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 P-R-O-C-E-E-D-I-N-G-S 1 

 6:30 p.m. 2 

  CHAIRMAN HOOD:  Okay.  I think it's 3 

time now, we can go ahead and get started.  4 

Good evening, ladies and gentlemen.  This is 5 

the Public Hearing of the Zoning Commission of 6 

the District of Columbia for Thursday, July 7 

30, 2009. 8 

  My name is Anthony J. Hood.  9 

Joining me are Vice Chairman Keating, 10 

Commissioner Schlater, Commissioner May and 11 

Commissioner Turnbull.  We're also joined by 12 

the Office of Zoning staff, Ms. Sharon 13 

Schellin, Office of Planning to my right, Mr. 14 

Lawson. 15 

  This proceeding is being recorded 16 

by a Court Reporter and is also webcast live. 17 

 Accordingly, we must ask you to refrain from 18 

any disruptive noises or actions in the 19 

hearing room. 20 

  The subject of this evening's 21 

hearing is Zoning Commission Case No. 09-06.  22 
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This is a request by Abdo New York, LLC for 1 

approval of a Consolidated PUD and Related Map 2 

Amendment for property located at 2001 New 3 

York Avenue, N.E. 4 

  Notice of today's hearing was 5 

published in the DC Register on June 12, 2009 6 

and copies of that announcement are available 7 

to my left on the wall near the door.  The 8 

hearing will be conducted in accordance with 9 

11 DCMR 3022 as follows: 10 

  Preliminary matters, applicant's 11 

case, report of the Office of Planning, report 12 

of other Government agencies, report of ANC-13 

5B, organizations and persons in support, 14 

organizations and persons in opposition, 15 

rebuttal and closing by the applicant. 16 

  The following time constraints will 17 

be maintained in this meeting:  The applicant 18 

60 minutes, organizations 5 minutes, 19 

individuals 3 minutes.  The Commission intends 20 

to adhere to the time limits as strictly as 21 

possible in order to hear the case in a 22 
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reasonable period of time.  The Commission 1 

reserves the right to change the time limits 2 

for presentations, if necessary, and notes 3 

that no time shall be ceded. 4 

  Upon coming forward to speak to the 5 

Commission, please, give both cards to the 6 

reporter sitting to my right before taking a 7 

seat at the table. 8 

  When presenting information to the 9 

Commission, please, turn on and speak into the 10 

microphone, first, stating your name and home 11 

address. 12 

  The decision of the Commission in 13 

this case must be based exclusively on the 14 

public record.  To avoid any appearance to the 15 

contrary, the Commission requests that persons 16 

present not engage the Members of the 17 

Commission in conversations during any recess 18 

or at any time. 19 

  The staff will be available 20 

throughout the hearing to discuss procedural 21 

questions. 22 
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  Please, turn off all beepers and 1 

cell phones, at this time, so not to disrupt 2 

these proceedings.  We have also been joined 3 

by Mr. Cochran, Office of Planning.  Also in 4 

the audience, we're happy to have our Chair 5 

and Vice Chair of the Board of Zoning 6 

Adjustment, Chairman Loud and Vice Chair 7 

Dettman.  Nice of you all to come and join us 8 

tonight. 9 

  So anyway, good to see you.  All 10 

right.  Let's -- would all individuals wishing 11 

to testify, please, rise to take the oath?  12 

Ms. Schellin, would you, please, administer 13 

the oath? 14 

  MS. SCHELLIN:  Yes.  Please, raise 15 

your right hand. 16 

  (Whereupon, the witnesses were 17 

sworn.) 18 

  MS. SCHELLIN:  Thank you. 19 

  CHAIRMAN HOOD:  Ms. Schellin, do we 20 

have any preliminary matters? 21 

  MS. SCHELLIN:  Staff would just 22 
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like to advise that we have received the 1 

Affidavit of Maintenance and it is in order.  2 

And I believe the only other preliminary 3 

matter we have are just the expert witnesses. 4 

  CHAIRMAN HOOD:  Okay.  Good 5 

evening, Ms. Prince. 6 

  MS. PRINCE:  Good evening, Chairman 7 

Hood and Members of the Commission.  I'm 8 

Allison Prince with Pillsbury Winthrop Shaw 9 

Pittman and I'm here tonight on behalf of Abdo 10 

New York, LLC, the applicant for the PUD and 11 

Rezoning Application that is before you 12 

tonight. 13 

  At the outset, I note that this is 14 

one of the most significant private 15 

assemblages of land in the District of 16 

Columbia.  The proposed investment is an 17 

opportunity to replace existing and blighted 18 

uses with an entirely new gateway neighborhood 19 

adjacent to the United States Arboretum and 20 

along one of the most prominent avenues in the 21 

District of Columbia. 22 
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  Significantly, this PUD will 1 

provide a Ward 5 -- a new Ward 5 neighborhood 2 

and will represent a substantial investment in 3 

the ward in the immediate proximity of the 4 

arboretum. 5 

  Why does this application offer 6 

such a unique opportunity?  Size.  This is a 7 

16 acre private assemblage which offers the 8 

ability to create a walkable mixed-use 9 

neighborhood.  Neighborhood creation in the 10 

eastern part of the city is one of the most 11 

fundamental goals set forth in the findings of 12 

the Homes for an Inclusive City, a study 13 

prepared by the Comprehensive Housing Strategy 14 

Task Force. 15 

  I should note that the task force's 16 

report is not just another study.  It's 17 

strategies were clearly carried forward into 18 

the 2006 Comprehensive Plan, particularly the 19 

housing element.  It also has provided 20 

important guidance to the D.C. Council in 21 

connection with its decision to increase the 22 
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Housing Production Trust Fund and to the 1 

Office of Planning in connection with the 2 

Inclusionary Zoning Initiative, which is about 3 

to go into effect as you know. 4 

  Location.  It is next to the 5 

arboretum.  The PUD site is along a major 6 

national gateway into D.C.  It is highly 7 

visible on a commercial corridor in an area 8 

specifically identified as an area for change 9 

in the 2006 Comprehensive Plan. 10 

  Current condition of the site.  As 11 

Jim Abdo will explain tonight, the site is now 12 

characterized by urban blight.  The 13 

application offers an opportunity for a total 14 

and complete transformation. 15 

  Community support.  The 16 

neighborhood fully supports this 17 

transformative opportunity.  As you are aware, 18 

many neighborhoods are afraid of change.  This 19 

neighborhood embraces change.  And I should 20 

note there is a letter from the ANC that may 21 

have not made its way into the record.  We 22 
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have copies.  And in addition, there is a 1 

letter from the Council Member, and you may 2 

not have that, so we can make copies as well. 3 

  This residential and retail project 4 

can happen only with this Commission's 5 

approval.  Currently, the 16 acre site is 6 

located in the C-M-1 Zone District where 7 

residential use is prohibited. 8 

  In recognition of the need for 9 

change at this location, the Comprehensive 10 

Plan was amended in 2006 to designate the PUD 11 

site as an area for land use change.  These 12 

amendments called for a land use that is 13 

entirely consistent with the proposed PUD.  14 

Mixed-use medium density residential, moderate 15 

density commercial. 16 

  As some Members of this Commission 17 

are aware, the applicant received approval for 18 

a different PUD for this site in early 2007.  19 

That PUD called for 8 110 foot buildings 20 

arranged around the perimeter of the site with 21 

a large open space in the center.  That PUD 22 
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had a density of 4.98. 1 

  Since that approval, the world has 2 

changed, but the desire and need to improve 3 

the strategic parcel of land in Ward 5 has not 4 

changed.  As a result of the changed economic 5 

circumstances, the applicant has revisited the 6 

original construction and finance approach and 7 

used this opportunity to improve the 8 

development plan. 9 

  The proposed development that is 10 

before you today is half as dense as the 11 

original PUD, yet has much more affordable 12 

housing.  It also has a more permeable, 13 

walkable and inclusive design and three 14 

publicly accessible streets that pass through 15 

the center of the site and connect it to the 16 

surrounding streets. 17 

  It also retains many of the 18 

important features of the original design, 19 

including ground floor retail, as well as a 20 

service road along New York Avenue, 21 

environmental improvements to the site, 22 
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including a commitment to sustainable design 1 

and significant new public open spaces. 2 

  In summary, the proposed project 3 

represents an opportunity with this 4 

Commission's approval to transform not only a 5 

site, but a neighborhood, to provide a model 6 

for other neighborhoods seeking relief from 7 

urban blight and seeking to replace lost 8 

population, to have an immediate significant 9 

impact on the supply of affordable housing in 10 

the District of Columbia and to offer a 11 

thoughtful well-designed plan for the entire 12 

16 acre site. 13 

  One item that I just need to bring 14 

up briefly before we begin, we have had a 15 

productive dialogue with DDOT over the past 16 

several weeks beginning in March, several 17 

months I should have said.  Yesterday, we 18 

received DDOT's report, which contains several 19 

recommendations, and we definitely want to 20 

continue a spirit of cooperation in working 21 

with DDOT and vice versa. 22 
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  We talked to DDOT today.  I do want 1 

to note that some of the recommendations are 2 

just simply not feasible for a project with 3 

this level of affordability, but this is what 4 

we can do.  We can unbundle the parking from 5 

the units, which will -- was requested by both 6 

OP and DDOT, so people will not be required to 7 

take a parking space with a unit.  The parking 8 

will be separately rented. 9 

  We will definitely go along with 10 

the recommendations regarding freight and 11 

transportation coordinators and Zipcars and 12 

will provide Zipcar spaces and bike spaces.  13 

But then there are several significant items 14 

that require further dialogue and we have 15 

every intention of having further dialogue, 16 

but we don't think these items are appropriate 17 

for inclusion in the order as conditions. 18 

  For example, with each phase of the 19 

project, we will study our parking and loading 20 

needs as they have proven themselves out in 21 

the previous phase and we will make 22 
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adjustments where necessary and come back to 1 

this Commission for modifications, if 2 

required.  That seems like a sensible and 3 

reasonable thing to do for a project that is 4 

going to proceed over a period of many years. 5 

  We will certainly look at improved 6 

pedestrian access to the A1 Building.  We will 7 

certainly work with WMATA to increase the 8 

accessibility and frequency of bus service to 9 

the site.  And we will look at all transit 10 

incentives. 11 

  What we don't want to do is give 12 

every initial occupant -- every initial renter 13 

a transit card that they may not use.  We 14 

don't want to buy incentive cards, transit 15 

cards for people that don't need them.  And we 16 

feel that we can work cooperatively with DDOT 17 

on all of these items and fully intend to do 18 

that. 19 

  But I have to emphasize that a 20 

project with his level of affordability and 21 

with this level of city funding, we need to 22 
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examine very closely additional burdens that 1 

we place on it, because, essentially, the city 2 

is going to be paying for those burdens.  But 3 

we have had a great relationship with DDOT on 4 

this project and we continue in that vein, we 5 

will continue in that vein with DDOT. 6 

  Before I begin with my first 7 

witness, Mr. Abdo, I need to qualify some 8 

experts.  I think they have been qualified by 9 

you before, but we're going to do it all over 10 

again for those who are new on the Commission. 11 

  Maurice Walters.  We submitted his 12 

very extensive resume with the prehearing 13 

statement.  Maurice has been qualified as an 14 

expert by this Commission many times, but 15 

certainly most recently in connection with the 16 

earlier version of the project on this site. 17 

  CHAIRMAN HOOD:  Okay.  Yeah, I was 18 

going to take it back so we can go down the 19 

list.  Let's just go down the whole list of 20 

you want to -- 21 

  MS. PRINCE:  Of all the experts? 22 
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  CHAIRMAN HOOD:  -- proffer.  All 1 

the experts.  And I think you also have some 2 

who are on standby just in case we have some 3 

questions.  So let's -- 4 

  MS. PRINCE:  Um-hum. 5 

  CHAIRMAN HOOD:  -- just go by the 6 

ones that you want to proffer. 7 

  MS. PRINCE:  Okay.  All the expert 8 

witnesses are:  Maurice Walters, Jami 9 

Milanovich of M.J. Wells, Sharon Bradley, who 10 

is a landscape architect, and Mary Ramsey, our 11 

civil engineer who is here really for 12 

questions. 13 

  CHAIRMAN HOOD:  Okay.  Colleagues, 14 

we have all those resumes behind Tab A. 15 

  COMMISSIONER MAY:  Just to clarify, 16 

it's just those four?  Because we've got more 17 

resumes than that. 18 

  MS. PRINCE:  Oh, we have two 19 

different civil engineers, but -- oh, I'm 20 

sorry.  The -- we gave you more architects 21 

than you -- than are here tonight to present. 22 
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 Maurice is the architect we are seeking 1 

expert qualification for. 2 

  COMMISSIONER MAY:  Just Maurice, 3 

okay. 4 

  CHAIRMAN HOOD:  Okay.  Anyone else? 5 

  COMMISSIONER MAY:  Okay.  That's 6 

fine. 7 

  CHAIRMAN HOOD:  Okay.  Anybody 8 

else?  Okay.  So all of them are accepted.  9 

And also, let me just -- I know, Ms. Prince, 10 

you mentioned about the DDOT, so as we get 11 

through this, we still may ask you something, 12 

because I saw some of the $50 rent reduction, 13 

some of those things. 14 

  MS. PRINCE:  Um-hum. 15 

  CHAIRMAN HOOD:  And I was just -- 16 

you know, once we get to that point, there's 17 

some questions we still may ask you even 18 

though you have elaborated already on the DDOT 19 

report. 20 

  MS. PRINCE:  Absolutely. 21 

  CHAIRMAN HOOD:  Let me also ask, is 22 
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there anyone here who is in support of this 1 

application?  I mean, from the neighborhood or 2 

something, who is in support, ANC?  Okay.  Is 3 

there anyone here in opposition of this 4 

application?  Okay.  Thank you.  Ms. Prince, 5 

we can go ahead. 6 

  MS. PRINCE:  I would like to 7 

proceed with Jim Abdo, our first witness. 8 

  MR. ABDO:  Yes.  Okay.  Thank you, 9 

distinguished Members of the Commission.  Mr. 10 

Chairman, thanks for having us.  By the way, I 11 

like the casual look that you've got going in 12 

the summer, but out of respect to you -- 13 

  CHAIRMAN HOOD:  You don't like it 14 

as much as we do. 15 

  MR. ABDO:  Out of respect to you, 16 

we are in our suits and ties.  I would much 17 

prefer to be wearing what you are right now. 18 

  I'm Jim Abdo, the President and CEO 19 

of Abdo Development.  With me to my left here 20 

is Eric Price, who is our Senior Vice 21 

President. 22 
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  I thought it might be helpful 1 

because we know some of you and we have been 2 

before this Commission before, but some of you 3 

are new and we haven't been in front of some 4 

of you before.  To give you a little 5 

background on who we are as we roll into this 6 

project, to just give you a flavor of what 7 

Abdo Development is all about. 8 

  Do we want to turn this light down 9 

or is that not something we should do?  Can we 10 

do that just so that -- we have got some very 11 

expensive, pretty pictures that we have paid 12 

for and we would like you to get the full 13 

effect of those if possible. 14 

  Wow, that's a lot, okay.  Our 15 

company is a District-based company, that's 16 

something that we are very proud of.  Our 17 

offices are right here in the District of 18 

Columbia located on 14th Street.  We build 19 

almost exclusively in the District of 20 

Columbia.  We have been here for well over a 21 

decade, close to 15 years now. 22 
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  We are sort of known as a group 1 

that goes where other people won't go.  We are 2 

willing to take chances on transitional 3 

neighborhoods that other people don't.  We led 4 

the revitalization of 14th Street, Logan 5 

Circle, H Street, P Street, other areas long 6 

before they were fashionable to be there. 7 

  We sort of cut our teeth on being 8 

preservationists.  We are very adept at 9 

adaptive reuse and historic preservation.  But 10 

we also have significant experience in 11 

developing new buildings that are sensitive to 12 

existing neighborhoods. 13 

  LSDBEs is -- that's an acronym that 14 

has sort of gone by the way.  It is now CBEs, 15 

that's something that we take extremely 16 

seriously, probably more so than any other 17 

development group or any other construction 18 

company in the city.  And we are going to talk 19 

to you more about that, what we have done as 20 

an LSDBE, what we are as an LSDBE as a company 21 

and what we intend to do with this project. 22 
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  We are adamant about hiring from 1 

within the communities where we work.  90 2 

percent of our work force is District 3 

residents and we're going to give you some 4 

examples of that later on.  And at the end of 5 

the day, we simply add value to every 6 

neighborhood that we go into and we do it with 7 

a conscience.  We care about the city and we 8 

care about the neighborhoods that we work 9 

within. 10 

  We're going to show you very 11 

quickly some of the projects that we have 12 

done.  This is at 13th and N Street, a building 13 

that was off the power grid for 22 years that 14 

was -- we brought on line long before the 15 

Convention Center came around.  This building 16 

was so successful it was actually featured on 17 

national television on a show called -- on 18 

HGTV on a show called Dream Builders for its 19 

positive impact on the community. 20 

  This is a building that helped 21 

bring Whole Foods to P Street, that was a 22 
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distressed vacant apartment building that we 1 

transformed into luxury condominiums.  We set 2 

records on price per square feet for this 3 

building.  This shows you sort of the 4 

conditions that we inherit and what we, at the 5 

end of the day, are able to create there. 6 

  This is a building some of you may 7 

recognize.  This is the O'Brien School 8 

District property located in Southeast D.C. up 9 

on Independence Avenue, vacant and abandoned 10 

for about 7 years.  I should qualify the term 11 

abandoned, because there were about 1,000 12 

pigeons that actually lived in this building 13 

when we took it over. 14 

  When we completed this, we set 15 

records on price per square foot and helped 16 

transform that corridor of the city.  These 17 

were some of the conditions that we inherited. 18 

 This is the finished product there today. 19 

  We talked a little bit earlier 20 

about how we were able to build from the group 21 

up.  This is vacant land that we took on, an 22 
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entire city block, in Arlington, Virginia.  1 

This is as far away from the District as we 2 

have ever gone, .8ths of a mile from Key 3 

Bridge, so we will spread out a little bit, 4 

but not too far. 5 

  This is an entire city block that 6 

we completed.  We won the Washington Business 7 

Journal award for the top multi-family 8 

development in the region with this building. 9 

 And we also won the Delta award for the top 10 

residential building for 2007. 11 

  Our co-applicant here is Broadway, 12 

The Broadway Group along with Abdo Development 13 

and some of you were on the Board, Board 14 

Members of the Commission, when we brought you 15 

the PUD there pictured.  That was the old 16 

Capitol Children's Museum.  And with your 17 

assistance, we were able to take that through 18 

a PUD process and deliver about $150 million 19 

project that acted as a complete catalyst for 20 

the -- for H Street's redevelopment. 21 

  If you go down to H Street today, 22 
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there is a complete renaissance taking place 1 

there.  None of that was happening until we 2 

came to you with this idea and you helped us 3 

launch this project.  This was the old Capitol 4 

Children's Museum.  This is what it looked 5 

like when we took it on.  We were the 6 

architects of record on this.  We have won the 7 

Delta awards for historic preservation for 8 

this project.  And the buildings, the towers 9 

that you helped us get designed and approved 10 

were executed by Broadway and the historic 11 

components on the site were executed by Abdo 12 

Construction and Abdo Development. 13 

  And again, the finished product 14 

there helped lead the renaissance and the 15 

transformation of H Street, which today is 16 

thriving as a result of us bringing residents 17 

to that very important corridor. 18 

  So Abdo and Broadway have the 19 

wherewithal.  We have the knowledge.  We have 20 

the commitment to this city to execute on the 21 

project that you have before you today.  We 22 
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are very much committed to the District of 1 

Columbia and we have proven to you that we do 2 

what we say we're going to do. 3 

  With that, we want to move to the 4 

site that is of such importance to us, which 5 

is the gateway of New York Avenue and 6 

Bladensburg Road.  And you will notice the two 7 

bullets here that say legal activities and 8 

illegal activities. 9 

  We want to sort of let you 10 

understand what this neighborhood has had to 11 

deal with with this site, this very important 12 

gateway site.  There are uses that are taking 13 

place there today that we feel are completely 14 

under-utilizing the importance of this site.  15 

And these are legal activities like junk yards 16 

and a strip club and gas stations. 17 

  There is a charter school which 18 

will stay, but there is a lot of other uses 19 

out there that are taking place that we feel 20 

completely undermine the integrity of this 21 

site and really act as a detriment to the 22 
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residences that are around it. 1 

