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To: Members of the Council of the District of Columbia

From: Vincent C. Gray, Chairman, Committee of the Whole V@(

Date: July 15, 2008

Subject: PR 17-782, the “Pennsylvania Avenue SE Corridor Development Plan Approval
Resolution of 2008™

The Committee of the Whole, to which PR 17-782, the “Pennsylvania Avenue SE
Corridor Development Plan Approval Resolution of 2008,” was referred, reports favorably on the
resolution and recommends its adoption by the Council of the District of Columbia.

Statement of Purpose and Effect

PR 17-782 provides Council approval of the Mayor's submission of a small area plan to
revitalize the Pennsylvania Avenue SE corridor and adjacent residential neighborhoods in Wards
6,7 and 8. The planning area is identified as the properties fronting Pennsylvania Avenue SE
between Second and Independence Avenues to the west and the District-Maryland border at
Southern Avenue to the east. The 3-mile corridor includes the neighborhoods of Capitol Hill,
Barney Circle, Fairlawn, Twining, Randle Highlands, Dupont Park, Penn Branch, Hillcrest, Fort
Davis, and Fairfax Village.

The Pennsylvania Avenue SE Corridor Land Development Plan was initiated in
September 2006 by the Office of Planning, in partnership with the office of the Deputy Mayor for
Planning and Economic Development and the District Department of Transportation, as the land
use component of the Great Streets initiative for Pennsylvania Avenue SE. As the product of
over 18 months of collaboration with more than 200 individual residents, community
stakeholders and District government agencies, the revitalization strategy for the Pennsylvania
Avenue SE corridor secks to concentrate development at underutilized sites where there is an
opportunity to enhance residential and retail choices. A key element of the strategy is to promote
a consistent, high-quality architecture throughout the corridor and to draw development eastward
across the Anacostia River.



Seven opportunity sites along the corridor are identified in the plan for strategic
redevelopment due to their potential to act as catalytic anchors that can leverage expanded transit
and mobility options, diversified housing choices, new highly desirable retail, and improved
pedestrian and vehicular safety. Three of these sites are in Ward 6, three are in Ward 7, and one
is in Ward 8:

. 1401 Pennsylvania Avenue SE (current use: pizza restaurant) - .56 acre)

. 1539-1557 Pennsylvania Avenue SE (current use: fast food restaurant) and
1550 Pennsylvania Avenue SE (current use: used car lot) - .45 acre

. L’Enfant Square - 2300 block (south side) - .41 acre

. L’Enfant Square - 2500 and 2600 blocks (south side) -.69 acre
. Penn Branch shopping center - 1.72 acres

. Fort Davis Shopping center - 1.57 acres

The plan emphasizes that the existing C-2-A zoning along the Pennsylvania Avenue
corridor is sufficient to accommodate the development potential of the opportunity sites, and that
a change from C-1/R-1-B zoning to C-2-A zoning at the Penn Branch shopping center would be
necessary to facilitate redevelopment of that underutilized retail site.

The Pennsylvania Avenue SE Corridor Land Development Plan is among 5 small area
plans which have been submitted by the Mayor and are currently pending in the Committee. The
other pending plans include Upper Georgia Avenue and Kennedy Street in Ward 4, and
Deanwood and Benning Road in Ward 7. These 5 pending small area plans are in addition to 7
small area plans previously approved by the Council during the last 4 years of the Williams
administration: Takoma Central Area, Reservation 13 (or Hill East Waterfront), Southwest
Waterfront, H Street NE, Shaw/U Street Cultural Destination District, Georgia Avenue-
Petworth, and Anacostia Transit Area. In each case, the Committee held a public hearing and
made recommendations to the executive on how to implement the plan in ways that addressed
concerns raised by the public.

Once approved by the Council, the Pennsylvania Ave SE plan, along with the
recommendations contained in this Committee Report, will provide guidance to the Zoning
Commission and other District government agencies in carrying out the policies of the
Comprehensive Plan and this small area plan for the Pennsylvania Avenue SE corridor.

While recommending Council approval of the Pennsylvania Avenue SE plan, the
Committee also makes the following recommendations to address community concerns
expressed in the Committee’s public hearing record:



1) OP should clarify that the intent of the proposed land use recommendations for the
Penn Branch Shopping Center opportunity site is to support additional low density retail and
residential development along Pennsylvania Avenue SE that is consistent with other low-
moderate density opportunity sites along the corridor east of the Anacostia River. In this regard,
OP should delete or clarify the erroneous statement in the January 2008 draft plan that reads:
“This plan will serve as an amendment to the Future Land Use Map of the Comprehensive Plan,
which currently calls for continued low density commercial and residential uses at the Penn
Branch Shopping Center site.”

2) OP should clarify that any proposed zoning changes to the Penn Branch Shopping
Center opportunity site in the plan are discretionary and require approval by Zoning Commission
after giving great weight to the views of the affected Advisory Neighborhood Commissions
(“ANCs”). The Committee notes that some community members and ANC commissioners have
already expressed a preference that development not exceed 50 feet in height and be classified as
low density.

3) OP should reinforce that the height of development at the Penn Branch Shopping
Center opportunity site should be measured from the lowest point of the existing grade.

Legislative History

May 7, 2008 PR 17-782 introduced by Chairman Gray at
the request of the Mayor and referred to the
Committee of the Whole

May 16, 2008 Notice of intent to act on PR 17-782
published in D.C. Register

May 23, 2008 Notice of hearing on PR 17-782
published in D.C. Register

June 10, 2008 Public hearing on PR 17-782

July 15, 2008 Committee consideration of

PR 17-782

Committee Reasoning and Impact on Existing Law

Small area plans represent the third tier of the District of Columbia's planning structure,
building on the foundation of the Comprehensive Plan and the Area Plans Element of the
Comprehensive Plan. Pursuant to the District's Comprehensive Plan law (D.C. Official Code §



1-301.64(c)(4)), small area plans are required to be submitted by the Mayor to the Council for
selected geographical areas, and, once approved by the Council, shall provide supplemental
guidance to the Zoning Commission and other District agencies (e.g., the District Department of
Transportation) in carrying out the land use policies of the enacted Comprehensive Plan for those
areas. The Council has previously approved small area plans for Takoma Central Area, Hill East
Waterfront (Reservation 13), the Southwest Waterfront, H Street NE, the Shaw/U Street Cultural
Destination District, Georgia Avenue/Petworth, and Anacostia Transit Area. The Council also
has previously approved the Anacostia Waterfront Initiative Framework Plan.

The Pennsylvania Avenue SE Corridor Land Development Plan is the product of an 18-
month public planning process initiated in September 2006 by the Office of Planning (“OP”), in
collaboration with residents, community stakeholders, and District government agencies, to
develop a coordinated and comprehensive revitalization strategy for the Pennsylvania Avenue SE
corridor and adjacent residential neighborhoods in Wards 6, 7 and 8. The planning area includes
the properties fronting Pennsylvania Avenue SE between Second and Independence Avenues on
the east to the District-Maryland border at Southern Avenue on the east. The adjacent
neighborhoods include Capitol Hill, Barney Circle, Fairlawn, Twining, Randle Highlands,
Dupont Park, Penn Branch, Hillcrest, Fort Davis, and Fairfax Village.

The Pennsylvania Avenue SE plan is part of the Great Streets Initiative, which is a
collaboration among the Office of Planning, the District Department of Transportation
(“DDOT”), and the Office of the Deputy Mayor for Planning and Economic Development to
leverage public and private investment to spur economic development along seven major
corridors in the District, while making critical transportation and public realm investments that
facilitate multiple modes of transportation. The revitalization strategy for the Pennsylvania
Avenue SE corridor seeks to concentrate development at underutilized sites where there is an
opportunity to enhance residential and retail choices. A key element of the strategy is to promote
a consistent, high-quality architecture throughout the corridor and to draw development eastward
across the Anacostia River.

The plan’s market study of the Pennsylvania Avenue SE corridor indicated that there is
the potential demand for a total of 1,700-3,000 net new residential units, 425,000- 560,000
square feet of new neighborhood-serving retail space, and 90,000-155,000 square feet of new
office space in six neighborhood subareas along the corridor, as follows:

Capitol Hill

Residential:  Infill development opportunities, but site availability a significant constraint
Retail: Continued strengthening of existing retail, but limited net new opportunities
Office: 50-75,000 square feet of net new office, but limited by site availability



Potomac Avenue

Residential:  800-1,200 net new multifamily units

Retail: 200-250,000 square feet of neighborhood-serving retail
Office: Limited

L’Enfant Sguare

Residential:  400-800 net new multifamily units
Retail: 50-75,000 square feet of neighborhood-serving and boutique retail and restaurant
Office: 20-40,000 square feet of local-serving, boutique office space

Randle Highlandsg

Residential: Limited, given lack of infill sites

Retail: Limited
Office: Limited
Penn Branch

Residential:  400-800 net new multifamily units
Retail: 150-200,000 square feet of neighborhood-serving retail and restaurants
Office: 20-40,000 square feet of local-serving, boutique office space

Fairfax Village

Residential:  100-200 net new units, but site availability is a constraint
Retail: 25-35,000 square feet of local-serving retail
Office: Limited

Seven opportunity sites along the corridor are identified in the Pennsylvania Avenue SE
plan for strategic redevelopment due to their potential to act as catalytic anchors that can leverage
expanded transit and mobility options, diversified housing choices, new highly desirable retail,
and improved pedestrian and vehicular safety. Three of these sites are in Ward 6, three are in
Ward 7, and one is in Ward 8. The plan identifies the following opportunities and
recommendations for each redevelopment site:

1401 Pennsylvania Avenue

. Optimum utilization of the property under current zoning by containing a mix of
residential and commercial use.



4 to 6 stories is appropriate for this site, and developers are encouraged to build no taller
than the Jenkins’ Row project in order to form a consistent frame for the Potomac and
Pennsylvania Avenues intersection.

. Commercial uses may include accommodating existing small businesses in the area like
the pizza restaurant on the site.

Explore the potential to leverage funds from development to create a public plaza at
corner of site facing the Park Square at traffic intersection.

Completes a “neighborhood center” formed by the Potomac Plaza Metro Plaza, grocery
store, neighborhood-serving retail, and transit.

Barney Circle Sites: 1550 Pennsylvania Avenue and 1539-1557 Pennsylvania Avenue

. The two sites flanking Barney Circle should be treated in a unified manner in architecture
and massing as the Eastern Gateway to the Capitol Hill area and the Anacostia River.

*

Explore allowable mix of uses under the current C-2-A zoning on these two sites,

. Tap potential view of the Anacostia River and Park which can be offered to condo
occupants residing above ground level.

. Provision of a mixed scale and type of housing including condominiums, townhouses,
and stacked townhouses to complement the existing residential fabric.

. Increased public presence encouraged by convenience retail stores and small scale dining
destinations may result in decreased automobile dominance around Barney Circle and a
more pedestrian-friendly character.

L’Enfant Square Sites: South Side of 2300-2500 and 2500-2700 Pennsylvania A venue

. 2300-2500 block: Maximum of 5 to 6 stories with 65-foot maximum height and 5-
foot bonus for ground floor non-residential uses. Any upzoning
will occur in design review process such as PUD,

. 2500-2700 block: Maximum of 5 to 6 stories with 65-foot maximum height and 5-
foot bonus for ground floor non-residential uses.

. Create opportunities for an enhanced pedestrian environment that provides connectivity at
L’Enfant Square.



Expand development area at 2300 block to north side of the street to create a major
redevelopment node.

Pursue alternate uses for some gas station sites (particularly the site on the south side of
the 2300 block) to provide pedestrian friendly and neighborhood-serving activities
(recognizing that maintaining some gas stations along the corridor is a positive thing for
the community). In the near term, encourage improved landscaping and screening,

Penn Branch Shopping Center

Change in zoning (from C-1/R-1-B to C-2-A) to support a mix of low-moderate density
commercial and residential development.

Development of this site will be 5 stories from the lowest point of the site with 65-foot
maximum height, 5 stories with 65—foot maximum height on south side of Pennsylvania
Avenue as well. New development and redevelopment within Neighborhood
Commercial Areas must be managed to conserve the economic viability of these areas
while allowing additional development that complements existing uses.

New retail to respond to requirement of neighborhood serving convenience stores like a
coffee shop, a small restaurant, possibly a small grocer or pharmacy.

Underground parking garage to cater to requirements of property occupants as well as
provide spill-over public parking spaces.

Improve access and circulation edging the property to encourage pedestrian connection
from surrounding areas and bus transit stop.

Fort Davis Shopping Center

Explore potential under current zoning classification on the site and promote higher
density mixed use residential and retail development.

DC Department of Human Services and the US Post office may be re-housed in the
project, thus maintaining a mix of uses offered in the present scenario.

New retail to be oriented towards neighborhood serving establishments like a small
coffee shop, dining place, barber shop, deli, etc.



In summary, the Committee recommends Council approval of the Mayor's small area plan
to revitalize the Pennsylvania Avenue SE corridor, which includes a development program as
well as zoning and design guidelines. This plan includes a total new development program of up
to 3,000 new mixed income housing units, up to 560,000 square feet of reconfigured or new
neighborhood-serving retail space, and up to 155,000 square feet of new office space. The plan
also includes strategies to substantially improve the streetscape and public realm.

The Committee believes that approval of the goals, policies and implementation strategies
identified in this plan will help facilitate the revitalization of the Pennsylvania Avenue SE
corridor and the creation of vibrant mixed use neighborhoods. The plan preserves and
strengthens the existing community assets, while increasing the housing stock on vacant and
underutilized land with both market rate and mixed-income housing, thereby supporting higher
quality neighborhood-serving retail and services that meet the needs of the community, all of
which will contribute to the necessary growth and development of the District of Columbia as a
whole. The Committee agrees that implementation of the plan would result in: (1) substantially
increased mixed-income housing opportunities; (2) enhanced employment opportunities for
District residents near significant transit resources; (3) consolidate existing create new, more
diverse entrepreneurship and higher quality local shopping opportunities; and (4) a improved
urban design and streetscape.

The Committee finds that the Pennsylvania Avenue SE Corridor Land Development is
consistent with and builds upon many of the policies for this area set forth in the Land Use
Element of the Comprehensive Plan and in the Far Northeast and Southeast Area Element of the
Comprehensive Plan. The plan is a framework to guide future growth and revitalization in a
unique development opportunity area in the District. The Committee shares the view expressed
in the plan that zoning, streetscape, and transportation changes will be be necessary to implement
some aspects of this plan, ali of which will involve further opportunities for community input and
public review and approval.

In recommending Council approval of the Pennsylvania Avenue SE corridor
revitalization plan, the Committee reiterates the recommendation previously articulated in this
Report regarding the clarifications and corrections that the Office of Planning should make
regarding the redevelopment of the Penn Branch Shopping Center site.

Section-by-Section Analysis

Section 1 provides a short title, the Pennsylvania Avenue SE Corridor Development Plan
Approval Resolution of 2008.

Section 2 states that the Mayor submitted the Pennsylvania Avenue SE Corridor
Development Plan to the Council, pursuant to the small area plan provisions of the



Comprehensive Plan.

Section 3 sets forth the Council's findings with regard to the Pennsylvania Avenue SE
Corridor Development Plan and the general purposes and effects of the small area plan that has
been prepared for the area, which are discussed in more detail in the previous section of this
Report.

Section 4 provides the Council's approval of the Pennsylvania Avenue SE Corridor Land
Development Plan, dated January 2008. The plan, along with the Committee's recommendations
in this Report, provide supplemental guidance to the Zoning Commission, the Office of Planning,
the District Department of Transportation, the office of the Deputy Mayor for Planning and
Economic Development and other District agencies in carrying out the Comprehensive Plan
policies for the Pennsylvania Avenue SE corridor in Wards 6, 7 and 8.

Section 5 references the fiscal impact statement in this Report.

Section 6 provides the effective date of the resolution.

Fiscal Impact

The Chief Financial Officer ("CFO™), in the attached memorandum dated March 13,
2008, states that there is no fiscal impact at this time with the provisions of the proposed
resolution, because adoption of this plan does not create any type of expenditure commitment
from the District government. The CFO states that any activities related to the plan would be
approved separately and need to be budgeted at that time.

