING CHAIRMAN FRANKLIN: Does ECC have
fee simple title?

MR. BRIGGS: ECC has an option to
acquire within 48 months, I believe, after the ten-
year turnover, and the conditions for the exercise
of that acquisition is that they have completed the
Phase A that you've seen there, plus the remainder
of the park.

And if they satisfy, complete the park
as approved by the design, by the Commission, and
the two MEC buildings, then they have the option to
acquire the entire site at nominal cost.

That way we have assured the Commission
that --

ACTING CHAIRMAN FRANKLIN: In fee
simple?

MR. BRIGGS: Yeah, in fee simple.

-- we have assured the Commission that
the two critical elements that we understood at the

very beginning, which was the ECC component and the
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terminus of South Capitol were done, in effect,
before the fee simple title went into ECC.

ACTING CHAIRMAN FRANKLIN: Okay. I have
no further questions at this time.

COMMISSIONER HOOD: I just have one.

ACTING CHAIRMAN FRANKLIN: Yes, do you
have one?

COMMISSIONER HOOD: One point of
clarification. Phase 1, and this is a follow-up
with Commissioner Clarens' -- I mean, I'm sorry --
Commissioner Franklin was just asking, let me just
make sure I understand. Phase 1 is going to be
you're asking for zoning of C-3-C. Meanwhile while
Phase 1 is being taken care of, the industrial use
will still be used as industrial use?

MR. BRIGGS: Mr. Hood, like I say, we
are not asking for a rezoning of this amenity site.
The only rezoning that went into play was with
regard to the PUD site, the principal site, which
borders off the site.

This amenity site we're not asking for
any rezoning. To the extent that the BP overlay
with all of the attendant rezoning activities goes
forward and is finalized, this site would be subject
to that existing zoning. We're not asking for a

zone change whatsoever.
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COMMISSIONER HOOD: So in other words,
Phase 1 will be right next to an M zone district,
which is the industrial use.

MR. BRIGGS: Well, as I understand, if
you're talking about the industrial use --

COMMISSIONER HOOD: Yes.

MR. BRIGGS: -- yes, 1t would be a
grandfathered industrial use like any other
industrial use within the BP overlay.

COMMISSIONER HOOD: I thought in my
reading that we were doing away with the industrial.

MR. BRIGGS: But as I understand it --

COMMISSIONER CLARENS: Phasing it out.

MR. BRIGGS: -- we're phasing it out.
We're automatically phasing it out as part of this
PUD. The BP overlay as I understand it, unless the
terms have changed, do allow continuation of
existing industrial uses and doesn't allow
establishment of new uses.

And theoretically, this use, if we were
not doing this amenity site, could continue on in
perpetuity so long as the Florida Rock continued to
want to use the aggregate facility here.

What we are doing is, in fact, putting a
ten-year time frame, which is something that no

other M zone user in this area has committed to, and
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we are, in fact, eliminating industrial uses in two
locations within what is the BP overlay and
effectively curtailing that in ten years, in a
defined time frame.

ACTING CHAIRMAN FRANKLIN: And during
that ten-year time, there's going to be -- I can't
see from here, but presumably there will be a very
strong demarcation between --

MR. BRIGGS: Yes, and Mr. Buckley could
define, but we have had significant discussions to
make sure there's a clear separation so that clearly
there should be protection for ECC's activities and
visual separations as well between the two sites.

ACTING CHAIRMAN FRANKLIN: And, Mr.
Anderson, the industrial uses that are now there
would continue and not be changed to some other
industrial use?

MR. ANDERSON: Correct.

MR. BRIGGS: Right.

ACTING CHAIRMAN FRANKLIN: We ought to
make sure that that's --

MR. BRIGGS: Right, and we could not do
that, as I understand the BP overlay. We can
maintain the existing use. We cannot change
industrial uses, and as I said, we are not asking

for any dispensation, change or rezoning with regard
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to that condition.

ACTING CHAIRMAN FRANKLIN: I had one
other question I forgot to ask earlier, and that is
this goes back to Mr. Parsons' concern about
enlivening the waterfront.

Are you saying that you don't think --
maybe Mr. Prost can answer this -- that there would
be a possibility of a destination retail, a
restaurant along the waterfront in that area?

It seems to me that, you know, you're
providing a sufficient parking and in close
proximity to those portions of the building. Do you
think that there's just no likelihood the people
would want to come down of an evening or lunch and
have a restaurant there?

MR. PROST: The difficulty really
relates to the major office use and how the parking
would be provided and related to security of the
parking. We're not sure whether or not we could
have parking in the building available to the
general public. It forces you into some kind of
valet system that could be very difficult in a
pioneering area, such as this. So we're a little
leery about trying to attract a destination retail
initially.

That's why the idea of the outdoor area
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and very active, large utilization in the outdoor
when we've got more hours of daylight, which
addresses some security and parking issues.

ACTING CHAIRMAN FRANKLIN: Any other
qguestions before we proceed?

(No response.)

ACTING CHAIRMAN FRANKLIN: Okay. The
Office of Planning report.

MR. BASTIDA: Good evening, Mr.
Chairman, members --

MR. SIMON: Excuse me a second. When
will the ANCs have an opportunity to ask?