  We see this going in a much 2 

different direction to create something that 3 

is very vibrant and really speaks to what 4 

Washington, D.C. is all about. 5 

  The illegal activities in and 6 

around this site are significant with a 7 

variety of different dangerous activities that 8 

have taken place.  In fact, what we have here 9 

on the next slide is an FBI report of a press 10 

release where on this site at 1960 Montana 11 

Avenue, 220 pounds of cocaine and $900,000 12 

worth of cash were seized within the last 3 13 

years. 14 

  So this is where that took place.  15 

After that drug bust took place, the building 16 

was then set on fire by an arsonist.  And this 17 

is the type of thing that this community has 18 

had to deal with year in and year out, not 19 

just the crime, but just the blight. 20 

  And what we think and what we see 21 

is an opportunity to transform this 22 
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permanently and really give the nation's 1 

capital the gateway that it deserves.  And one 2 

of the best ways to understand why we feel 3 

that this site is so valuable and so important 4 

is to go to outer space and just look at where 5 

this site is, what it is adjacent to and why 6 

it truly is our gateway. 7 

  This is New York Avenue coming in 8 

to Washington, D.C.  We have all been down 9 

this road multiple times and this is the very 10 

first traffic light that you come to that sort 11 

of announces to you welcome to Washington, 12 

D.C.  You have arrived in the nation's 13 

capital. 14 

  And you get there and what do you 15 

see?  Again, strip clubs, chop shops, junk 16 

yards, that to me is not the way we want to 17 

welcome people into our nation's capital.  But 18 

beyond that, look at what we're surrounded by 19 

with this very important site.  A beautiful 20 

green space that involves the National 21 

Arboretum, the National Aquatic Gardens, the 22 
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Langston Gold Course, this is truly an 1 

opportunity to bring people and a community to 2 

this wonderful asset. 3 

  We have a vision that we think 4 

makes a tremendous amount of sense, but in 5 

order for you to fully embrace our vision, we 6 

think it's important for you to understand a 7 

little bit about where we were the last time 8 

we came before you and to talk about our 9 

previously approved PUD. 10 

  And Allison Prince talked about why 11 

we are here we are -- why we are where we are 12 

today versus then.  We showed you a PUD that 13 

involved 8 110 foot tall buildings with 14 

structured underground parking, concrete 15 

construction and a very private and enclosed 16 

site plan with a 3.5 acre central park. 17 

  The reality is in this market this 18 

can't happen.  It simply won't happen.  And 19 

rather than walk away from this opportunity 20 

and give up 16 acres that we spent years to 21 

put together, we met with the District 22 
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Government and they said Jim, Eric, please, 1 

don't walk away from this site.  It's too 2 

important to the city and we need to partner 3 

with you and come up with a way to make this a 4 

reality for the nation's capital and for this 5 

great city of ours. 6 

  And that's how we got to where we 7 

are today.  We were working with the District 8 

Government to come up with a program that 9 

makes sense, that we can build, that provides 10 

for work force housing, that provides for 11 

affordable housing. 12 

  And at the end of the day with 13 

Maurice and with all of our other individuals 14 

that were part of our development team, we 15 

have come up with a plan that we're even more 16 

proud of, a more transparent opportunity, a 17 

more sort of new urbanist approach to this 18 

site, one that welcomes people from all over 19 

the community into the site that has 20 

components to it that allow for community 21 

gathering places, that allow us to maintain 22 
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the retail street along New York Avenue to 1 

attract new retail to this gateway site. 2 

  So we think we have kept the very 3 

best things about this site.  We have lowered 4 

the density and we have increased the amount 5 

of work force and affordable housing that will 6 

happen at this important gateway site. 7 

  I'm going to let Maurice Walters 8 

now take over and give you more details about 9 

how we intend to build this and what it will 10 

look like. 11 

  MR. WALTERS:  Thanks, Jim.  Thank 12 

you and it's an honor to be here to be part of 13 

this team for this very important project for 14 

the District of Columbia.  When we were here 15 

for the set down hearing recently, we heard 16 

you, the comments you had and hopefully -- we 17 

feel we have worked very hard to respond to 18 

them. 19 

  Specifically, the things we heard 20 

were add variety to the building facades, vary 21 

the roof lines, you would like to see 22 
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additional detail on the facades, refinement 1 

of the exterior materials.  We have material 2 

boards for you.  Additional drawings of the 3 

alleys and the garages, you will see those in 4 

the submission. 5 

  Development of the central plaza, 6 

we have new renderings as well as some 7 

examples of some previous work. 8 

  Getting into that, with Torti 9 

Gallas as part of the team, I was formally a 10 

principal of The Ellington at 13th and U, a 11 

mixed-use building, similar in uses to this 12 

project, Columbia Heights, Victory Heights an 13 

affordable low-income senior building, the 14 

market rate buildings for Donatelli, Arthur 15 

Capper Carrollsburg, a low-income senior 16 

housing just south of Capitol Hill and some 17 

mixed-use buildings in Bethesda recently 18 

completed and multi-family buildings in 19 

Bethesda. 20 

  As Jim mentioned, you know, the 21 

vision we are very excited about it.  We think 22 
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the one -- the kind of one strong idea from 1 

the original scheme was the frontage road with 2 

the retail on it and we'll talk about -- I'll 3 

talk about the retail first. 4 

  We have almost 70,000 square feet 5 

of retail along New York Avenue starting -- in 6 

case anybody is new to it, we refer to it as 7 

three blocks, A, B and C and then four 8 

buildings on each block.  So starting with the 9 

A1 Building at the intersection of Montana and 10 

Bladensburg, about 25,000 square feet of 11 

retail.  And then another 22,000 and 22,000 12 

adding up to the 69,000. 13 

  Also, around the corner on Montana 14 

the grade rises fairly steeply, so we have a 15 

separate smaller bay of retail that is 16 

elevated higher and you can start to make out 17 

in this rendering how the grade is flying up 18 

there.  So there is a smaller piece continuing 19 

around Montana. 20 

  The red dots are showing where you 21 

can find parking if you are coming there, not 22 
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as a pedestrian.  The front -- you enter on 1 

the frontage road.  There will be parallel 2 

spaces along there or you can start to come 3 

into the site.  There is service alleys here 4 

and here as well.  Well, actually service and 5 

parking alleys as well as the new street that 6 

we call the A Street that enters in the 7 

middle. 8 

  So when you are back there, you can 9 

enter a retail garage here or off the alley 10 

you can enter a retail garage here and a 11 

retail garage here as well as a small surface 12 

lot for employees and there are some spaces on 13 

the alley for additional retail parking. 14 

  There's a section.  Okay.  Here is 15 

a little section through one of those 16 

buildings where you see the relationship of 17 

the retail and then the parking for the retail 18 

is directly behind it with the alley behind 19 

that. 20 

  A circulation diagram.  As I 21 

mentioned, we have the access road that comes 22 
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in off of New York that is one-way with 1 

parking.  From that you can come into the 2 

alleys, into the main A Street, back into the 3 

alley there, start to branch out and come into 4 

the different retail garages. 5 

  We also have the three -- the 6 

majority of the residential parking in the 7 

three above-grade garages, one here, here and 8 

here.  They are access off of the alleys back 9 

there.  And then the three kind of major 10 

compositional pieces, the new streets that 11 

come in, one perpendicular to each of the 12 

three major streets. 13 

  They converge in a traffic circle 14 

and we'll talk about that later, the design of 15 

that.  And then there is another service alley 16 

that accesses the garage below-grade parking, 17 

the street access to below-grade parking. 18 

  Next.  The site has a lot of 19 

topography on it.  It rises about 45 feet from 20 

the low point here up to the high point here 21 

and there should be a section that will come 22 

Board of Zoning Adjustment
District of Columbia

Case No. Transcript
null

Board of Zoning Adjustment
District of Columbia

Case No. Transcript
null

Board of Zoning Adjustment
District of Columbia

Case No. Transcript
null

Board of Zoning Adjustment
District of Columbia

Case No. Transcript
null



 

 

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

 
 
 36

up here and illustrate that. 1 

  This is the section that runs from 2 

New York Avenue up to Bladensburg.  You can 3 

see the retail buildings.  We just discussed 4 

the alley.  The A garage which is the tallest 5 

garage at 5 stories, the other ones are 6 

smaller, it is sitting into the grade.  When 7 

it gets into the courtyard there is only 4 8 

stories, a courtyard, a 5 story residential 9 

building, a new -- the new street coming 10 

through here with a 70 foot right-of-way, new 11 

5 story building, a courtyard, then this much 12 

smaller C garage at three levels or 2 stories 13 

and then a 5 story building going out on to 14 

Bladensburg. 15 

  Oh, actually, I'm sorry, one other 16 

quick point I wanted to make on this slide.  17 

You are seeing the retail parking, also the 18 

other residential buildings have small amounts 19 

of parking in the podium of them, given the 20 

grade. 21 

  Okay, next.  Upper level.  You are 22 
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looking at the upper retail and then you are 1 

starting to see the full residential floors of 2 

the 10 buildings that are located throughout 3 

the site.  Another section, again, showing how 4 

the site steps up.  This is the B garage, 3 5 

stories or four levels to the alley.  And then 6 

when it gets into the courtyard it is only two 7 

levels or 1.5 stories.  And then you see one 8 

of those in-grade podium garages that is in 9 

that building and then a courtyard setback 10 

going out to Bladensburg. 11 

  Okay.  Up to the typical floor 12 

plans, double loaded apartment buildings with 13 

corridors.  There are moments, special moments 14 

like in this building where it carves back to 15 

look out to the street. 16 

  Next.  Amenities.  We think we have 17 

got a really nice package of public and 18 

private amenities designed into the site that 19 

we would like to show you.  There is -- 20 

starting with just the reconfiguration of the 21 

site that Jim mentioned. 22 

Board of Zoning Adjustment
District of Columbia

Case No. Transcript
null

Board of Zoning Adjustment
District of Columbia

Case No. Transcript
null

Board of Zoning Adjustment
District of Columbia

Case No. Transcript
null

Board of Zoning Adjustment
District of Columbia

Case No. Transcript
null



 

 

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

 
 
 38

  Currently, there is 41 curb cuts on 1 

the site.  A lot of traffic conflict as well 2 

as not a very nice pedestrian environment.  3 

With this scheme, we are taking it down to 9 4 

curb cuts.  The three coming off of the access 5 

road, two alley cuts and one street, two alley 6 

cuts and one street.  So a much nicer 7 

pedestrian environment, much nicer for 8 

vehicular traffic also. 9 

  The open space.  We have over 5.62 10 

acres of public and private open space on the 11 

site.  The lighter tan color indicates the 12 

public open space.  The green the private open 13 

space.  And there is four public spaces that I 14 

think were noteworthy of talking about. 15 

  The first one being out here where 16 

the A Street comes out to New York.  We have 17 

carved the buildings back to modulate the 18 

massing and make them more interesting, but 19 

also just create additional kind of outdoor 20 

areas for seating and cafe.  And they are 21 

arranged symmetrically with textured paving 22 
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connecting them on the street. 1 

  So you get kind of a larger plaza 2 

reading out on New York Avenue.  It also helps 3 

to invite people into the community. 4 

  Next.  And New York -- at the 5 

intersection of New York and Montana, a very 6 

busy intersection, we have pulled the building 7 

back.  The retail comes out and is curved in 8 

this base and then the housing steps back 9 

farther behind it, but there is a lot of space 10 

for public. 11 

  We have an outer sidewalk, but 12 

nicely buffered with landscaping from the busy 13 

street and then an inner sidewalk for walking 14 

along the building, so really a surplus of 15 

space.  Additional landscaping leading into 16 

the retail street there. 17 

  At the intersection of Montana and 18 

Bladensburg, there is a triangular piece 19 

there.  We have pulled the building back and 20 

blunted the corner of it to create a 21 

triangular park there.  It will be accessible 22 
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for the public.  There is pathways leading in 1 

off the sidewalk, a cobbled terrace, a little 2 

water feature and a seating wall/fence to be 3 

used by the public. 4 

  There is a little low wall with a 5 

rain garden behind it that will kind of 6 

separate that and screen, just give some 7 

visual privacy to the dwelling units that 8 

occur back behind that. 9 

  Okay.  And then the last kind of 10 

public amenity is the one that I think we are 11 

almost excited about is the central plaza.  We 12 

heard you guys talk about we needed to show 13 

more development.  We think we hopefully have 14 

achieved that. 15 

  The three roads converge and there 16 

is a small fountain that will be shielded by 17 

bollards.  Cars can still move around it, but 18 

it will calm traffic there, let you know that 19 

you are in kind of a special region.  Instead 20 

of curbs, we are proposing kind of a rolled 21 

curb delineation or even a curbless 22 
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delineation with little bollards that will 1 

separate the roadway. 2 

  And then Sharon Bradley, the 3 

landscape architect, has proposed a really 4 

wonderful little design of metal strap benches 5 

between those.  That will separate the cars.  6 

It will give a nice pedestrian amenity.  These 7 

are 70 foot right-of-ways and then we open up 8 

to 120 feet across the plaza by about 200 9 

feet. 10 

  And then weekends and special 11 

conditions, we can put in temporary barriers 12 

just like you might get on 9th Street at the 13 

festival or the market day on Thursday and 14 

close it down and bring in farmers, vendors, 15 

artisans to set up on the street.  We have 16 

diagrams that show how we might set up the 17 

tents and line them up in there.  And it 18 

becomes a really special little pedestrian 19 

environment for the community. 20 

  Both the residents who live here 21 

and the larger community will be welcome to 22 
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come in and enjoy it.  Also, we have the 1 

opportunity, if we would like, there is a 2 

slight -- a gentle grade drop down to New York 3 

and we could even set it up with a performance 4 

stage, have outdoor seating, just a really 5 

nice opportunity. 6 

  If you remember from the 7 

circulation, we can close that down and the 8 

residents still have access through the alleys 9 

to their garages and parking.  So it won't 10 

hamstring the circulation of the site. 11 

  Internal amenities.  For the 12 

residents in the A1 Building, we have located 13 

about a 4,000 square foot day care for use by 14 

the families on the site, as well as a 4,000 15 

square foot health club for exercise for the 16 

residents. 17 

  Also, sustainability.  We will 18 

comply with the green communities criteria, 19 

which is really geared toward multi-family 20 

housing.  And there is a variety of ways we 21 

are going to do that.  High efficiency 22 
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mechanical systems, very energy efficient 1 

lighting, low flow plumbing, both showerheads, 2 

dual flush toilets, energy efficient washer 3 

and dryers that both reduce the energy 4 

consumption for the residents, but also the 5 

water consumption is really important, 6 

especially for affordable housing. 7 

  And lastly, we have a lot of flat 8 

roofs.  We can do cool roofs on it.  And here 9 

you see just an image showing through infrared 10 

photography the difference between kind of a 11 

black dark paving area with the heat in summer 12 

that absorbs versus a cool roof with the lower 13 

temperatures. 14 

  The rain garden.  Sharon has 15 

designed in a series of rain gardens and are 16 

private and public landscaping areas.  In this 17 

courtyard, you can see an idea and here is an 18 

illustration of one at a campus in Oregon 19 

where the rain comes down, it is kind of 20 

celebrated through an architectural channel 21 

and then flows into an area where it 22 
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percolates into the soil. 1 

  And then lastly, on sustainability, 2 

I think the most important thing is that this 3 

is a lively mixed-use, mixed-income 4 

neighborhood.  The residents will be able to 5 

spend a lot of their time there and take care 6 

of their lifestyle needs and not have to 7 

traverse the city, you know, a larger 8 

distance. 9 

  Getting into the details of the 10 

buildings, Dave is going to bring up some 11 

material boards or we can pass around if you 12 

want to kind of see the materials in detail.  13 

Starting with the A1 Building -- the buildings 14 

around the perimeter are kind of larger in 15 

scale to react to the bigger streets.  And 16 

then as we get in, they become more finer 17 

grain on the inside. 18 

  The A1 is set up with a couple of 19 

prominent towers setting up the corners and 20 

then a pattern of bays and kind of a rich 21 

brick pattern, next slide, of three bricks. 22 
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  Next slide.  Okay.  Okay.  Three 1 

bricks, a lighter -- the main body a lighter 2 

kind of creme colored brick and then darker 3 

spandles and then bands of white up at the 4 

top, loosely inspired by the Hecht's 5 

Warehouse, art deco architecture nearby with 6 

strong horizontals and verticals. 7 

  At the bottom at the retail base, 8 

we have a strong canopy to receive the signage 9 

with a series of architectural column covers 10 

that are conical in shape giving a unique 11 

retail character to that building. 12 

  Next.  Okay.  The next two 13 

buildings, the A2 and B1 Buildings, along New 14 

York Avenue, they are kind of a couplet of 15 

buildings that are similar that have minor 16 

variations in them to make the streetscape 17 

more interesting, a really rich red brick 18 

pallet, next, of this kind of rustic red brick 19 

with flashing in it.  A lot of character. 20 

  And then bringing through its 21 

stripes of dark -- a darker flash brick that 22 
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is similar to the brick in it, giving it a lot 1 

of character.  And then using that flash brick 2 

to set up a series of reveals to give 3 

interest.  I think these buildings really have 4 

a nice character and there is kind of loosely 5 

inspired by what you see in the old brick 6 

kilns just down the road on Bladensburg where 7 

you have a series of metal strapping on the 8 

kilns and they create this kind of pattern. 9 

  Okay.  Moving into the site, the A3 10 

and B2 Buildings are the two buildings that 11 

flank the central plaza.  These are all 12 

residential buildings, 5 stories in scale.  13 

They have this really strong base, metal, and 14 

top arrangement to them, masonry up through 15 

the fourth floor with a lot of detailing and 16 

cast stone banding here to the bottom cast 17 

stone, heads and sills on the windows. 18 

  And then the bay window -- there is 19 

a series of beveled bay windows.  They are 20 

gathered with a little porch covering and a 21 

colonnade to create individual entries to the 22 
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units on those streets.  We want to really 1 

activate those internal streets in there and 2 

get the residents out onto them. 3 

  The C1 Building, the building that 4 

fronts onto the plaza, it rises to its full 5 

five stories at the end of the plaza and then 6 

as it moves around to the sides, it steps down 7 

in scale on the side streets with the top 8 

floor in dormers.  And then getting into the 9 

central courtyard, we flank that with a couple 10 

of turrets to set up the kind of nice space of 11 

the green courtyard. 12 

  Again, this building, the units 13 

having individual stoops and entries where the 14 

people can come in directly to their unit and 15 

sit out on the stoops and enjoy the 16 

streetscape. 17 

  The C2 Building out at Montana and 18 

Bladensburg, kind of moving back up in scale, 19 

it's out on the perimeter streets, a series of 20 

pavilions with little reveals and a very 21 

strong bracketed cornice at the top to give it 22 

Board of Zoning Adjustment
District of Columbia

Case No. Transcript
null

Board of Zoning Adjustment
District of Columbia

Case No. Transcript
null

Board of Zoning Adjustment
District of Columbia

Case No. Transcript
null

Board of Zoning Adjustment
District of Columbia

Case No. Transcript
null



 

 

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

 
 