The recommendations contained in the Pennsylvania Avenue SE Corridor Land
Development Plan and this Report provide guidance to District agencies in implementing the
plan. Several of the process-related activities assigned to implementing District agencies,
including transportation studies and zoning actions, would be conducted in the normal course of
operations and absorbed into each agency's operating budget.

The Committee notes that significant private and public investments have been and will
continue to be required to accomplish the plan's goal of creating an active and vibrant mixed use
Pennsylvania Avenue SE corridor that includes substantial new mixed income housing, as well
as new or reconfigured and better concentrated, higher quality retail space, and commercial office
development, along with significant transit and streetscape improvements. To the extent that
public investments are necessary, the implementation of this resolution is subject to the
availability of appropriations and the inclusion of funds within an approved budget and financial
plan.

These and other possible public costs do not take into account offsetting projected



significant revenue that the District will realize as a result of substantial redevelopment of
existing vacant or underutilized property along the Pennsylvania Avenue SE corrdor, including
an undetermined amount of new income, sales and property tax revenue.

Position of the Executive Branch

PR 17-782 was introduced at the request of the Mayor, who, in a May 6, 2008 transmittal
letter, urged the Council's prompt and favorable action on the proposed resolution. The Director
of the Office of Planning, and representatives from the office of the Deputy Mayor for Planning
and Economic Development and the District Department of Transportation, each testified or
submitted comments on behalf of the executive at the Committee's public hearing in favor of PR
17-782 and the attached small area plan.

Committee Action

On June 10, 2008, the Committee of the Whole held a public hearing on PR 17-782 and
received testimony from the following persons or organizations regarding the Pennsylvania
Avenue SE Corridor Land Development Plan: James Bunn, Ward 8 Business Council; Richard
Wollf, Capitol Hill Restoration Society; Stylianos Christofides, ICG Pennsylvania Branch
Associates; Christopher Collins, Holland & Knight, attorney for ICG Pennsylvania Branch
Associates; Christopher Lampkin, representing Fred and Gwen Rose; Laura Richards, Penn
Branch Citizens/Civic Association; Robert Richards, resident; and Harriet Tregoning, D.C.
Office of Planning.

Attached is a copy of all written testimony and comments received by the Committee
regarding PR 17-782.

The Committee notes that additional opportunities will be available to the public to
participate in the implementation of this plan. For example, applications will likely be filed with
the Zoning Commission for Planned Unit Developments or zoning changes associated with
various development projects, and certain financing mechanisms or budgetary actions may be
needed to support particular development, capital transportation projects, and streetscape
improvements in the plan. Each of these actions would provide opportunity for further public
hearings or input.

On July 15, 2008, the Committee of the Whole met in a regular meeting to consider PR
17-782. Chairman Gray moved approval of a draft Committee Print of PR 17-782 and this
Report, which were approved by voice votes (Chairman Gray and Councilmembers Alexander,

Barry, Bowser, Brown, Catania, Cheh, Evans, Graham, Mendelson, Schwartz, Thomas and Wells
present).
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Attachments

(1) PR 17-782 as introduced

(2) Public hearing record on PR 17-782
(3) Committee Print of PR 17-782
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COUNCIL OF THE DISTRICT OF COLUMBIA
1350 Pennsylvania Avenue, N.W.
Washington, D.C. 20004

Memorandum

To: Members of the Zuncil_ -

From: a mi Mﬁ Council
Date: May 8, 2008

Subject: Referral of Proposed Legislation

Notice is given that the attached proposed legislation was introduced in the
'Office of the Secretary on Wednesday, May 07, 2008. Copies are available in
Room 10, the Legislative Services Division.

TITLE: "Pennsylvania Avenue SE Corridor Development Plan Approval
Resolution of 2008", PR17-0782

F

INTRODUCED BY: Chairman Gray at the request of the Mayor

The Chairman is referring this legislation to the Committee of the Whole.

Attachment

cc: General Counsel
Budget Director
Legislative Services
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OFFICE OF THE
SECRETARY

Aorian M. FeNTY
MAYOR

May 6, 2008

The Honorable Vincent C. Gray

Chairman

Council of the District of Columbia

1350 Pennsylvania Avenue NW, Room 504
‘Washington, DC 20004

Dear Chairman Gray:

Today, I am transmitting to the Council of the District of Columbia legislation entitled the “Pennsylvania
Avenue SE Corridor Development Plan Approval Resolution of 2008.”

The purpose of this legislation is to approve the “Pennsylvania Avenue SE Corridor Development Plan,”
which was initiated by the Office of Planning. This plan provides a strategic framework for revitalization
of the Pennsylvania Avenue S.E. Corridor and the adjacent residential neighborhoods in Wards 6, 7 and 8.
The Plan provides guidance on land use, zoning, transportation, and other issues.

The Pennsylvania Avenue SE Corridor Development Plan is the product of over 18 months of intense
collaboration with community stakeholders and District government agencies, which concluded in
January 2008 with a Mayor’s hearing. Over 200 individual residents and stakeholders participated in
crafting, reviewing, and committing to implement the plan. The revitalization plan outlines strategies that
will:

1. Provide clear direction concerning land use and zoning policy for the commercial corridor; -

2. Create opportunities for mixed use development, including enhanced retail amenities, and
workforce and market rate housing; and

3. Support important streetscape and infrastructure investments that will aid in revitalizing one
of the District’s major corridors.

I urge the Council’s prompt and favorable enactment of this legislation.

Sincerely,

Adrian M. Fenty
Mayor

Enclosures
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an Vincent C. Gray
at the request of the Mayor

A PROPOSED RESOLUTION

IN THE COUNCIL OF THE DISTRICT OF COLUMBIA
Chairman Vincent C. Gray introduced the following resolution, which was referred to the
Committee of the Whole.

To approve the proposed Pennsylvania Avenue SE Corridor small area action plan.

RESOLVED BY THE COUNCIL OF THE DISTRICT OF COLUBIA, that this
resolution may be cited as the “Pennsylvania Avenue SE Corridor Development Plan
Approval Resolution of 2008

Sec. 2. i’msuant to § 4(c)(4) of the District of Columbia Comprehensive Plan Act
of the 1984 Land Use Element Amendment Act of 184 (Act), effective March 16, 1985
(D.C. Law 5-187; D.C. Official Code § 1-306.03(c)(4), the Mayor transmitted to the
Council the proposed Pennsylvania Avenue SE Corridor Development Plan (Plan).

Sec. 3. The Counci! finds that:

(1) The Pennsylvania Avenue S.E. Corridor is located in Ward 6, 7 and 8
and includes the neighborhoods of Capitol Hill, Ba.they Circle, Fairlawn, Twining,
Randle Highlands, Dupont Park, Penn Branch, Hillcrest, Fort Davis, and Fairfax Village.
The planning area is defined by the following boundaries: the properties fronting
Pennsylvania Avenue SE starting at Second and Independence Avenues S.E. to the west

and the District-Maryland border at Southern Avenue S.E. to the east.
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(2) The Plan was initiated in September 2006 by the Office of Planning as
part of its efforts to support the Great Streets Initiative, a multi-agency, multi-discipline
program ciesigned to aid in the revitalization of major commércial corridors in the
Dastrict.

(3) The proposed Plan was published and made available to the public on

December 17, 2007, and the Mayor’s public hearing was held January 17, 2007.

(4) The purpose of the Plan is to provide development framework that
guides the revitalization of the Pennsylvania Avenue S.E. Corridor through land use,
urban design, economic analysis and public investment strategies in support of the Great
Streets Initiative.

(5) The Plan uses specific land use analysis and incorporates the broadest
range of planning techniques and practical solutions to achieve the District’s goals and
objectives. |

(6) The Plan seeks to identify critical issues that impact revitalization for

the Pennsylvania Avenue S.E. Corridor. The Plan outlines strategies to:

A. Provide clear direction concerning land use and ;zoning policy for
the commercial corridor; o |

B. Unify and transform Pennsylvania Avenue SE into a world-class
boulevard;

C. Create opportunities for mixed use development, including
enhanced retail amenities, and workforce and market rate housing; and

D. Support important streetscape and infrastructure investments that

will aid in revitalizing one of the District’s major corridors.
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(7) The Plan defines near and mid-term strategies for revitalization and
articulates broad development goals, urban design and definitive priority actions deemed
critical to the revitalization of Pennsylvania Avenue S.E. Corridor. |

(8) Once approved, the Pennsylvania Avenue SE Corridor Development
Plan will provide supplemental guidance to the Zoning Commission and other District
agencies in carrying out the policies of the District of Columbia Comprehensive Plan.

Sec. 4. The Plan is approved as submitted

Sec. 5. The Council adopts the fiscal impact statement in the committee report as
the fiscal imp-act statement required by section 443(c) of the Rules for the Council of the
District of Columbia, Council Period 17 Resolution of 2007, effective January 3, 2007
(Res.17-1; 54 DCR 156).

Sec. 6. This resolution shall take effect immediately.




GOVERNMENT OF THE DISTRICT OF COLUMBIA
Office of the Attorney General

Commercial Division
Land Use and Public Works Section * * *

MEMORANDUM

TO: Harriet Tregoning, Director -
Office of Planning

FROM: Alan Bergstein, Section Chief (B
Land Use and Public Works Section

SUBJECT: Pennsylvania Avenue SE Corridor Development Plan Approval Resolution
of 2008

DATE: March 25, 2008

This is in response to your request for a review of a proposed resolution entitled the
Pennsylvania Avenue SE Corridor Development Plan Approval Resolution of 2008. The
resolution would approve a small area action plan for the Pennsylvania Avenue S .E. corridor an
areas that front on Pennsylvania Avenue from ]ndependence Avenue S.E. and 2™ Street S.E. east
_ to Southern Avenue, S.E. We have made a few revisions to the attached resolution. The
resolution, as revised, is legally sufficient. If you have questions concermng this matter, please
contact Janice Skipper at 442-9771.

Enclosures

cc: Renee McPhatter, Deputy Director
Office of Policy and Legislative Affairs

Geraldine Gardner, Associate Director
Office of Planning

Wayne Witkowski, Deputy
Office of Legal Counsel

AHBfjns’
(223127)

1100 15 Street, N-W._, Suite 800, Washington, D.C. 20003, (202) 442-9777 fax (202) 727-6014




Government of the District of Columbia
Office of the Chief Financial Officer

. 6. 6.
| ]
Natwar M. Gandhi —
Chief Financial Officer
MEMORANDUM
TO: The Honorable Vincent C. Gray
Chsirman, Council of the District of Columbia
FROM: Natwar M. €andhi
' Chief Finan

DATE: MR 13 28
SUBJECT: Fiscal Impact Stitement: “Pennsylvania Avenue SE Corridor

Development Plan Approval gmluﬁon of 2008”

REFERENCE: Draft - No Resolution Number Available

Conclusion

There is no fiscal impact at this time from the provisions of the proposed resolution. Any
activities related to the Pennsylvania Avenue SE Corridor Draft Land Development Plan, dated
January 2008, would need to be budgeted and appropriated in future years.

Background

The proposed resolution would approve the Pennsylvania Avenue SE corridor Development Plan
(the Plan), which was initiated by the Office of Planning (OP). The Plan is intended to provide a
strategic framework for revitalization of the Pennsylvania Avenue SE Corridor and the adjacent
residential neighborhoods in Wards 6, 7, and 8. The Plan provides guidance on land use, zoning,
transportation, and other issues.

Specifically, the Plan is intended to protide clear direction concerning land use and zoning
policy for the commercial corridor; create opportunities for mixed use development, including
" enhanced retail amenities, and workforc and market housing; and support streetscape and
infrastructure investments that are intended to aid in revitalizing the Pennsylvania Avenue SE
Corridor.

1350 Pennsylvania Avenue, N.W., Suite 203, Washington DC 20004 (202) 727-2476
jwvww.cfo.dc.gov




The Honorable Vincent C. Gray

FIS; “Pennsylvania Avenue SE Comridar Development Plan Approval Resolution of 2008
Page2 of2

Gnce approved, the Plan is intended to provide supplemental guidance to the Zoning

Commission and other District agencies in carrymg out the policies of the District of Columbia
Comprehensive Plan.

Full implementation of the various recommendations proposed in the Plan is generally intended
to happen in the next seven to ten years.

Financial Plan Impact

" There is no fiscal impact at this time from the provisions oftheproposedrwoluﬁon.as

enactment of the resolution does not create any type of expenditure commitment from the

District Government. Any activities rclated to the Plan would need to be budgeted and
appropriated in future years.

The Plan doces not identify a specific funding source that would be used for the implementation
of the activities identified in the Plan. However, the Plan does identify some publi¢ investment
strategies that cowld be utilized, including predevelopment and site acquisition funds, fagade
improvement funds, and project-level financial assistance—such as tax mcrement financing
(TIF)--which is intended to cover economic feasibility gaps.

The implementation of any of the public investment strategies identified in the Plan would
require separate authorization at a future point. Any activities related to the plan and undertaken
by District entities, and any others, will need to be funded with existing resources and/or
budgeted in future years. Activities not documented in this fiscal impact statement but related to
the Plan and undertaken by District agencies will need to be budgeted in future years.
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Background
"As ona of the city's most [mportant

thoroughfares, Pennsylvania Avenue both
deserves and requires special atiention and

conalderationtcretainiastature andvitality. The -

communities along this corridor are very active
and passionate’ about thelr neighborhoods.

- Mﬂlemamamdﬁanrmlnﬂnmm'"

and neads of thasé nelghborhoods, everyons
agress that Pehnsylvania Avenue dessrves

sengitiva redevelopment, spacial public realm )

treatment and “bétter refall opportunities,

Community leaders have baen: stiving Io'._- '

achieve these goals for many years:
Visjon

The guiding vislon for the projact is a revitalized
-urban comidor linad with the types of usas
and services needed by the  sumcunding
neighborhoods: housing, employment, and. ;
retall opportunities for all resldents, long-time . .
and new. This study has bsan undertaken with

the undarstanding that solutions must balance

nelghborhood goals and city-wide objectives: .
with market reafities, and that redevelopment::

activities must complement the established
character of the communities bordering on
Pennsylvanla Avenus, SE. The portion of tha
cormridor west of the Anacostia River has ssen

an Increasa In development In recent years, .
and communities there sesk to successfully -
manage this growth, same of which Is occuning

within an astablished historic district. There s

also a need to balance Issuas of scale with
proximity to two Metromll stations and the

city's dasire for having denset Iand uses:near

_transit. East of the river has seen vary little

activity to dats;:and the communliies there

.are hungry for investmént. “Atirattion of good .

-quality development aiid retall Ia thefocus here,

1wilhsensiﬂvadwgn The lack of Metrorall

i
‘| -

stations here demands increased attention to
bus sarvice and walkabllity. -

The Pannsylvania Averus SE Land
Davelopment Plan provides the framework and
foundation to guide redevelopment of key sites
slong the comidor. The elements of the plan
are basad on axtsnsive research, professional
analysis and subdtential public input that
heiped gulde the conclusions. This information
was factored Into the final recommendations
contained in this report,

Findings

Inltial findings conciuded that, in large part, the
core physical fabric along the gorridor remains
reasonably strong and Intact. However, it was
east of the tiver, remain undsrutilized and do
net fully support the neads of tha surrounding
community, The study aiso found that the
current range of uses along the corridor does
not mesh with the axpressad needs of the
community, nor doas it provide the range of

- goods ahd sarvices specifiad by the residents

during this and earilr public input processas.