ACTING CHAIRMAN FRANKLIN: Right after
this -- oh, excuse me. Ask questions of the
applicant? Excuse me. You have that right as a
party. Would you like to conduct cross? Yes, sure.
I'm sorry.

MR. SIMON: My name is Gottlieb Simon.
I'm Executive Director for ANC 2D and ANC 6B, and as
I indicated, we just have a few guestions, just dot
a few Is and cross a few Ts.

And I have to apologize because there
have been many occasions when I've had an
opportunity to talk to the transportation person,
and I can't remember his name right now.

MR. HARDY: Dan Hardy.
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MR. SIMON: Dan Hardy.

Core question. You spoke before that
the final transportation plan as enacted would have
a minimal effect upon problems in the area. Was
that a minimal positive or a minimal negative?

MR. HARDY: Shall I address formally?

In speaking about the transportation
plan -- again, for the record, Dan Hardy with
SAIC -- our anticipation is that there would be a
minimal amount of increase in traffic, and so I
would take that as a minimum negative.

MR. SIMON: Okay. And to the
appropriate member of the team, in those traffic
management program elements that are described in
which the ANCs are looking for them to be made a
condition of the PUD, who would absorb the cost of
their implementation?

MR. BRIGGS: I would assume -- I'll let
Mr. Anderson, but typically a building owner would
be the one assuming that responsibility.

MR. SIMON: Well, we're talking about
transportation management elements that are not
necessarily on the site itself, but are off site, as
well, including the shuttle bus.

MR. BRIGGS: Well, I think, let me just

state the TMP program that Mr. Hardy described is an
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internal parking garage activity, encouraging
tenants to use handicapped van, pool, whatever.

As far as the shuttle bus is concerned,
Florida Rock has already agreed to underwrite the
cost at no expense to the riders of the shuttle bus
system.

MR. SIMON: And are there any costs that
you foresee at this point that would go to DBW or
any other public agency?

MR. BRIGGS: With regard to the TMP or
the shuttle bus, no.

MR. SIMON: Okay. And I had a couple of
questions for Mr. Prost. You might want to join me
up here. It might be easier.

The last time we appeared together, we
were somewhat pressed for time, and we didn't have a
chance to go through some of the numbers.

MR. PROST: Okay.

MR. SIMON: I had raised the concern at
that time that it appeared to me that some of the
numbers in the housing, in the residential and in
that whole cost analysis didn't literally add up,
and because we are so very interested in the
residential and because you've indicated that your
analysis continues to show that it's not feasible,

first let me ask you: the points that we were
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raising when we were here the first time, those were
correct you indicated to me.

MR. PROST: We wrote you a letter
explaining and clarifying, that standby letter.

MR. SIMON: And have you introduced any
of that information into the record? Have you
corrected the analysis that was in the record?

MR. PROST: There was nothing wrong with
the analysis. There was one transposition of a
number. I did not correct it. The bottom line
numbers are correct.

MR. SIMON: Well, without getting into
details about how many numbers were right and how
many numbers were wrong, have you amended the
information that was provided?

MR. PROST: We have provided new
information. We have provided supplemental reports
that have updated the information, and those were
submitted with the second phase.

MR. SIMON: And could the ANCs have
copies of that information?

MR. BRIGGS: I believe the ANCs -- this
is the report, Mr. Prost, that was in the
supplemental October 8th report?

MR. PROST: Correct, October 8th.

MR. BRIGGS: Which was the supplemental
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reports, were delivered to both ANCs, as I
understand it. Our full supplemental package, dated
October 8th, that was delivered to the Zoning
Commission, and I believe copies were delivered.

MR. SIMON: Well, all I can tell you is
we haven't at this point seen the kind of
information Mr. Prost described as being a
correction to the earlier material.

MR. BRIGGS: There was an entire report,
a new report, submitted as that supplemental. I
think it was marked --

MR. SIMON: Oh, all right.

MR. BRIGGS: -- as an exhibit, Appendix
No. 4 to the supplemental report, which was Mr.
Prost's new report supporting Florida Rock. This
was a full update. The report is dated October 8th,
1998, and was specifically submitted for Case No.
98-17F.

MR. SIMON: I appreciate that. I
believe you also indicated that Mr. Prost had done a
report since the ANC called for a reevaluation of
the feasibility.

MR. BRIGGS: I think it was just his
testimony to see --

MR. PROST: We did additiomnal

evaluation. We have not done a formal written
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report.

MR. SIMON: Oh, I see. All right.

MR. BRIGGS: His presentation this
evening.

MR. SIMON: All right. Thank you very
much.

We are, as I tried to indicate, very
concerned about the justification for the lack of
residential.

Now, a question about the potential
tenant for the site. As you gentlemen may know, GSA
has issued a request for a proposal with the
Department of Transportation headquarters project
acquisition support, and this document is dated
October 9, 1998.

Has Florida Rock or --

MR. HAASE: That's not a request for
proposal for the DOT.

Richard Haase.

That's a request for a consultant to be
brought on by DOT to make a selection or to offer
information to GSA for the solicitation process.
It's a matter for the consultant being hired.

MR. SIMON: Mr. Haase, perhaps you'd
like to approach and examine my document and make

sure it's the same one you have in mind.
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MR. HAASE: This is the one I have in
mind. This is a management consultant solicitation.

MR. SIMON: Thank you.

And has Florida Rock in any way
responded to the GSA's interest in developing a new
site by offering the Florida Rock site?