 48

definition and also just to shade those top 1 

floors from the south and the west sun. 2 

  And then the blunted corner at the 3 

park set up with a series of kind of 4 

abstracted turrets giving more visual 5 

interest.  A darker colored brick with the 6 

dark mortar really giving that building a 7 

unique character.  More kind of industrial 8 

character. 9 

  The A4 and B3 Buildings, two 10 

similar buildings, that sit on opposite 11 

streets, their defining character is a green 12 

entry courtyard in the middle and that is 13 

flanked with a pair of pavilions.  The roof 14 

articulation that we heard you talk about and 15 

we're bringing back, this building has a 16 

series of hipped roofs at the top of it giving 17 

it a unique character and a very strong 18 

cornice line. 19 

  Here is an elevation of it 4 20 

stories of masonry with cast stone accents.  21 

The top floor and a fiber cement panel and the 22 
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strong cornice and the shingle roofing up on 1 

the top. 2 

  The last outside building, the C3 3 

Building, a unique building on the site with a 4 

very rich textured earthy kind of brick, a 5 

light colored brick with a really great 6 

texture on it, 4 stories, again a fiber cement 7 

panel top floor with a strong bracketed 8 

cornice at the top to give it visual interest. 9 

  And then last -- the last facade 10 

type end and the internal amenities would be 11 

the courtyards within the building.  Here we 12 

have an illustration of the A courtyard.  The 13 

courtyards will have buildings on most of the 14 

sides and then they will show a garage on one 15 

of the sides. 16 

  In this case, you see the 4 stories 17 

of the A garage that rises up and then you see 18 

the 5 stories of the buildings.  And those are 19 

rendered in siding predominately.  Here is an 20 

illustration of the B2 Building in the 21 

courtyard using a flat panel at the very base 22 
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up to a water table, a lap siding of a color 1 

and then going in the second through the 2 

fourth floor with another lap siding and then 3 

giving it modulation in the horizontal 4 

dimension. 5 

  Again, similar to the interior of 6 

the Arthur Capper Senior Building at Capitol 7 

Hill.  And then a strong line at the sill of 8 

the third floor and then another flat panel 9 

texture on the top floor helping to break up 10 

that interior. 11 

  The last interior feature would be 12 

the terraces, the elevated terraces at top of 13 

the retail parking on the A2 and B1 Buildings. 14 

 This view is taken in the A2 Building looking 15 

towards the east.  Around the back you are 16 

seeing where the alley would be over here at 17 

the back of the A garage and then the back of 18 

the A3 Building. 19 

  So you have 60 feet from the 20 

building face to the edge of the terrace and 21 

then another 40 feet to the garage, a total of 22 
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100 feet across there.  Within this, we have 1 

individual amenities for the units.  They have 2 

their own private terraces for the units.  And 3 

then the larger public of the building can 4 

also come out here and enjoy the landscaping. 5 

 And these are also south facing, so they will 6 

get quite a nice lighting in them. 7 

  Okay.  With that, I think we'll 8 

turn it back over to Jim. 9 

  MR. ABDO:  Thank you, Maurice.  10 

I'll tell you if there is one thing that we 11 

agreed with OP and with you all about it's 12 

that the last thing that we were going to 13 

build was the projects, because it's a large 14 

affordable program, a large work force 15 

program, the last thing that we were going to 16 

allow this project -- this development to be 17 

is something that just looked like a 1970 18 

Section 8 Project Development. 19 

  And I think you can see from what 20 

Maurice showed you we put a lot of thought, a 21 

lot of attention into the fabric that we are 22 
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putting into this, into the styles of these 1 

buildings and the uniqueness and character of 2 

each one of them.  And it's something that we 3 

are very proud of. 4 

  One of the other things that we 5 

talked about earlier is LSDBE and CBE and our 6 

commitment to that and job creation and we 7 

want to speak to that a little bit, because 8 

provided this project goes forward, we're 9 

going to be the GC on this.  We're not looking 10 

for some, you know, out-of-town development -- 11 

construction company to come in here. 12 

  It's going to be done by a CBE firm 13 

that's located right here in the District of 14 

Columbia and that hires District residents.  15 

Currently, that site, that entire 16 acres 16 

employs about 50 people, that's it.  With this 17 

program, we're going to create about 2,300 18 

jobs. 19 

  A lot of construction jobs, 159 20 

permanent jobs and then about another 560 21 

spinoff jobs through the construction process. 22 
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 And these are 2,000 jobs that are going to be 1 

ongoing for about a 7 year period.  And we are 2 

adamant that it's these District residents 3 

that fill these jobs. 4 

  And we know how to make that 5 

happen, because we have done that everywhere 6 

we have gone before.  And one of the ways we 7 

have done it is by building an LSDBE incubator 8 

or a now CBE incubator.  We are the only 9 

development firm and the only construction 10 

company in the city's history that has done 11 

this. 12 

  We are 100 percent leased and by 13 

the way we leased this at below market rates. 14 

 We self-subsidize this CBE or this incubator 15 

to be able to bring firms into the District to 16 

help us build our vision.  And if you look at 17 

our work force and the people that we have 18 

brought on, they are truly reflective of the 19 

city as a whole, African-American, Asian, 20 

Hispanic. 21 

  If you go to the next slide, this 22 
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is just a small cross-section of the people 1 

that work for us.  These people come from the 2 

neighborhoods.  We have given them good jobs. 3 

 We have put them through apprenticeship 4 

programs.  And we have given them skills that 5 

are going to last them the rest of their 6 

lives. 7 

  And we are going to be able to 8 

expand this program significantly through a 9 

project of the scale and size of what we are 10 

talking about at New York Avenue and 11 

Bladensburg.  And it's something that we are 12 

very proud of.  We are not again just about 13 

building buildings, we are about employing 14 

people and keeping these dollars in the 15 

District of Columbia.  It's very important to 16 

us. 17 

  And with that, I'll let Eric Price 18 

continue to talk to you about tax benefits. 19 

  MR. PRICE:  Thank you.  I'll just 20 

quickly go through some of the tax benefits.  21 

I had the analysis done for -- by Partners for 22 
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Economic Solutions, formerly Anita Morrison 1 

was Bay Area Economics, she did the analysis 2 

for us the first time.  We asked her to look 3 

at this program. 4 

  It is approximately, a 7 year 5 

build-out over the program, so there are a one 6 

time revenue benefits and then there are long 7 

time benefits.  I think the main thing here 8 

that really shows up is that this is what is 9 

generated from the site today, based on the 10 

current zoning and the current uses and we see 11 

those benefits going up to over $9 million on 12 

an annual basis going forward. 13 

  Go to the next slide.  The other 14 

thing that I want to talk about in a little 15 

bit more detail is the affordable program that 16 

we have been discussing with the city.  We 17 

have been in discussions with the city as Jim 18 

pointed out at the beginning for several 19 

months negotiating a program that makes sense 20 

for the location, that makes sense from a 21 

financing point of view and makes sense for 22 
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the neighborhood, obviously. 1 

  And what we are looking at right 2 

now is a program that at least 450 of the 3 

units would be targeted at 60 percent or below 4 

based on the type of financing tools we may 5 

use.  There could be another 320 units that 6 

will be -- certainly, there will be another 7 

320 units targeted towards 80 percent or 8 

below.  And that percentage in terms of 9 

actually setting that as the limit is being 10 

discussed, too, on some of the particular 11 

buildings, which I'll walk you through as we 12 

sort of look at it. 13 

  The last part of this would be a 14 

market rate component.  That market rate 15 

component we think will be at about 100 16 

percent of AMI.  It might go as high as 120 17 

percent.  So just not to talk in percentages, 18 

if AMI is $90,000 at any particular point, 19 

then we're talking about at 60 percent or 20 

$54,000, a family at that or below 80 percent 21 

$72,000, and 100 percent would be at $90,000. 22 
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  Next slide.  This is the program 1 

that we have been discussing with the city 2 

currently in terms of how we would structure 3 

this work force housing program.  I want to 4 

just add a caveat that some of this could 5 

change a little bit just in terms of which 6 

buildings are programs with federal dollars. 7 

  And there is really two sources 8 

that we are looking at to do this.  The two 9 

sources are 9 percent low-income housing tax 10 

credits.  The second source is taxes in bonds. 11 

 The Taxes in Bond Program works.  There is 12 

really two methods to it.  One is to have 20 13 

percent of the units at 50 percent of the AMI 14 

and then the rest can be market rate. 15 

  The other way to structure taxes in 16 

bond is to have 40 percent of the units at 60 17 

percent of the -- or below the AMI.  The 18 

benefit of the 9 percent credit is that you 19 

can sell those credits on eligible costs for 20 

the buildings.  You bring in equity from 21 

corporations, other high net worth 22 
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individuals.  The same is true for the Taxes 1 

in Bond Program which provides for some more 2 

affordable debt and a level of equity that you 3 

can bring in through the sale of credits. 4 

  The way we are structuring it right 5 

now is the first two buildings, Building A1 6 

and Building A2 could possibly be 9 percent 7 

credit deals.  That means that all of the 8 

units in these two buildings, 100 percent of 9 

them, will be with families at 60 percent or 10 

below the area mean income. 11 

  Then we are looking at the 12 

following five buildings which you see in 13 

purple all being tax exempt bond deals that we 14 

would put together.  When I said that 15 

something could change, one of the things that 16 

we had been talking about because there is a 17 

limit to the amount of 9 percent credits that 18 

are available, you might have A1 become 9 19 

percent credits. 20 

  You may have B1 become 9 percent 21 

and maybe this becomes tax exempt bonds.  But 22 
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the overall mix that I have given you tonight 1 

is sort of what we are looking at. 2 

  The other thing I want to come back 3 

to when I say targeting, as I said, the 4 

buildings in purple, which are the tax exempt 5 

bonds, those units that are not -- do not have 6 

to statutorily be kept at a particular 7 

percentage AMI, they can actually go to 8 

market. 9 

  We could also artificially set them 10 

for the purposes of the analysis we have done 11 

with the city and the proforma that we have 12 

proposed which showed all of those rents going 13 

at about 80 percent, based on 80 percent of 14 

the AMI. 15 

  And then as I said in the last 16 

phase of this, then this would be a market 17 

rate component which we believe would probably 18 

be about at 100 percent of the AMI. 19 

  You can go to the -- this sort of 20 

shows that -- the phasing.  One thing that 21 

when Jim was talking earlier when we went to a 22 
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different program, that program did arise out 1 

of a lot of discussions over the last 2 to 3 2 

years of what was financiable and also how do 3 

we build this neighborhood and build this 4 

neighborhood quickly? 5 

  And so if you remember in the 6 

earlier proposal, we had very large buildings. 7 

 They were 400 units, 500 units.  These 8 

buildings go from about 130 units to about 165 9 

units in each one.  They are efficiencies 10 

through three bedrooms.  The affordability 11 

issue I should say, and I should have said 12 

earlier, in each of the buildings will be 13 

proportionately -- they will be on every floor 14 

and they will be proportionately among unit 15 

types. 16 

  So if we had 10 three bedrooms, 17 

then 20 percent of those would be -- would go 18 

to the affordability and the taxes in bonds.  19 

And obviously, in the 9 percent credit all of 20 

the units are affordable. 21 

  You can go to the next phase.  The 22 
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next phase of the B Buildings.  And basically 1 

how this builds out is A1 and a garage, A2 and 2 

then Buildings A3 and A4 would be built at one 3 

time.  When you go over to the next phase, we 4 

would say that it is B1 and the garage at one 5 

time.  Then B2 and B3 would be built and then 6 

the third phase we would come back and build 7 

C1 and then C3 and C2. 8 

  And I'm going to turn it back over 9 

to Jim, I think, to wrap things up here. 10 

  MR. ABDO:  One of the best ways to 11 

sort of close this is to kind of go back to 12 

outer space one last time to put it all in 13 

perspective into why again we just feel that 14 

this is as important as it is. 15 

  A lot of people said that we were 16 

crazy to even be venturing out here and trying 17 

to create a neighborhood out of junk yards and 18 

strip clubs.  But again, the way to look at 19 

this is really to see what is all around you 20 

and to understand again just why this is so 21 

important. 22 
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  It is truly the gateway site that 1 

exists in the District of Columbia.  And the 2 

fact that we are surrounded by these wonderful 3 

assets, 850 acres of public green space are 4 

right at our doorstep and this is public green 5 

space that really no one is using.  It is 6 

completely under-utilized. 7 

  And we want to see that change.  8 

And we have the full support of the arboretum 9 

as well as the civic associations that are all 10 

around us that want to see this type of 11 

project happen. 12 

  If you go on to the next one, it is 13 

-- really the importance here is looking 14 

beyond the immediacy of today.  If you are 15 

standing at Montana Avenue and 17th Street, 16 

this is what you see there today.  This is 17 

from a neighborhood.  I'm standing basically 18 

at the arboretum neighborhood at my back and 19 

this is what they are looking at on a daily 20 

basis. 21 

  But this is really what we see.  We 22 
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see a vibrant active transparent new community 1 

that can happen and dovetail with the existing 2 

residences that are there.  If you go out to 3 

Montana and Bladensburg Road, this is what you 4 

see there today, a completely under-performing 5 

site of very, very much importance to the 6 

city. 7 

  And what do we see?  We see again, 8 

buildings of quality of distinction that hold 9 

that corner that speak to residences and 10 

create a wonderful vibrant work force housing 11 

program. 12 

  If you go to New York Avenue, there 13 

is 80 to 100,000 cars a day that travel down 14 

this street and this is what the image is of 15 

people coming into our nation's capital that 16 

fly into BWI Airport and say oh, I'm in 17 

Washington, D.C.  This isn't what I expected. 18 

 This is an embarrassment, frankly. 19 

  This is what we see.  We see 20 

buildings of character.  We see a vibrant 21 

retail corridor.  We see greenery and nice 22 

Board of Zoning Adjustment
District of Columbia

Case No. Transcript
null

Board of Zoning Adjustment
District of Columbia

Case No. Transcript
null

Board of Zoning Adjustment
District of Columbia

Case No. Transcript
null

Board of Zoning Adjustment
District of Columbia

Case No. Transcript
null



 

 

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

 
 
 64

setbacks.  And if you look at the -- if you 1 

are leaving the nation's capital, this is what 2 

you are seeing going down New York Avenue as 3 

you are exiting our great city. 4 

  We believe it could be something so 5 

much more with a building of distinction that 6 

holds that corridor that provides for retail 7 

and is very inviting both for residences and 8 

for people that are leaving and commuting out 9 

of the city to leave their retail dollars here 10 

in Washington. 11 

  And this is the center of New York 12 

Avenue.  Today what do you got?  A strip club. 13 

 What we see is a cafe zone, a wonderful, 14 

again, vibrant community with a feature in the 15 

center that can allow for programming to take 16 

place there. 17 

  It is time to get rid of these uses 18 

that are taking place out there and allow this 19 

very important gateway site to be what it has 20 

the potential to be.  And we can do that with 21 

your support and your help and we humbly 22 
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respect and hope that you will provide us with 1 

that.  And that completes our presentation and 2 

we welcome your questions. 3 

  CHAIRMAN HOOD:  Okay.  Let me first 4 

acknowledge that we have been joined by Mr. 5 

Jennings from DDOT.  Let me start off.  Let's 6 

get up -- let's pull back up this slide with 7 

your back, I guess, facing the project on New 8 

York Avenue.  Let's pull that back up.  Okay, 9 

okay, okay.  Well, you know what, let's -- 10 

right there, right there.  That's it. 11 

  Now, this is the only bone that I 12 

have to pick with this whole deal.  And I see 13 

the Office of Planning's report.  I'm going to 14 

clarify again, Langdon and South Central are 15 

in Woodridge.  And the reason I know that is 16 

because I'm the President of Woodridge, that's 17 

my other hat. 18 

  Now, it looks as though we're 19 

talking about -- and this is not necessarily 20 

to the applicant.  I would deal with Mr. 21 

Cochran when we get to Office of Planning.  22 
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But I mean, you know, I said this, the key is, 1 

and I'm sure we're not going to be -- I want 2 

to make sure that the Woodridge community -- 3 

and I'm actually glad that the applicant 4 

didn't come talk to the Woodridge Civic 5 

Association, because I am the President. 6 

  So therefore, there is no conflict. 7 

 So you're dealing with the right folks, 8 

Jackie, Commissioner Manning and others, but 9 

with your back turned facing that area, behind 10 

you is Woodridge.  And I just wanted to make 11 

sure we put that on the record.  But it's not 12 

necessarily the applicant. 13 

  I'm going to be speaking with Mr. 14 

Cochran as he tried to address it in his 15 

Office of Planning's report.  But I will tell 16 

you, I think, it's a long time coming, as you 17 

said, it's a gateway.  I will tell you, I'm 18 

not sure which way this project is going to 19 

go, but I'm enthused.  It's much better than 20 

what is going on down there now. 21 

  As a person who lives in the area, 22 
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I think this is definitely an improvement.  I 1 

was sorry to hear the first one wasn't going 2 

to go.  I'm hoping that my colleagues agree 3 

and we can fine tune any particular issues, 4 

but I will tell you that this is definitely an 5 

improvement. 6 

  I think Mr. Abdo when he mentioned 7 

about the level -- well, I shouldn't talk the 8 

name of the club, but the club that was there 9 

with the different criminal issues and 10 

elements, people have had to endure and live 11 

with that for a long time.  And I think this 12 

is definitely something that is welcoming to 13 

that community. 14 

  Now, let me ask, enough on the 15 

soapbox, a question.  In the DDOT report, Ms. 16 

Prince, some of the things that I didn't 17 

understand and I know Mr. Jennings is here, I 18 

just want to see where the applicant was.  You 19 

mentioned a few things. 20 

  They talk about a transportation 21 

coordinator.  You mentioned about the trans-22 
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incentives, the car-sharing program.  They 1 

talk about the bike facility, which I'm not 2 

sure, because I think that's dealing with the 3 

whole SmartBike issue and I'm not sure if the 4 

applicant agreed to that, the SmartBike. 5 

  MS. PRINCE:  We can go through all 6 

of -- would you like to go through the DDOT 7 

recommendations and we can explain what we can 8 

commit to right now? 9 

  CHAIRMAN HOOD:  What you can, okay. 10 

 Let's do that right quick. 11 

  MS. PRINCE:  I suspect that I'm not 12 

the best person to do that. 13 

  CHAIRMAN HOOD:  Okay.  Ms. 14 

Milanovich? 15 

  MS. PRINCE:  Jami, would you like 16 

to walk through it or Eric? 17 

  MS. MILANOVICH:  I think Eric. 18 

  MS. PRINCE:  Okay. 19 

  MS. MILANOVICH:  I mean, I can 20 

cover it, but I would prefer that Eric go 21 

through -- 22 
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  CHAIRMAN HOOD:  Okay.   1 

  MS. MILANOVICH:  -- the items. 2 

  CHAIRMAN HOOD:  Okay.  Do you want 3 

to turn your microphone on?  Do you have a 4 

copy of the DDOT report? 5 

  MR. PRICE:  I have the -- all the 6 

issues.  I don't know if I -- you know, can 7 

you give it to me in order?  I don't really 8 

have it in any particular order and they 9 

don't.  Why don't I just go down it this way? 10 

  MS. PRINCE:  Right. 11 

  MR. PRICE:  Because this is easier. 12 

 One of the things that they asked us about is 13 

a freight operations manager to oversee the 14 

scheduling, the routing, the safety of 15 

deliveries.  That is something certainly we 16 

would -- we are fine with doing and making 17 

sure it happens. 18 

  They also asked for a 19 

transportation corridor -- coordinator.  We 20 

are also fine with that. 21 

  They also asked about the design of 22 
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the residential units containing 1 

infrastructure necessary for high capacity 2 

data connectivity.  I don't think that's going 3 

to be a problem for us as well to provide.  4 

They also asked for one time transit incentive 5 

option to all new residents at initial leasing 6 

and they put a price, I think, on this of $75. 7 

  This is the first time -- just so I 8 

can tell you, I saw this this morning, this 9 

request.  Um, that could be substantial to the 10 

project.  There could be 3,000 residents in 11 

this at any point in time.  This is a rental 12 

project.  It turns over.  So we could be 13 

talking about if it's 3,000, just for an 14 

example, that's $225,000. 15 

  This is an affordable housing work 16 

force project.  So I -- you know, we are just 17 

getting that information, but I can just tell 18 

you that the subsidy that the city is 19 

providing right now is really covering, you 20 

know, any costs that the project does not 21 

support and this would just be a new charge to 22 
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the project. 1 

  CHAIRMAN HOOD:  Let's do this, Mr. 2 

Price, since -- just so this is here.  I just 3 

wanted to go through this.  Why don't we 4 

reverse it.  Let me just ask a question. 5 

  MR. PRICE:  Okay.   6 

  CHAIRMAN HOOD:  And with that, it 7 

will allow you all time to maybe -- 8 

  MR. PRICE:  Okay.   9 

  CHAIRMAN HOOD:  -- absorb this and 10 

see what you can -- 11 

  MR. PRICE:  Okay.   12 

  CHAIRMAN HOOD:  -- and cannot do. 13 

  MR. PRICE:  Okay.   14 

  CHAIRMAN HOOD:  The only issue that 15 

I had was this rental rebate.  Well, one of 16 

them.  Rental rebate "The applicant shall 17 

offer residential leaseholders with no vehicle 18 

ownership a $50 monthly rent rebate." 19 

  MR. PRICE:  Yeah.  We -- 20 

  CHAIRMAN HOOD:  I have never -- 21 

  MR. PRICE:  -- have a problem with 22 
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that. 1 

  CHAIRMAN HOOD:  Okay.   2 

  MR. PRICE:  Yes. 3 

  CHAIRMAN HOOD:  Okay.  Well, I just 4 

was wondering when I read that.  The 5 

telecommuting infrastructure which is "The 6 

applicant shall pre-wire all resident units 7 

with broadband high capacity data network 8 

connections." 9 

  MR. PRICE:  We'll do that. 10 

  CHAIRMAN HOOD:  Okay, okay.  Well, 11 

those were the two that I kind of had a 12 

question on.  I'm sure the last one mentioned 13 

was -- oh, the SmartBike.  You know what, 14 

since you have not had it, I will reserve my 15 

comments on the SmartBike, because we -- 16 

  MR. PRICE:  Okay.   17 

  CHAIRMAN HOOD:  -- have a few 18 

bikers up here and I wanted to hear from Mr. 19 

Jennings.  But maybe I just don't understand 20 

the SmartBike concept, because I don't know if 21 

this is an area for the SmartBike concept.  22 
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Maybe I need to learn what the SmartBike 1 

concept is.  But you may agree to it, so I 2 

don't want to preempt anything the applicant 3 

has already agreed to.  But I just don't 4 

understand why this requirement would be.  But 5 

anyway, I just don't understand.  I'll let you 6 

all respond. 7 

  MR. PRICE:  We -- I think there are 8 

different components of it.  There was in 9 

here, I believe, a cost of $70,000 to install. 10 

 We have not agreed to that.  Again, that's 11 

just a charge that, at least, I became aware 12 

of this morning. 13 

  CHAIRMAN HOOD:  Okay.   14 

  MR. PRICE:  So -- 15 

  CHAIRMAN HOOD:  Well, why don't we 16 

do this?  Why don't we take that up and give 17 

you time to deal with the DDOT letter?  I 18 

don't know how many questions I can ask you 19 

today, Mr. Jennings, on that, because I still 20 

don't understand the SmartBike.  To me, 21 

SmartBike is where you can go rent a bike and 22 
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ride and drop it off. 1 