Asa rasult, It i imperative that redevelopment
activiles be -undertaken and promoted
that complaiment the nature of the differont

neighborhoods-and satisfy the naeds of their

residents. As the community, the District and
the private sector Implement the plan, it is
critical that all stakeholders remaln activaly
engaged In the process and committed to its

success. Patience and perseverance will be:

required to mainteln perspective and protect the
astablishad vision, recoghizing that progress
y’llll’ be incremental over time.
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Racommendations and approaches hava been
developed for saven redevelopment sites along
the corridor. Thase sites represent the greatest
potentlat for generating a postiive impact, and
are designéd to guide the redevelopment
process and focus resources. On top of
thess specific site axamples, general design
Quidelines and othar recommendations serve
io guide any development within lhe various
sub-areas along the corridor,

West of the River Sites
This area has a number of radevelopment
opportunitiss given -its tmqhdng of stand-

- slone. fast food restaurants and other uses

Inconslatent with the original urban design of
theé street. The area will retaln and expand
lts neighborhood-serving retail base, while
praserving the existing architectural fabric
and character. New development will occur in
existing commaercially zoned parcels, within tha
parameters of existing zoning. New bulldings
will ba of high-quallty architecture and designs
compatibie with the historic nature of the atreet.
Specific sites Include:

*. 140t Pennsyivania Avenue, SE
= 1538-1557 and 1550 Pennayivania Avenue,
8E

East of the River Sitas

This area has & greater number of
redevelopment opportunities, as well as
significant urvnet retall demand. The area
will retain and significantty expand fits
nelghborhood-serving retall hasa. Existing
retall architecture Is largely of inconsistent
quality, and does not reflect the Importance
of Pennsylvania Avenue, the vitallty of the
surrounding residential neighborhoods, or
loday's retall standards. New development

f 7 | —

— = o



.~ wilF'better front the street, making ground floor retall
" more_accesslbie topedestrians and leaving mast

" parking In.the rear.or underground. With the exception
" of the-Pafin’ Bfatich Shopping Center parking lot,
- cuitently. zoned. for residential use, new deveiopment

/" will botur only in existihg commerclally zoned nodes,
. EstﬂmbulldlngalnmsMenﬂallyzonedaraasaranot

. considerad for-redevelopment. New buildings will be
of high-quality architectire; and provide modem retail
. space stiractivg 10 8 ‘wide range of quailty tenants.
’ Any development ln'thm nodes will likely include a
mix ohusu ‘much in the same way recommended
fot thé:dred. wast of the: river, with opportunities for’
.2 naw, housihg mdofﬁbeto bettar suppnrtnew retail
e astablishmonh - :

'LEnfam Squaro 2300 block (south sice)
L'Enfant Squéte ~ 2500-2600 block {south slde)
* Penn Branch Shopping Certer
 Fort Davls Shopping Center

At evary public moaﬁng held for this plan, the publlc
called ‘out .for more. and better retall opportunities

+ along the:coridor.. At the same time, most people also,
. - expressed a:strong interest in raintaining low density at -

" arsa commetcisl nodes. Currently, moat of the existing

. retail space'is not of high quality (because the spaces

“are too small, poorly malntained, etc.), and will likaly

. nndtoberedmlopodtoaﬂradﬂntypesofmhlm

_desired by. the community. In order to finance the

- “redévelopiment of aging retall spaces, developers vary
.oftatr must a'oss-cubsldlza with office and residential
davalopmant. ’

The pmposnd tmd uu rwammndaﬂons made In
“this. document: “along with” -planned transportation
o knpmvmntlallworkmgethsrtomataanenvlronment

. - that cah sustain the typs of retall development deslred
. by the cummunlﬂu -dlong Pennsytvanla Avenue, SE.

 The oorﬂdor cannol suppud continuous: retail frontage,

ard therefore this plan recommends concentrating
clusters of commercial, residential and limitad office
uses along the corridor at strategic distances from
one another. New residents and office workers
combine with existing residents to support new and
axisting retall establishments morning, aftermoon
and evening. : These clusters of resldents and
workers also justify future Investmants In rapid bus
or other transit sarvices that reduce dependencies
on sutomobiles. Better pedestrian access also
means that more people can choose to walk rather

than drive when ‘they are able, with increasingiy -

convanient naarby. retall destinations. - Stower traffic

':moansu\atdﬂvmambettorabletomwhatmil
. optiohs ars avallable, and are more lkely to stop on
“- their way home-to shop. Coming full circle, having a

varlety of local retail options means that fewer people.

haveﬂogqtlnﬂmlrcarsmddﬂvotooﬂwrmsfor-

thelr shopping needs.

Wil largsted commesclal and houslng devatopment
" along Pennsylvania Avenus, SE add more people
..onto an already crowded corridor? Yes. But It will
- not make traffic appreciably worse, and growth can

be leveraged to increase local transit and mobility
options, expand housing cholces, attract the kind

.. of new retall the communily has been sesking for
- years, and improve pedestrian and vehicular safety.
For these reasons, this study suggests that the

beneflts to the community of targeted redeveiopment
far outweigh any potential negative Impacts on
traffic, and will uitimately Increase quality of fife for

everyona.

. Zoning

What does the above discussion mean for zoning?
Actually, only one zoning modification. With one
exception, the density and mix of uses nesded to
redevelop these key sites can be achieved within
the existing zoning of commercial areas along the
corridor, Most commerclal sites are zoned C2A,

which allows for low o moderate density commerclat
development with 3-4 story (50 feet) buildings as a
matter of right, and 5-6 stories (65 feet) if developad
through the Plannad Unit Developmant {PUD) process.
The one exception is the Penn Branch Shopping
Center, which is zoned C1, or low-density commerclal,
and R-1-B in the rear (currently a parking lot), ar low-
density residential. Penn Branch actually has the
greatest potential of any site along the corridor to help
mest pant up retall demand, but Its current zoning
makes it a serious challange for viable redevelopment

" . to ocgur. This Plan recommends aftering the Zoning

at this one site, including the residentially zoned area
currently used for surface parking, to aliow for moderata
density commercial and residentiai development,

‘congistent with the other commercial nodes along the

comidor. This would be achieved through a Planned

.. Unit Davelopment (PUD)} application submitted by a
. daveloper before redevelopment.

- This plan will serve as an amendment o the Future
- Land Use Map of the Comprehensive Plan, which

currently calls for continued low density commerclal
and residential uses at the Penn Branch Shopping
Center site. Given the community's desire for retail,

-and the position of Pehn Branch Shopping Center as

the best opportunity for providing that retail, we fesl itis
8 necassary change that will result in a short and long

-term win for curment and future residents.

It Is aiso worth relterating here that this plan does NOT
recommend changing any existing residentially zoned
land along the corridor other than the current site of the
Penn Branch Shopping Center parking lot.

Office of Planning's Development Review divislon
wiil be embarking on a review and update of zoning
regulations for the entire city In late 2007. This 2-3 year
process will ensure that all future zoning 1s consistant
with this plan, small area plana for other neighborhoods,
and the Comprahensive Plan.
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Major Implementation Htems

" in addition to the developmant opportunity sites, this

plan lays out ssveral sub-area and comidor-wide
implementation tams that will be the responaibtiity of
various DC government agencies and other groups.
These itema fall under five basic categories: Trans-
portation & Infrastructure, Economic Development,
Ciean & Safe, Land Use and Housing. Some of the
major ftems under sach category include . . .

Transportation’ & infrastructure

«  Implement Great Streets roadwork and
stresiscaping east of the river

* Encourage community groups west of the river to
request from DDOT simiiar sireetscape improve-
ments

+ Expiore rapid bus servics along the corridor

Economic Davalopment

« Create a marketing strategy to attract new relall-
ers to vacant spaces

« Conduct analysis of technical assistance nesds of
existing businesses

« Usa commercial fagads improvement grant pro-
gram to create more attractive storafronts whare
buiidings are not expected to be redeveloped

Clean & Safe

*  Explore creation of a “Clsan & Safs” teem

«  Conduct "Operation Fix it" at all commercial sites
along the comidor

Land Usa

« Ensure that Zoning Review & Updates create
Zoning for the comidor that supports the type of
racormmended redevelopment

Housing
= Utilize District and Fedaral resources to support
a varlety of mixed-incoma housing opportunities
. near key redevelopmiant sites east of the river
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STUEY
BACKGROUND

itroduction &

project context

ngunll PmnsylvuhAvuunSElnth.

o DlectofColl.mbln

The District of Columbla Office of Planning
conducted the Pennsytvania. Avenue SE
Corridor Land Development Ptan {“the Plan"}
to identily develcpment options for key sites
that reflect community goals, market analysis
and aite fastures. Thesa development options
will ba used to guide future decisions for these
kay sites:which have the potential to serve as
catalysts for corridor-wide revitaiization. The
study area includes all propertiés fronting on
Pennsylvania Avenus SE from Indapsndence

. Avenue SE/2nd Street SE sasiward to Southam
Avenue. The study area fs more than three
-mllea long -and runs through parts of Wards 8,

7, and 8 in the District of Columbia.

Serving as a gateway to the nation's capital,
Pennsyivania Avenue SE in Washington, DC is
often refarred to as "America’s Maln Street.” In

" addition to its historic and symbolic Importance

to the District of Columbla and to the nation,
It serves a vital rols as & busy arterial road, a
vibrant commercial hub, and & focal point for
surrounding helghborhoods.

The Distict of Columbla designated
Pennsylvania’ Avenue SE as ona of seven
major corridors as part of its Great Streets

. Initiative, a multi-disciplinary corridor-based

program to spur redevelopment and Increase
neighborhood livablity. The program uses
strategic putiiic investments to improve local
quallty of Iife and to atiract private investment.
The Great Streets Initiative is a partnership of

‘the Office of the Deputy Mayor for Planning and
" Economic Davelopment(ODMPED), the District

‘of  Columbia Department of Transportetion
{DDOT), and the District of Columbia Cffica of

. - Planning (OP).

The Plan-includes the following four distinct
but Interrélated componants:
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1. Land-useand Zohing analysis-Adetalled
examinstion of existing land-use and
zoning along the comidor and evaluation
of potential land-use strategies to further
the community’s vislon for tha future,

2. Urban design - Recommendations for .
functionality, forn of development, -

and preservation and enhancemesnt of
ndmbochooddllmder.

3. Markst and real estate analysis —
Evaluation of the comridor's capacity
for development and potential market
support for diffsrent:goods and services
and identification of sirategles for retail
and commercial investment.

4.  Public participation —Active and ongoing
-community participation through a broad
range of outreach activities.

Through the study process, seven sites were

Identified that held the highest potential for

redavelopment and revitallzation:

1401 Pennsylvanis Ave

1538-1657 Pennaylvania Ave

1550 Pennsyivania Ave

L’Enfant Square - 2300 block {south

side)

. L'Enfant Square - 2500 & 2600 blocks
(south side)

. Pahn Branch shopping center

. Fort Davis shopping center

[P —




Communily involverment

A very lmportant component of the study was
ongoing community Involvemnent through
a variety of means including an Advisory
Commilttes, multiple community meelings
including a multi-day design chamette In
Decamber 2006, a project website {www.
pennavese.com), small blasts to stakeholders
and also door-to-door canvassing by OP
staff. During the course of tha study, the
District Department of Transportation (DDOT)
conducted a concurrent strestscape study for
the corridor east of the Anacostie River. The
two study efforts, including public participation
activities, were closely coordinated.,

Pennsyivania Avenua SE Advisory Commities

The Office of Planhing, In coordination with
the Offices of Counclimembers Vincent
Gray, Marion Bary and Sharon Ambrose',
formed the Pennsyivania Avenue SE Advisory
Committee. The Advisory Committes Included
represantatives from the many stakeholders in
the study area, Including government agencles
and Councilmembers, Advisory Nelghborhood
Commissions (ANC's), nelghborhood and
civic organizations, business associations,
husiness and property owners and Investors,
and feith-based and non-profit organizations,
The Advisory Committee worked closely with
the Office of Planning, the consultant team,
and other govemment agencles in gulding and
developing the Corridor Land Development
Plan. The Committee met five imes during
the study in April, July and October of 2006,

1 G ‘oer Gharcn Amib retired from offics st the end of

mmmmmw-mmu-m
her g the Ward 8

Vincent Gray
wan slschd e Counol Chelr, mllll\\hrd'.rudh.h»
wry. The Honorable Yvelle Aleiander was slected Yo succeed him

an the Ward T Councimembar on iMey 1. 2007,

and In April and December 2007.
Advisory Commitiee Members

Marge Francese

Counclimember Sharon Améxcsa's Office
Wit Hil

Advisory Neighborhood Commissioner 6B-06
Antonette Russell

Advisory Nelghborhood Commissioner 68-08
Reuban Hameed

Barney Circle Nelghborhood Watch
Association

Elizabeth Haverkamp

Capltol Hill Association of Merchants and
Professionals

Susan Perry

Capltol Hill Business Improvemeant District
(BID)

Dick Wolf

Capitol HIlt Restoration Soclety (CHRS)
Jil Downing

Penn East, Inc.

John Bagert

JPI

Ed Copenhaver

Frager's Hardware

Dawn Slonneger

Councilmember Vincent C. Gray's Office
Gltbert Bussy.

Penn Branch Citlzene/Civic Association
Vincent M. Spaulding .
Hillcrest Community Civic Assoclation
Barbara Morgan

Dupont Park Clvic Assoclation

Aldll Coopar

Fort Davis Civic Assoclation

Comefius Balley

Randle Highlands Civic Association

' Barbara Morgan

Pennsylvanla Avenue Task Force Commitise
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Villaraal Johnson .
Advisory Nelghborhood Commissioner TA-QT
Liillan Moore

Advisory Neighborhood Commissionar 78-03
Raymond Ksith

Advisory Nelghbarhood Commissloner 78-06
Rabin Mariin

Advisory Neighborhood Commissioner 78-05
Thelma Jones

Fairlawn Clvic Assoclation

Anthony Muhammad

Advisory Neighborhood Commissioner 8A-01
Chiristopher Jerry

Brooks Properties

Stylianos Christofides

Infrastructure Capital Group

Gayle Hazolwood

Natlonal Park Service-US Dapartment of the
interor

Branda Richardson

Councilmember Marlon Barry's Office
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Communily Meetings

Seven community meetings were held throughout
the study pmcesas, induding the following {see
Table 1.1):
. A pressntation on the study by OP ataff at
the Jun 29, 2006 kick-off meeting for the
DDOT Pennsylvania Avenus Streeiscape

. Participation by OP staff and the Consultant .

team in DDOT's multi-day charreite — Jul
26 - 29, 2006

. A Community kick-off meeting held Sep
25, 2008 at the St. Francls Xavier Cathollc
Church

. A joint OP/DDOT meeting on Nov 8, 2006
held to aliow cltizens to gain information and
provide comments on both study efforts

Charretts
The public charrette organized in Decembar 2008

was an Important compohent of the study and -

provided valuable public Input for redevelopment
of catalyst sites on the Pennsylvania Avenue
cormidor. Efforts were focused on bringing about
a positive Interaction batwsen all stakeholders,
Including community residents, dasign consultant
teams, municipal officials and developer groups.

The chamelte opened with an overview of the
project, charretie goals and schedula presented
by the consultant teamn which tied together
the economic and wrban design aspects for
astablishing cormidor wide planning principles and
vision. While the objective of this session was to
getasense of what psople want along the corridor,
tha following two full day workshops were targatad
for gathering public input on type and character
of development desired on specific sub-areas —
Potomac Avanue, L'Enfant Square, Penn Branch,
Fairfax Village and Fort Davls, Expression of need
and desires by the community defined distribution
of uses amongst study areas, for axample —
we can only support one grocary store, where

should It go? The diacussions served as an initial
reality chack on gensral development scenarios
for comidor revitalizetion, addreased identifled
conflicts and highlighted areas of agreement.