MR. BRIGGS: ©No, because it hasn't come
up.

MR. SIMON: You have not. All right.

Mr. Anderson, you did indicate this
evening that there was a federal agency that had
expressed an interest. Could you tell us which
agency that is?

MR. ANDERSON: I'm John Anderson,
representing Florida Rock, and I'd rather not.

Thank you.

MR. SIMON: Mr. Anderson, the reason for
asking the question, and I appreciate that that
could be a problem, is that part of this project has
been proffered as providing jobs for the District,
and to the extent, as in the case of DOT, that we
may be moving jobs a few blocks one way or another
way, we wouldn't really be adding.

Can you tell us whether or not the
agency is one that's currently housed in the

District or one which is outside the District?
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MR. HAASE: Richard Haase.

It's housed presently in the Nassif
Building. Were you talking about DOT?

MR. BRIGGS: No.

MR. SIMON: I wasn't asking where it
was. I was asking whether or not the second agency
that you have in mind is located in the District or
whether it's located outside.

MR. HAASE: I think Mr. Anderson has
been quite clear in saying he wasn't going to
identify that.

MR. PROST: Jim Prost.

Really in response to the whole issue of
this site and the location of the GSA building, I
think there are two very important issues. One is
the retention of jobs in the District, in case this
agency were to relocate outside of the District,
such as IRS located in New Carrolton, or it were to
move to another location. So there's a question of
the retention of jobs.

And secondly, if it is a move from one
location in the District to another, it still
creates the opportunity for reuse of another very
active building. So I wouldn't say creating a new
building of one and a half million square feet,

whether or not that space comes from inside the
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District or outside of the District, is not a
potential gain for the District.

MR. SIMON: Those are all of our
questions for right now.

ACTING CHAIRMAN FRANKLIN: Is that on
behalf of both ANCs? On behalf of both ANCs?

MR. SIMON: Yes.

MR. BASTIDA: Again, good evening, Mr.
Chairman, members of the Commission.

For the record, my name is Alberto
Bastida with the D.C. Office of Planning.

The Office of Planning submitted its
report regarding this application. Basically what
the Office of Planning did was it stated conditions
that the Commission had in its Order 850 and
described the compliance or lack of compliance with
those conditions.

The Office of Planning determined that
applicant is in general compliance with the
conditions of the Commission set forth on the first
hearing, on the first phase. I'm sorry.

The report that the Office of Planning
presented as a final report is not dissimilar to the
project for the same hearing, and I would like to
highlight that for the record.

The Office of Planning basically
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recommends approval of this application.

The Office of Planning has submitted to
the Commission a report from the Department of
Public Works taken November 24, in which I will only
highlight some segments of page 4, which is the last
page.

The Department of Public Works says that
the transportation management program, TMP, is
recommended for this site. The TMP should include
four items, and I'll be glad to read, but they are
stated quite extensive on DPW report, and it says,
"In conclusion, the Department of Public Works
stands ready to work closely with the applicant and
other developers in the area to coordinate roadway
improvements with implementation of the proposed PUD
and other planned developments in the area."

That concludes the Office of Planning
presentation. We will try to answer any questions
you may have.

Thank you.

ACTING CHAIRMAN FRANKLIN: Any questions
of the Office of Planning?

COMMISSIONER PARSONS: I wondered what
this recommendation of the ANC really meant for you,
Mr. Bastida.

MR. BASTIDA: Of ANC?
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COMMISSIONER PARSONS: What I mean is
number two, "Zoning Commission not take final action
on this PUD until it acts on the area rezoning."

MR. BASTIDA: The Office of Planning
believes that that is the position that the
Commission could determine clearly based on the
record for this hearing and decided not to include
it on our recommendation for approval.

COMMISSIONER PARSONS: What would that
mean in real terms if we were to adopt that? We
would postpone action on this PUD and then do the
rezoning for the entire Buzzard's Point area?

MR. BASTIDA: That is correct.

COMMISSIONER PARSONS: And how long do
you think that would take? Two, three to five years
or what?

MR. BASTIDA: Well, the preliminary
study doesn't have to take that, wouldn't have to
take more than six to nine months.

COMMISSIONER PARSONS: I'm trying to
figure out is this proposal a one-year delay or two-
year delay or possibly less?

MR. BASTIDA: To be generous, I think it
would be a year delay.

COMMISSIONER PARSONS: Okay.

ACTING CHAIRMAN FRANKLIN: If you were
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ungenerous, what would be the delay?

MR. BASTIDA: Well, it could be six
months, but we would have -- I don't say that we
will have. But it is not unlikely that we might
have a new Planning Director and will have to go
through a process of bringing in the new Planning
Director up to speed and so on. So that is going to
take time.

So I don't think that six months is
really realistic timetable to proffer to the
Commission, and a year timetable would be more
realistic.

ACTING CHAIRMAN FRANKLIN: My own view,
Mr. Parsons, is that in fairness to the applicant,
if that were to be the view of the Commission, it
should have been taken in Part 1.

COMMISSIONER PARSONS: I would agree. I
don't understand the logic to their suggestion, but
I wondered if Mr. Bastida could enlighten us.

Okay. Thank you.

ACTING CHAIRMAN FRANKLIN: Any other
guestions?

(No response.)