  I can just see bikes riding down 2 

the -- even though I -- let me think, do they 3 

have a bike lane on New York Avenue?  Well, 4 

maybe they're getting ready to get one.  But 5 

anyway, those are some of the questions that I 6 

have and that's why I was trying to understand 7 

the -- how all that was going to tie in 8 

together. 9 

  MR. PRICE:  Commissioner, can I -- 10 

you know on the $50, I don't want to just 11 

leave it like we don't want to do it or 12 

anything like that, but I do want to explain 13 

that for us to start beginning to provide 14 

rebates, we're out going to try to get 15 

financing for this project.  And to start 16 

talking about providing it and we're -- also, 17 

the rents on these are already like at $1.20 a 18 

foot.  This is a very low rents that we are 19 

providing. 20 

  And to start -- the economics can 21 

change very dramatically depending on starting 22 
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to provide rebates for individuals because 1 

they don't have a car and they have a bike.  2 

So that's just our issue there. 3 

  CHAIRMAN HOOD:  Well, I want to be 4 

fair to the applicant.  You all just received 5 

this this morning.  I think it was -- I'm not 6 

sure when it was given to us, but I know it 7 

was relatively recent.  But I want to be fair. 8 

 I want to give you the opportunity to be able 9 

to digest it. 10 

  MR. PRICE:  Okay.   11 

  CHAIRMAN HOOD:  And my colleagues 12 

may have some other questions.  And those are 13 

questions that we are going to ask for you to 14 

bring us back answers -- 15 

  MR. PRICE:  Okay.   16 

  CHAIRMAN HOOD:  -- at a later time. 17 

  MR. PRICE:  That's fine. 18 

  CHAIRMAN HOOD:  We did have -- and 19 

one of the other things that I would ask, as I 20 

look at the ANC letter, you mentioned, Ms. 21 

Prince, that the ANC letter was from -- I see 22 
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it's from the Chairperson, but it really 1 

doesn't have the -- be able to accord them the 2 

great weight.  That's something I would hope 3 

my colleagues would agree. 4 

  We do this for -- even though this 5 

is ANC in my neighborhood, we do this for 6 

other ANCs and give them time to be able to 7 

give a letter that will give them great 8 

weight, because they are obviously in support. 9 

 It just comes from the Chairperson of ANC-5B. 10 

 So if we could -- 11 

  MR. PRICE:  Commissioner, I 12 

actually met with the Chairperson and gave him 13 

a briefing, gave Jackie Manning a briefing who 14 

is the ANC for that area.  Jackie was also in 15 

attendance when the civic association, who I 16 

think is going to speak tonight, voted 17 

unanimously to approve the project. 18 

  I talked to both of them on the 19 

phone and tried to get a hearing.  They 20 

couldn't get a quorum in time for the hearing. 21 

 They still wanted to send a letter and they 22 
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still want to meet to let you know that I can 1 

represent to you they support the project.  2 

But they just couldn't get a quorum in time 3 

for this. 4 

  CHAIRMAN HOOD:  But I think what we 5 

will do is -- and I'm not showing any 6 

preferential treatment, colleagues, on this.  7 

Let's not go there.  But I think what we can 8 

do is we can leave this open and maybe get it 9 

before final action, so we can give them an 10 

opportunity to get something in the record, so 11 

we can give them great weight. 12 

  I have some other questions, but 13 

what I'm going to do is open it up to my 14 

colleagues, at this point.  I gave them a 15 

little time to get -- Mr. Turnbull? 16 

  COMMISSIONER TURNBULL:  Thank you, 17 

Mr. Chair.  This is, obviously, a very 18 

significant site.  And it's a radical change 19 

from what the project was previously and it's 20 

-- in a way, I sort of like the new scale.  I 21 

like a lot of features that are in this. 22 
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  I've got a question and maybe you 1 

can -- a lot of the project developments, PUDs 2 

we have which have affordable housing in them, 3 

they are spread out throughout the project.  4 

But here I'm seeing actually sections and -- 5 

for one group.  Let me ask you your rationale 6 

on developing it by groups, rather than trying 7 

to intersperse the units and -- 8 

  MR. PRICE:  Actually, it is only 9 

grouped in two buildings.  The 9 percent 10 

credit part of the project, which are the 11 

green, the two buildings in green, you are 12 

right, all of these buildings 100 percent of 13 

the units or 60 percent of the low -- the area 14 

mean income.  That's not uncommon with 9 15 

percent credits. 16 

  That's often the way those projects 17 

are structured.  It's very complicated to do 18 

that project by mixing it.  It's just much 19 

easier making it all 100 percent.  And the 20 

city really wanted that component of the 21 

project.  They wanted to ensure that there 22 
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were a couple of buildings that would be at 1 

100 percent of affordability. 2 

  These buildings, the affordable 3 

will be mixed between floors and between unit 4 

types.  There won't be any particular floors. 5 

 It just will be affordable or -- 6 

  COMMISSIONER TURNBULL:  That's at 7 

80 percent? 8 

  MR. PRICE:  It's -- on these purple 9 

buildings, 20 percent of the units are going 10 

to be at 50 percent or below. 11 

  COMMISSIONER TURNBULL:  Okay.   12 

  MR. PRICE:  The remainder will be 13 

at 80 percent. 14 

  COMMISSIONER TURNBULL:  Okay.   15 

  MR. PRICE:  Yeah.  And then the 16 

last component of the building, which this is 17 

1,000 units, just so you know, of the 18 

affordable and in the last 300 or 400 units 19 

are going to be what we call in the market 20 

rate project.  So we wanted to create a mixed 21 

income type of community with a range of 22 
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incomes. 1 

  COMMISSIONER TURNBULL:  Okay. 2 

  MR. ABDO:  And those will all be 3 

blended.  I mean, there will be no -- they 4 

won't be segregated within the buildings.  It 5 

could be, you know, at any given floor and the 6 

different unit types.  It would be you would 7 

have no knowledge as to someone being next 8 

door. 9 

  COMMISSIONER TURNBULL:  Well, 10 

that's what I was kind of a little bit worried 11 

about.  If you were trying to get these little 12 

segregated clusters of -- 13 

  MR. ABDO:  No, no, no.  We are 14 

purposefully making sure it is completely very 15 

diverse and it's spread throughout the -- it 16 

could be on a penthouse level with -- 17 

  COMMISSIONER TURNBULL:  Yeah. 18 

  MR. ABDO:  -- a three bedroom 19 

overlooking the arboretum just as easily as it 20 

could be a first floor unit. 21 

  COMMISSIONER TURNBULL:  Okay.  I 22 
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wonder if you could walk -- first of all, the 1 

siding you mentioned, I have a feeling that is 2 

all cement fiber? 3 

  MR. ABDO:  Yes, cement fiber. 4 

  COMMISSIONER TURNBULL:  Okay. 5 

  MR. ABDO:  Just -- 6 

  CHAIRMAN HOOD:  You need to turn 7 

your microphone on. 8 

  MR. ABDO:  I'm sorry.  And that 9 

only takes place in the courtyard areas, 10 

right. 11 

  COMMISSIONER TURNBULL:  Um, walk me 12 

through going to the -- or driving to the 13 

plaza.  I'm going there as a resident to get 14 

to my parking.  I'm -- why am I driving down 15 

there? 16 

  MR. ABDO:  The traffic flow.  Right 17 

where the curb cut one was.   18 

  MR. PRICE:  There you go. 19 

  COMMISSIONER TURNBULL:  Right. 20 

  MR. ABDO:  Okay.   21 

  COMMISSIONER TURNBULL:  Well, why 22 
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am I going -- why am I driving down there? 1 

  MR. WALTERS:  You don't have to.  I 2 

mean, there is a lot of, what's the right 3 

word, kind of robustness to the circulation 4 

system.  If one street is closed down, it 5 

still works.  Well, the reason you would go in 6 

here is if you wanted to look for an on-street 7 

parking space. 8 

  Say you lived in one of the units 9 

with the stoops, it may very well be nicer to 10 

park, you know, just like in all the 11 

neighborhoods of D.C., you would pull over and 12 

parallel park and then just, you know, carry 13 

your groceries right in through a stoop.  So I 14 

would say that the on-street parking spaces in 15 

here would probably tend to go to the ground 16 

floor units with their individual entries. 17 

  The other reason would be say 18 

you -- 19 

  MR. ABDO:  Well, I would also add 20 

that this is a real opportunity for guest 21 

parking and for people from within the 22 
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neighborhood to enter the development and have 1 

access to it.  And because we have the on-2 

street parking component there, maybe it is 3 

not used to much by residents of the 4 

development, but residents outside of the 5 

development. 6 

  COMMISSIONER TURNBULL:  Looking for 7 

parking or? 8 

  MR. ABDO:  We anticipate there 9 

being a lot of families living here and they 10 

are going to have friends that may come -- 11 

  COMMISSIONER TURNBULL:  Okay.   12 

  MR. ABDO:  -- to visit them. 13 

  COMMISSIONER TURNBULL:  Sure, sure. 14 

  MR. ABDO:  We like the idea of them 15 

to be able to park, you know, right on the 16 

street like you would in any other 17 

neighborhood within the city. 18 

  COMMISSIONER TURNBULL:  And what 19 

happens with the circle though?  I mean, I'm 20 

thinking of our big circles here, you know, 21 

that we have got already.  It's a little bit 22 
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of a -- you put your life in someone else's 1 

hands to get to the middle of it.  I mean, 2 

you've got a little fountain in there and you 3 

want people to go there, but is that really 4 

going to happen? 5 

  MR. ABDO:  Well, we, you know, do 6 

that as a -- we think it's a traffic calming 7 

feature.  We think it's a visual feature.  We 8 

aren't anticipating it to be a circle like you 9 

would see at -- 10 

  COMMISSIONER TURNBULL:  Right. 11 

  MR. ABDO:  -- in Washington Circle 12 

where there is -- 13 

  COMMISSIONER TURNBULL:  Right. 14 

  MR. ABDO:  -- five different 15 

streets all coming into a circle with heavy 16 

traffic.  This is, you know, a residential 17 

community.  It is quite.  There is not an 18 

enormous amount of traffic that we see 19 

happening there, but we think that it creates 20 

a wonderful visual component and we really 21 

like the programming that can take place and 22 
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have that be sort of the centerpiece as a 1 

neighborhood gathering place, particularly on 2 

weekends when we want to do programming there, 3 

such as farmers markets or potentially even -- 4 

  COMMISSIONER TURNBULL:  No, I can 5 

see that when you close down.  I guess I'm 6 

just -- my only concern is what if you get 7 

more traffic than what -- I think you are 8 

thinking of very light traffic.  But what if 9 

you really start drawing people in? 10 

  MR. ABDO:  Well, I think, all the 11 

more reason you want to have it there to calm 12 

it. 13 

  COMMISSIONER TURNBULL:  But you 14 

have no curbs or you had little -- 15 

  MR. ABDO:  Well -- 16 

  COMMISSIONER TURNBULL:  You hadn't 17 

really fleshed it out, I guess. 18 

  MR. ABDO:  Yeah. 19 

  MR. WALTERS:  If we go to that 20 

detail, it would be, I think, a normal street 21 

with curbs up until there and then what we 22 
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were trying to do is to get the plaza to be 1 

more as one big plane. 2 

  COMMISSIONER TURNBULL:  Right. 3 

  MR. WALTERS:  We would -- that's 4 

where we were proposing like the rolled curb. 5 

 It's actually, yeah, there.  We might have a 6 

rolled curb or just a flush curb and then put 7 

in a series of the bollards with the strapping 8 

on them to keep the cars out of there.  And 9 

that strapping becomes the lovely little 10 

benches along there. 11 

  And also a nice -- you know, you 12 

will go from a normal street.  Now, these 13 

streets also they are 20 foot cartways with 8 14 

feet of parking on either side, so they are 15 

not big capacity streets. 16 

  COMMISSIONER TURNBULL:  Right. 17 

  MR. WALTERS:  You're going to just 18 

by nature slow down when you hit these 19 

streets.  It's like when you are in the 20 

smaller streets in the District. 21 

  MR. ABDO:  And again, the parking 22 
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garages are all accessible without going 1 

through the center of the site.  And we had to 2 

program that purposefully to minimize the need 3 

to actually use this street if you are a 4 

resident there.  I really think this is more 5 

going to be accessed by visitors that are 6 

coming onto the site as opposed to residents 7 

or by those individuals that live directly on 8 

it with some of the direct access units that 9 

have the stoops and doorsteps that are right 10 

there. 11 

  COMMISSIONER TURNBULL:  Okay.  I 12 

guess I'm -- I see the different paving and 13 

I'm just wondering how the -- how much 14 

confusion will take place.  Maybe none.  Now, 15 

when you talk about blocking off this, there 16 

was a couple of things in the reports and I 17 

think it was the Office of Planning. 18 

  At one point, there was like 19 

permanent gates you were going to have and the 20 

Office of Planning said no. 21 

  MR. ABDO:  No, no.  That's one 22 
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thing we are committing not to do. 1 

  COMMISSIONER TURNBULL:  Okay.   2 

  MR. ABDO:  Is make -- create a 3 

gated community.  That -- we are perfectly 4 

willing to go on the record and state -- 5 

  COMMISSIONER TURNBULL:  Okay.   6 

  MR. ABDO:  -- it will never be a 7 

gated community.  We do want to be able to, 8 

you know, if you are having a farmers market, 9 

of course, to be able to -- 10 

  COMMISSIONER TURNBULL:  Block it 11 

off. 12 

  MR. ABDO:  -- block if off. 13 

  COMMISSIONER TURNBULL:  Right. 14 

  MR. ABDO:  But never to gate it. 15 

  COMMISSIONER TURNBULL:  Okay.  But 16 

you mentioned the garages, which leads me to 17 

my next concern, which I think I was one of 18 

the Commissioners that before that was 19 

concerned about the design for the garages. 20 

  I really can't see how much more 21 

you have done to the garages in the 22 
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courtyards.  Even your land -- your -- the 1 

perspective you had showed a lot of fuzzy 2 

green trees, which sort of shows you are not 3 

really -- some of the projects and it looks 4 

like from what I was reading in the OP report, 5 

you didn't want to actually go to a green type 6 

of solution on the garages.  And I didn't 7 

understand that. 8 

  And trying to landscape it, but you 9 

don't landscape.  You still see these things 10 

from the third story up.  You see these big 11 

gray -- I think you've got open parking on 12 

top, which I'm just concerned that you have 13 

got these basically non-green community type 14 

features that don't seem to fit in with the 15 

rest of your concept. 16 

  MR. ABDO:  Well, we worked hard to 17 

minimize the impact of these garages.  There 18 

are limitations that are on us from a code and 19 

fire perspective, even with these open air 20 

garages, that don't allow us to completely 21 

sort of screen wall and screen them off 22 

Board of Zoning Adjustment
District of Columbia

Case No. Transcript
null

Board of Zoning Adjustment
District of Columbia

Case No. Transcript
null

Board of Zoning Adjustment
District of Columbia

Case No. Transcript
null

Board of Zoning Adjustment
District of Columbia

Case No. Transcript
null



 

 

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

 
 
 90

completely. 1 

  They have to have an open air 2 

accessibility to them even with the green that 3 

we put on them.  So we pushed that envelope as 4 

much as we could to still meet the Fire Code 5 

Regulations, but we believe that the plantings 6 

and the setbacks that we have created with 7 

these plantings and the fact that these 8 

garages are somewhat encapsulated by the 9 

buildings themselves, that we have minimized a 10 

lot of what you are talking about.  But, 11 

Maurice, if you want to add to that? 12 

  MR. WALTERS:  Sure. 13 

  COMMISSIONER TURNBULL:  I'm just 14 

worried about the residents in the courtyard 15 

looking out.  The people that look in there, 16 

looking at these garages.  I'm not sure I 17 

really understand what is happening on the 18 

ground.  It looks like there is either a fence 19 

with some green.  It looks like I see some 20 

arbor ivy here, something growing -- 21 

  MR. ABDO:  Right. 22 
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  COMMISSIONER TURNBULL:  -- up.  I'm 1 

not really sure what I'm looking at. 2 

  MR. WALTERS:  That's the intention 3 

is when you start at the building face, you 4 

have the 60 feet of courtyard and then there 5 

will be a wall about 10 feet tall. 6 

  COMMISSIONER TURNBULL:  A wall of? 7 

  MR. WALTERS:  Probably -- 8 

  COMMISSIONER TURNBULL:  Rod iron, 9 

brick? 10 

  MR. WALTERS:  -- brick piers.  If 11 

you see on the rear elevation on the alley, 12 

you will see brick that runs up from the alley 13 

up to the height.  And then intermittent 14 

openings with some kind of a trellis and we 15 

can grow stuff on there, because we don't have 16 

the requirements. 17 

  So that will be a very green wall 18 

in the foreground.  But as Jim mentioned, in 19 

the background we have to maintain openness 20 

for the natural ventilation of those garages. 21 

 So there we are proposing something like a 22 
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columnar evergreen that can grow very 1 

quickly -- 2 

  COMMISSIONER TURNBULL:  Um-hum. 3 

  MR. WALTERS:  -- to be, you know, 4 

30, 40 feet tall probably within a few years. 5 

  COMMISSIONER TURNBULL:  Yeah.  6 

Well, I would recognize you've got code 7 

concerns with it, even with an open garage, 8 

but we just had a project before us that was 9 

implementing an, well, at least on one of the 10 

sides, arrangement where you can grow vines 11 

right up the side of the garage. 12 

  So I'm just -- it is doable without 13 

doing it on all sides, so I'm just wondering 14 

why -- I guess I'm just concerned about the 15 

amount.  I looked at that one alley, which is 16 

the garage, and I know you have put, it looks 17 

like, brick on one trying to match it. 18 

  I guess I'm just a little bit 19 

concerned that it's going to be an ugly alley 20 

and I'm trying to think of how you soften 21 

that.  I mean, your overall concept I like.  22 
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I'm just concerned that there are pieces of 1 

this that don't seem to -- are not as well-2 

coordinated with your overall view. 3 

  MR. WALTERS:  I think our thought 4 

was that by using the columnar evergreens, 5 

even though they are not -- it's not a 6 

constant wall, they are going to be, you know, 7 

a rhythm of maybe 20 or 30 feet apart, we 8 

would get a better effect.  The vines, I don't 9 

know if you remember from the finished 10 

embassy, it takes a long time for those things 11 

to grow. 12 

  COMMISSIONER TURNBULL:  Right. 13 

  MR. WALTERS:  To cover things and 14 

there I think they brought in, you know, the 15 

best experts they could to get that and it 16 

happened.  But it is difficult.  That's north 17 

facing, in that case, it's a north facing 18 

facade, so I think the columnar evergreens, we 19 

feel, are probably the strongest opportunity 20 

we have. 21 

  MR. ABDO:  And are we allowed to 22 
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seal off that entirely with the vines? 1 

  MR. WALTERS:  Well, no, we need to 2 

maintain them. 3 

  COMMISSIONER TURNBULL:  Yeah, you 4 

have to have some, but you can put up some, 5 

but anyway, I am still a little bit concerned 6 

about some of the garages and the way they 7 

overall look and are totally integrated with 8 

the rest of the project.  There is lots of 9 

things I like, but I'm just -- it just is a 10 

little bit disturbing that again you've got 11 

this big open deck on top, too. 12 

  And the people up on the fourth 13 

floor are looking out over and see cars.  So 14 

but I've got more questions, I think, but I'll 15 

stop and turn it over to my colleagues. 16 

  MR. WALTERS:  I'm sorry, on the 17 

open deck one thing we did do, some early 18 

comments from OP and it shows up on one of the 19 

plans, is we show a pattern in casting of the 20 

concrete with a couple of different colors.  21 

So we have thought -- I'm sorry, it's escaping 22 
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me which plan it is on, but you see it on one 1 

of the landscaping plans, where you get a 2 

sense of that. 3 

  On A027, you can make it out 4 

subtly.  Sorry, we didn't make a bigger deal 5 

out of it, but there will be a striping of a 6 

couple of different colors of concrete on the 7 

concrete on the top floor. 8 

  COMMISSIONER TURNBULL:  Okay.  I 9 

see it, yeah. 10 

  CHAIRMAN HOOD:  Okay.  Who would 11 

like to go next?  Okay.  It looks like we 12 

don't have any more questions.  Oh, you've got 13 

some more questions? 14 

  COMMISSIONER MAY:  I'll go. 15 

  CHAIRMAN HOOD:  Mr. May? 16 

  COMMISSIONER MAY:  You know I've 17 

got questions.  I saw that on the roof for one 18 

of the buildings, I can't remember which one 19 

it was, because there are so many, you 20 

actually have slate roof accent areas.  Is 21 

that right? 22 
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  MR. WALTERS:  Well, it's an EcoStar 1 

synthetic slate, but it has a real nice 2 

texture to it.  It's not -- we can't afford 3 

real slate. 4 

  COMMISSIONER MAY:  I'm kind of 5 

surprised you can afford that. 6 

  MR. WALTERS:  Me too. 7 

  COMMISSIONER MAY:  Is it that much? 8 

  MR. WALTERS:  Well, good.  I won't 9 

say more about that one then.   10 

  COMMISSIONER MAY:  The -- I think 11 

it's a nice touch.  You know, one of the 12 

things that I'm -- that stands out in terms of 13 

the design is that there are a few of the 14 

elevations -- a few of the buildings where the 15 

entire, I think, facade has been composed very 16 

nicely.  I think that's a very good one right 17 

there where it has really been thought out 18 

well from bottom to top and you have the 19 

different layers of the building and it is 20 

interesting and it's varied and there is a 21 

very clear statement at the top of the 22 
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building. 1 