On the final day, the consultant team
a summary and analysis of relevant Information
and conceptual sketches as an opportunity for

. Dafine L'Enfant Square - possibly through
gateway treatments

] Improve connections across the Anacostia
River

open comment and review by the various public . More tress and green space
staksholder groups Involved. . Mid-block pedestrian crossings
. New and better sidewalks
Themes and Goals . Better access and connection to the
Anacostia River
Throughout the study, the project team heard
consistent themes for the community's goals Retall Atiraction
anvd desires for future revitalization and . Retall that has more of a “street presence”
redevelopment: . Large grocery store East of the River
. Marketing campaign to attract people East
of the River
. Conglstent design guidelinas . Increasa nelghborhood-oriented
. Diversity of housing types commercial uses
. Mors affordable housing . More sit-down restaurants
. Increased rmixad-use development . Redevelopment has to address parking
Tabla I.1: Mestings - More cultural opportunities
6/29/2006 Community Meeting
| 7/20/2008 Advisory Comimittas Mesting
7/26/2008 - 7/29/2006 | District Department of Transportation Multi-Day Chamette
/2572006 Community Meeting PROJECT KICKOFF
10/23/2008 Advisory Commities Mesting
11/9/2008 Joint OP and DDOT Meating
12/7/2008 - 12/11/2006 | Mutti-day Charretta
212012007 Ward 6 Capttol Hill Restoration Society Corridor Study Briefings
2/26/2007 Ward 8 Bamey Circle Assoclation Corridor Study Brisfings
3/5/2007 Waid 7 Fort Dupont Civic Assoclation Cosridor Study Brlawﬂggs_
3/5/2007 Ward 8 ANC 8A Copridor Study Briefings
3/13/2007 Ward 6 ANC 68 Corridor Study Briafings ]
A13/2007 Ward 7 Penn Branch Cliizens/Civic Assaciation Corridor Study Briefings |
007 Ward 7 Fort Davis Civic Assaclation Corridor Study Brisfings
3/20/2007 Ward 7 Dupont Park Civic Assoclation Corridor Study Brisfings
3I22I2007‘ Ward 7 Randall Highlands Citizens Chvic Assoclation Coridor Study Briefings
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Figure |.2: Pannsylvania Avenue SE Study Area
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Figure |.3: Pennsylvania Avenue SE Project Sub Areas
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 Coordination with Other Planning Efforts

This plan’ strives to reflect. and Incorporate,
wheraver possible, major recorinendations of
_.the multiple pianning and.project development
“activiles.In the.corridor.. DDOT is responsible

" for several: planning .efforts in the study ‘area-

.that have 'impacted the study process. The
'following list .|dentifies DDOT Plans, Studies

. and Projects recently completed or currently
. underway. For furlher doscrlptlon see Page
21

Previous DDOT Pians and Studles
S Psnn;ylvarilhﬁvaﬁua SE-
. Transportatioh Study
« " Pennsylvania Avenus Scenic Byway
: Corridor Management Plan

. District of Columbia Transit.
Innpmvements Altematives Analysls

"« Middle Andcostia River Grossings

Transportnﬂon Sludy

.. capm HIR meonauon Study

. Anaeo:tla Watetfront Transportation
- - Master Plan

" Studles and Projects Currently Underway:

. .11ms§ra§t8rid§esEnvIrqnmntél ,
. Impact Statement (EIS)

“« - Middle'Anacostia Near Term
“Improvements Design (including

. reconfiguration of Pentisyivania Avenue.
.and Potomac Avenue Intersection)

. Pennsyivania Avenué SE Great Streets
Design (East of Anacnnﬂa Rlver)

+  District of Columbla Rapid Bus Study -
- Pannsylvania Avenue Corridor

Other relevant past studies include the follow-
ing:

. The Memorals and Museums Master
Flan was developed by the National
Capital Planning Commission.. ' It
Identified one hundred potential sltes
for futwe memoriale and museums In
the Distriét of Columbia and provided
general guidelines for the piacement of
these facillties. It included Jnventorias

of existing memorials and museums, -

a projection of future requirements, an
urban design framework for locating
Juture sites, and policles to guide

- federal agencies In their review of future
museums and memorials.

. Staiegic Neighborhood Action Plans ©

(SNAPs} wers prepared by:the DC

Office of Planning, starting In 2000, for

each of the District of Columbia's thirty-
nine neighborhood clusters. The SNAPs

,outiine the top prlority Issues in each
nelghborhood and Inform dacislona on
the city budget.

PennsyivanlaAwnueTaskFome

For the last seven years, a group of

citizens. composed of representatives
-from ‘local ANCs, civic associations,
-and. other community groups have

worked together to form a vision for the -

Pennsylvania Avenus, SE comidor east
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of the river. Members of this group have '

been actively-invalved In this planning
process. A market study was conducted

in 2002 showing & demand and-deslre’

frumhewmmityl’onmrasﬁdown

-Testaurants, cafes, drug stores, clothing.
. stores, a hardware store, and’ -other
locally serving retail. Marketstrangﬂas :
notad by this study included the area's.

stable population: and “high trafiic

also pointed out, including that the area .~

Is s0 close to.other larger shopping areas

- such .as Skyland Shopping:Center, East
- River Shopping Center, and a variefy of
options in Prince George's County. This.

study suggested that'the' Pennsylvania
Avenue conidor is most likeiy to aliract
very locally serving retallers, and. others

that can take advantage of the commuter -

traffic. Recommendations for altracting
new ratall included 1) Bullding a critical

mass of naw retall space large enough -

fo overcome negative: perceptions of

_the area, 2) Placing retsil attractive.to -

. commiters on the south side of the street

to attract psopie on their way home from - -
- work, 3} Making paridng vialble,: ample

and secure, 4) Improving pedestrian
linkages -across-: “Pennaylvania Averiue,
.5) Providing . subsidies to devalopiers

and retallers to offset the high costs of
construction and the need for reasonably- - -
.priced leases, - and 6) Marketing the - -
-area aggressively to new retallers and.

shoppers alike.

This plan takes the results of all of these

previous studles into conslderation,

andlncorporatesmlnmmm‘ﬂ

recommendations.

BACKGROUND

(,'OOI‘dIH"lLIC'JH with

other planing

cffores




CHAPTER 2

S[le)’ arca conchtions
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The Pennsylvania Avenue SE corridor Includes
sevaral historic resources, some of which are
included on tha National Register of Historic
Resources and/or the DC inventory of Historic
Sltes. The National Register of Historic Places
Is the official national llst of historic properties
considered worthy of preservation and Is
maintained by the National Park Service In the
U.5. Department of the Interior. Listing on
the National Register does not automatically
protect a building or district from demolition
or other modification; however, it does require
federal, state and local government agencies
to take Into consideration the effact of thelr
plans or projects on the listed properties.

The DC inventory of Historic Sites [s a listing
of properties designated by the District of
Columbla Historic Preservation Review
Board (HPRB), District of Columbla Historic
Preservation Law protects all proportios
listed in the DC Inventory of Historic Sites
and provides the HPRE with the authority to

approve or deny proposed changes {o historic
landmearks and historic districts.

Addhional bulidings or sltes along the
Pennsylvania Avenue, SE Cotridor may be
considered for historic designation, Future
redevelopment suggested by this plan shali
fully respect any historic resources designated
after this plan is published. HPRB will gulde
sensitive prezervation and incorporation of
these buildings within the context of new
development.

Table 2.1 Historic Resources

Name Location National Register | District of Columbla
of Histotic Placas | Inventory of Historic
Sites

Capitol HH| Roughly bounded by Yes Yes

Historic District Virginia Avenue SE., S.
Capltol Street, F Streat
NE., and 14th Streets SE
& NE

Congressional 1801 E Strest SE Yes Yes

Cemetery ' ] :

Oid Naval 9821 Pennsytvania Yes Yos

Hospital Averus SE

Fort Dupont In proximity to intarsec- | Yes Yes
tion of Pennsylvania {Civil War Fort | {Fort Circie Parks)
Avenue SE and Alabama | Sites)
Avarnwe SE .

Fort Davis In proximity to intersec- | Yes Yeos .
tion of Pennsylvania (Civil War Fort (Fort Clrcle Parks)
Avenue SE and Alabama | Sitas) .
Avenue SE

Eastern Market 7th and C Streets SE Yes Yes

Seward Square All Addrosaes No Yes

Engine Company #19 | 2813 Pennsylvania No Yes (Pending Land-
Avenue SE mark)

Friendship House 619 D Street SE Yes Yes
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Figure 2.2: Pannsylvania Avenue SE Historic Resources
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The study area Inciudes significant government
and  institutional resources and faclities
Including Fire and Emergency Madical
Services Department buildings, Metropolitan
Police Degartmaent faciiities, public and private
schools, and a library. Alistof these resources
ia included in Table 2.2 and their locations are
noted in Figure 2.6 on page 18.

Figurs 2.4: Metropolitan Police Department

Table 2.2: Governmant and Institutional Resources and Facilities

NAME LOCATION

Fire And Emergency Medical Services Department

Engine Company 18 : 414 8th Street, SE

Engine Company 19 2813 Pennsylvania Avenue, SE

Metropoiitan Police Department Facilities

2701 Pennsylvania Avenue, SE

Mestropolitan Police Department Sixth

District Substation

Metropolitan Police Department Regional Op- | 3244 Pennsylvania Avenue, SE
efations Command-East

Public Schools .

Hine Junior High Schoot 335 8th Strest, SE

C. Watkins Elementary School

420 12th Street, SE

- | Friandship-Edison PCS Chambarlain 1345 Potomac Avenue SE
| Campus (Public Charter School)

Randje Highlands Elementary School 1650 30th Street, SE
Private Schools
Saint Francls Xavier School 2700 O Street, SE
Librarles .
Southeast Neighborhood Library 403 7th Street, SE
Other Resources
University Legal Services 3220 Pennsylvania Avenue SE
District of Columbla Department of 3851 Alabama Avenue SE
Human Services
Friendship House Association 619 D Strest SE
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The study area for The Plan Includes numerous
parks and open space areas.

. At 376 acres, Fort Dupont Park Is-one of the
{argest parks in Washington, DC. The fort was
buiit In 1861 and Is-one of the forts that are
collectively known as the Clvil War Defenses
of Washington, or the “Fort Gircle Parks".

_.Anacoaﬂa Park encompasses over 1,200-
. acres and Incluides Kenilworth Park and
.Aquatic Gardens, Kenliworth Marsh, and the

historic Langston Goif Course. The park has _'

hundreds of acres of ballfiekis, basketball and
tennis courts, playgrounds, plcnic areas, a boat
ramp, wetlands and other natural areas.

The eastern point of Fort Circle Parks (also -

known as Civil War Defenses of Washington)
crosses the study area near the Alabama
Avenus Intersection. ‘This forested commidor of
parkland, situated prominently ona tapographic
ridge. that flanks the. eastern environs: of the
City; te an Important urban design element that

adds to the.unique . character of the nation’s .
capltal.. It Inlcudes the sarthen remains of Fort

Davis ‘and the Fort Davis Drive connects the
study ares with. Fort Dupont Park to the north.

. The 376-acte Fort Dupont Park is one of the -

largast and most dlvorse parks In DC.

e

Flguan:FoanontFa.rk“

In addition to large public parks, the study
area Includes several urban open space areas
Including Seward Square, Eastern Market and
LU'Enfant Squar,

Tabhupaﬂ;wop.nw'

NAME __SUB-AREA LOCATION
Seward Square | Capitol Hill
Eastern Market Metro Plaza Capitol Hill
Potomac Avenue FPotomac Avenue
" BaM Cirdle Potomac Avenue
" | congressional Gemetery Potomac Avenue
Anacostia Park .Potnmac Avenue.and L'Enfant S_quaral . |
L'Enfant Square L'Enfant Square
Fort Circle Parks Penn Branch
(Fort Davis Park & Fort Dupont Park

" PENNSYLVANIA AVENUE SE CORRIDOR LAND DEVELOPMENT PLAN - FINAL DRAFT | JANUARY 2008
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Fgure 2.10: Pennsylvania Avenue SE Parks & Open Spaces
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Transportation introduciion and Background

The Pennsylvania Avenue SE Corridor is
an Important transportation cormridor In the
District of Columbia. Pennsylvania Avenue
SE Is classified by tha District Department of
Transportation as a principal arterial road and
Is crossed by collector, local, and minor arterial
roads and the Anacostia Freeway (1-295) on
the east side of the Anacostia River and the
. Southeast Freeway on the west side of the
Anacostia River.

Transportation Plans, Studies, and Projects

*Middie Anacostia River Crossings

«11th Street Bridges Environmental Impact
Statement (EIS)

-Middle Anacostia Near Term improvements
Design {Including raconfiguration of
Pennsylvanla Avenue and Potomac
Avenus Intersection)

«Capitol Hill Transportation Study

*Pennsylvania Avenue Strestscape Deslgn
(East of Anacostia River)

+11th Strest Bridge Realignment

+Pennsylvania Ave SE Transportation Study

*The District of Columbia Transit improvements
Altematives Analysls

*Pannsyivania Avenue Scenic Byway

Corridor Management Plan

*Distict of Columbla Rapld Bus Swdy -
Pennaylvania Avenue Corridor

The Capitol Hill Transportation Study Includes
Penhsylvania Avenue SE from independence
Avenue SE and 2nd Avenue SE to Barney
Circle. An Important element of the Capitol
Hill Transportation Plan study (originally
contemplated in the Middle Anacostia
River Crossings effort) is recommended
Improvements at the intersection of Polomac

Avenue SE and Pennsylvania Avenue SE.
These recommendations inciude reconfiguring
the intersection entirely and creating a fully
functloning traffic circle as well as other
racommendations with a key goal of mitigating
vehicle and pedestrian conflicts.  Other
recommendations emphasized pedestrian
safety at the Eastern Markel Intersections
with the goal of providing safer connections
belween bus, Metro, and pedestrian travel.
Thegse and other recommendations In the plan
could potentially impact Pennsylvania Avenue
as they would significantly alter the land-use
and circulation pattems along the corridor.

A sscond DDOT Initlative is a streetscape
design process for Pennsyivania Avenue
SE east of the Anacostla River. The project
has recommendationa for Intersaction
improvements and operational solutions and Is
part of the Great Streeta program. DDOT held
a four-day. community workshop to identify,
discusas, and review potentlal streetscape
design options for the corridor. An important
element of this study s recommendations for
the design and layout of the L'Enfant Square
intersection at Pennsylvania Avenue SE and
Minnesota Avenus SE and a landscaped
median running along the Avenus from L'Enfant
Square to Southern Avenue. Proposed
changes to the design and layout of the road
could have significant Implications on land use
and aconomic development for sumounding
properties and thus could potentially impact the
Plan. The Plan, however, Is a living document,
and can be amended io address any future
transportation impacts. .

Athird important DDOT initiative s the proposed
replacement of the twin 11th Strest Bridges
over the Anacostla Rlver and improvemnents to
the interchanges at either end. Based on the
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recommendations from the Middle Anacostia
River Crossings Transportation Study, the
proposed Improvements include constructing
new ramps east of the Anacostia River to
connect both directions of the Anacostls
Freeway with the crossiver bridges. Locat
traffic would be separated from freeway traffic.
Wide, shared-use paths for easy walking,
Jogging, and bicycling would tie Into existing
and planned tralls on both. sldes of the river.
The {1th Street Bridges project will provide
additional connections between Interstate
highways in the vicinity of the study area
and potentially reduce cut-thwough traffic on
local streets. Thie project is currently in the
environmental documentation phasa. The 11th
Strest Bridges Draft Environmental Impact
Statement {DEIS) was published in June 2008
and-the Final Envirohmental Impact Statemant
(FEIS) was published In Fall 2007.

DDOT is alsc working to Increase transit options
In the Pennsylvania Avenue SE Corridor. A
comprehensive study of the WMATA metrobus
30's.routs, which operates In the Penngytvania
corridor, Is currently underway. This study will
examine the cuirent service and recommend
short range service improvements. The
recommendations will compliment the findings
of the District of Columbla Rapid Bus Study -
Pennsylvanla Avenue Corridor.

The Pennsylvania Avenue SE Transportation
Study documented the volume of automoblies
traveling along the Penngyivania Avenus SE
corridor and presented recommendsations for
improvements to community cohesiveness
and amenities, psdestrian accesaibility; transit
facilities, and overali circulation. - DDOT is
currently finalizing the District of Columbla
Trangit Alternatives Analysis (DCAA). The
study outlines recommandations for Increasing

surface transit options. within. the District and
addresses service gaps in the existing Metro
bus and rall .system. The Implementation
timeframe extands over a thirty (30) year
period and will Include varloua premium transit
haehnalogles :

The Pennsyivarﬂa Avenue Sconic Byway
Corridor Management Plan was prepared
by DDOT for the: National Scenic Byways
Program.. The plan Is meant fo encourage
the  conservation and.’ ephancement of
Pennsylvania Avenus's historical -and cultural
qualnluandwprmmtaburlsmandccomnﬂc
development.