ACTING CHAIRMAN FRANKLIN: Okay. You've
given us the report of the only other agency that

you --
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MR. BASTIDA: That the Office of
Planning received.

ACTING CHAIRMAN FRANKLIN: Advisory
Neighborhood Commissions 2D and 6B, do you have any
cross examination of the Office of Planning?

MR. SIMON: No.

ACTING CHAIRMAN FRANKLIN: Okay. Then
you are welcome to give us your report in chief.

May I just canvass the room to see if
there are any other persons wishing to testify in
support or opposition this evening?

Okay. You may proceed.

MR. WALDRON: Good evening. My name is
Peter Waldron, and I am a representative of ANC 6B.

And before I begin, I'd just like to
tell Mr. Parsons I agree with him. I think there is
always a market for bathroom, in restaurants and in
public buildings, and as long as this meeting has
lasted, there's a market for bathrooms, too. So let
me proceed.

Although ANC 6B would like to see
improvement in the Half Street Southeast corridor,
in March 1997, the ANC voted to oppose the Florida
Rock PUD request because of its concerns over the
size and density of the project, the lack of

residential usesg, insufficient public amenities, and
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inadequate employment opportunities.

The Commission recognizes that the
developers have modified that project since then,
and it's our sense really, as we've been to these
hearings, that you've shaped that part of it, and
we're appreciative of that.

The project has been scaled down
somewhat. For example, the 130 foot wall on Potomac
Avenue has been opened, and the public amenities
package has been filled.

At the same time, the ANC Commission
remains concerned about the lack of residential use
on the site and the uncertainty of any future
residential use on the amenities site.

And we agree here with Mr. Anderson, who
earlier talked about the renaissance and rebirth of
our city, and we at 6B feel that we've been a little
bit a part of that renaissance and rebirth. We've
worked real hard on this project, for example, which
began, I think, two years ago this March or so, and
there's been a tremendous change in the outlook in
the city.

And it's our sense that people want to
return to this city, and so you ought to think hard
about the residential uses.

In addition, the project continues to
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lack sufficient emphasis on employment for area
residents, District or 6B residents. The
developers' offer that they would add a professional
employment consultant to their team, therefore, is a
welcome step in the right direction.

Finally, while the Commission, that is,
the ANC Commission, continues to favor improvement
for that area, it remains skeptical of the project's
ability to jump start economic development there.

Nevertheless, given that the Zoning
Commission has conditionally approved the
developer's Phase 1 application, ANC 6B recommends -
- and it was the earlier testimony that we support
this. It is not correct -- we recommend, therefore,
that if, if the Zoning Commission approves Phase 2,
that it do so with the following conditions.

One, the applicant shall reanalyze the
feasibility of its residential uses in light of the
changing conditions which I've just mentioned,
including the District's revitalization plan for the
Navy Yard area.

And I listened this evening to Mr.
Nixon's testimony, and the ECC -- it strikes me, Mr.
Franklin, that you hit it right on the head -- the
ECC has its hands full doing what it's doing, and

getting into the residential business strikes me as
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real troubling.

He talked about somehow doing it. Well,
I don't think somehow housing is the answer. He
talked about it being an interesting, just another
interesting opportunity, but I don't think that's
what we're talking about here.

We're talking about a PUD where there's
a fair trade for residential housing.

And finally, another point I want to
make about it is that as I listened this evening to
the testimony and to your questions, I got the sense
that the PUD part, the residential part, has been
shifted to the ECC and away from Florida Rock, and I
think I'd like to focus everyone's attention back
that it's the responsibility of Florida Rock around
the residential area.

Number two, the applicant shall prepare
a detailed employment and training plan for the
District residents, particular residents of the
affected ANCs, and Florida Rock, we worked closely
with them for the last two years, a lot less
adversarial than it was. They're a professional,
first rate group of people.

They came forward and offered in our ANC
zoning committee meeting and then our Commission

meeting to provide a detailed plan and to do
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something very specific, and so we encourage you to
make that a condition.

Three, the employment and training plan
shall be reviewed and approved by ANC 6B and the
Zoning Commission.

Four, the employment and training plan
shall be approved by the Zoning Commission before
the applicant signs any construction contracts.

And that brings us to I just have a few
more things to say. I guess what troubled the ANC
the most was that, you know, as we worked with this
group for two years, they have provided detail after
detail after detail as far as the size and density,
as far as the transportation, but when they have
come to the residential, they've just been awfully
vague, and we're troubled by that, and when it comes
to employment and training, they've been awfully
vague, and we're troubled by that.

And the sophistication and the
intelligence and the forward thinking that went into
the plan, the architectural component of this plan,
hasn't been matched at the residential housing and
employment and training level.

We think there's a trade here. We think
that Florida Rock's going to make some money. They

have every right to. They're in business. You
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know, they're a private enterprise, corporation.
They have every right to make a good profit, but
there ought to be some tradeoff for the community.

We think that residential and the
employment and training component is that tradeoff.

Finally, if I can add a personal note, I
operate a restaurant in Alexandria, and it is a -- I
won't mention -- well, I will mention it's Ramparts
Restaurant, and it is a place that -- it's a
successful restaurant. So I know a little bit about
it, and I heard Mr. Franklin's questions, again. In
fact, I know he's a sophisticated restaurant guest
because I see him in Ramparts occasionally.