  It's a very coherent architecture. 2 

 There are a couple of other ones where I 3 

think it's not as strong.  And I think the 4 

corner at Montana and New York, in particular, 5 

I think we have that view somewhere in there. 6 

 It's that, yeah, that one there.  I'm not 7 

real convinced of, in particular, the top of 8 

the building. 9 

  If you look at just the views of 10 

the bays, I think it holds together nicely.  11 

But when I look at this here, I'm waiting for 12 

something special to be happening at those 13 

kind of corner towers.  Yeah, and it's just 14 

not happening there, especially at the top.  15 

And maybe I'm drawn to the top because -- you 16 

know, for the wrong reasons.  I don't know. 17 

  But it's one of those circumstances 18 

where I think that the top is not as well 19 

articulated.  I think it does carry also on 20 

the bays as you go down Montana and down New 21 

York as well.  And I think this is going to be 22 
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a very, very prominent view of the building. 1 

  Because when -- you know, most of 2 

the people who are going to really see this 3 

building are going to see it on New York 4 

Avenue and from the other direction you're 5 

seeing the McDonalds.  You are not -- I mean, 6 

you will see your building beyond it, but it's 7 

-- that's what the forecourt is is the 8 

McDonalds. 9 

  So this, I think, is the one that 10 

really makes the big statement about the 11 

building and I think you really want this to 12 

be something special.  And I think you have 13 

some of that with the base with the way the 14 

corner is treated and with the way the 15 

building steps back and you have that upper 16 

terrace.  I think those are all really good 17 

moves.  But it's just the sort of the top that 18 

is missing something and I won't pretend to 19 

suggest what it is.  I'm sure you can figure 20 

that out. 21 

  There is another building that I 22 
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have similar issues with the top, which is the 1 

-- where we have those spires, the two round 2 

turrets and the spires.  And I think they 3 

haven't quite matured enough.  You know, there 4 

I think the rest of the building right up to 5 

the point where you get to that little bit of 6 

the spire at the top, it just looks like the 7 

top of an oil drum with a -- 8 

  MR. ABDO:  You know, we're laughing 9 

over here -- 10 

  COMMISSIONER MAY:  -- pen sticking 11 

out of it. 12 

  MR. ABDO:  Yeah, we're laughing 13 

over here because that has been my complaint 14 

with these buildings, too. 15 

  COMMISSIONER MAY:  Oh, okay. 16 

  MR. ABDO:  I have literally said I 17 

don't get it and it's not -- it doesn't work 18 

for me either. 19 

  COMMISSIONER MAY:  Oh. 20 

  MR. ABDO:  So we are speaking the 21 

same language there. 22 
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  COMMISSIONER MAY:  Yeah, and it's 1 

not that far off.  It's just it's not quite 2 

there.  I mean, the rest of them I think are 3 

really terrific.  There is another elevation 4 

that I have something of an issue with, which 5 

is -- I see it on the sheet numbered A038.  It 6 

is the Building B1 and it's the facade that I 7 

guess is facing to the east. 8 

  And I'm not sure it was in any of 9 

the things in your presentation, but it's in 10 

my sheet here.  And as I understand it, this 11 

is the view that we see beyond the McDonalds, 12 

right, when you are coming in? 13 

  MR. WALTERS:  That's correct, yes. 14 

  COMMISSIONER MAY:  And I'm just 15 

wondering why there is that one projecting bay 16 

that has no windows in it. 17 

  MR. WALTERS:  That's a stair shaft, 18 

isn't it?  We were just trying to give that a 19 

little bit different character right there. 20 

  COMMISSIONER MAY:  But it is a 21 

projecting bay? 22 
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  MR. WALTERS:  Um-hum, yeah. 1 

  COMMISSIONER MAY:  And it -- but 2 

it's a stairway? 3 

  MR. WALTERS:  It may be. 4 

  MR. ABDO:  I think it may be a 5 

stair shaft, fire-rated stair shaft that is 6 

taking place there. 7 

  COMMISSIONER MAY:  Okay.   8 

  MR. ABDO:  I can't remember, but I 9 

think that was part of the reason why. 10 

  COMMISSIONER MAY:  Okay.  Because 11 

it's projecting out over the alley as well, so 12 

it's sort of funny that it would be a stair 13 

shaft.  It also doesn't go all the way to the 14 

top floor. 15 

  MR. ABDO:  We would want to look 16 

into that and figure that out. 17 

  COMMISSIONER MAY:  Because I mean, 18 

it's sort of an anomalous thing to have that 19 

kind of -- 20 

  MR. ABDO:  Agreed. 21 

  COMMISSIONER MAY:  -- relatively 22 
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blank facade. 1 

  MR. ABDO:  Okay.   2 

  COMMISSIONER MAY:  And I think we 3 

need to look carefully at what that elevation 4 

looks like again, because you are -- the 5 

people coming into the city have that view 6 

that you so rightly pointed out is less than 7 

what we would like for Washington.  So I think 8 

that whole thing ought to be seen kind of in 9 

context.  You may even want to try to drop it 10 

into a photo or something like that and see 11 

that what you are seeing really works well, 12 

given the foreground, because there may be 13 

other things that show up there.  But anyway, 14 

you can sort that out.   15 

  Let's talk about the circle or the 16 

little plaza.  I understand completely what 17 

you are trying to do there in terms of the 18 

look and the feel of it.  I mean, as soon as 19 

you see it with the fountain, this is a 20 

European kind of plaza.  And the idea of it 21 

just being a place, frankly, where there are 22 
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going to be a lot of people walking across it 1 

and you want the traffic to slow down and I 2 

mean, I could even picture the little tiny 3 

cars and the people sipping coffee and stuff 4 

like that, if only it were actually in, you 5 

know, Venice or something like that. 6 

  But the -- I understand that.  The 7 

-- I guess the question I have about it is 8 

that it looks like it is completely surrounded 9 

by not just residential buildings, but actual 10 

units. 11 

  MR. WALTERS:  Oh. 12 

  COMMISSIONER MAY:  There is some 13 

flex space noted on -- in the B2 Building in 14 

that area and it is kind of calling out for 15 

cafes or something like that that would be, 16 

you know, something that could work well with 17 

that outdoor space also, because you don't -- 18 

I mean, if I lived there, I wouldn't want to 19 

have the market outside my bedroom window on 20 

weekends.  I mean, so -- 21 

  MR. WALTERS:  Well, what we have is 22 

Board of Zoning Adjustment
District of Columbia

Case No. Transcript
null

Board of Zoning Adjustment
District of Columbia

Case No. Transcript
null

Board of Zoning Adjustment
District of Columbia

Case No. Transcript
null

Board of Zoning Adjustment
District of Columbia

Case No. Transcript
null



 

 

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

 
 
 104

each of the buildings -- it's not showing up. 1 

 This is an upper level, but their lobbies 2 

front onto the space. 3 

  COMMISSIONER MAY:  Right. 4 

  MR. WALTERS:  So you will get that 5 

activity.  And then what we did do is we 6 

designated the handful, I think the unit here 7 

and here and here and here and here and here 8 

as flex units.  And the thinking being we -- 9 

they would actually sit down at the grade 10 

level, so they are going to gain some ceiling 11 

height. 12 

  And we would still design them with 13 

the infrastructure of an apartment with 14 

kitchens and baths.  We would probably pull 15 

them all to the back and leave a more open 16 

space and then there would be the opportunity 17 

to let them -- you know, they could evolve and 18 

become kind of small light commercial uses or, 19 

you know, if there is not a market, they could 20 

become a unit for somebody who wants to live 21 

in there. 22 
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  COMMISSIONER MAY:  Yeah.  You know, 1 

I think you are heading in the right 2 

direction, but maybe you need to go a little 3 

further.  I mean, maybe they could be so 4 

flexible as to actually be retail space and 5 

that they might be used for that purpose or, 6 

frankly, you may want to do something that is 7 

sort of a live/work kind of thing. 8 

  And maybe you have artists and 9 

artist studios and they have got big doors and 10 

they throw them open on the weekends.  And, 11 

you know, they are creating and they are 12 

selling and, you know, I mean, just something 13 

that makes it really come alive, because right 14 

now, it just -- what I'm picturing is the 15 

negative potential for it, which is late at 16 

night people are going to be hanging out by 17 

the trees talking loudly and, you know, it's 18 

right outside my bedroom and I'm not going to 19 

be thrilled about it. 20 

  MR. PRICE:  Yeah, one of the things 21 

that we do have to be very careful of is some 22 
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of the programs that we are using to finance 1 

this, they don't cover the cost of any retail 2 

uses.  They are only going to cover the cost 3 

for residential use.  4 

  And so when we start talking about 5 

carving out sort of like only one small area, 6 

the question is do you have to condominiumize 7 

the project for that?  And it's just we have 8 

to look at it, but for some of it, it's okay 9 

if it's a substantial amount of retail, then 10 

it's easier to do that.  But if we are just 11 

talking about some very small space, that 12 

becomes a little bit more complicated. 13 

  COMMISSIONER MAY:  Right.  Well, 14 

and it's up to you to decide how you are going 15 

to do it.  I'm just making some suggestions, 16 

because I think it has got great, great 17 

potential.  I would hate to see it get kind of 18 

too tangled up, because of those legal 19 

concerns, but I certainly understand why that 20 

might constrain things. 21 

  So the -- let's see, I also had a 22 
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concern about the spread of affordable 1 

housing, because the way I read that it looks 2 

like you have, I mean, basically, two 3 

different or rather three different types of 4 

buildings. 5 

  You have buildings that are the 60 6 

percent buildings that are the mixed and then 7 

you have the market rates, but they are all -- 8 

they are segregated by buildings.  So all of 9 

those purple buildings, I mean, the purple 10 

buildings are going to be a mix of different 11 

levels of affordability, but it's still going 12 

to be affordable. 13 

  And you are not going to have a 14 

mixture of market rate.  You are not going to 15 

have market rate folks living next to the 16 

affordable units.  It's not going to -- it's 17 

going to be buildings next door.  It's not 18 

going to be units next door. 19 

  MR. PRICE:  No.  And in the purple 20 

you will have a mix of affordable, 20 percent 21 

of the units will be affordable, the other 80 22 
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percent will, essentially, be market rate.  1 

And they will be living -- 2 

  COMMISSIONER MAY:  Oh, they are 3 

market? 4 

  MR. PRICE:  Yeah. 5 

  COMMISSIONER MAY:  Oh, okay.  I'm 6 

sorry.  No, I misunderstood. 7 

  MR. PRICE:  What I said is that we 8 

-- to do our proforma and our analysis, our 9 

financial analysis with the city, we pegged an 10 

80 percent number, because we think that's 11 

what the market is.  But we are not tied to 12 

that and we haven't proposed being tied to 13 

that number as well. 14 

  COMMISSIONER MAY:  Okay. 15 

  MR. PRICE:  It was 80 percent was 16 

used to size -- the size of the subsidy with 17 

the city.  It's just it's a market rate number 18 

that we chose that everyone thought that 19 

that's probably what the market is going to be 20 

out there during the first two phases of the 21 

project. 22 
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  COMMISSIONER MAY:  Okay.  All 1 

right.  Now, I understand.  I misunderstood.  2 

I thought that was all going to be different 3 

levels of affordability.  By the way, I'll let 4 

DDOT truly defend the SmartBike proposal.  I 5 

would just point out that, in this 6 

circumstance, the real benefit I might see of 7 

a SmartBike is that the arboretum is a great 8 

place to ride a bike. 9 

  Not everybody is going to have the 10 

ability to put a bike in their unit or in 11 

their garage.  I mean, I don't know.  It would 12 

be a great way to be able to take advantage of 13 

that.  So I'm just trying to think of where 14 

you would ride on your SmartBike if you were 15 

going from Point A to Point B and I'm not sure 16 

where the nearest other SmartBike Station is, 17 

but maybe we will learn that from DDOT. 18 

  It is kind of a haul to get down to 19 

H Street, but maybe that's what the target is. 20 

 I don't know. 21 

  MR. ABDO:  We agree with you and we 22 
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think that the arboretum offer is a wonderful 1 

opportunity for bicycles.  We intend to build 2 

bike racks throughout the development.  And 3 

frankly, we are not at all adverse to the 4 

SmartBike concept happening on the property. 5 

  I think what we have an issue with 6 

is the stroke of $70,000 check -- 7 

  COMMISSIONER MAY:  Right. 8 

  MR. ABDO:  -- to build a SmartBike 9 

facility.  These are happening all around the 10 

city on public space and I don't know of too 11 

many private or subsidized developers that are 12 

paying for them.  So we would love to have one 13 

there, but $70,000 has to come from somewhere 14 

and it's going to end up coming from the city. 15 

  COMMISSIONER MAY:  Yeah, I 16 

understand that.  We do see them recommended 17 

regularly.  I don't know what DDOT's success 18 

rate is in getting developers with PUDs to put 19 

them in, but this isn't the first time we have 20 

seen it as a suggestion on a case. 21 

  MR. ABDO:  And frankly, we would be 22 
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happy to pay for it if this was a market rate 1 

project that had ample financing. 2 

  COMMISSIONER MAY:  Um-hum, right. 3 

  MR. ABDO:  But we just don't have 4 

that now. 5 

  COMMISSIONER MAY:  Right.  I've got 6 

just two more things.  One is on the 7 

pedestrian bridges, we really don't see 8 

anything about what they look like.  They are 9 

just sort of very lightly shown.  And I'm kind 10 

of interested in what they look like.  And 11 

even though they are just in the alleys, they 12 

are going to be visible from the main -- from 13 

your inner streets and I don't know if they 14 

are visible from the outer streets or not. 15 

  But things like that can really 16 

look -- 17 

  MR. ABDO:  Tacky. 18 

  COMMISSIONER MAY:  Yeah.  Well, not 19 

very attractive, but they can also look quite 20 

lovely. 21 

  MR. ABDO:  Right. 22 
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  COMMISSIONER MAY:  If they are 1 

built the right way.  And I know that you have 2 

the talent to design them the right way, so it 3 

would be nice to see them. 4 

  MR. ABDO:  Okay.   5 

  COMMISSIONER MAY:  And see them 6 

designed up to the level of the buildings.  7 

The last thing is the roof structure relief.  8 

I completely understand why separate roof 9 

structures are necessary.  I'm not fond of the 10 

ideas of them being so close. 11 

  I mean, you have a number of 12 

circumstances where the stairway run is all 13 

the way up at the edge of the building and I 14 

really think you need to look hard at whether 15 

you can rearrange your units and push them so 16 

that they are not at the end walls of the 17 

buildings, because they do -- they seem to do 18 

that in a number of circumstances. 19 

  MR. WALTERS:  Yeah, one of the 20 

things is we have been very conservative and 21 

we are bringing almost all of our stairs to 22 
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the roof currently.  And in reality, we won't 1 

do that, but we wanted to kind of build in 2 

some flexibility for the future when we get in 3 

the detailed design and then we would pick 4 

which one. 5 

  Odds are only one of them will go 6 

to the roof to service the equipment.  Maybe 7 

it would help if we pared back and start to 8 

show the one. 9 

  COMMISSIONER MAY:  Yeah, you know, 10 

I would appreciate that, because it's, I mean, 11 

an area of requested zoning relief and if it's 12 

relief we don't have to grant, I would rather 13 

-- I would be comfortable, more comfortable 14 

not doing that. 15 

  MR. WALTERS:  Okay.   16 

  COMMISSIONER MAY:  In part because 17 

it is something that can be addressed with a 18 

careful layout of the buildings and while it 19 

may be in this particular project that it is 20 

not -- they are not going to be highly 21 

visible, there certainly are plenty of 22 
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projects where they become visible and onerous 1 

and so I try to apply the same standard to 2 

everything that we review. 3 

  And I find them sort of unnecessary 4 

or rather the extra little bits of stuff on 5 

the roof can be very distracting and can 6 

really detract from the beauty of the building 7 

itself. 8 

  MR. WALTERS:  Is it just the stairs 9 

or the elevators that are concerning you? 10 

  COMMISSIONER MAY:  Well, it's 11 

anywhere where we are not at the 1:1 setback, 12 

I would be a little concerned. 13 

  MR. WALTERS:  Because the -- could 14 

you bring up a site plan?  There is something 15 

doing with the elevators that is necessitating 16 

that, that I really think it is worth 17 

considering as a benefit.  And it is something 18 

to try to mitigate the kind of dark corridor 19 

nature of a lot of buildings.  And this is 20 

very purposefully done where the elevator core 21 

is like in this building come out towards the 22 
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edge and that allows the elevator lobby to go 1 

out and have windows. 2 

  And if you -- yes, you can do what 3 

you say and it's actually more efficient, but 4 

this is really trying to do something that is 5 

a little different to give the people views 6 

into the courtyards.  There are similar 7 

situations here.  So I would -- in those 8 

cases, I think it is really worth considering 9 

strongly the relief. 10 

  COMMISSIONER MAY:  Yeah, I'm less 11 

concerned about where they overlook the 12 

courtyards. 13 

  MR. WALTERS:  Okay.   14 

  COMMISSIONER MAY:  You know, very 15 

often those sorts of structures do -- are more 16 

visible from courtyards, particularly at 17 

corners and I'm not -- I'm really not as 18 

concerned about that.  It's more the end walls 19 

of buildings or certainly end walls on 20 

streets, end walls on alleys where they are 21 

close enough to be seen at the streets, it's 22 
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those sort of circumstances. 1 

  It's really where is it visible 2 

from the public space and where can you -- you 3 

know, where is it going to pop up and kind of 4 

overshadow, you know, the lovely sloped slate 5 

roof that you built or something like that.  6 

We don't want it to be a distraction from 7 

that. 8 

  MR. WALTERS:  Okay.   9 

  COMMISSIONER MAY:  That's -- I 10 

think that's about it.  Something else popped 11 

into my head, but -- oh, the -- on the -- 12 

  CHAIRMAN HOOD:  The last of the 13 

last to the last of the last question. 14 

  COMMISSIONER MAY:  Yeah, I know.  I 15 

asked him two questions and I have three.  The 16 

street parking on the -- on A, B and C 17 

Streets, that's all going to be just open free 18 

public parking?  And since it's private, it's 19 

not going to be metered or anything like that? 20 

  MR. ABDO:  Unless we have to pay 21 

for a SmartBike, then we will have to meter 22 
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them and get quarters out of them.  But no, 1 

that -- no. 2 

  COMMISSIONER MAY:  I think maybe 3 

you could make a deal with the city about 4 

that.  I don't know. 5 

  MR. WALTERS:  We'll try.  Our 6 

intent for them is, yeah, to be free, you 7 

know. 8 

  MR. ABDO:  Yes. 9 

  MR. WALTERS:  Openly accessible 10 

parking. 11 

  COMMISSIONER MAY:  Okay.  Thanks. 12 

  MR. ABDO:  Thank you. 13 

  MR. WALTERS:  Thank you. 14 

  CHAIRMAN HOOD:  Okay.  Who would 15 

like to continue?  Vice Chairman Keating? 16 

  VICE CHAIRMAN KEATING:  Yes.  All 17 

right.  I'll jump in here.  Let me first just 18 

say I am just pleased to see this project come 19 

before us.  It's one I used to commute in on 20 

New York Avenue from Greenbelt for a few 21 

years.  I got tired of looking at this corner. 22 
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 Still tired of looking at it.  So this is 1 

welcome, welcome change to this neighborhood. 2 

  I just wanted to start this real 3 

quick with a better understanding again the 4 

traffic movement through these streets in the 5 

middle.  The streets are going to be two-way. 6 

 Is that correct? 7 

  MR. ABDO:  Yes. 8 

  MR. WALTERS:  Yes, they are. 9 

  VICE CHAIRMAN KEATING:  They are 10 

not one-way streets.  And is there -- you 11 

mentioned that because they seem -- will 12 

appear to be narrow that traffic should slow 13 

down.  And I'm just wondering if there is 14 

plans for any other kinds of traffic calming 15 

just to ensure that? 16 

  And I think too, you know, this 17 

reminds me a little bit of downtown Silver 18 

Spring where they have an open roadway that 19 

moves through that they open and close as 20 

needed for events.  And it has got more 21 

traffic calming measures that came in a little 22 
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bit later, because more traffic came through 1 

than they anticipated. 2 

  And there was a need for some speed 3 

bumps in that area to try to slow traffic.  4 

And when I looked at this, I turned to 5 

Chairman Hood and my first thought was huh, if 6 

I want to get on Bladensburg Road, how would I 7 

do that? 8 

  Well, I could go to the light and 9 

try to make a left on Bladensburg or I can 10 

make a right into this project, cut through 11 

the courtyard, pop back out on this side of 12 

Bladensburg, make a left and get to the light 13 

and go across. 14 

  MR. ABDO:  Which way are you going? 15 

 Tell me again.  I don't think you can. 16 

  VICE CHAIRMAN KEATING:  Yeah. 17 

  MR. ABDO:  What --  18 

  MS. MILANOVICH:  You can't make a 19 

left onto Bladensburg. 20 

  MR. ABDO:  You can't make a left 21 

onto Bladensburg. 22 
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  VICE CHAIRMAN KEATING:  From that 1 

light there?  There is a traffic light at 2 

Bladensburg and New York.  When I come out of 3 

here, I can't make a left. 4 

  MS. MILANOVICH:  When you come out 5 

of the development -- 6 

  VICE CHAIRMAN KEATING:  Out of the 7 

development. 8 

  MS. MILANOVICH:  -- you cannot make 9 

a left onto Bladensburg. 10 

  VICE CHAIRMAN KEATING:  Is that 11 

because the -- 12 

  MR. ABDO:  The median is still 13 

there. 14 

  VICE CHAIRMAN KEATING:  Okay.   15 

  MR. ABDO:  Yeah. 16 

  VICE CHAIRMAN KEATING:  All right, 17 

all right.  Good.  That helps me.  All right. 18 

 I haven't over there in a little while.  19 

Okay. 20 

  MR. ABDO:  And I think because we 21 

don't have, you know, a retail corridor that 22 
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is flowing all the way down and through here-- 1 