How Land'Usc lnfonmi _ Transportation

To the avurago citizen, the link betwesn land
development and transportation is not always
clear. The process begins with the Office of
Planning’s State.Data Center (SDC). At ieast
once a year, the SDC staff looke. at population
and development growth throughout the
city, and makes.predictions for growth In the
coming year. The last update occurred in
January 2007, and the next will. be sarly in
2008. . The. Metropolitan Washington Council
of Govemments (MWCOG) then takes this
information . to create travei demand models
that show expected traffic Increases and
impacts on ‘a: regional lavel. DDOT takes this
data and refines: it to a more local level. In this
way, future devaiopment is considerad every
time DDOT conducts a study. . .

Mnfe hformaﬁon on ‘WCOG‘: travel modal
can be found on line at:

http://www.mwcog.org/transpartation/
activities/modeis/current.asp.
' n

-
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STUOY ARTA
CONDITIONS

Planned & Recommended Transportation Improvements

planned tra SLRLION

IMProvemonts

Yellow lines: Proposad bicydle lanes

Orange clrcles: Proposed transportation Improvements
Blue circles: OP-recommended Bus Rapid Transit stops
Red triangles: Metrorail station entrances

Figure 2.1): Pennsylvania Avenuve SE Planned & Recommaended Transportation Improvements
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Land Use and Zoning

Citles- use zoning regulations as part of a :
coordinated approach to implementing land:

use policies and community vislon. At the
most basic level, zoning regulations classify
the city Into different zoning districts. Each
district has rules governing the character of
the development allowed, such as permitted
uses, bulding scale, parking, satbacks, and
development intensity. Thess reguiations are
created to gulde development, and prevent
unwanted and incompatible fand uses and
construction.- Zoning Itself does not-promote or

fostar development, rather it prevents projects

not in compliance with the reguiations.

As thisis a land use plan, careful consideration.
and analysis of axisting uses and zoning is
essential. The land use maps hore reflect data
from the District of Columbia and site vislis
by the consultant team. The sub-area maps
that follow provide a more detalled description
of existing land use conditions and. are also
based on data from the DC Office of the Chief
Technology Officer and site visits.

Corridor Land U/se and Character

Thecomridorbeganitsrichhistoryasanextension
of the L'Enfant Plan, ses Figure 2.1, and was
bullt on an axis with the U.S. Capitol Buliding.
it was designated as a National Scenlc Byway
by the U.S. Department of Transportation. The
Pannsyivanla Avenue SE Comidor includes a
variety of land uaes as shown In Figure 2.12
- on page 24. West of the Anacostia River, the
corridor |s predominantly commercial with
adjacent residential development. There are
significant parks ard open space areas In this
portion of the study ares at Seward Square,
Eastemn Market, Potomac Avenue, and Barney
Circle and along the median on Pennsyivania

Avenue SE. The portion of the Pennsytvania
Avenus SE corridor east of the Anacostla
River from Falawn Avenue to 30th Stfeet
SE is more commerclal in character. ‘East of

-30th Street,. the cormidar Is more residential in

character with commercial nodes at Branch
Avenue SE and Alabama Avenue SE:. This
segment also includes significant Public/
Institutional and Parks and Open Space land
use designations.

The congultant teamn conducted several site
vigits to assess the overall condition "and
character of the corridor. These observations
are described below for both east and west of
the Anacostia River, and also later on for the
Individual sup-areas in Chapter 4.

Pennsyfvania Avenue East of the River

. Use as a major river crossing severely

impacts the corddor and divides the
. community

. Less coramonial than the west side of
the comidor

. Retall pockets are sutomobile orfented
and offer limited services

. Large setbacks and a green boulevard

. Maostly fronted by single-family homes

. Several major parks and small pocket
paiks - poor pedastrian access to parks
due to automoblle oflentation

. Lack of access to the Anacostia River
because of I-205 and the Interchange

. L'Enfant Square is a congested and
dengerous Intersection; roadways split
the open space Into trafic islands

. Vehlcular Right-of-Way widens
appreciably onca in Maryland

. Deflnad by single-famlly and mutti-family
residential with clearly defined retail and
employment zones

o 1"Enfant Square is a prominent gateway
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to the neighborhoods East of the River

Pannsylvania Avenue West of the River

Prototypical DC hlstodc arl:l'bihecturemd

land yses dominate: . .
Majority of the hornes ars row houses

constructed around the turn of the 19111_

cantury and earller .

. Some ofthe District'a earliestrow housss..
are in the Capitol Hill community

Scattered among the row housss are
attractive small apartment bulidings and
comer stores

Slow and steady transformation of the

neighborhood's commercial areas

Excellant public transportation including,

connections to Metrorall Stations

Where Tth and Bth Streels SE cross -
Pannsylvania Avenue SE, they create a.

lively Intersection of sarvices

The renowned Eastern  Market
farmers market anchors the 7th Stroet
commercial area and provlduahubfor
weekend. shopping

8th Street SE, south of Pannsylvania.

Avenue SE, is known as Bammacks Row
and Is a gmwing neighborhood retall
area -

includes historic Od Naval Hospital, -

school  bulldings, mmunﬂygarden'

and pocket parks
Pennsyivénia Avenue SE . Intersects

Seward Square, which was one of -

the orignhal L'Enfant Squaras and
was named afler President Lincoin's
Secretary of State -
New trees in the median

STUDY AREA
CONDITIONS

land use & zoning
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Figure 2| 2: Pennsylvania Avenue SE Bdsting Land Use

PENNSYLVANIA AVENUE SE CORRIDOR LAND DEVELOPMENT PLAN - FINAL DRAFT | JANUARY 2008

o —

— — fr———t

—— £ T 7



The following zoning categories are all those that currently exist along the corridor, as shown in figure 2.13. Parcels fronting Pennsylvania Avenue, SE west
of the river are predominantly zoned commerdial, while east of the river the zoning consists of commercial nodes spaced between residential areas,

Table 2.4: Zoning Categories -

R-1B Permits matter-of-right development of single-family residen- || C-1 | Permits matter-of-right neighborhood shopping and low den-
- tial uses for detached dwellings with & minimum lot width of 50 || - sity development to & maximum.iot occupancy of 60% for resi-
. | feet, a minimum lot area of 5,000 square feet, a mmimum lot, dential use, a maximum FAR of 1.0, and a maximum height of
Joccupancy of 60% for a church or public'school use and 40% three {3) storiesa/forty (40) feet,
for all other structures; and a maximum height of three (3) . :
storlesfforty (40) feet, C-2-A Penmits matter-of-fight iow density development, Including of-
R2 | Permits. matter-of-right development of single-family residen- v fice, retail, and all kinds of residentia) uees to & maximum kot
' tial uses for detached and. semi-detached structures, with a occupancy of 80% for residential use, a.maximum FAR of 2.5
mlnhm:nbiwldhofﬂfoetandlnimobwoo.queet for regidential use and 1.5 FAR for other permifted uses, and
:Mmezwdmm andmmmoo lqmof?séol&r a maximum height of fifty (50) feet )
g structures; a m lot occupancy c28 Permits matter-of-ght medium density development, includ-
fordmmhandpubﬂosdmoluuand%hralloﬂmsbue—l ing office, retall, housing, and mixed uses to a maximum lot
g:‘- and a maximun height of throe (3) storiesforty (40)lf - m:pmcyofaomorreddenwuu.mamummnorﬂ
for residential use and 1.5 FAR for.other permitiad uses,
R4 Permits mw-dgm development of single-family residen- a maximum height of sixty-five (85) feet, -
. ‘| tial uses (including detached, semi-detached, row dweliings, " Permits development of low bulk commercial and light man-
and flats), churches and public schools with a minimum lot CM ‘ te S8 maxdmu FAGRO ‘3.0, and lg:,dm )
ufacturing uses to 8 m FAR of 3.0, and a maximum
. | width of 18 feet, a. minimum lot area of 1,800 square fﬂﬂﬂndu heinhtoﬂhma (3) miaarrony (40) feet-with standards of ex-|: -
a maximum lct occupancy. of 60% for row dwellings, church- m PTWW : L
SIS s L e | -
areao square sl res, 8 O
minkmum ot width of 40 feet and a minimuin lot ama of 4000 || Capitol Estabiishad . ahnnhepmdpalwmmordnlmrﬂdmln“m
' square feet and 40% lot occupancy for all other structures; and [[ HI m m%mﬁmhmmbrm °|fr;
a maximum height of three (3) stories/forty (40) feet. Conver- o fice wnmu dewlopmntm rCH cpgrvr; fiad uses Emmm
sions of existing bulldings to apartments are permittad for lots §| (CHC) Overlay Dimm . dﬂg\n FA;mlw ; ]
. with & niinimum lot area of 900 squars. feet per dweliing unit. MMWF%O_ mx{rmnw) all per-
R-5-A Parmits matier-okright development of single-family residen- mllla:l. iy iowing parcen %) commerdled occu )
. tial uses for detached and semi-detached dwellings, and with| pency as'a metior-ofright. In the CAP Disthc, e
of the Board of Zoning Ad resid ywi maximum permitied .
the approval of the ing Adjustment, new residen- FAR for all permitied uses. A pianned unit t in
tial ¢ of low density residential uses includ for all pe plon developmen
developmen ansity uses including row the CHC Overlay District may not exceed the maximum FAR
privoge Lo akgle by Moo i permitied in the CHC Overlay District. The CHC Overiay does
[1] 85 a c a m
aree ratio (FAR) of 0.9, and a maximum helght of three (3) ot affect the wndarlying C.2-4 or CAP Overiay belght lmita-
storiesfforty (40) feet. Gonversion of existing bulldings to Flat tions or any other appiicable a
or Apartment use is permitted as a matter of right provided ai Capitol Permits development of uses that are consiatent with the US
other provisions of the zoning regulations are complied with. Interast Capitol Master Plan, to a meaximum FAR of 1.8, and & maxi-
District mum height of thres (3} storles/forty (40) feet. This district is
R-5-B Permits matter-of-right moderate development of genersl resi- (CAP) mapped In combination with other districts
dential uses, Including single-family dwellings, flats, and apart- ; )
ment bulldings, o a maximum lot occupancy of 60%, a maxi-
mum FAR of 1.8, and a maximum height of fifty (50) feet,
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CHAPTER 3

market assessment

S Natrrs
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The Pannaylvania Avenye cofTidor is incredibly
diverse withiregyard to current market condifions

-and fisture_ market opportunities, The part of
the comidor west of the Anacostia River ranges .
. from established, mixed-use areas to emerging
. cores of activity; the market opportunities in this
. part-of the comidor ate near-term. The part of
. the cormmidor East of the River Includes a mix of _
stable, middie-class neighborhoods and arsas
- .. of physical biight-and socloeconomic distress.
“~ Thera ara opportunities for both near and

lonper-term redevelopment here, with a faw
panding projects:close to approval at Important
locations, :

The market assessment component of the

" study has heiped guide the planning process to
. éngure that the-plan Is basad upoen achievable

market and davilopment assumptions within all
suib-areas in the'cormridor. The objective of the
market asssaament componant Is to provide a

broad overview of the future market conditions

along the corridor, and the achlevabis demand
assumpfions by land use over the naxt 20-year
perlod. The marketassessmantalso addrosses

‘theé market: economics of the davelopment -
- opportunities and constraints slong parts of the

comidor, in-particuiar the financlal feasibliity of
spacliic types of davelopment and the nritiml

; lcsuaadomltyanddtacapaclty

Specific tasks of this market assessment have
included:

* An asssssment of existing land use
‘' conditions and current development trends
along the corridor.

« An analysis of demographic and
markst trends within the comidor and its
submarkets, :

+ A calculation of future demand by land
use basad upon demographic and market
trend data, specifically:

o Multifamily residential
o Retal
o OfMece

* A broad assessment of site capacity In
sslected cores of activity, with a specific
focus on thosa ameas that present
immediate opportunities and those that
ans more site capacity constrained.

* An assessment of the financial feasibility
of specific types of development, given
axpected rents - and prices along the
corridor
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The corridor offers a wide diversity with regard

to the character and quality of land uses (see
Figure 3.1 on page 41). The area West of the
Riverhas agreatsrconcsntration of commercial
uses than the area East of the River, and the
commercial uses in the westem arsa tend to
be haalthler and are more effectively integrated
within a vibrant, mixed-use environment. The
quality of the commerclal uses In the western
portion of the study area does decline in the
cores closest to the Sousa Bridge.

The area of the comidor East of the River has
relatively few commercial nodes, the quality of
these commerclal nodes are generally poor,
and the commercial activity Is not as effectively
Integrated Inte surrounding neighborhoods.
Much of the retall in the eastem portion of
the study area serves the retail needs of
passing commuters as much as those of local
residents.

Muitifamily housing Is dispersed throughout the
corridor, with a greater share of this housing
type West of the River. The multifamily
housing stock West of the River tends to be
better integrated within mixed-product, mixed-
use nalghborhoods, and generally this stock of
housing Is healthier and more stable.

The multifamily housing East of the River
tends to be more concentrated, with significant
pockets of distress; there are pockets of
stable, heaithy, moderate and middie-income
multifamily housing, as well as a small amount
of new, market-rate housing.

The Pennsylvania Avenue comidor is not a
significant office market, and the office space

that does exist within the corridor |s generally
located West of the River within the Capitol
Hill neighborhood, This office space tends
to be smaller, boutique spacs. Thera are DC
government offices East of the River, but this
activity is not Indicaltve of broader, private
sector office demand.

Devslopment Trends

The Caphol Hill sub-area - the westen
most portion of the coidor, from 2nd Street
to 11th Street — [s an established, vibrant,
mixed-use core. This market condition is
moving sastward, and has already generated
development opportunities east of 11th Streset,
{most notably the .mixed-use Jenkins Row
project). The Potomac Avenue sub-area is
therefore already experiencing significant
redevelopment pressuras, and tha next logical
step in the near term Is further reinvestmant
in the Potomac Avenue Mstro core and the
stretch of underutitized parcals from 14th Street
to the Sousa Bridge. These redavelopment
pressures wil impact, and be impacted by,
the ongolng efforts to recapturs the Anacostia
waterfront.

The dasign of Barney Circle, the |-395 spur, and
the Sousa Bridge represant significant physical
barriers, and thie has historically limited the real
and percaived market connection between the
west and east sldes of tha River. Overtime, this
connection will strengthen, as redevelopment
opportunities in the areas West of the River
become more limited, and the redevelopment
market forces continue to spread eastward.

The nelghbortwods East of the River also
are experiencing significant redevelopment
pressures due to strong pent-up demand for
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higher-quality housing and retail from within
the existing community. The East of the River
market has historically been mostly Ignored
by the real estate development community;
however, this I8 beginning to change as
investment dollars seek out new apporiunities
in & highly competitive regional marketplace.

Demographic Characteristics

The District of Columbia, after decadss
of household losses, is projected to add
approximately 40,000 nst households from
2005 to 2025, after an estimated net gain of
15,600 households from 2000 to-2005 (see
Figure 3.2 on page 42). The ssimaled and
projected tumaround In household growth in
the District is founded on the assumption that
the District offers a variety of housing options
in attractive and safe neighborhoods. The
revitalization of the entirety of the Pennayivania
Avenue corridor is a key part of this overall
growth assumption. :

The Pennsylvania Avenuae corridor |s projected
to capture a share of this net household growth
(see Figure 3.3 on page 42). This househotd
growth data is based upon the traffic analysis
zona (TAZ) districts, as defined by Washington
Metropolitan Councll of Governments (COG),
that border the comidor (see map, Figure 3.4
on page 42).
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Figure 32: COG Housahold Projections,
District of Columbia
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Figure 3.3: COG Housshold Projsctions,
PA Ave Corridor

s "

3.4: Hapdbmwh&lqu
PA Ave Corridor

Net housshold growth along the Pannayivania
Avenua cortidor is projected to be concantrated
Waest of the Rivar - approximately 4,350 nat
households In this part of the comidor from
2005 1o 2025, or more than 10% of tha District
tolal. This represants an increase of 28%
over this 20-year period. The projected net
household growth Weat of the River Is drivan
by the axpected expansion of the Capitol Hilf
market into neighborhoods with significant
davelopment opportunities, including Iarger
sltas adjacent tp the corridor {such as Hill East
Waterfront).