But I don't know, and it's a hard, tough
business, and the reason I was an hour late tonight
was I was at that restaurant, and I work long hours,
and I don't know that any restaurant down there, Mr.
Parsons, to answer your questions, is going to make
it unless there's a real commitment, and a warming
kitchen tells me it's a carryout operation, and that
will have nothing to do with giving that area any
vitality whatsoever.

Thank you for your time, attention, and
patience.

MR. SIMON: I will simply flesh out a

couple of Commissioner Waldron's points.
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On the issue of the big picture, we
would mention the recent economic resurgence of
Washington, D.C., Plan for Prosperity in the 21st
Century, and on page 36, we read in the middle, "A
recent study by McKenzie & Company showed that
employing 100 Washington, D.C. residents in jobs
located within the city produces 84 percent more in
income and sales tax revenue compared to 100 jobs in
the city held by suburbanites, who pay no city
income or wage taxes and spend far less on city
sales taxes because they and their families do most
of their shopping near their homes and schools.™

We make a very significant issue about
employment, and if I might just share with you a
couple of tables.

MS. BROWN: Do you have some more?

MR. SIMON: I put four copies there.

MS. BROWN: I need one for the record.

I need one for the file.

MR. SIMON: One for the file. I'm short
in that case.

MS. BROWN: Okay.

MR. SIMON: One I can give the applicant
at the moment is my summary table.

Let me also offer -- what I have

distributed is a detailed report that ANC 2D
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received from the developers of the Portal Project.
This report provides information on the first phase
of that development.

Because it runs for so many pages, I've
also produced a summary table, which I've offered to
everyone. The summary table.

The developers broke down the jobs that
were created on the project in terms of those that
were produced by construction contracts and those
that were professional and technical service
contracts.

And the interesting thing about this
table is under the column called "created," job
created, approximately $22 million worth of
contracts on the Portal site created 931 jobs, but
$25 million worth of contracts -- and some of these
were quite sizable, such as the $16 million contract
to Driggs Corporation and the $2.2 million to
Opportunity Concrete -- those contracts created,
guote, unquote, no jobs.

And this is a project that had a first
source agreement with the District just as is being
offered in this case, and I want to point out that
the first source agreement that the developer has
signed is an agreement that says after the Zoning

Commission approves the project, they will prepare a
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plan.

So we have a situation in which there's
a gap here in regulatory oversight. The Department
of Employment Services is going to receive a plan
after the fact, so to speak.

So that's why the ANCs are asking that
you maintain oversight and not sign off on this
project until we have, in fact, an approved plan,
and you should also know that the Department of
Employment Services and others were down at the City
Council a couple of weeks ago testifying on
amendments to the city's first source agreement
because, frankly, it's produced situations like this
Portal project, which I'm describing to you and
which some projects are able to produce jobs and
others aren't, and there's no clear reason why, and
there's no clear enforcement ability of the District
government at this point. We're largely jawboning
people.

So a complete and comprehensive and
effective employment program is one that's going to
build in some enforcement aspects, some kinds of
contingencies in the event that a 51 percent -- and
that's the target on a first source agreement -- in
the event that a 51 percent goal isn't achieved.

We have spent a lot of time with a lot
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of developers. We have discussed a lot of these
issues, and we know that when you wait until after
the contracts are signed, the jobs are gone. So
these are issues that have to be negotiated and they
have to be detailed, defined and worked out up front
or we will have another situation in which Otis
Elevator will have created zero jobs, where the

Beta Corporation will have created zero jobs, and
yet $48 million in total construction payments will
have been paid out.

I believe that ANC 2D residents
accounted for seven of the laborers that were hired
in this phase of the job. So all of these numbers
are simply here to underscore the necessity of a
serious program.

And let me say that as we laid out these
kinds of issues to the developer, they came up with
the notion of hiring an employment consultant, and
we applaud that and appreciate that, and we would
like to see that trajectory maintained, and we would
like to see the Zoning Commission help maintain the
trajectory, as well.

MR. WESTBROOK: I'd like to present ANC
2D's position on the case before you. This position
was adopted unanimously, four to nothing, at a

special meeting held November 23rd.
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I don't think that's on.

ACTING CHAIRMAN FRANKLIN: Would you
identify yourself for the record, Mr. Westbrook?

MR. WESTBROOK: Yes, I'm Richard B.
Westbrook, ANC Commissioner from 2D.

The special meeting was held because we
didn't have a quorum two weeks before when the
Florida Rock people did a full presentation. At the
special meeting, they did an additional
presentation, and we had gquestions and went to the
following for our recommendation on the plan.

ANC 2D endorses the position of ANC 6B
re Florida Rock Properties' PUD, and in addition,
recommends that the Zoning Commission attach the
additional conditions.

One, that the Zoning Commission make the
proposed traffic management program, excluding the
shuttle bus, a condition of the PUD.

Two, that the Zoning Commission not take
final action on the PUD until it acts on the area
rezoning (Buzzard's Point Capitol Gateway
consistency case).

And, three, that the Zoning Commission
not renew the PUD at the end of its term unless the
applicant has a firm commitment of a tenant.

Finally, ANC 2D notes that transferring
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the DOT headquarters from Southwest to the PUD site
will not add any jobs to the city and will greatly
harm the near Southwest, and therefore, ask the
Zoning Commission to take all appropriate action not
to let this happen.