  VICE CHAIRMAN KEATING:  Um-hum. 2 

  MR. ABDO:  -- again, unlike Silver 3 

Spring and other places, we don't think the 4 

traffic impact is going to be that 5 

significant.  We really don't.  You are 6 

literally going right into a residential 7 

neighborhood at that point. 8 

  VICE CHAIRMAN KEATING:  Right. 9 

  MR. ABDO:  And you brought up a 10 

good point, speed bumps.  I mean, look if we 11 

feel like that we're getting more traffic than 12 

we expected, that's certainly something.  It 13 

is a private road. 14 

  VICE CHAIRMAN KEATING:  Right. 15 

  MR. ABDO:  That we can add to keep 16 

people from using it as a cut-through, but I 17 

think having the number of median strips that 18 

happen all the way around the site, 19 

particularly on Bladensburg, this isn't going 20 

to be a cut-through opportunity for most 21 

people. 22 
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  VICE CHAIRMAN KEATING:  Yeah, okay. 1 

 Okay, that makes sense.  Um, just a question 2 

if it's been a thought for the residential 3 

units along New York Avenue, will there be any 4 

additional type of soundproofing that is in 5 

the design and the architecture that helps 6 

with reducing noise?  Particularly since those 7 

will be largely affordable units along there? 8 

  MR. ABDO:  Well, I think the deep 9 

setbacks -- these are -- I think we should 10 

give you some dimensions on how far off the 11 

actual street on Bladensburg and on others 12 

that we are. 13 

  MR. PRICE:  Is that it, Maurice? 14 

  MR. WALTERS:  It's about 50 feet on 15 

New York Avenue.  I think it's 55 or 50 feet. 16 

 I think it's about 55 feet.  We've got an 8 17 

foot tree median and then about 24 feet and 18 

then about another 20 feet. 19 

  VICE CHAIRMAN KEATING:  Well, 20 

that's retail.  But that's retail. 21 

  MR. WALTERS:  Back to the face of 22 
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the building, the units sit above.  That said, 1 

we haven't got into the detailed design of.  2 

That's certainly something we would consider 3 

in the design of the buildings. 4 

  VICE CHAIRMAN KEATING:  Okay.   5 

  MR. ABDO:  But again, along 6 

Bladensburg whether you don't actually have 7 

retail at grade, you've got residences at 8 

grade and I think that's what you were 9 

probably speaking to. 10 

  VICE CHAIRMAN KEATING:  Right, 11 

yeah. 12 

  MR. ABDO:  Again, deep setbacks 13 

there with a lot of greenery and I think we 14 

are well over 20 feet off the street edge. 15 

  MR. WALTERS:  We're like at 60 feet 16 

on Bladensburg. 17 

  VICE CHAIRMAN KEATING:  Okay.   18 

  MR. WALTERS:  For the setbacks. 19 

  VICE CHAIRMAN KEATING:  Okay, okay. 20 

  MR. WALTERS:  From the curb line. 21 

  VICE CHAIRMAN KEATING:  Okay.   22 
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  MR. ABDO:  So I mean, that's a deep 1 

yard area -- 2 

  VICE CHAIRMAN KEATING:  That is. 3 

  MR. ABDO:  -- frankly, that you 4 

almost don't see most places.  And we have 5 

deliberately brought those buildings well off 6 

the street edge to deal with exactly what you 7 

are talking about. 8 

  VICE CHAIRMAN KEATING:  That makes 9 

sense.  I just wanted to -- sorry, I forgot 10 

about this question.  Going back to the 11 

interior roadway.  There is some mention about 12 

whether or not there is going to be 13 

permanently installed gates in those roadways. 14 

 And I hadn't heard you mention that and I 15 

just want to be clear that there was. 16 

  MR. ABDO:  We are absolutely not. 17 

  MR. WALTERS:  We have never 18 

mentioned it. 19 

  VICE CHAIRMAN KEATING:  Okay.   20 

  MR. ABDO:  And we are willing to go 21 

on the record and make that a part of the 22 
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order that there will never be, you know, 1 

permanently installed gates there. 2 

  VICE CHAIRMAN KEATING:  Great, 3 

okay.  We talked about speed --  4 

  MR. WALTERS:  At Bladensburg, the 5 

setbacks are 40 feet plus or minus from the 6 

curb line to the building. 7 

  VICE CHAIRMAN KEATING:  Okay, okay. 8 

 And then to get clarity again on the 9 

affordable housing, because I think I got a 10 

little confused on that as well. 11 

  MR. ABDO:  Okay.   12 

  VICE CHAIRMAN KEATING:  And 13 

Buildings B and C, of course now I can't find 14 

my -- particularly in the purple building. 15 

  MR. PRICE:  Yes. 16 

  VICE CHAIRMAN KEATING:  Is there-- 17 

are there market rate units in that building? 18 

  MR. PRICE:  Yes, there are.  80 19 

percent of those will be market rate. 20 

  VICE CHAIRMAN KEATING:  80 percent 21 

will be market rate.  20 percent will be? 22 
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  MR. PRICE:  At 50 percent or below 1 

the AMI. 2 

  VICE CHAIRMAN KEATING:  Okay.   3 

  MR. PRICE:  Um-hum. 4 

  VICE CHAIRMAN KEATING:  But no 5 

market rate in Building A? 6 

  MR. PRICE:  A1 or A2. 7 

  VICE CHAIRMAN KEATING:  A1 to A2, 8 

yeah, that's what it shows. 9 

  MR. PRICE:  That's correct.  As I 10 

said, this might -- the city has -- because 11 

there is a limit on 9 percent credits, we 12 

could conceivably see A1 being all affordable 13 

and maybe B1 or either B2 becoming the other 14 

all affordable. 15 

  VICE CHAIRMAN KEATING:  Okay.   16 

  MR. PRICE:  So that could change. 17 

  VICE CHAIRMAN KEATING:  That could 18 

change a little bit. 19 

  MR. PRICE:  Yeah. 20 

  VICE CHAIRMAN KEATING:  Okay.  And 21 

then that brings me just to kind of the 22 
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phasing of the project.  It looks as though, 1 

if I'm looking at A056 and A057, A1 and Garage 2 

A are going to go in first? 3 

  MR. PRICE:  That's correct. 4 

  VICE CHAIRMAN KEATING:  And what 5 

will happen to the rest of the site? 6 

  MR. PRICE:  We will build the road. 7 

 We will start the interior road.  I'm 8 

pointing down there.  I should be pointing up 9 

here.  We will start the interior road.  We 10 

will build this part of the alley.  There 11 

actually will be enough retail parking that we 12 

will be building that will be part of A1 for 13 

this particular. 14 

  We will do the public space.  We 15 

will build the sidewalks along here.  We will 16 

build this alley as well. 17 

  VICE CHAIRMAN KEATING:  Okay.   18 

  MR. PRICE:  And then the garage 19 

will be built.  And then we will have to -- we 20 

were going to -- it will be green the rest of 21 

this site and then we are going to have to do 22 
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some other things to sort of make it feel like 1 

a liveable community as the construction goes. 2 

  MR. ABDO:  Yes, to answer your 3 

question, we intend to get everything off of 4 

there and down. 5 

  VICE CHAIRMAN KEATING:  Yes. 6 

  MR. ABDO:  We anticipate people 7 

looking at green pastures for a while as 8 

opposed to what is there now. 9 

  VICE CHAIRMAN KEATING:  Fantastic. 10 

 Going back to your presentation and thinking 11 

about all the negative things that have 12 

happened, particularly around that upper 13 

quadrant there, you know, it just -- if you're 14 

going to take all that down and make some 15 

green space, I think that's fantastic. 16 

  And of course, you're going to take 17 

the tree out at the end of the alley up there 18 

at New York Avenue or just going to try to 19 

drive around it?  I see up there in the 20 

drawing there is a tree right at the end of 21 

that alley. 22 
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  MR. ABDO:  Right. 1 

  VICE CHAIRMAN KEATING:  You'll take 2 

that out maybe? 3 

  MR. PRICE:  On the alley?  Yes, we 4 

had actually -- we have actually talked to the 5 

city, OP and the Deputy Mayor's Office about 6 

how to program some of the space with other 7 

particular uses to start beginning to create 8 

the place -- 9 

  VICE CHAIRMAN KEATING:  Okay.   10 

  MR. PRICE:  -- before the 11 

neighborhood gets built out. 12 

  VICE CHAIRMAN KEATING:  That's 13 

fantastic.  And this probably will take about 14 

how many years to kind of start? 15 

  MR. PRICE:  It's about a 7 year 16 

process. 17 

  VICE CHAIRMAN KEATING:  Okay.  And 18 

there is one design comment.  I do concur with 19 

Commissioner May about the view from going 20 

outbound on New York Avenue where -- yeah, 21 

right at Montana and New York that, you know, 22 
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that view, I think that could be a little more 1 

stronger and just have a little more presence. 2 

  I worry that a lot of that view for 3 

me depends on what happens down there in the 4 

green space down below, that that doesn't come 5 

in just like that and/or, you know, it won't 6 

look as dramatic as it should perhaps.  And if 7 

there is a way to kind of make that a little 8 

more powerful, kind of achieve what you were 9 

talking about earlier, this vision of the 10 

gateway it just happens to be on the outbound 11 

side, but still a striking presence for the 12 

city. 13 

  MR. ABDO:  We think this is a very 14 

important building. 15 

  VICE CHAIRMAN KEATING:  Yeah. 16 

  MR. ABDO:  And it really needs to 17 

hold that corner.  So we hear you and we're 18 

committed to that. 19 

  VICE CHAIRMAN KEATING:  Okay, okay. 20 

 That's all I have.  Thank you. 21 

  MR. ABDO:  Thank you. 22 
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  CHAIRMAN HOOD:  Commissioner 1 

Schlater? 2 

  COMMISSIONER SCHLATER:  Thank you. 3 

 Thank you all for your presentation tonight. 4 

  MR. ABDO:  Thank you. 5 

  COMMISSIONER SCHLATER:  Obviously, 6 

a very exciting project.  The scale of it, I 7 

think, you know, is not remarked upon yet, but 8 

it's a huge project, larger than almost any of 9 

the projects that come before this Commission. 10 

 And the amount of affordable housing that we 11 

are talking about is also very high, I mean, 12 

to have 1,000, almost 1,000 units of work 13 

force and affordable housing in one 14 

development is just extremely impressive. 15 

  On top of what I think is the 16 

principal benefit of this development plan, 17 

which is assembling the site and demolishing 18 

the existing uses on the site and then putting 19 

up what I think everybody up here agrees is 20 

really high quality architecture. 21 

  I mean, I applaud you guys for the 22 
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quality of the materials that we are talking 1 

about here.  I know from seeing a lot of 2 

affordable housing projects, you go around the 3 

District, it's rare to find affordable housing 4 

projects that are clad and brick on the front, 5 

honestly. 6 

  And then now you have got brick and 7 

you have got articulated facades, high quality 8 

public spaces, so the ambition of the project 9 

is really tremendous in terms of it being 10 

affordable housing that is high quality 11 

architecture with high quality materials and 12 

just the scale of it and I wish you well on 13 

pushing it forward. 14 

  So with that in mind, I've got a 15 

few specific questions. 16 

  MR. ABDO:  Sure. 17 

  COMMISSIONER SCHLATER:  Just so we 18 

can drill down.  The first question is -- we 19 

will go back to phasing on the project.  You 20 

talked about A1 and A2 and I just want to get 21 

a sense of which infrastructure gets paid for 22 
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when.  So you said that alley gets paid for-- 1 

  MR. PRICE:  It's paid for. 2 

  COMMISSIONER SCHLATER:  -- when 3 

Building A1 goes in. 4 

  MR. PRICE:  That's correct. 5 

  COMMISSIONER SCHLATER:  Well, what 6 

about the service road, is that already in? 7 

  MR. PRICE:  No. 8 

  COMMISSIONER SCHLATER:  Or is that 9 

something you've got to put in? 10 

  MR. PRICE:  All of the service road 11 

probably won't or it may go to here, I guess. 12 

 We probably would have to, but we are not 13 

planning on taking this road out for this 14 

first building.  When we build A2, then we 15 

will extend the road and then finish this out. 16 

  So essentially, the way people will 17 

come in, they will come in to park here or 18 

they will come in to park through here during 19 

that first phase. 20 

  COMMISSIONER SCHLATER:  Um-hum.  21 

And then when would the central plaza come 22 
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into being? 1 

  MR. PRICE:  The central plaza, it 2 

would -- we would start when we start on these 3 

two buildings and we would have to begin to 4 

build this as well. 5 

  COMMISSIONER SCHLATER:  Um-hum. 6 

  MR. PRICE:  So then you would have 7 

the remainder of this would be built with an 8 

A3 and A4. 9 

  COMMISSIONER SCHLATER:  So and just 10 

to clarify, at this point, as A1 is starting 11 

construction, you guys are willing to commit 12 

as part of the order to demolish the balance 13 

of the site and clear it and -- 14 

  MR. PRICE:  Yes. 15 

  COMMISSIONER SCHLATER:  -- grade 16 

it? 17 

  MR. PRICE:  Yes. 18 

  COMMISSIONER SCHLATER:  And you 19 

have the legal ability to do all that? 20 

  MR. ABDO:  Which one?  You know 21 

what, that's actually a good question.  We had 22 
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talked about potentially keeping one building 1 

on there as a construction office and just for 2 

logistic purposes. 3 

  COMMISSIONER SCHLATER:  Um-hum. 4 

  MR. ABDO:  And so I would want to 5 

sort of leave that open a little bit, but our 6 

intent is to otherwise get rid -- I mean, 7 

obviously, from our perspective, it's not 8 

going to be attractive for anyone to move into 9 

this building and look at a junk yard that is 10 

operating or look at some of the buildings 11 

that are there today. 12 

  COMMISSIONER SCHLATER:  But all the 13 

going concerns on there are month-to-month 14 

leases and you can just -- 15 

  MR. PRICE:  Well, let me only add 16 

one caveat and it's just the way the financing 17 

is structured with the District right now, 18 

absolutely.  Could there be a situation where 19 

there is a phase take down for whatever reason 20 

on a portion of it, of the property that might 21 

be a good rental property that's kicking off 22 
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rent now? 1 

  COMMISSIONER SCHLATER:  Um-hum. 2 

  MR. PRICE:  We would have to look 3 

at that.  I don't want to make this too 4 

confusing, but -- 5 

  COMMISSIONER SCHLATER:  I know. 6 

  MR. PRICE:  -- I don't want to talk 7 

in absolutes either.  But yes. 8 

  COMMISSIONER SCHLATER:  So you're 9 

not necessarily willing to commit to clearing 10 

the entire site just for that reason, which is 11 

fine.  I just wanted to -- just so we know 12 

what we are getting. 13 

  MR. PRICE:  Yes, and I want to be 14 

clear about that.  I'm not talking when I -- 15 

there are a couple of buildings on the site 16 

that are office buildings -- 17 

  COMMISSIONER SCHLATER:  Um-hum. 18 

  MR. PRICE:  -- that serve as either 19 

the taxi cab companies.  They are not junk 20 

yards.  They are not strip clubs.  They are 21 

not -- it's maybe 2 or 3 buildings at the 22 
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most.  And if the land take down was sort of 1 

in a more phase manner, then you probably 2 

would not take out those revenue producing 3 

buildings. 4 

  But they are on the periphery.  5 

They are not in the center of the site.  And 6 

it's just a small number. 7 

  COMMISSIONER SCHLATER:  Okay.  You 8 

will have to tell the city that it's the 9 

Commission's great preference to take down all 10 

the land at once and have it cleared out 11 

there, which it absolutely is. 12 

  MR. PRICE:  We would love for you 13 

to tell the city that as well. 14 

  COMMISSIONER SCHLATER:  Well, that 15 

gets to I guess one question I have.  You 16 

know, this whole plan pretty much is 17 

contingent upon a very active participation 18 

from the city. 19 

  MR. PRICE:  Um-hum. 20 

  COMMISSIONER SCHLATER:  I mean, 21 

it's almost as if it's a city-sponsored 22 
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project, because everything you tell us is, 1 

you know, this is what we are providing, this 2 

is what we can provide, based on what the city 3 

is giving us. 4 

  MR. PRICE:  That's correct. 5 

  COMMISSIONER SCHLATER:  It seems to 6 

me that a lot of the amenities, like taking 7 

down the land, the affordable housing, all, 8 

you know, the stuff that comes from the city, 9 

it would be helpful to have something in our 10 

package here that stated the city's commitment 11 

to the project. 12 

  MR. PRICE:  Yes, actually, we were 13 

with the Deputy Mayor today and had a letter 14 

drafted, just didn't get it ready for this in 15 

time.  So you will have something for your 16 

package from the city. 17 

  COMMISSIONER SCHLATER:  Okay.   18 

  MR. PRICE:  That will state their 19 

commitment. 20 

  COMMISSIONER SCHLATER:  In terms 21 

of, you know, the affordable housing and -- 22 
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  MR. PRICE:  That's correct. 1 

  COMMISSIONER SCHLATER:  -- 2 

everything else that they are going to provide 3 

for the project. 4 

  MR. PRICE:  Well, I don't know.  5 

They don't -- in terms of your questions 6 

about, you know, tearing down everything on 7 

the site, it's not that specific. 8 

  COMMISSIONER SCHLATER:  Like one 9 

question, you know, you are committing, what 10 

do we have, 450 units at 60 percent AMI or 11 

less? 12 

  MR. PRICE:  That's correct. 13 

  COMMISSIONER SCHLATER:  Okay.  And 14 

that will be able to speak to their commitment 15 

to provide funding for that number of 16 

affordable housing units? 17 

  MR. PRICE:  Yeah.  I think they 18 

will.  I mean, I would say that regardless, we 19 

are prepared to make that a covenant to the 20 

project. 21 

  COMMISSIONER SCHLATER:  Okay.   22 
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  MR. PRICE:  So -- 1 

  COMMISSIONER SCHLATER:  That's the 2 

most important thing. 3 

  MR. PRICE:  Yeah. 4 

  COMMISSIONER SCHLATER:  And in 5 

terms of timing of the provision of those 6 

units, you said you were looking for some 7 

flexibility.  You don't want to tie the 8 

affordability restriction necessarily to one 9 

building or another.  It's just for the 10 

overall project. 11 

  One thing we would want to guard 12 

against probably is not pushing out that 13 

commitment to the C Buildings to the point 14 

where you could build out the buildings. 15 

  MR. PRICE:  No, no, no. 16 

  COMMISSIONER SCHLATER:  I'm not 17 

saying you would do this, but just to -- 18 

  MR. PRICE:  No, no, no.  Yeah, it's 19 

just the -- I mean, the reason why, I'll just 20 

tell you, the structure of the A1 and the A2 -21 

- 22 
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  COMMISSIONER SCHLATER:  Um-hum. 1 