The projected net housshold growth from 2005
to 2025 In the Pennsyivanla Avenue cormidor
East of the River Is relatively Iimited — with
only approximately 200 net new houssholds,
or 32% growth, over 20 years. These
projections are especially low, given that tha
aame COG numbers estimate that from 2000
to 2005, this same area added approximatety
1,200 houssholds, or 8% of the District total
net housshold growth.

Tha project team has analyzed the COG
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Figure 3.5: Houmsehold Incomas, 2006

projections, and utliized this data to help
understand future housing demand; however,
it ia very fikely thet these projections do not
nccount for tha full depth of damand for new
housing along the conidor, and thus the project
team conducted an Independent analysis of
housing demand conditions, as discussed
below.

The corridor Is variad with regard to housahold
Incomes (Figure 3.5 on page 42). The
westem part of the comidor has the largest
concentrations ofcensustractswith highmedian
Incomeaa, Tha highest incoma households are
generally concentrated around the Capitol Hill
neighborhood core, with the census tracta
immediately west of the Anacostia River having,
in general, more modast housahold Incomes.

In the part of the cormidor Enst of the River,
Incomes are more modest In moat of the
surounding census tracts. There ara significant
pockets of middie-income houssholds in the
stable, single-family neighborhoods along
BranchAvenus, moat notably the neighborhood
around Fort Dupont Park.

1
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Housing Characleristics

Thearea Westofthe Riverhas higher houssehold
densities than the area East of the River (as
shown In Figure 3.6, Claritas, Inc., estimates).
Density Is often, wrongly, equated with lower
overall housing values; In fact the area West
of the River has significantly stronger housing
values than the lower-density neighborhoods
East of the River. Single-famlly home values
(Figure 3.7, Claritas, Inc., estimates), in
particular, show this contrast.

Single-family home valuses are indicative of the
overall strength of resldential market demand.
Within the comidor, the highest alngla-family
. home values are concentrated in the' Capltol
Hill sub-area, with typical values decreasing as
one heads eastward from Capltol Hill,

Based on 2000 Census data, 51% of total
housing units In the census tracts along the
cormidor are owner-occupied — higher than the
District as a whole. The area East of the River
has a slightly higher rate of homeownership
{52%) than the area West of the River.

The concentration of lowest single-family
values is concantrated In the L'Enfant Square
area, as well as the northern part of the Falrfax
Village / Fort Davis sub-area. Thers are,
however, large concentrations of stable single-
family nelghborhoods in the Randle Highlands
and Penn Branch sub-areas East of the River.

Within the tenure data there are a varety of
market conditions. The higher-income census
tracts around the Capltol Hill core has a
homeownership rate right around 50%, with a
significant number of middie and high-income
renters — both in multifamily buildings and in
rentad single-family homes. The area East of
the River has a more varied experience, with
the lower-income cansus tracts experiencing

relativaly low rates of homeownership
(30% to 45%), but the stable, single-family
neighborhoods experiencing high rates of
homeownership (75% to 85%).

Housing vacancy rates along the corridor were
at 9% per the 2000 U.S, Census. Vacancy
rates were slightly higher East of the River
(11%), with some census tracts experiencing
vacancy rates as high as 15%. This Is still
below the 2000 average for the District as a

- whoie (16%).

expenditures, which Is driven in great part by
houssehold incomes — although the relationship
between retall sxpenditures for different
types of retall and household incomes is not
directly correlated, as many retail expenditures
represent basic needs of all households, and
some are more discretionary.

The supportable square feet of rotail per
houssholds for different store types, for the
market areas west and East of the River,
is shown in Figure 3.8 on page 44. This
analysis is based upon an analysis of the retall
expenditures for these two market areas, as
well as assumptions on sales per square foot
thresholds based upon industry thumb rules.

Figure 3.9 provides another look at the
same data — this ime showing the number
of households required to support a typlcal
establishment. Cerialn store typee require
much larger formats, and thus require a much
larger trade area.

Given Income disparities, the market area
Woest of the River supports more retail than the
market area East of the River. The differences
betwsen the two market areas are less stark
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in everyday needs — such as grocery stores
(5% difference), pharmacies (14%), and
convenlence goods (20%). More discrationary
retdll expenditures are more .sensitive to
changes In ‘income belween :the two trade
areas. Some retail uses are paitly discretionary,
but also represent evaryday ‘needs — such
as discount deparimsnt storss, ‘warshouse,
grocery stores, and limited-service restaurants,
whete the difference In expenditures batwesr
the two market areas ranges from 26% to 30%.
in the most discretionary categories, such as
comparison goods and full-service restaurants,
the differences betwesn the two market areas-
range from 50% to 90%. .

This data also shows the significant number
of houssehoids required to support the larger
anchor retallers. The local market areas aiong
the comidor do not come close to supporting
these destination retdilers, and thersfore If
these retallers were to consider a location
along this corridor, they wouid need.to draw
from a much larger market area. ’

Office Marke{ Trends

The comridor today is not an estabilshed office
core. Thetotal Class A&B office space inventory
in the comidor Is 275,000 square fest, and all
of this space is located in the Capitol Hill cora.
There is scattered Class C (or below) space
East of the River, but it Is limited in quantity
and quality, and not generally Indicative of
broader trends toward new, muitl tenant office
development. The Capitol Hill core is very
healthy, with current vacancy rates under 2%
and rents in the $35 to $40 (full service) per
square foot range. Net absorption —dafined as
the net new office space occupled — has been
limited In the past five years, but absomption has
been constrained by the lack of new inventory,
as avidenced by the very low vacancy rate in
the market today.
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Fgure 3.5: Housahold Dansitles, 2006
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Figure 3.7; Single-Family Housing Values, 2006

Theraareverystrongfuturemarketoppertunities
to leverage positive market trends In the
District of Columbia and along the corridor, and
Incraasa the amount of deveiopment activity
In this corridor, especially in the under-served
markets East of the River. -

Multifamily
Opportunities
If the District of Columbla Is to accommodate

Residential Development
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Fgure 3.9: Numbaer of Households Raquired to Support
aTypical Retall Establishment, 2006

its projected residential growth, underutiized
comidors and sites will nsed to be revitalized
and redeveloped. Given land values/costs
of available sites, the predominant housing
product typs In the District will be muliifamity
housing.

In order to detsrmine depth of future multifamily
residential demand along the Pennsylvania
Avenua corridor, the projected District-wide
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multifamity housing demand was distributed
among all the Great Streets corridors (with
a shars of demand set aside for non-Great

‘Streets residential growth cores), based

upon the known development pipelfine and an
assesament of the near, mid and long-term
attractivenass of the corridors.

The net housing demand West of tha River
will be driven primarily by the abliity to find
and develop sites, then the ability to capture
available demand, over the next 20 years. Tha
Capito! Hil core will have few sites that can
be effectively redevelopad in tha foresseable
future, especlally at a high enocugh denaity
to add a significant number of net new
households, and thus demand for housing
will continue to head sastward from Capliol
Hill into the Potomac Avenue sub-area. While
the Potomac Avenus sub-afea has a number
of undenstiized sites, thess sites are not very
large, and wilt likely be able to accommodate
a smal amount of the total development
potential. Overall, the comidor West of the
River Is projected to be able to capture 1,000
to 1,500 net new households In multifamity
housing by 2025,

The porticn of the corridor East of the River
will not experience similar market pressures
In the near term, but already has shown the
ability to capiure demand for new, market-rate
housing. The Inltia) source of damand will ba
pent-up demand for highsrquality housing
from the local market ares, with demand
spiiover from the nelghborhoods West of tha
River having a greatsr iImpact In the mid and
long terma. Overall, the corridor East of the
River is projected to be able to capture 850
to 1,425 net new households in multifamily
housing by 2025. The range reflects different
assumptions on the pact of growth in the
District as a whola.

—




Retail Development Opporiunities

Retail growth typically follows household
growth, but in urban environments, there often
exists significant pant-up demand for retall
services from under-served residents, This is
the case in the Pennsylvania Avenue cormidor,
especially East of the River.

Retall demand was detormined based upon an
analysis of retail demand for a varety of retalj
store types from selected retall trade areas,
Including trade areas outside of the immediate
neighborhoods  surrounding the comidor's
submarkets. Capture rates of available demand
wera based upon the competitiveness of the
identifled sub-areas for retall development
— visibHity, access, surrounding land uses,
atc. - as well as tha quantity and quallty of
axlating -and planned retal nodes in other
competitive locations. The corridor Is not an
Ideal location for destination retail, especially
given the proximity of existing and planned
retall cores that wili serve this demand. There
are faw, If any, sites avaliable along the
corridor that could accommodate the critical
mass of retall — typically between 500,000 and
1,000,000 square feet — required to create a
destination retall core. The nelghborhoods
ajong the Pennsyivania Avenue corridor are or
will be served by several existing or planned
destination retail cores, including Union Station
area, the Baseball District, Poplar Polnt, and
the radevelopad Skyland Mall,

The Capltol Hill core, inciuding Barracks Row, is
an existing local destination for entartainment,
restayrant, and boutique retail uses, and we
project that this will continue to be a position of
market strength for this core. However, most of
the avaliable demand for thess uses has been
accommodated, and the future evolution of this
retell core will focus more on strengthening
the existing base through replacement and
repositioning, rather than significant net new

retalt sqimre footage.

The strongest retall market opportunity along
the corridor is infill nelghborhood-serving
retall, especially in the parts of the corridor
that are today vastly underserved. Much of
the projected retail development will replace
older, lower-quality existing retail that is not
adequately serving Its.cuslomer base. The
Potornac Avenue sub-area will be able to
supportanadditional 200,000t0 250,000square
faet of local-sarving retall, which includes the
Harrls Teetsr grocery store that is currently
under construction at 13th and Pennsylvania.
The retail will likely be developad in small
components, as part of mixed-use projects,

Approximately 300,000 to 350,000 square fest
of retall development can be supported along
the corridor East of the River. This Includes
demand for & new, full-scale grocary store, a
pharmacy, ather in-line nelghborhood-serving
tenants, and 8 mix of local-serving limited-
service and full-service rastaurants.

The natural location for the largest retail
concentration of this new .developmant is
L'Enfant Sguare, given the strong wisibility
and access created by the intersection of
Peannsyivania Avenue and Minnasota Avenue,
the proximity te 1-2985, and Its role as a gateway
to the east side of the River neighborhoods.
However, L'Enfant Square has few sites that

. can realistically accommodate this scale of

retail, and given thaese constraints, it ls more
likely that L'Enfant develops as a smaller-scale
retail core (50,000 to 75,000 square foet)
focusing on conventence retall, boutique retall,
and regtaurants. The next logical destination
for a node of neighborhood-serving retail is
the Penn Branch sub-area, specifically the sits
that currently holds the cider, obsolete Penn
Branch center. This sita could accommodate,
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from a market demand perspective, 150,000
to 200,000 squara faet of retall, assuming a
grocery anchor. A more limited, unanchored
ratall program would support 30,000 to 50,000
square fest of retajl. A smaller, local-serving
retall node in the Fairfax Viliage sub-area
could support 25,000 to 35,000 square feet of
convenience retall and restaurants.

Offfice Development Opportunity

Tha office development opportunities along the
corridor are refatively imited, The Capitol Hill
core could certainly accommodate additional
boutique office development, given the low
vacancy rates and the access provided to the
Capitol district. The depth of this additonal
demand Is based more on tha wviabillty of
specific projects, but it is safe to assume that
50,000 to 75,000 square feet of additional
office space could be accommodated over the
next 20 years. As with multifamily housing, site
avallabllity |s a significant constraint.

Office development potentlal East of the River
is relatively limited, as this area is not axpected
to benefit from any significant splliover from
neighboring office cores. However, there is
likely some pent-up demand from local-serving,

_ service-oriented offica tenants that alm toserve

the local population. This demand is estimated
at between 20,000 and 40,000 square feet In
hgher-activity corsa such as L'Enfant Square

and Penn Branch, specifically as part of a-

larger, mixed-use redavelopment.

Publicly-driven office uses operate outside of
the broader market context, and could provide
viable office tenants for any planned office
space along the cofridor.
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Table 3.1 Summary of Markat-Driven Davelopment Opportunicy Projections, 20-Yaar Perlod

Sub-Area Residential Opportunity Retall Opportunity Office Opportunity
(nfiH development opportunities over | Continued sirengthening of existing 50,000 to 75,000 square fest of nat
Capliol Hi¥ 20-year period, but site availablity a | retall base, but relatively imited net new office can be supported, but
OppOrTunity NI significant constraint new retall davelopment opportunities limiied by site availabiiity
800 to 1,200 net new multifamily units | 200,000 to 250,000 square feet of
Potomac Avenue along the corridor neighborhood-serving retall Limited
50,000 to 75,000 square feet of
L‘Enfant Square 400 10 800 net new multfamily unkts | nelghborhood-serving and boutique | 20:000 10 40,000 squars feet of local-
. retall and restaurant serving, boutique office space
Randie Highlands Limited, given lack of infill sites Limited Limited
150,000 1o 200,000 square feet of
’ ’ 20,000 to 40,000 square faet of local-
Penn Branch 400 to 800 net new multifamity units neighborhood-serving retail and '
" restavrants serving, boutique office space
100 to 200 nat new units, although | 25,000 to 35,000 square feet of béal-
Faldax Vilage availabillty of shtes is a constraint serving retait Limited
i PENNSYLVANIA AVENUE SE CORRIDOR LAND DEVELOPMENT PLAN - FINAL DRAFT | JANUARY 2008
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Market demand is only one component of
future development opportunities. An area
that could attract demand must also have the
sltes available to accommodate this demand,
and the proposed projects must be financialty
feaslble given expected revenues (achlevable
prices or rents) .and development costs. On
a broad level, we have assessed the market

economics ' of the . projected development -

potential along ihcoorrldor and provided some

preiiminary strategies on how to overcome

nour-terrn market constraints.

sm Opportunities and Gonstraints

Sltecapacltyls deﬂned byavadety offachrs N

. ValuaICost of Land (Inctudlnq the cost of
razing existing improvements): Existing
uses,avenifundesirableandnotsustainable
In the near term, can often support a land
value that makes redevelopment difficult.
Also, market spaculation can often prohibit
developmsntforaperlod of time, at least
unti! the actual valua of the land catches up

to the speculative valus, These are often -

limiting factors for redevelopmant efforts in
smerging locations.

« Lot Slze: Lot size includes not only the

depth. An appropriate size greally depends
onthe type of product that can be supported
in any given location. Spedifically, without
costly solutions to parking neads (such as
underground parking), many Infill sltes are
nearly impossible. to develop &t a critical
mass that makas financlol sense. - -

. SItannarsmp:SIncemanyradedepmnt
areas are comprsad of smaller sités, land

assembly isoftenacritical, and oftencostly, . ' -
step in the redevélopment process, To the
extent that a relstively few-pumber of land .

owners are involved, land assembly can
be realistically accomplighed. In an area

where site ownership is fractured, land .

agsembly Is a very significant Impediment
without direct public sector Involvement
(e.g., eminent domain).

Much of the corridor Is impacted by some, or
all of these constraints, The sites within the
Capital Hill core {and on its fringe) are able’
to overcome these constraints through the

- atrength of the market opportunity — achievable

rents and prices canafford to pay for additional
development costs. In the Potomac Avenue
sub-arsa; the: pegr-tsrm view la that gmwlna

-+ . 'market pressures will also help overcome
_ many existing site constraints.

in the sub-areas East of the River, thers are
also significant site constraints, -but -while
market demand exdsts, in the near term the
strength of the market forces may not be able to
overcome the significant constralnts for many
sites. L'Enfant Squars represents the most
significant redevelopment challenge, given
the large number of small sltes with fractured
ownership. The Penn Branch shopping center,
in contrast, offers & strong redevelopment
market opportunity, given the size of the site
and the motivations of a single owner.