This was developed after we heard the
testimony in the first phase where the Florida Rock,
the applicant, was really striving to be considered
for the DOT headquarters, and this was verified and

discussed in an article in the Washington Business

Journal later after that. I don't see the date on
this, but June 12 to 18. They do a weekly

Washington Business Journal, and the Florida Rock

site was one of the sites that would qualify in
terms of being able to produce the square footage
that DOT headquarters would need, approximately 1.3
million square feet.

So as you may recall, the Southwest
community has been faced with the removal of the EPA
headquarters from the Waterside Mall, to the tune of
about a million square feet there, and we, of
course -- I don't know if you're familiar that we
raised the money to get the Urban Land Institute to
do a study, and the study has been published and is
available, and I have, you know, a summary of it

that the community actually put together.
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When we heard about the potential for
the DOT moving out of the Nassif Building an
vacating a very large structure, 1.1 million square
feet roughly, we sent a letter to Secretary Slater
to request that he urge you to consider other views
prior to any final determination on the future
location of DOT headquarters, which means that if
there was any possibility that they would have you
move out of your headquarters building, please make
sure that your statement that you don't want to move
ig, you know, made to the Congress and GSA.

So I have copies of that for the record
here, and copies of our study briefly of what the
Urban Land Institute recommends.

And one of the things that they discuss
in this rather extensive report, which you all have
up here at the Zoning Secretariat, a number of
copies, was that it's very difficult to attract
private office functions into the Southwest area.
We have a few and mostly in private little office
buildings or, rather, now large office buildings at
the Portal site, although the largest tenant will be
the Federal Communications Commission.

And if you may recall the struggle we
had for GSA to carry out their original contract to

move the FCC there and have public corporation
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Portal site people build that facility, they are
finally moving into it today or have been for about
the month. They're going floor by floor. So we're
not too interested in losing another million square
feet out of the Southwest area for a building that
does need extensive renewal and upgrading, which the
Nassif Associates have promised to do to the tune of
over $100 million.

So that's what we would like to see on
that score.

I think, Mr. Parsons, you had a question
about not approving the PUD until you all approve
the large area of rezoning for Buzzard's Point
Capitol Gateway. We're putting that in because we
feel that this thing is being taken out of the
context of what the city wants to see down there,
and the best way for the city to explain what it
really wants to do is have this Commission approve
that large area zone change. So that would be the
reasoning that we have behind that.

As you know, this is a very extensive
industrial area. It's one of those kind of areas
that is needed by the city. It is unpleasant to be
living by or near or in, but you've got to have
these things. You've got to have the transfer

stations, the oil terminals, the sand and gravel,
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the batching places, the asphalt, the iron and steel
scrap process.

This is an ideal location for that.

Now, if 20 years from now all of a sudden in great
need for office development, get the industry out of
there and hope you've got some other place to put
that.

And as stated by Florida Rock, Mr.
Anderson, this is a very economically efficient
place especially for sand and gravel and cement
patching because of the barge transportation.

ACTING CHAIRMAN FRANKLIN: Mr.
Westbrook, are these views you're expressing now the
views of the ANC?

MR. WESTBROOK: Yes, vyes.

ACTING CHAIRMAN FRANKLIN: They are
going on record opposing our rezoning of this area
to remove --

MR. WESTBROOK: No.

ACTING CHAIRMAN FRANKLIN: -- industrial
uses?

MR. WESTBROOK: No. You would rezone
them to other uses, but you would grandfather in all
of the industrial uses. So in a way you are saying
this is what the city wants. They want a continuing

industrial operation.
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ACTING CHAIRMAN FRANKLIN: If that's
what the city wants, why are these being made
nonconforming uses then?

MR. WESTBROOK: They're not to be
nonconforming.

ACTING CHAIRMAN FRANKLIN: Well, if they
were grandfathered in, they'd be nonconforming.

MR. WESTBROOK: No.

ACTING CHAIRMAN FRANKLIN: Is the ANC
saying that we should drop our rezoning?

MR. WESTBROOK: That's not our
understanding of that condition, that they would be
able to stay. They wouldn't be able to expand off
of the site.

ACTING CHAIRMAN FRANKLIN: Well, I
understand that.

MR. WESTBROOK: That they'd be able to
improve the operation which is going on right now.
You have one of those trash collection, recycling
things that's under construction, brand new
structure going up.

ACTING CHAIRMAN FRANKLIN: Well, that is
not the issue before us at the moment.

MR. WESTBROOK: Yes, but it refers to
this thing. So you approve this PUD, and then

nobody else wants to do anything because they say,
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"Hey, I might as well hang on here, and later on
I'll be bought out, make a 100, you know, percent
increase," and, well, you know, there's no market
here for this --

ACTING CHAIRMAN FRANKLIN: We're running
out of time. So if you could conclude, please.

MR. WESTBROOK: Well, you know, this is
-- we're talking millions of dollars here, and I
think it's a very serious matter.

ACTING CHAIRMAN FRANKLIN: Are there
guestions?

COMMISSIONER HOOD: I just have one
quick question.

ACTING CHAIRMAN FRANKLIN: Yeah.

COMMISSIONER HOOD: First of all, to
Commissioner Westbrook and also to Commissioner
Waldron, are you the SMD Commissioners for these two
particular areas?

MR. WALDRON: I am not, no.