  MR. PRICE:  -- is because the 9 2 

percent credit buildings with such a low rent 3 

absorb so quickly. 4 

  COMMISSIONER SCHLATER:  Um-hum. 5 

  MR. PRICE:  And you can begin to 6 

build the neighborhood faster if you went with 7 

that.  So the more affordability we have out 8 

there in the later phases, the greater 9 

absorption we are going to have, the quicker 10 

we can get this into a neighborhood and then 11 

really once you begin to make this and build 12 

this out into a neighborhood and get your 13 

plaza built and get your frontage along New 14 

York Avenue built -- 15 

  COMMISSIONER SCHLATER:  Um-hum. 16 

  MR. PRICE:  -- then your value 17 

comes in those later units.  So there is no 18 

mixing to -- we can't go out -- a market rate 19 

unit is not going to then drive an affordable 20 

unit project.  It is kind of the other way 21 

around. 22 
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  COMMISSIONER SCHLATER:  Well, I 1 

think in the OP report there were recommending 2 

that the term of the affordability be 20 3 

years.  I'm just curious in your discussions 4 

with the city and what the federal rules are 5 

regarding the different programs, we have got 6 

the 9 percent tax credits? 7 

  MR. PRICE:  Yeah. 8 

  COMMISSIONER SCHLATER:  And how 9 

long of an affordability period is tied with 10 

that? 11 

  MR. PRICE:  I don't think we have a 12 

problem with that.  I would have to look into 13 

it on the taxes in bonds.  On the 9 percent 14 

credits, the investor has a 15 year 15 

requirement and then I think there is a 30 16 

year on the entire building.  But for the 17 

investor, you can take back if there is any 18 

violation in the affordability during the 15 19 

year period of time. 20 

  I think there is a 30 year overlay 21 

on the building.  So whatever the federal -- 22 
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if, obviously, it's longer than the city's, we 1 

have to meet that. 2 

  COMMISSIONER SCHLATER:  Um-hum. 3 

  MR. PRICE:  On the taxes in bonds, 4 

I'm not sure, but my guess is that it would be 5 

at least 20 if not more as well. 6 

  COMMISSIONER SCHLATER:  Then the 7 

city with any Housing Production Trust Fund 8 

money or Inclusionary Zoning, I think, it is 9 

at 40 years maybe? 10 

  MR. PRICE:  I don't know what it 11 

is.  We have had some discussions about 12 

Housing Production Trust Fund money. 13 

  COMMISSIONER SCHLATER:  Um-hum. 14 

  MR. PRICE:  And again, obviously, 15 

if we decide we want to accept those funds 16 

going forward, then that's the length of time 17 

of the affordability. 18 

  COMMISSIONER SCHLATER:  Yeah.  I 19 

would just say in terms of some of the other 20 

comments that have been made regarding the 21 

affordable housing and sort of the 22 
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concentration of it, you know, those 9 percent 1 

tax credit buildings in that area, in that 2 

neighborhood right now might represent 3 

something close to what market rate housing 4 

is. 5 

  MR. PRICE:  That's correct. 6 

  COMMISSIONER SCHLATER:  And so I 7 

don't have any particular concern that it is 8 

going to be, you know, a concentrated pocket 9 

of affordable housing or anything like that.  10 

It's just work force housing. 11 

  MR. PRICE:  That's correct. 12 

  COMMISSIONER SCHLATER:  As far as 13 

I'm concerned.  And then the 80/20 mix is 20 14 

percent affordable to 50 percent AMI and then 15 

the rest is -- 16 

  MR. PRICE:  That's correct. 17 

  COMMISSIONER SCHLATER:  -- market 18 

rate housing no matter.  So if you can get 19 

somebody to rent it at 120 percent AMI, you 20 

will do that? 21 

  MR. PRICE:  We -- 22 
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  COMMISSIONER SCHLATER:  You're not 1 

committing to it being 80 percent? 2 

  MR. PRICE:  -- would.  My 3 

experience, I've been doing affordable housing 4 

for 15 years, is that the mixes are usually 5 

generally very close to one another.  There is 6 

not a widespread between people and projects, 7 

housing projects when you have a certain level 8 

set. 9 

  COMMISSIONER SCHLATER:  Um-hum. 10 

  MR. PRICE:  It's not an income 11 

level.  You don't find people making $50,000 12 

or below and then people coming in making 13 

$150,000 and below -- 14 

  COMMISSIONER SCHLATER:  Um-hum. 15 

  MR. PRICE:  -- in these kind of 16 

projects.  You might find something like that 17 

in Manhattan or Chicago, but you don't in sort 18 

of these new neighborhoods. 19 

  COMMISSIONER SCHLATER:  In the OP 20 

report it talked about the overall phasing as 21 

up to, potentially, 15 years.  You are saying 22 
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you're looking at a 7 year time line.  Can you 1 

give me a sense of the overall arc of -- 2 

  MR. PRICE:  I think what we showed, 3 

I think we were going through 2017, 2016 or 4 

2017 was what we were targeting for. 5 

  COMMISSIONER SCHLATER:  Um-hum. 6 

  MR. PRICE:  But I think that we did 7 

probably talk about having some ability to -- 8 

that's a very aggressive build-out of the 9 

project.  And I think we did talk with OP 10 

quite a bit about having some flexibility 11 

there until when we have to pull our last 12 

permit and our permits within phases for the 13 

project. 14 

  COMMISSIONER SCHLATER:  And some 15 

times on the PUDs that come before us we see a 16 

phased PUD, rather than consolidated.  You are 17 

asking for approval of all, how many, 12 18 

buildings? 19 

  MR. PRICE:  10 buildings. 20 

  COMMISSIONER SCHLATER:  10 21 

buildings.  All at once now.  22 
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  MR. PRICE:  That's right. 1 

  COMMISSIONER SCHLATER:  Is there 2 

any particular reason why you are asking for 3 

that?  I'm just -- 4 

  MR. PRICE:  Well, because we are 5 

taking down all the land now. 6 

  COMMISSIONER SCHLATER:  Yes. 7 

  MR. PRICE:  You know, so if we are 8 

going to go out and get financing and bring in 9 

equity now and we have to take down all the 10 

land at this point in time, then we need to be 11 

able to say we control the whole site. 12 

  COMMISSIONER SCHLATER:  Right. 13 

  MR. PRICE:  And we know what the 14 

future development is.  We have some certainty 15 

about what the future development of the site 16 

can be. 17 

  COMMISSIONER SCHLATER:  Do you 18 

foresee a scenario ever where it could 19 

potentially be higher density?  I mean, this 20 

is -- you've got an approved PUD on the site 21 

right now for greater height, greater density. 22 
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 Is that something that you have an eye 1 

towards? 2 

  MR. ABDO:  I think that's a very 3 

good question and a fair question.  I think 4 

the possibility could exist that we could come 5 

back before you.  I mean, we would be 6 

delighted to come back before you 6 years from 7 

now and say, you know, this thing really 8 

worked.  It's a different climate.  The final 9 

phase, the C Buildings, the ones that were 10 

approved at 110 feet, we think the market now 11 

says that that could happen. 12 

  We think that would be good for the 13 

city certainly. But we, you know, certainly 14 

can't represent that today, but we-- there is 15 

-- it would be -- we would be delighted if we 16 

were able to come before you and say that the 17 

demand is such that it warrants that. 18 

  COMMISSIONER SCHLATER:  Okay.  Last 19 

question.  There is 70,000 square feet of 20 

retail planned for the site? 21 

  MR. PRICE:  Just under, like 22 
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69,000. 1 

  COMMISSIONER SCHLATER:  What's the 2 

retail plan?  What are we going to see there? 3 

 Is it mostly serving the people that live in 4 

that development? 5 

  MR. PRICE:  Mostly the neighborhood 6 

retail.  There probably will be a pharmacy, 7 

two drug stores, CVS and -- 8 

  COMMISSIONER SCHLATER:  Walgreens? 9 

  MR. PRICE:  -- Walgreens at both. 10 

  COMMISSIONER SCHLATER:  Two? 11 

  MR. ABDO:  No, no, no.  If enough 12 

people express interest. 13 

  COMMISSIONER SCHLATER:  Oh, okay. 14 

  MR. ABDO:  So we know that they 15 

want to be there. 16 

  MR. PRICE:  They want a particular 17 

space.  I mean, either one or the other.  You 18 

know, dry cleaners, a couple of restaurants, 19 

hardware stores. 20 

  COMMISSIONER SCHLATER:  Great.  21 

Thank you very much. 22 
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  MR. ABDO:  Thank you. 1 

  CHAIRMAN HOOD:  Let me ask one or 2 

two more questions.  One of the issues that 3 

came up in the previous case, first, do you 4 

control the whole site? 5 

  MR. PRICE:  Yes. 6 

  CHAIRMAN HOOD:  Okay.  So you 7 

control the whole site.  So that process of 8 

helping those existing businesses to relocate, 9 

that has already been dealt with? 10 

  MR. PRICE:  We have no relocation 11 

planned.  The owners of -- there is only a few 12 

businesses actually left on the site.  We have 13 

relocated or helped relocate in some cases 14 

some of the businesses.  For example, the 15 

Housing Authority was on the site and they 16 

relocated and we assisted in that. 17 

  Some of the other businesses are 18 

owned by the owners and so they will relocate 19 

to other land they own or in one case the 20 

owner, I think, is -- probably will pretty 21 

much go out of business, retire and go out of 22 
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business in that case. 1 

  We have no plans to relocate the 2 

strip club and there is a couple of garages 3 

that are owned by one owner and only one of 4 

this is occupied at this point.  And that 5 

person is month-to-month. 6 

  COMMISSIONER SCHLATER:  Um-hum. 7 

  MR. PRICE:  So -- 8 

  MR. ABDO:  And the other is a gas 9 

station and we're not -- 10 

  MR. PRICE:  Is a gas station. 11 

  MR. ABDO:  -- going to relocate it. 12 

  CHAIRMAN HOOD:  Okay, okay.  Let me 13 

-- you mentioned the charter school is going 14 

to stay. 15 

  MR. PRICE:  Yes. 16 

  MR. ABDO:  And we don't own that.  17 

I just want to be clear -- 18 

  CHAIRMAN HOOD:  Right, right. 19 

  MR. ABDO:  -- that when you said we 20 

control the whole site, we control 16 acres 21 

except for that one corner where the charter 22 
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school is -- 1 

  CHAIRMAN HOOD:  And the Kentucky 2 

Fried Chicken and all that. 3 

  MR. ABDO:  That's right. 4 

  CHAIRMAN HOOD:  So my question, you 5 

say the charter school -- so you don't own the 6 

charter school there? 7 

  MR. ABDO:  No.  It's not -- 8 

  CHAIRMAN HOOD:  Even the charter 9 

school is moving? 10 

  MR. ABDO:  They are moving, but our 11 

understanding is there is another school 12 

coming in. 13 

  CHAIRMAN HOOD:  Oh, another school 14 

is coming in?  Okay.  That was my question.  I 15 

don't usually comment a lot on architecture, 16 

but I was going to say the area at Montana and 17 

New York the treatment, I thought, was good.  18 

I like the way you moved into that.  But 19 

whatever changes you need to make for some of 20 

the other treatments that my professional 21 

architects have an issue with, maybe you can 22 
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do that. 1 

  Okay.  That's all I have.  Any 2 

other questions?  Commissioner May? 3 

  COMMISSIONER MAY:  Yes, please. 4 

  CHAIRMAN HOOD:  You going to talk 5 

about the bike rack? 6 

  COMMISSIONER MAY:  No.  Just very, 7 

very quick.  Going back to the plaza for a 8 

second.  As I was thinking about that, you 9 

know, the -- I hear what you are saying about 10 

the retail potentially being an issue, but I 11 

really do think that maybe there is a 12 

potential for something like, you know, artist 13 

studios kind of space. 14 

  Because you know, we just saw 15 

another project that was all artist studios 16 

and its -- there is a need for that in the 17 

affordable market, so anyway, I just -- 18 

  MR. ABDO:  I think that was our 19 

project that you saw. 20 

  COMMISSIONER MAY:  Oh, was it? 21 

  MR. ABDO:  A dance place. 22 
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  COMMISSIONER MAY:  Oh, okay. 1 

  MR. ABDO:  We are -- 2 

  COMMISSIONER MAY:  You're doing 3 

that, you're doing another one, right? 4 

  MR. ABDO:  We're doing that at 5 

Catholic and we're very -- that's something 6 

that we have -- we are very focused on.  We 7 

love that concept. 8 

  COMMISSIONER MAY:  Okay.   9 

  MR. ABDO:  And it's something that 10 

we are committed to.  And if we think it can 11 

work here, we're happy to do that.  We just 12 

don't want to -- we want to make sure it 13 

doesn't cause a significant wrinkle in our 14 

ability to finance. 15 

  COMMISSIONER MAY:  Absolutely.  And 16 

then the other thing, when it comes to the 17 

treatment of the plaza itself, are you 18 

considering actually elevating the whole thing 19 

like one giant speed bump kind of thing, 20 

because that's -- I have seen that done where 21 

you just -- you know, because just going up 22 
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that sort of 5 or 6 inches, just gives you 1 

that sense that when you are there, you are in 2 

a pedestrian zone.  You are not in the street 3 

zone and it may be a way to sort of slow -- 4 

make sure the traffic slows down. 5 

  MR. ABDO:  Yes. 6 

  COMMISSIONER MAY:  So just a 7 

thought.  That's all. 8 

  MR. ABDO:  Thank you. 9 

  MR. PRICE:  Thank you. 10 

  CHAIRMAN HOOD:  Are there any other 11 

questions?  Okay.  I don't see anyone here 12 

from ANC-5B, so we will go -- excuse me.  I 13 

always watch you, look at you to make sure I'm 14 

doing it right.  We're going to go to the 15 

Office of Planning and also we're going to do 16 

DDOT all at the same time and then we will ask 17 

our questions after both finish. 18 

  Mr. Lawson, you want to start us 19 

off?  Oh, Mr. Cochran? 20 

  MR. COCHRAN:  Thank you, Mr. Chair. 21 

 First, I would like to assure the Chair that 22 
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in no small part due to the reconstruction of 1 

the South Dakota Avenue, I have had a bridge 2 

over the tracks.  I have had many 3 

opportunities recently to be in the Woodbridge 4 

neighborhood.  It is a fine neighborhood 5 

ranging from craftsman houses with front 6 

porches to stately colonials and excellent 7 

trees. 8 

  I think that this project will do a 9 

very good job of serving that fine 10 

neighborhood with quality retail services.  I 11 

have also even gotten out of my car and walked 12 

around the neighborhood. 13 

  CHAIRMAN HOOD:  That's a good way 14 

to start it off, so you cut me off from asking 15 

the question, but that's a good way.  Thank 16 

you.  Thank you for including Woodbridge. 17 

  COMMISSIONER SCHLATER:  Microphone. 18 

  MR. COCHRAN:  There has been a lot 19 

of new information tonight.  I would like to 20 

try to make a presentation as brief as 21 

possible, but I would like to address some of 22 
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what came up tonight. 1 

  I think that the Commission already 2 

knows that OP strongly supports this project. 3 

 We were very strong in support of the adopted 4 

PUD that you previously approved.  We're very 5 

strongly in support of this project, but we do 6 

think that there are some issues that the 7 

Commission may want to give some additional 8 

consideration to and most of these issues you 9 

have brought up. 10 

  Yes, we do think that, with respect 11 

to affordability, there should be some sort of 12 

a minimum set.  Obviously, the applicant has 13 

already said that they wouldn't have a problem 14 

with setting a minimum of 20 year duration for 15 

the affordable units, because most of the 16 

programs that would be funding them would be -17 

- require them to be affordable for even 18 

longer than that. 19 

  The applicant has already agreed to 20 

the unbundling of the parking and the rental, 21 

so we are assuming that that will be part of 22 

Board of Zoning Adjustment
District of Columbia

Case No. Transcript
null

Board of Zoning Adjustment
District of Columbia

Case No. Transcript
null

Board of Zoning Adjustment
District of Columbia

Case No. Transcript
null

Board of Zoning Adjustment
District of Columbia

Case No. Transcript
null



 

 

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

 
 
 158

any order condition.  So too with the no gates 1 

and the applicant has already committed to the 2 

affordable units types, that is to say 3 

studios, one bedrooms, two bedrooms, etcetera, 4 

reflecting the percentage of those types of 5 

units in the market rate part of the project. 6 

 So we will assume that there is no need to 7 

specify that as a condition either. 8 

  With respect to additional 9 

information though, I think it would be useful 10 

to, before you make your final decision at 11 

least, see whatever types of designs the 12 

applicant may have for any kind of fencing 13 

that would go up in the project. 14 

  Our concern was not so much with 15 

whether there would be gates that would be 16 

permanently closed, we know that the applicant 17 

isn't going to be doing that, as it is with 18 

the possibility that some of the fencing may 19 

connote that there is a separation between the 20 

city and this project.  And we just would feel 21 

more comfortable if we saw the type of fencing 22 
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that went in, so that it is welcoming. 1 

  I would like to devote most of my 2 

comments to the housing.  And I have been 3 

really struggling with how do you keep the 4 

project as flexible as the applicant needs to 5 

keep it to ensure that the affordable housing 6 

can be constructed and that the financing is 7 

there for it with giving the Commission some 8 

assurance that the affordable housing will be 9 

built at the levels that are -- have been 10 

suggested by the applicant and that there will 11 

be some distribution of the housing throughout 12 

the site, but still give the applicant the 13 

flexibility it needs. 14 

  I don't have any specific 15 

recommendations.  I would only like to suggest 16 

some things that the applicant -- excuse me, 17 

that both the applicant and the Commission may 18 

 want to consider as it proceeds with this.  19 

The applicant has said that 32 percent of the 20 

project would be affordable at less than or 21 

equal to 60 percent of the AMI. 22 
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  It seems to OP that that should be 1 

a commitment that goes into the order, 32 2 

percent of the project.  The applicant had 3 

said, prior to tonight, that in the second 4 

phase, in the B Buildings and in one of the A 5 

Buildings, that 123,000 square feet roughly 6 

would be devoted to affordable housing at 50 7 

percent of AMI, specifically at 20 percent of 8 

Phase 2 would be devoted to housing at less 9 

than or equal to 50 percent of the AMI. 10 

  I'm a little bit unclear on whether 11 

the applicant is still committing to that 50 12 

percent level or not tonight.  But again, if 13 

you're looking to come up with something that 14 

will assure a degree of affordability, you may 15 

simply want to just say that 32 percent of the 16 

project should be affordable at no more than 17 

60 percent AMI and within that, 123,000 or 20 18 

percent of the second phase, whichever is 19 

greater, shall be affordable at 50 percent or 20 

less. 21 

  That could be then at the choosing 22 
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of the applicant or the requirements of the 1 

financing.  That could be spread throughout 2 

the rest of the project, be it in the B 3 

Buildings or the C Buildings or whatever the 4 

requirements of the funding and the 5 

applicant's needs come up with. 6 

  The reason I'm suggesting this is 7 

because usually the Commission actually asks 8 

for floor plan diagrams with specific 9 

locations of where the affordable housing 10 

units would be to assure that there is some 11 

degree of distribution of the affordable units 12 

throughout the project so you can't type a 13 

person as living -- oh, they are affordable 14 

types, because they live in this building. 15 

  Well, the applicant clearly wants 16 

to avoid that same kind of labeling in this 17 

project.  And the applicant clearly needs some 18 

kind of flexibility.  Still, I think it is 19 

important to make sure that if circumstances 20 

tend to lead in a particular direction, that 21 

there not be the ability to fulfill 22 
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particularly the Phase 2 affordability 1 

requirements by locating all the units in just 2 

one building. 3 

  I know that the applicant would do 4 

everything it can to avoid that, but the 5 

Commission may want to consider helping the 6 

applicant out on that by coming up with a 7 

mechanism that would ensure that you couldn't 8 

do that kind of concentration and yet still 9 

retain flexibility. 10 

  You may also want to say then that 11 

no more than 30 percent of any building other 12 

than the A1 or the A2 Building could be 13 

devoted to -- would be reserved for households 14 

earning an income that is less than or equal 15 

to either 60 percent or 50 percent of the AMI. 16 

  That's it for my suggestions.  But 17 

with respect to how you deal with this 18 

conundrum of the realities of the marketplace 19 

in finance and saying that if you are going to 20 

build any housing right now, especially in 21 

this area, it's going to be affordable 22 
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housing.  And that affordable housing is going 1 

to have to have public participation. 2 

  And with that public participation 3 

comes certain requirements for location and 4 

affordability levels with the fact that the 5 

project will be built-out over a 15 year 6 

period and you want to ensure that there is as 7 

much of a mix of affordable and work force 8 

housing as possible in the project. 9 

  And that actually ends OP's report. 10 

  CHAIRMAN HOOD:  Thank you, Mr. 11 

Cochran.  If you could hold tight, we're going 12 

to have some questions, but we're going to go 13 

to Mr. Jennings first. 14 

  MR. COCHRAN:  Excuse me, sir, there 15 

was one more thing that came up tonight.  With 16 

respect to the portion of the project that 17 

wouldn't be devoted to Buildings A1 and A2, 18 

you may wish to ask the applicant to give some 19 

sort of a description of the parameters of 20 

what buildings would or wouldn't come down or 21 

what number of buildings would or wouldn't 22 

Board of Zoning Adjustment
District of Columbia

Case No. Transcript
null

Board of Zoning Adjustment
District of Columbia

Case No. Transcript
null

Board of Zoning Adjustment
District of Columbia

Case No. Transcript
null

Board of Zoning Adjustment
District of Columbia

Case No. Transcript
null



 

 

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

 
 
 164

come down. 1 

  And the parameters of the uses that 2 

would or wouldn't be contemplated for the use 3 

of the vacant space during the 15 year period. 4 

 Sorry, that really does conclude OP's 5 

testimony. 6 

  CHAIRMAN HOOD:  Okay.  No problem. 7 

 I really hope somebody -- if not, we will 8 

have to come back to Mr. Cochran as to some of 9 

these recommendations.  I caught myself trying 10 

to listen and I only had 6.  I'm not even sure 11 

if I put them correctly, but Mr. Jennings and 12 

Mr. Cochran, we may have to come back to you 13 

to ask you about -- again, to go over the 14 

recommendations. 15 

  Okay.  Mr. Jennings? 16 

  MR. JENNINGS:  Thank you.  Good 17 

evening, Chairman Hood and fellow 18 

Commissioners.  For the record, my name is 19 

Jeff Jennings.  I work for the District 20 

Department of Transportation. 21 

  The DDOT written report did not get 22 
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into the record until relatively tardy, so I 1 

do apologize for that.  It seems we have had 2 

quite a bit of discussion as to why DDOT is 3 

looking for a SmartBike for this particular 4 

location.  Let me try and address that just a 5 

little bit here. 6 

  I think Mr. Abdo said it best, if I 7 

can go back to what he mentioned earlier, 8 

"looking beyond immediacy of today."  It's 9 

kind of how we look at these sites as far as 10 

what we have here upon build-out is, 11 

essentially, an urban village.  And the idea 12 

of putting as many choices for getting around 13 

the city or getting around this particular 14 

neighborhood when it is all built-out on the 15 

site is kind of what we had in mind as far as 16 

the D.C. SmartBike Rack. 17 

  We are aware that the city is 18 

putting in a significant amount of money, as 19 

has been mentioned quite a few times here 20 

tonight, too.  So I think that type of 21 

conversation, as we stated in our comments, 22 
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can be something hopefully that we can 1 

continue.  We don't necessarily expect the 2 

$70,000 check to be stroked any time in the 3 

relative near future, but, you know, hopefully 4 

it can be a site that can be considered if the 5 

applicant is not able to actually contribute 6 

towards the installation. 7 

  We can provide the specs for that 8 

particular area where a SmartBike Rack could 9 

be located on the site. 10 

  The various items that the 11 

applicant tonight here via verbal testimony 12 

has agreed to within the conditions in our 13 

report, we actually think that a lot of those 14 

conditions should be viewed as mitigation, 15 

less so as amenities. 16 

  The various TDM measures should be 17 

familiar.  We have tried to include as many as 18 

we do on other PUD cases.  The thing that 19 

should be noted about this site as we took a 20 

very, very hard look at it in the last couple 21 

of weeks is that there is little to no transit 22 
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access. 1 