Financial Feasidifity of Varlous Product Types

The strength of the market opportunity drives
the type of product that can be financlally
supported, as higher revenue potential allows
a site to accommodate denser and more costly
construction types (including more costly
parking solutions). The following Is a review of
a sample of residential product types, and thelr
relationship to redevelopment opportunities In

< the sub-areas within the coridor:

= High-Rise: 7+ stories with underground
parking. Only supportable In estabilshed
-urban cores, such as the Capito! Hill core
(aithough height limitations and the historic
designation make this product type highly
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unilksly in the Capitol Hill neighborhood), In
the langer term may be supportable in the
L'Enfant Square core — a gataway project
wtthmnd-dassvle\rfsofme Capltol "

. Mid RIaewrﬂtParIUnw Sto Tslsorlesahove
- parking.  Cumently. supportable in; the

" Potomac Avenue sub-area, although.rear- .

term abiilty to.deliver in this product in this

stibmarket may be constralned- by market..

softhess. Supportable In the mid and long
terms in mixed- o multiple-use cores East
ofthe River.  * .

= Donut:3 to 5.storles wrapped around
above-grade structured parking. Ooes
not.offer enough density. to make financial
sense In an established location, except in
cases where achlavable density is limited
by reguiatory constraints.

« Garden: 3 to 5 stories .with surface
parking. Likely there are ro-sites that can
realistically be redeveloped at-this level
density, given land values ‘as well as the
sizes of avallabla sites, with the exception
of smaller-scale projects. where more
creativa parking solutions (such as on-
strest parking) are available.

All along the corridor, the Mid-Rise with parking
product type is the‘most viable for larger
parcels, while the Donut typa is most likely for
smaller, or oddly shaped .lots. High-Rise and
Garden style are uniikely anywhera along me
corridor.

Note: The cost of - affordable housing
requirements; established as a-markst norm
through -the .clty's Inclusionary Zoning policy,
will be passed on.to land vaiues, thus reducing
the strain on vartical construction costs.

MARKET
ASSESSMENT

nvketr economics
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CHAPTER 4

£
.

ta
redevelopment

CPROITUNIY SILCS
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REDEVELOPMENT
DRTUNITY

IV A

There are many Influencas on successful
developmant, including community needs and
desiras, market analysie, transportation and
traffic Impacts, retall sttraction and retenticn
practices, urban dasign qualities, etc., and how
density can be usad to tie them &l fogether.
The uitimate recommendations made for each
comidor sub-area arid spacific redevelopment

opportunity site wers developed by considering

alt of thesa factirs, and balsncing somatimes

‘Beginning In Jurie 2006, OP and the project
team carriéd out an array of activities, including
sxtensive community ouireach, market and
demographic analysis and urban design to
identify the most promising opportunity sites
and realistic devalopment programs. in early
December, 2006, a mult-day community
dealgn chamette was held at the Randle
Highlands Elementary School to gain further
Input on :preferred options for redevelopmant
for'the seven opportunity sites, Following the

design charrette, the project team I|dentified .

development programs with the type and
Intensity 6f use for sach of the sites, The

“team aleo prepared lllustrathre renderings and
- graphics,: OP stalf met with several community

-groups-during Fébruary, March and Juns of
2007 to teview: the proposed development

- s, progrems for the following sites:

1401 Pennsylvania Ave

1539-1557 Pennsylvania Ave

1550 Panngylvania Ave

L'Enfant Square - 2300 block {south

side)

. L'Enfant Square - 2500 & 2600 blocks.
(south side)

. Penn Branch shopping center

«  Fort Davis shopping center

development slong the Pannsyivania Avenus
SE Corridor.

Tha final preferred development programs
for the saven sites mentionad above, along
with the community's comments on goals and
concems, are included in this chapter, along
with a discussion of recommendations for
land use and design form. Tha developmant
programs presented for each site are for
schematic Hiustrative purposes only. Fulure
davelopment will ba determined by public
regulatory processes, private market decisions
and ongolng public Input from concemad
communitios,

In tha context of this project, the current
oning on aach opportunity site was analyzed
to ansure that overly restrictive regulations
are not impeding . desired redevelcpment
and reinvestment. Current zoning was used
as the basls for creating a development
tamplate throughout the corridor that reflscts
both community and real-estate constituency
desires for redevslopment and reinvestment.

Denslfy & Transportation’

The qualities of the surraunding single family.
neighborhoods Eest of the Riverthat make them
attractive also provide a “catch-22" for potential
retall development. The density of tha area
is among the lowast of the city, and the area
experienced a decline in population through
the 2000 Census. The trada area surrounding
tha.alngle famély neighborhoods, while denser,
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has a population that Is significantly poorer than
many othar parta of the city. Tha Metropolitan
VashinatonC of G MWCOG)
projectad a nat growth of 1,200 househoide
from 2000 to 2005 in the Pennsylvania Avenue
coridor sast of the ver. MWCOG projections
for the same area from 2005 to 2025 show
only approximately an additional 900 net new
houssholds, & significant slow down. Further,
the economic analysia shows that a significant
numbei' of houssholds are needed to support
new retall. For axampla, it would take over
3500 houssholds In the neighborhoods sast
of the river to support one sit-down restaurant.
As It currently stands, all of the opportunity
sitas are operating well below the aflowable
davelopment potential, Mors importantly, the
obsolets format in which these commarcial
conters exist provides a serious chalisnge to
addresaing the urgent community need for
retall.

Even with alt of this being said, a broadar look
must be taken at how retall development along
Pennsyivania Avenus, SE can and will be
shaped from a regional parspective, aspacially
from other parts of Wards 7 and 8. Currenfly,
the Good Hope Markelpiace Is a fakly new
neighborhood retall center offering a decent
line of retall services. Adjacent to the site, Is
the futws development at Skyland: Shopping
Centar, which will offer a major ratail anchor,
along with convenlence orientsd shopping and
housing. Potential develcpment at Poplar Point
could bacome a major regional shopping and
entartainment venus for not only the District,
but aisc Virginia and Maryland. The efforts to
revitalize Anacostia and the Minnesota Avenue/
Benning Road commarcial district (*downtown
Werd 7) also play a critical role in shaping
the retail landscape for the enfire East of the
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Rivet region. In this context, new .development on
" Pennsylvania Avenue, SE will hava to be competitive
with these other regional devslopments, or else
Intensely locallzed in focus

In these d\allenglm aoonomic umos. success In
attracting retall will not come automatically. It will
require persistence, coordinated development, and
sound financing. itis worth repeating here the findings
of the Pennsyivania -Avenue Task.Force market
study from 2002, still relevant today, which found
the following oorrponenb uiﬂeat for developmsnt
SUGCEsS:

+ Critical Masa-—Rehabllliaﬂon of haw conshuqtion
of only & few small bulidings will have iitie chance
of success, Whataver is to be done must be done

on large anough scale to overcome the negative

pmptrons that.sxdst concerning this area. .

+  Parking - Themmuslbealnplepaddngandll
must be secure and. visible. The overwheiming
ma]omyofshopperswlll oomebychr, and their
needs must ba met.if the retall development Is to
succeed. Guod signage Is slso highly important.

+ Linkage — It wilt be difficult to create’a flow of
shoppers from otie side of PennsyivanlaAwnue
to the other given‘the width of the street, the wide
median strip and the heavy vehicular traffic. The
planned. transportation Improvements by the
Dislrict Department of Transportation will provide
a safor pedestian environment on both sides
of Pennsylvania Avenue SE, thereby lna'easlng
neighborhood foot traffc, :

+ Aggressive Pricing — Souttieast Washlngton isa
highly price.sensitive market. Leasing will need
to be at very competitive rates.and. terms. Very
lkely, subsidies - possibly substantial ones ~will
be necessary to-offset the high costs.associated
elther with new construction or suhstanﬂal
rehabilitation. .«

- Extensive Markoﬂng ~ltis unmllstlc to thinkthat
tenants will appea[_na_If by magic. Concentrated

and extensive marketing programs, employing
all avajlable tools, will be essentlal to securing
the kinds of tenants deskred by the community.

Devslopment Is sometimes a matter of trade offs,
In this instance the need for additional denslity and
helght is needed in order to obtain certain retail
amenities desired by the community. There Is a
pent-up demand for many retail services, especially
in neighborhoods East of the River. What are the
implications for new physical development? A mix
of uses will be needed, Inciuding residential and
office, to attract and support new retall. This will
result In many positives for the community; not only
new neighborhood-gerving retall, but new jobs, more
housing choices, and ultimately better transit and

transportation options.

Reganding transpostation, one of the major concerns
for area residents has been the increased traffic

that would occur as a result of new development.
As stated earfier in this document and in numerous
community meetings, traffic along the portion of
Pennsylvania Avenue, SE east of the Anaicostia River
is quite congested. The commuter-oriented nature
of the corridor will continue and traffic prassure
will remain strong, due 1o inevitable growth In the
abutting Maryland suburbs. Nevertheless, critical
mass can be reached by strategically concentrating
clysters of commercial, residential and Hmited office
usaes along the cotridor. Enough new residents and
office workers combine with existing residents to
support new and existing retail establishments In the
moring, afemoon and evening. These clusters of
reslidents and workers algo justify future investments
in rapid bus or other transit services that reduce
dependencies on automaobiles.

In short, traffic Is bad and getiing worse. The

addittonal density needed to attract quality retail witl
indeed impact traffic further, but only to a very smalt
extent compared to existing and future commuter
traffic. And thaugh It may seem counterintultive at
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first, adding strategic nodes of mixed-use density
and locally serving retall can actually serve to
reducs traffic impacts. When daily needs can be
met within a neighborhood, more people walk or
bicycls, and thers are fewer car trips that originate
locally, The community should consider this as
new development Is proposed along the corrdor.
Is It worth giving up access to batier local retail In
axchange for a negliglble impact on traffic?

In This Chapter

The following chapter takes a closer look. at six
sub-areas along the corridor: Capitol Hill, Potomac
Avenue, 'Enfant Square, Randle Highlands, Pann
Branch, and Fairfax Village/Fort Davis. These
sections make recommendations for corridor-wide
lssues such as land assemblage, vacant propeity,
and facade Improvements. They also lay out a
vision for each sub-area and a list of urban design
guldelines for new development. This Is followad
by an analysis of seven spacific siles that serve

as the best or most catalytic opportunities for

redevelopment.

REDEVELOPMENT
OPPORTUNITY
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Figure 4, 1: Pennsylvania Avenue SE Redadoptmt%
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STUDY AREA
CONDITIONS

capitol vl sub-area

T R R
B CAPITOL HILL SUB-AREA: EXISTING LAND UsElRS

Ponnsylvaniles Avenve 38
Corridot Land Developmeatr Plan

Figura 4.2: Pannsytvania Avenue SE Capitol Hill Sub-Area
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CAPITOL HILIL SUB-AREA

Introduction

The Capltol Hili Sub-Ares stretches from 2nd
Strest, SE to 11th Street, SE and falls sntirely
within the Capitcl HIN Historic District. Thia
arsa has only a limited opportunity for infill de-
velopment, as most parcels aré occupled by
historic buidings. : S

Existing Land-Uss

Significant land uses include Easten Market,
a public markat located in a 19th cantury brick

pullding which Is Inciuded in the National.

Register of Historic Places. Eastam Market,
located on Tth Street SE, has oparated as a
public market since 1873, The first in a larger
city-owned public market system Intended
to stiract residents to the City, 1t is the last
of the city's public markets still in operation.
Recognized as ‘the unofficlal “town center”
of Capitol Hill In the early 20th Century, It
still serves as a working farmers’ market and
popular attraction for tourists and residents.
Tragically, Eastern Markat was saversly
damaged hy fira on April 30, 2007, The District
Government has placed the highast priority on
rabuliding Eastern Market,

Observations of the consulfant feant.
Land Use

+  Pradominantly commercial land use; litle
underutiitzed land

«  Residentia) uses generally row houses on
narrow lots

« Commercial and residential zoning;
portions within Capltol Hil Commerclal
(CHC) and Capitol Interest (CAP) Overlay

Districts

*» Northwest end boasts & wida varlety
of restaurants, cafes, specialty stores,
and other neighborhood oriented ratall
services

+  Bulidings set close to the street

» Significant open epace at Seward Square
and Eastarn Market

+ Pieasant sidewalks, trees, and parks

*«  New condominium - development at
Butterfleld House

Historie, Cultural, and Instiulional Resources

Eastern Market Metrorall Station
Capttol Hill Historic District

Eastem Market

Old Naval Hospital

Hine Junlor High School

Southeast Nelghborhood Library
Capltol HIf United Methodist Church

Existing Zoning (see Fig. 4.2)

* R4 (Residsntial District)

*  R-5-B (Residential District) :

« C-M-1 (Commercial Light Manufacfuring
Diastrict} .

» C-2.A (Community Business Center
District)

+ G-3-A (Community Business Center
District)

» SP-2 (Mixed Use Diatrict)

¢« C3C (Community Business Center
District)

+ GOV (Government District)

«  CAP Overlay (Capitol Interest District)

- CHC Overay (Capltol Hil Commerclal
District)

Figure 4.5: Capirol Hill Sub-Area
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" Future Vision

This portion of the corridor, along with "Barracks Row” on 8th Street,
SE, serves as the retall and commercial center-of the Capltol Hill
Neighborhood. Historic buiidings continue to be igvingly restored, and
comimercial spaces are filled with a mix of thriving businesses, from
restaurants and bars, to small groceries and pharmacles, to specialty
retall_shops.and gas stations. In the short term, existing stresiscape

elements are maintainad at good levels or better as defined by DDOT

and DPW. [n the.long term,.a ¢ornmunity-led initiative results in new
strestscaping and wayfinding signage that honiors this gateway to the
Natlon's Capitol,

There are no major redevelopment opportunities In this sub-area,

but some targeted infil redevelopment is possible in the near to mid
term, Local non-profit groups have besn raising funds to redevelop the
Eastern Market Matro Plaza along Pennsylvania Avenue, SE betwean
7th and 9th Streets, SE. This redevelopment can inciude landscaping,
park programming, relocation of bus stops, efc., and should be a coi-
laboration between local ty groups and refevant government
agencies, This pm}act conforms &
2.2-8: Eastern Market Plaza. As neighboring Hine Junlor High School
is cumently scheduled to merge with Eliot Junior High School in Narth-
east Capitol Hill, there is potentially an opportunity to redevelop the
school site In conjunciion with DC Public Schools so that a new bulld-
ing (or bulldings) better fronts Pennsylvania Avenue and offers new op-
portunities for ground floor retall, community spacae, DSPS office space
and possibly housing.

The Oid Naval Hospital on Pennsylvanla Avenus, SE between 9th and
10th Streets, SE changed hands from the Federal government to the
District of Columbia In 2007. The DC Office of Property Management
released an RFP to renovate and reuse this historic property. Over the
next two years, the group with the winning proposal will creats a new
community facility with classrooms, meeting rcoms and small offices
for locat non profit organizations, among other things. This project
conforms to Comprehensive Plan Actlon CH-1.2-F: Old Naval Hospital.

Urban Design
The following basic urban design guidelines should be considered for
any infiil projects that occur in this sub-area. )

45

Camprehensive Plan Action CH- -

Site Planning

* Lot Covarage and Density: Should conform wlth regulations in exist-
ing zoning.

 Mix of Housing Type.and Land Uses; Shouldconhrmudhragtﬂa-

Alons In exiating Zoning. Active ground:ficor retall is encouraged, and
the CHC overlay allows great flexible for providing either office or -

~ resldential on' upper storias as the market and bulldlng configuration-
demands.

« .Praservation of Natural, Haturfc.andCultumlFaamras Thlnporﬂon

 of the corridor Is fulty within the Capitol Hill Historic Disirict, and L) Lo

dwelopmnt will respect all relevant design guidsiines.

Site Layout/Development Pattern
» Davelopmaent Setbacks: This portion of Ponnsytvmla Avenue hal

-a conglstent streetwall set back which will be conformed to by all new

davelupmant
* Location of Parking: The historic district allaws waivers for parking
requirements. Any new parking provided will be either in the rear or

Relationship to Sumounding Development

« Connectivity batwesn land uses: There is a mix of retall, office and
residential spaces throughout this sub area. Existing zoning allows for
further mixed use, - '

» Transltion between land usss; New retall or restaurant/bar spaces
propased beneath or adjacent to resldential bulldings will continue to.
enter into voluntary. agreemants with the IoualANC o ensure compat-

Ihilly,

Vehicular and Pedestrian Access and Clrculation

» Vehicular Accass and Circulation: This will take place complately
from alleys or side streets, with no new curb cuts on Pennsylvania.
Avenue,

« Padestrian Access and Cliculation: Maintalning a consistant set back
will anhance the ease of padastrian flow and access.