COMMISSIONER HOOD: You are not.

MR. WESTBROOK: Are we what?

COMMISSIONER HOOD: Are you the single
member district Commissioner as --

MR. WESTBROOK: No.

COMMISSIONER HOOD: You're not.

MR. WESTBROOK: But it is the ANC, and
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our response to these --

COMMISSIONER HOOD: Well, I understand,
but I'm just wondering as it filtered down --

MR. WESTBROOK: -- ANC hearings --

COMMISSIONER HOOD: I understand exactly
the process.

MR. WESTBROOK: Okay.

COMMISSIONER HOOD: I'm just wondering
in the single member districts was there a community
meeting with those single member district people who
are exactly affected and living exactly in that
area, as opposed to going to the full commission. I
wonder was there an SMD meeting in both of these
areas.

MR. WALDRON: No, not ours.

COMMISSIONER HOOD: Not yours.

MR. SIMON: Well, Commissioner
Smallwood, in cooperation with the developer, has
held at least one -- more than one? -- yeah,
Commissioner Smallwood has held some meetings, and
she will, in fact, be submitting a letter to you
underscoring the fact that she supports the position
of ANC 6B. As I understand --

COMMISSIONER HOOD: Okay. So she did
have an SMD meeting?

MR. SIMON: Yes.
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COMMISSIONER HOOD: Okay. No more
guestions.

ACTING CHAIRMAN FRANKLIN: Does the
Applicant have any questions?

MR. BRIGGS: ©None, Mr. Chairman.

MR. SIMON: We'd just like to underscore
the fact that although some people are optimists and
see glasses as half full and others are pessimists,
half empty, neither of the ANCs has approved the
project. They have only made recommendations in the
event that the Commission approves the project.

ACTING CHAIRMAN FRANKLIN: Okay. Now,
colleagues, I just want to run over a list of things
that I believe we've asked to be submitted, and if
I've made any errors or omissions, please correct
me.

I think we've asked for a revision of
the design with respect to the amenity parcel, the
block, particularly with respect to the treatment of
the South Capitol Street area and the revisiting of
public parking at that key location.

We've also asked for another look at the
finish treatment on the PUD development itself.

COMMISSIONER CLARENS: In connection
with that, Mr. Franklin and Mr. Buckley, you might

want to develop the detail elevation. They -- or,
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you know, your detail elevation so that we can get a
better sense of that, and perhaps even render that
so that it can present information in colors so that
we get a sense of what it is.

ACTING CHAIRMAN FRANKLIN: Yes, color
would be helpful.

We also asked for refined designs of the
retail, I guess, pavilions so that we have a better
sense of restrooms, kitchens, et cetera; is that
correct?

COMMISSIONER PARSONS: Just a schematic.

ACTING CHAIRMAN FRANKLIN: A schematic.
Okay.

I would like, if you don't mind,
gentlemen, to have a better explication of the role
of ECC and Florida Rock in terms of actually having
the amenity parcel developed. That relates to both
the residential and nonresidential elements.

Is there anything else that --

COMMISSIONER CLARENS: Mr. Chairman, do
we want any discussion as to the housing and the
nature of that housing? And we did not raise that
on -- the applicant didn't raise it, and I don't
know that anybody else has, but the question that we
-- I guess we're talking about market rate housing

in this place. No one has spoken anything about
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affordable housing, and I don't know if that's an
issue that we want to raise and ask them to talk
about that.

Obviousgly it's not designed as
affordable housing. 1It's really unaffordable
affordable housing, but it is a -- and I would be
perhaps interested in hearing from the ANCs and
seeing whether this is something that they would not
be looking at.

Obviougly it's going to be longer before
kind of market rate middle or upper middle type
housing is going to be marketable in that place as
opposed to affordable housing, and whether we want
to see housing there, whether it is affordable or
not, and we haven't had that discussion in here, but
it seems to me that that's something that I'm not
sure exactly how to proceed on that.

You can guide me and tell me if you --

ACTING CHAIRMAN FRANKLIN: Well, in all
of our previous discussions we haven't made a
distinction between market rate and below market
rate housing.

COMMISSIONER PARSONS: It's been market
rate.

ACTING CHAIRMAN FRANKLIN: Yes, yes.

COMMISSIONER PARSONS: No one has
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suggested otherwise.

ACTING CHAIRMAN FRANKLIN: No one has
suggested otherwise.

Mr. Clarens, my inclination is not to
introduce that as an additional requirement. It
will be tough enough to get housing of any sort
here, and I don't think that the applicant should
assume that we would be opposed to affordable
housing, but I wouldn't want to throw that up as
another condition in view of the difficulties of
getting residential developments.

MR. WESTBROOK: May I respond to that,
Mr. Franklin? Because you're going to have a zoning
case at the end of January that deals with
affordable housing on the Syphax School site. The
proposal is for 28 townhouses, market rate, but not
to exceed $120,000.

So it's affordable relative to the
market for that area. It should be home ownership,
and then conversion of the older historic part of
the Syphax School to condominium apartments.

So that will be a test of what is
affordable or what you can really do here. The
other test is, of course, on the site that you all
just reviewed last Monday for the 93 townhouses,

market rate, that'll probably be like 300,000.
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So the market rate depends --

COMMISSIONER CLARENS: Well, I'm
concerned --

MR. WESTBROOK: -- on where you are.