  As you know very well for somebody 2 

who lives not too far away from this 3 

particular site, we have fixed rail train 4 

stations.  The WMATA Train Stations, the 5 

nearest one is approximately a mile away.  We 6 

know for a fact at DDOT that anything over 3/4 7 

of a mile away is unappealing as far as 8 

getting to that train station. 9 

  Therefore, we looked to the bus 10 

service as far as connecting folks from this 11 

neighborhood to get them to that fixed rail 12 

transit station.  There is bus service in the 13 

general vicinity.  That clearly, as the 14 

applicant has stated in their traffic report, 15 

is something that is going to have to be 16 

continued to work out with WMATA. 17 

  You have the B Series and the D 18 

Series Lines that travel within the vicinity 19 

of the site.  But as far as connecting you to 20 

a local stop that is again still a mile away 21 

and in traffic that can be -- that could be a 22 
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 pretty lengthy distance. 1 

  So I'm certainly available for 2 

comments or questions or anything to that 3 

effect.  But I think that really wraps up the 4 

DDOT comments. 5 

  CHAIRMAN HOOD:  Okay.  Let me just 6 

ask this, Mr. Jennings.  Apparently, with the 7 

-- we appreciate you giving the report, even  8 

though, you know, we ran a little behind.  9 

Apparently, you are still having conversations 10 

with the applicant.  They had some issues.  11 

And so I guess those conversations can 12 

continue and hopefully we can have more 13 

resolution by the time we get to final, at 14 

least that's what I'm going to propose, at 15 

this point. 16 

  But anyway, thank you, Mr. Cochran, 17 

for including Woodbridge.  I greatly 18 

appreciate that.  And so does the community.  19 

With that, let me open it up.  Colleagues any 20 

questions for Office of Planning or District 21 

Department of Transportation? 22 

Board of Zoning Adjustment
District of Columbia

Case No. Transcript
null

Board of Zoning Adjustment
District of Columbia

Case No. Transcript
null

Board of Zoning Adjustment
District of Columbia

Case No. Transcript
null

Board of Zoning Adjustment
District of Columbia

Case No. Transcript
null



 

 

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

 
 
 169

  COMMISSIONER SCHLATER:  I think it 1 

would be helpful for the Office of Planning 2 

to, basically, take its recommendations, put 3 

them in writing, submit them to the 4 

Commission.  I think it is complicated, you 5 

know, in terms of the phasing and the 6 

uncertainty, particularly with regard to 7 

affordable housing finance. 8 

  It's hard to predict how that is 9 

going to work.  But it's also important to 10 

ensure we get what we are promised in terms of 11 

affordable housing.  So it's a fairly 12 

complicated subject.  So it would be great if 13 

you could just put that on paper and submit it 14 

to the District. 15 

  CHAIRMAN HOOD:  Good suggestion.  16 

Any other questions for -- okay.  Does the 17 

applicant have any cross examination? 18 

  MS. PRINCE:  No cross examination. 19 

  CHAIRMAN HOOD:  For either one? 20 

  MS. PRINCE:  Foe either one. 21 

  CHAIRMAN HOOD:  Okay.  Okay.  Next 22 
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is the report of any other Government 1 

agencies.  We have the DDOT report and I think 2 

that was pretty much it, unless I missed 3 

something.  I think we have that.  We talked 4 

about that enough. 5 

  Yes, I'm going to go to the report 6 

of the ANC-5B.  We do have a report from ANC-7 

5B from the Chairperson and from one of the 8 

Commissioners, Commissioner Manning.  We have 9 

asked that we -- the applicant to obtain the-- 10 

they will probably have another meeting by 11 

final.  We would just ask that ANC be able to 12 

redo that and do it so it can be in accordance 13 

with what we -- where we can grant them great 14 

weight.  Especially when they are in support. 15 

 So we want to make sure that that is in for 16 

the file. 17 

  Also, we have a letter from the 18 

Council Member in Ward 5 which is also in 19 

support of this project.  And that's -- I 20 

don't know what exhibit it is, but it's in the 21 

record. 22 
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  Okay.  Let me go to the list.  I'm 1 

going to ask Bleik Pickett, the Arboretum 2 

Neighborhood Association, and I think Mr. 3 

Pickett may be the president or vice 4 

president, one of those capacities.  I'm going 5 

to ask him to come forward. 6 

  Kathy Hardy from FONA, Friends of 7 

National Arboretum, and also Dana Follums, 8 

Friends of National Arboretum.  If you all can 9 

come forward?  I think they left.  I saw them. 10 

 Okay.  Is there anyone else who would like to 11 

testify in support? 12 

  You can just sit down anywhere 13 

there and turn your microphone on.  Good 14 

evening.  We're glad to have you and you may 15 

begin.  Is your microphone on, the green 16 

light? 17 

  MR. PICKETT:  Okay.  There we go. 18 

  CHAIRMAN HOOD:  There we go. 19 

  MR. PICKETT:  All right.  Thank 20 

you, Mr. Commissioner and -- or Mr. Chairman 21 

and other Commissioners.  Thank you for the 22 
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opportunity to testify at this hearing.  1 

Again, my name is Bleik Pickett and I am the 2 

President of the Arboretum Neighborhood 3 

Association. 4 

  Our neighborhood is directly across 5 

the Bladensburg Road from the site of the 6 

proposed development here.  So this is kind of 7 

right in our backyard.  And I'm here to 8 

express the support of the community for this 9 

project. 10 

  As was mentioned earlier, we did 11 

have a meeting last month where the developer 12 

was present and showed the plans to the 13 

community and had a very good discussion and 14 

exchange of ideas and the community did vote, 15 

at that point, to unanimously -- voted 16 

unanimously to support this. 17 

  I should say that in the previous 18 

incarnation of this project, you know, the 19 

community had supported as well, although I 20 

think we had one vote against, at that point, 21 

so we managed to pick up the stray vote this 22 
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time around. 1 

  But basically, our community feels, 2 

you know, very strongly that this is going to 3 

be a welcome and positive addition to our 4 

neighborhood.  You know, aside from the 5 

housing that is there, being in walking 6 

distance to 70,000 square feet of retail is 7 

something that we really look forward to. 8 

  And again, you know, some of what 9 

I'll have to say here has already been 10 

expressed, but if you look at what is on the 11 

site, at this point in time, some of the uses, 12 

you know, the junk yards, the car lots and 13 

these are not just eyesores, there are things 14 

that we are constantly fighting against, 15 

businesses operating illegally, operating 16 

without licenses, you know, health and 17 

environmental hazards, rodent infestations, 18 

illegal activities. 19 

  You know, you mentioned the 20 

nightclub that not only will -- you know, was 21 

the subject to the raid because of the drug 22 

Board of Zoning Adjustment
District of Columbia

Case No. Transcript
null

Board of Zoning Adjustment
District of Columbia

Case No. Transcript
null

Board of Zoning Adjustment
District of Columbia

Case No. Transcript
null

Board of Zoning Adjustment
District of Columbia

Case No. Transcript
null



 

 

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

 
 
 174

trafficking and money laundering and 1 

everything else, but even before that there 2 

were incidents of violence that spilled into 3 

our neighborhood that were associated with 4 

that club. 5 

  So but another thing to think 6 

about, too, is not only what is on there now 7 

or what may have been in the past, but what 8 

has also been proposed at different points in 9 

time that we have also had to fight against, 10 

you know, strip clubs and trash transfer 11 

stations. 12 

  And actually, I think where this 13 

project started was, you know, where another 14 

one had kind of fallen apart, which was the 15 

debacle of, you know, putting in slot casinos 16 

on the site at one point and I should note 17 

that our community actually voted against that 18 

project.  So on the one sense, we make the 19 

argument that almost anything you put on that 20 

site could be better than what is there now, 21 

but not just anything. 22 
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  And so we are not just supportive 1 

of it because of the change, but we do like 2 

what this project is.  Realizing that it is 3 

different from what was originally proposed, 4 

but in many ways, you know, what we see before 5 

us today has a lot of positives from the 6 

previous version of this project. 7 

  The fact that there is a little bit 8 

less dense -- or a lot less density and the 9 

reduced height, those are things the community 10 

had concerns about before we were willing to 11 

accept them.  But -- and sort of the more open 12 

layout of this development is really going to 13 

provide a lot more greater accessibility to 14 

the retail establishment.  So we very much 15 

appreciate that. 16 

  You know, we do realize, you know, 17 

that there will be impacts to the community.  18 

There will be greater traffic, both vehicular 19 

as well as pedestrian.  And we welcome having 20 

those folks in the neighborhood and using the 21 

facilities, the tennis courts, the basketball 22 
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courts, all those things. 1 

  You know, of course, with the 2 

economic downturn and financial markets being 3 

what they are, there are some things in this 4 

project -- that are not in this project that 5 

were in the previous one.  You know, we had 6 

been hopeful to see an expansion of the 7 

recreation center in the neighborhood, 8 

particularly with more folks coming in and 9 

understand that that just can't happen in this 10 

environment. 11 

  You know, we are hopeful that maybe 12 

something can happen in the future, you know, 13 

working with the city, but all in all, you 14 

know, just to reiterate, you look at what is 15 

there now.  It is really quite frankly 16 

unacceptable and it is an embarrassment to our 17 

community, to our city and to our nation's 18 

capital. 19 

  And we really recognize the 20 

transformational potential of this and are 21 

excited to see this move forward and not only 22 
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revitalizing this area in particular, but you 1 

know, picking up on what is happening on H 2 

Street and, you know, what might be happening 3 

on Bladensburg Road and so forth. 4 

  We really think we could see some 5 

great thing happens and we are very 6 

comfortable in particular with this particular 7 

developer and how open and forthcoming they 8 

have been with our community not only in 9 

sharing things that we are excited about, but 10 

also being straight with us about, you know, 11 

things that we have concerns with. 12 

  So thank you very much. 13 

  CHAIRMAN HOOD:  Thank you.  Our 14 

only witness, you can have a few more moments. 15 

  MR. PICKETT:  Pardon me? 16 

  CHAIRMAN HOOD:  You can have a few 17 

more minutes.  Now, normally we don't do that, 18 

but you can have a few more minutes if you -- 19 

  MR. PICKETT:  Okay.   20 

  CHAIRMAN HOOD:  I don't think 21 

anybody would mind. 22 
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  MR. PICKETT:  I mean, I -- 1 

  CHAIRMAN HOOD:  We don't have a 2 

crowd pushing to come up and talk to us. 3 

  MR. PICKETT:  I understand.  I 4 

really think I actually managed to -- 5 

  CHAIRMAN HOOD:  Okay.   6 

  MR. PICKETT:  -- cover everything. 7 

 And I have provided more detail in the 8 

written testimony, but -- and this has been 9 

shared with the Advisory Neighborhood 10 

Commissioner and the Chairman as well. 11 

  CHAIRMAN HOOD:  All right.  Well, 12 

we thank you very much for your testimony, 13 

President Pickett.  Let me see if we have any 14 

questions.  Colleagues, any questions?  Does 15 

the applicant have any questions?  Okay.  16 

Thank you very much. 17 

  MR. PICKETT:  Thank you. 18 

  CHAIRMAN HOOD:  Appreciate it.  Do 19 

we have anyone else that wants to testify in 20 

support?  Anyone in opposition?  Okay. 21 

  We will bring you back up, Ms. 22 
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Prince, for rebuttal or any rebuttal, any 1 

closing remarks.  And then maybe we can see 2 

what we have and what we need, what's 3 

outstanding and a time line. 4 

  MS. PRINCE:  We have no rebuttal, 5 

just some brief closing remarks.  We really 6 

appreciate your time.  There was a lot of 7 

thoughtful feedback tonight and we really -- 8 

it was wonderful.  I mean, you have identified 9 

the issues that we have grappled with and I 10 

think helped us sort through solutions and we 11 

appreciate it. 12 

  I want to reiterate that we are in 13 

this for the long haul.  I have been working 14 

on this project now for three or four years 15 

and with all the phasing we have a 16 

longstanding commitment to DDOT and OP on this 17 

project.  We have to maintain this 18 

relationship over not just weeks or months, 19 

but years, so you have that commitment from 20 

us. 21 

  We really appreciate your 22 
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recognition of our need for flexibility on the 1 

affordability, but also your need for binding 2 

commitments.  And that's a delicate balancing 3 

act, but we get it and we are willing to, I 4 

think, give you what you need to get you 5 

comfortable, because this is largely an 6 

affordable housing project. 7 

  And in summary, I would just like 8 

to say it is the right project at the right 9 

time in the right neighborhood.  I am only 10 

working on affordable housing projects now, 11 

that is all that is going forward.  This 12 

neighborhood needs this project and we really, 13 

really appreciate your support and look 14 

forward to your action.  Thank you. 15 

  CHAIRMAN HOOD:  Okay.  Let's -- and 16 

I think that -- thank you very much, Ms. 17 

Prince.  And I think that Commissioner 18 

Schlater's idea about the Office of Planning 19 

giving us their suggestions in writing would 20 

definitely help defray some of what we were 21 

getting ready to go through. 22 
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  So what I would ask, I would turn 1 

to you, Ms. Schellin, and maybe work with Ms. 2 

Prince to see what it is that's outstanding. 3 

  MS. SCHELLIN:  I'll give it a shot. 4 

 I'll start.  I'm sure that Dave took really 5 

great notes.  Of course, the first thing is to 6 

ask the ANC to provide their report and they 7 

have actually until final action.  Although 8 

looking at the calendar, it appears that they 9 

will actually meet before we will take 10 

proposed action, so it's possible that they 11 

will provide it even before then. 12 

  I don't think Mr. Turnbull was 13 

actually looking for anything, but he did have 14 

some concern about the facade of the garages, 15 

but I don't think he actually asked for 16 

anything, but I'm sure if the applicant -- 17 

  COMMISSIONER TURNBULL:  I would 18 

welcome any innovative ideas -- 19 

  MS. SCHELLIN:  Right. 20 

  COMMISSIONER TURNBULL:  -- that you 21 

have though. 22 
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  MS. SCHELLIN:  Right. 1 

  COMMISSIONER TURNBULL:  I think the 2 

rest of the Commissioners would too. 3 

  MS. SCHELLIN:  And then moving on 4 

to Mr. May's comments.  I made a note that he 5 

didn't like the top of Building A1, that it 6 

was missing something.  So I think he wanted 7 

to see something done with that. 8 

  And then Building C2, the spires 9 

weren't quite there.  I believe Mr. Abdo 10 

agreed with him on that one.  And then Sheet 11 

A038, I'm not sure he's actually looking for 12 

something, but I believe that we're going to 13 

look at there is one projecting bay without 14 

windows, going to go back and check that. 15 

  Maybe look at the elevation again 16 

and let's see, maybe drop it into a photo, 17 

make sure it works.  Was that still the same 18 

elevation? 19 

  COMMISSIONER MAY:  Yeah. 20 

  MS. SCHELLIN:  Of that building? 21 

  COMMISSIONER MAY:  Yeah. 22 
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  MS. SCHELLIN:  Okay.  Same sheet. 1 

  COMMISSIONER MAY:  And there I 2 

would welcome anything that they would want to 3 

do. 4 

  MS. SCHELLIN:  Okay.  Anything they 5 

want to do to that one. 6 

  CHAIRMAN HOOD:  Let me say this.  I 7 

think there is a potential that we may vote 8 

tonight.  So what we will do is do everything 9 

before final. 10 

  MS. SCHELLIN:  Before final, okay. 11 

 And then moving down, the pedestrian bridges, 12 

would like to see what they look like.  Okay. 13 

  Roof structure relief, doesn't like 14 

the stairs going all the way to the roof.  15 

Maybe, I think, that was going to just be on 16 

one building or they were going to take a look 17 

at that. 18 

  COMMISSIONER MAY:  Take a look at 19 

kind of tightening up where the relief might 20 

be needed. 21 

  MS. SCHELLIN:  Yeah.  Then moving 22 
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on to Commissioner Schlater's notes.  I don't 1 

know that there was actually going to be a 2 

commitment, but maybe consider committing to 3 

demolishing the remainder of the site, but I 4 

don't -- 5 

  COMMISSIONER SCHLATER:  I was 6 

describing the nature of their commitment.  We 7 

would like a commitment. 8 

  MS. SCHELLIN:  Yeah. 9 

  COMMISSIONER SCHLATER:  We 10 

understand that it might have to be -- 11 

  MS. SCHELLIN:  Maybe not all of 12 

them.  I know -- 13 

  COMMISSIONER SCHLATER:  Right.  14 

Just something from the applicant saying what 15 

they are willing -- 16 

  MS. SCHELLIN:  What their 17 

commitment is.  And then I believe they were 18 

going to provide something exactly stating 19 

what the city's commitment to the project is. 20 

 I believe they were going to get something.  21 

And then I believe Commissioner Schlater asked 22 
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for a timing of the availability of the units. 1 

 Were you asking about the timing?  No, okay. 2 

 So scratch that. 3 

  And then Commissioner May popped 4 

back up and asked about the plaza.  I believe 5 

there was a commitment to raising the plaza up 6 

5 or 6 inches. 7 

  COMMISSIONER MAY:  Oh, no, no, no. 8 

 No, they don't need to commit to -- 9 

  MS. SCHELLIN:  They don't need to 10 

commit to that. 11 

  COMMISSIONER MAY:  -- anything 12 

there. 13 

  MS. SCHELLIN:  Okay.   14 

  COMMISSIONER MAY:  That was just 15 

another suggestion. 16 

  MS. SCHELLIN:  Forget that.  And 17 

then OP was going to provide their 18 

recommendations in writing.  And that was all 19 

I had. 20 

  COMMISSIONER SCHLATER:  I think 21 

also, I would just like to second Commissioner 22 

Board of Zoning Adjustment
District of Columbia

Case No. Transcript
null

Board of Zoning Adjustment
District of Columbia

Case No. Transcript
null

Board of Zoning Adjustment
District of Columbia

Case No. Transcript
null

Board of Zoning Adjustment
District of Columbia

Case No. Transcript
null



 

 

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

 
 
 186

May's idea on the central circle in terms of 1 

the retail idea.  I understand there may be 2 

some issues, but we have got now probably a 3 

couple of months before we take final action 4 

and it would be great if you could look more 5 

deeply at that and see if it's a possibility, 6 

because I think it's a good idea. 7 

  MS. SCHELLIN:  The live/work space. 8 

 I did, I'm sorry, have that down there, too, 9 

right, or retail.  Okay.  That's it. 10 

  CHAIRMAN HOOD:  Are we all on the 11 

same page?  What I would propose is that we go 12 

ahead and move forward tonight.  I think this 13 

has been very well vetted out.  It's a lot 14 

that we have asked for, but we can start the 15 

process.  I think this project is great for 16 

the city. 17 

  I thought the last one was great 18 

for the city, but this one is great for the 19 

city.  And I think the neighborhood is 20 

something that -- something that the 21 

neighborhood and the city wants. 22 
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  And I would move approval of Zoning 1 

Commission Case No. 09-06 with the caveat that 2 

all the information be given to us before 3 

final action and our final approval.  And I 4 

ask for a second. 5 

  COMMISSIONER MAY:  Second. 6 

  CHAIRMAN HOOD:  Moved and properly 7 

seconded.  I think we had a couple of seconds. 8 

 I'm not sure who it was, but you got who was 9 

seconding? 10 

  MS. SCHELLIN:  Commissioner May. 11 

  CHAIRMAN HOOD:  Okay.  Well, we can 12 

put two seconds down then.  Anyway, any 13 

further discussion? 14 

  All those in favor? 15 

  ALL:  Aye. 16 

  CHAIRMAN HOOD:  Not hearing any 17 

opposition, Ms. Schellin, would you record the 18 

vote? 19 

  CHAIRMAN HOOD:  Yes.  Staff records 20 

the vote 5-0-0 to approve proposed action in 21 

Zoning Commission Case No. 09-06, Commissioner 22 
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Hood moving, Commissioner May seconding, 1 

Commissioners Keating and Schlater and 2 

Turnbull in favor. 3 

  CHAIRMAN HOOD:  I want to thank 4 

everyone for their participation tonight.  5 

Again, colleagues, I want to thank you all.  6 

You enjoy your month off, because we've got a 7 

busy September. 8 

  With that, this hearing is 9 

adjourned. 10 

  (Whereupon, the Public Hearing was 11 

concluded at 9:04 p.m.) 12 
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