COMMISSIONER CLARENS: My concern is
that we're tying the housing to a formula which is
very simple, which is 1 FAR of the BUD should be
residential. That comes from the original order,
and that might make that project infeasible.

You know, that's a lot of housing that
you have to build on this site, 1 FAR, and that that
might make it -- so I want to -- I think the housing
is very important, and I didn't sense from the ANC
the concerns with the -- with the time gap, the
open-endedness of the relationship between this
project and any housing that's ever going to happen
solving that place, and I'm wondering if there's
other formulas, any other kind of thing that we can
entertain that would facilitate any other kind of
housing, elderly housing or any kind of housing that
could benefit from the proximity of the river.

Obviougly there's no tromping around.
There's nothing. There's no amenities in the
immediate vicinity so that that is a problem, and
maybe we should just leave it open ended and maybe

as they are.
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ACTING CHAIRMAN FRANKLIN: That would be
my inclination, to leave it open ended at this stage
of the game.

Any other --

COMMISSIONER HOOD: I did want to add
something, Mr. Chairman.

ACTING CHAIRMAN FRANKLIN: Yeah.

COMMISSIONER HOOD: The ANCs had a list.
I think they've satisfied 2D, with the exception of
the two that we're not in agreement with as of yet,
but 6B has some concerns, especially with the
detailed employment and training plan, and I don't
know if we can make that a condition, but I think
hopefully they can bring that back to us and we can
work from that point.

They had one other thing. The ENT plan
shall be reviewed and approved by ANC 6B and the
Zoning Committee. I don't know exactly how we would
handle that, but I would like to see the detailed
employment and training plan for the District
residents included.

ACTING CHAIRMAN FRANKLIN: John.

COMMISSIONER PARSONS: Corps of
Engineers permit for the bulkhead is something we
talked about, and we discussed a plan for what would

be done on the property underneath the bridge, South
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Capitol Street bridge.

ACTING CHAIRMAN FRANKLIN: Does the
applicant understand these additional requirements?

MR. BRIGGS: Mr. Parsons, with regard to
the comment, in our original application, I believe
the permanent application was submitted as Item J.

COMMISSIONER PARSONS: What I'm after is
the actual permit that was given.

MR. BRIGGS: I understand this is the
letter, approval permit, which is the way the Corps
does as far as the approval. We have until, I
think, March of '99 to actually commence the work,
and Mr. Buckley can better --

COMMISSIONER PARSONS: So that's not an
application. 1It's an approval of an application.

MR. BRIGGS: ©No, we submitted the
applications and then received the letter dated
December 15th, 1997, which is part of -- which is
Exhibit K to our application, and you might refer to
that and see if there's something more that you
think we need, signed by Mr. Spencer, who is the
Chief of the Potomac Basin Section of the Corps of
Engineers.

COMMISSIONER PARSONS: All right.

MR. BRIGGS: And noting, "Subject to

your application, dated November '93 as revised,
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there is" --

COMMISSIONER PARSONS: All right. You
don't have to read it. That's what I was interested
in.

MR. BRIGGS: Right. So it's Exhibit J
to our --

ACTING CHAIRMAN FRANKLIN: The
employment and training plan, Ms. Caldwell, do you
understand what this is?

MS. CALDWELL: Yes, I do.

ACTING CHAIRMAN FRANKLIN: Anything
else, colleagues?

(No response.)

ACTING CHAIRMAN FRANKLIN: Okay. Thank
you very much, gentlemen, from ANC.

Ladies and gentlemen, thank you for your
testimony, your patience and your good order and
your assistance in this hearing.

The record in this case will now be
closed, except for the information specifically
requested by the Commission a moment ago. Any
special information or report specifically requested
by the Commission should be filed during the period
ending on January 15, 1998, in Suite 210 of 441
Fourth Street, N.W.

Any party to the case may file a written
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response to any information in the report filed
after the close of the hearing. Such responses
should be filed no later than seven days after
January 15, 1999, which would be January 22, 1999.

The parties in this case are invited to
submit proposed findings of fact and conclusions of
law. Any party who submits proposed findings and
conclusions should do so by January 22, 1999.

The parties are reminded that their
findings of fact should not include findings stating
how witnesses testified. The findings should be
those findings the party believes the Commission
should make based upon the testimony and other
evidence in the record.

Citations to exhibits and transcript are
appropriate and encouraged.

To assist parties in the preparation of
these findings of fact and conclusions of law, a
copy of the hearing transcript will be available for
review in the Office of Zoning in about two weeks.
Copies of the transcript may also be purchased from
the recording firm.

When the transcript is received, the
Office of Zoning will contact the parties.

After the record is closed, the

Commission will make a decision on this case at one
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of its regularly scheduled monthly meetings. These
meetings are generally held at 1:30 p.m. on the
second Monday of each month and are open to the
public.

Any person who is interested in
following this case further may contact the staff to
determine whether this case is on the agenda of a
particular meeting.

You should also be aware that if the
Commission proposes to approve the application, the
proposed decision must be referred to the National
Capitol Planning Commission, NCPC, for a federal
impact review. The Zoning Commission will take
final action at a public meeting following receipt
of the NCPC comments, after which a written order
will be published.

I declare the hearing closed.

(Whereupon, at 11:18 p.m., the meeting

was concluded.)
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