Building Design

» Building Massing and Fagade Traatment: Must meet all zoning and
praservation guidalines for the Capitol Hill Historic District, and respact
the historic building characteristics on the street, including the strong
townhouse form.

Figure &&Dum:ﬁeld House - 'ch Street & Pennsyivania Avenue, SE
Thisisa good example ofappmprhte infill development In the Capitol
Hill Sub-Area,

» Buillding Materials/Colors: Muat mest al hlsmric presarvation guide-
lines for the Capitol Hill Historic District.

« Entrances; stnouldfaoePnnncy\‘varﬂaMmua(ormyfaumeoor-
ner If located on an intersecticn).
+ Ground Floor Ceiling Helghts: Should be atleust 14 feet tall from
ficor to ceiling to attract quality retall whenever possible, unlass such
a ceiling height would disrupt lha existing ground Iloorflwwlmln lhe
Historic District.
« Transparency: At least 50% ofground floor street frontage should
be mads of transparent materials to enhance:and activate the street.
Bulidings within the Historic Dlwict must comply ‘with ail relevant win-
dow guidelines. ‘.

Landscaping & Screening

» Sits Perimeter Landscaping Abutﬂng Straet Edcu Should be In-
cofporated whenever public space Is being utilized {i.e. for outdoor
dining), but Is often not possible since most bulidings dlrecﬂy abut the
sidawalk.
» Fencing and Walis: Thers should be nofennu or walls - though iow
pianters and other dividers may be approved wough the publk: space
permitting process, particularly for'outdoor dining. -
+ Service Area Screening: All servica areas will be Inlhe reas, and
should be screensed from nelghboring residentisl uses,
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Pennsylivanies Avease 68
Corridor Land Davelopment Flan
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Figura 4.9: Pennsylvania Avenue SE Potomac Avenue Sub-Area
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POTOMA_CAVENUE sus-AREA

Introduction

The Potomac AVOnue Sub-Area stretches
from 11th Street,"SE to. Bamey Circle; SE.
The Capttol Hilt Historic Distritt currenty onds
at 13th Street, SE. However, there is much
discussion In tha oomrnunlty aboutaxpanding
the historic district or creating -a new: one.
In fact, an applleeﬂon from the Barney
Clrcie nelghbortiood sesking historic district
designation has been :recently approved
(though It does not Include .commarcial
propertiés along Pennsylvania Avenue). This
area has a greater numbet ‘qf'redmlopmant
apporlunities thary the: Capitol HIll Sub-Area,
given Ite smattering of stand along fast food
restaurants and other uses inconsistent with
the original urban deslgn of the street, .

Existing Land-Use -

This sub- area extends from 11th’ Street SEto
Barney Chrcle. The Polomac. Avenue Metro
station lies Inthe middle of tiils sub-acea, Thisls
currently an opan plaza, with escalators and.an
elevator carrying passengers below ground to
the underground Orange and Blue Lines ofthe
regional subway system.. There la.a significant
amount of bus traffic, and a few taxis regularty
wait: for passsngers.’ "Much- of tha existing
devalopment Is either mixed use of residential
in two-to-four story buildings. bulit close to'the
streat. Directly across: Parinsyivanla Ave, SE
Is a restaurant.” Thete is'a used.car lof that
froNaonBamoyClrdeonﬂwnorﬂl slde of
Pennsyivania Ave, and a.fast-food restaurant
fronting. on Bamey Circle'on the south. The
bulding form of these. utabllshmanta is ouk'ef
characterwiththe area ak they are setback from
the strest behind large ‘parking areas- which
s more typlcal of a subufban dmlopment

pattern, There is a large mixed residential /
commercial development under construction
on the southeast corner of Potomac Avenye
and Pennsylvania Avenue. This will have
almost 200 residantial units above a grocery
store that is expected to draw customers from
around tha region.

Observations of the consultant teamr.

Land Use

« Mix of commercial and residential tand
uses

« Commerclal and residential 2oning;
portions within Capltol HUI Gommercial
(CHC)

» Two and three-siory commercial and
residential buildings .

«  Automobilg-oriented retail not consistent
with the historlc character of the
neighborhood

« More sparsely developed retall -
predominantly fast food restaurants, liquor
stores, and conveniance stores  *

«  Surface parking fronting on Pennsyivania
Avenue SE

+ Mixed-use Jenkins Row development at
Potomac Avenue Metroral| Station

+ Gas stations at prominent comer
locations )

A TRAT

Figure 4.10: Potomac Avenue Sub-Area.
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+  Rowhouseswith curb cuts on Pennsyivania
Avenus SE

= Barney Clrcle Is an automoblie-oriented
traffic clrcle

« Transitions from pedestrian-odented

commercial . uses to car-orlentad_

commercial uses

*  On-street parking, street troes, deep
sidewalks, and the wide green median
serve to connect dramatically different
segments of the avenue between Bth
Street SE and the Anacostia River

* Naeighborhood-scale and feel

Historical,  Cultural, and  Institutional
Resources :
Potomac Avenue Mefrorail Station
Congressional Cemetery

C. Waikins Elemantary School
Friendship-Edison PCS Chamberlain
Campus

Exfsmymey{sesFlg 4.9)
C-2-A (Community Business Center

District)

+ C-2-B (Community Business Center

District)

+ C-3-A (Community Business Center
District)

+« C-M-1 (Commercial Light Manufacturing
District)

»  C-M-2 Commercial Medium Manufacturing

District)

M (Manufacturing District)

GOV (Governmant District)

R-3 (Residential District)

R-4 (Residential District)

R-5-B (Residential District)

CHC {Capitol Hill Commercial District)

4 & » 4 a =

STUDY ARLA
CONDITIONS

potomac avenue
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Future Vision
This portion of the corridor will retain and expand its neighborhood-sarv-
ing retadl base. Existing architectural fabric and character will be pre-
sarved. New development witl occur only In axisting commercially zoned
parcels, within the baramaeters of existing zoning (including PUDs and
incminnarym). New bulidings will be of high-quality archifecture
with the historic nature of the strest. This all compties
Mmcmmmmmcmzapmmmmsmm

In the long term, this portion of the corridor wil have a more aftractive,
unifying and user-iriendly public reaim, bullding;off of any design cues
from a renovated Eastsm Markel Metro Plaza. “The area around the Po-
mmAwMemsuﬁonwmmhnndMlmoapubIcplanwlmmw
landscaping, sating, kiosks, ate. |t will sefve as a local mesting point,
funded, in part, by public amenity proffers from nearby developmants.
Urban Design
Thelollovdmbulcurbandedmwldellnesshouldbommlderedfm
any projacts that occur in this sub-araa,

Stte Planning

+ Lot Coverage/Dansity: Shoukd conform with current zoning regulations.

+ Mix of Housing Type: Should conform with regulations In existing zon-
ing. Housing typea are most kely to include condominlums and apart-
menis with some potential for townhouse or statked townhouse styles.

» Other Land Uses: mmmwumm with upper
storym\anomﬂasormsldanﬂai :

* Presarvation of Natural, Hlstu‘lc. andCulh.lml Foaturas Infill devel-
opmmmmlnmcwﬂammnmmmpmmlmm
design guidelines. Development outside the Hiztoric District Is highly
anmumgedlndwmmwdalm. :

SIteLayouﬂDevdopmntPaﬂam

+ Davelopment Setbacks: This portion of Pennsyhranla Avenue has a
traditional streetwall ast back which has baen breachad by soma more
modern development, including stand alone fast food restaurants. New
devalopments will maintain or rectify the traditidhal setbacks to form a
more consistent strestwall. ‘

« Location of Parking: The historic district allows waivers for pariding

requirements. Any new parking within or aulsldo the Historic District will
ba either in the reer or balow grade.

(XX
ou—
_—

Relaﬂonahlp to Surrounding Devalopment

» Connactivity batween land usss: Thars Is a mix of retall, office and
resldential spaces throughout this sub-afea. Exiating zoning allows for
further mixad use.
« Transltion batween land uses: New retall or rastayrant/bar spaces pro~
posed beneath or adjacent to residential bulidings will continue to enter
Into voluntary agreaments with the local ANC to ensure compatibility.

Vehicular and Padestrian Access and Circulation

* Vehicular Access and Clroulation: Will take place from alleys or side
streets, with no new cwrb cuts on Pennsylvania Avenue.

» Pedestrian Accass & Circulation: Set backs consistent with other bulld-
Ings an the strast will maintain good padestrian access.

Building Design

* Bufiding Massing and Facade Treatment: Must meet all zoning and
preservation guidelines for the Capitol Hilt Historlc District, and reapect
the historic bulkfing characteriatics on the street, including the strong
townhouse form. While developments outside the Historic District are
not required to meet thasa design guidelines, It is strongty @

that they do so. Taller deveiopmant should step down in the rear If it
abuts exiating townhousas,

« Building Materials/Colors: Must meet all hiatoric prasarvation guide-
lines for the Capitol Hill Historic District if within the boundaries. Proper-
ties outside the boundaries ars highly encouraged 1o do the same.

« Entrances: Should face Pannayivania Avenue (or may face the comer
if located on an Intersection).

+ Ground Floer Celling Heights: Should be at lsast 14 feet tall from floor
1o celling to atiract quality retall, unless such a ceiling height would dis-
rupt the existing ground floor flow within the Historic District.

+ Transparency: At least 50% of ground floor streat frontage ahould be
made of tranaparant materials to snhance and acivate the atreet. Bulld-
Ings within the Historic District must comply with &ll relevant window
guidalines.

Landscaping & Screening

« Site Perimeter Landacaping Abutting Streat Edges: Should bs incorpo-
rated whenaver public space is being utliized (l.a. for outdoor dining).

+ Fencing and Walla: There shoukd be no fancea or walls - though low
planters and other dividers may be approved through the public space
permiiting procass, particularty for outdoor dining.

+ Servica Area Screening: All sarvice areas will be In the rear, and
should be screanad from nelighboring residential uses.

PENNSYLVANIA AVENUE SE CORRIDOR LAND DEVELOPMENT PLAN - FINAL DRAFT | JANUARY 2008
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REDEVELOPMENT
OPPORTUNITY

1403 penn ave, se

1401 Penn Ave (Pizza Restaurant)

The _southeast corer property along
Penngyivanla Avenue and 14th Street Is a
prime location for redevelopment for higher
density occupancy consldering its Immedlacy
to' the Potomac Avenue metro. station. At
prasent, 1401 Pennsylvania Avenue belongs
to & pizza restaurant and assoclated surface

parking. This surmounding area presents a-mix _

In scals and uses comprising of residential and
small businesses as well as an institutional
use offered by the Friendship-Edison PCS
Chamberiain Campug Public Charter School.

Intsresting recent deveiopments In the vicinity
of the pregent plzza restaurant property
Increase Its viabiiity as a successful catalyst
site for revitallzation of the comidor. The
Jenkins Row profect, located at the intersection
of Psnnsylvanla and Potomac Avenues |s
being developed to include approximately
247 condominiums, a 47,000 SF Harrls Teeter
grocery store andl an additional 5,000 SF of

retall spacs.

Based on mmmrnendatlona for the Middle
Anacostia River Crussings Trangportation
Study and the Capitol Hili Transportation Study,
the District. Department of Transportation is
designing. improvements to ‘the Intersection
of Pennsylvanla Avenus, Potomac Avenue,
and 14th Streat SE; The reconfiguration of
this intersection will craate a more pedestrian-

friendly strestecape and improve the padestrian-
connactions beiween:"the Metro  Station,

the traffic circle ‘and the ‘sublect sita, New
development at this site shold take advantage
of this enhancemant by offering ground floor
rotall serving iImmediate residents, pedestrians
and commuters.

PENNSYLVAMIA AVENUE SE CORRIDOR LAND DEVELOPMENT PLAN - FINAL ORAFT | JANUARY 2008

The property comes under the cument zoning
C-2-Awhich allows commearcial and resldential
uses. However this potanﬂal Is unrealized in
its present use.

‘Opportunities and Recommendations
-« Optimum utiiization of ‘the property

under current zoning by contalning a
mix of residentlal and commerclal use.

. 4 to 6 storles is appropriate for this site,
and developers are encouraged to bulld
no taller than the Jankin's Row project In
order to, form a conaistent frams for the
Potomac. and Pennsylvania Avenues
Interdaction.

. Commercial uses may Inciude
accommaodating existing amall
businesses in the arsa like the plzze
restaurant itself,

. Explore the potential to leverage funds
from- development to create a public
piaza -at-cotner of site facing. the Park
Square at traffic Intersection.

. Completes a “neighborhood center”
formed by the Potomac Avenue Metro
Plaza, grocery store, nelghborhoad-
. setving retall, and transit.

Figure 4.15: Upcoming Jenkins Row Development

Figure 4.16: Upcoming jenkins Row Davelopment

»
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Note: The following site pian, massing modef
and concept Nustration were praparad as
conceptium! axamples, and reprasent the type
and scals dmmmm for
sach location.

Site Name: 1401 PamﬁyNnnIa Avenue, SE
Site Area; 0.64 acres ‘

- Arange of 30-50 condominium unite possible
above ground ficor retail.

Appropriate for upper-fioor small oflleo‘da-
vobpmont such as doctors’ offices, law firms,
and other service-based husinesses.

- Parking underground, can accommodate
roughly 50-65 apaces.

- 6 story building falts within appropriate height
range.

- 14-foot heights from flocr to ceiting on the
ground level to attract quallty retaliers.

- A range of 6,000 —14,000 square feet of re-
tall space is possible, which could accommo-
date a sk-down restaurant, or 3-4 amall shops.
- Bullkding has a strong face on Pennsylvania
Avenue.

- Rounded comer presents a strong counter-
pointto Jenkin's Row to the west.

- Vehicular accesas off side streets and alleys,
no curb cut on Permeyivania Avenus,

Figure 4.18:View - 1401 Penn Ave, 5E

PENNSYLVANIA AVENUE SE CORRIDOR LAND DEVELOPMENT PLAN - FINAL DRAFT | JANUARY 2008
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Figure 4.20: Concept Whistration - [40} Pann Ave, SE - Respects townhouse character of the neighberhood and provides a
strong anchor at the intersection of Pennsylvania and Potomac Avences, SE
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Circle Sites:

Bamey :
1550 PennAva & 1539-1557 Penn Ave

Bamey Circla is an Important transportation
landmark along the Pennsylvania Avenue
cofridor marking ita intersaction with Southeast
Freeway and M Strest which pass under |t
The two sites flanking thia traffic intersaction
onelmersldearecurranﬂyoowpledbyauud
car lot and fast foad restaurant,

The prasence of a used car lot Is suggestive
of an sconomically unproductive and blightad
nalghborhood pocket, and its particular location
in this case |eaves a significant impact on the
quallty of development In arsas surrounding it.
Current land-uses on thass two important sites
and lack of a neighborhood scale destination
have added to the automoblle oriented
character of Barnay Clrcle.

Cpportunities and Recormmendations

. The two sites flanking Bamey Circle
should be treated in a unified manner in
architecture and massing as the Eastam
Gamaytome(:apmmillareaandme
Anacostia River.

.. Explore allowable mix of uses under

the current C-2-A zoning on thasa two
sltes.

. Tap polential view of the Anacostia River
and Park which can be offered to condo
occupants reslding atiove ground level.

. Provislon of a mixed scale and type
of housing Including condominiims,
townhousas, and stacked townhouses
to complement the existing residential
fabric.

« . lricreasad public presenca ancouraged
- by convenlence retall stores and small

" .scale dining destinations may résult
In decreased -automoblle  dominance -

around Bamey Circle and a more
pedastrian-friendly character.

Figure 4.21: Barney Circle

Figure 4.22: Barney Circle

PENNSYLVANIA AVENUE SE CORRIDOR LAND DEVELOPMENT PLAN - FINAL DRAFT | JANUARY 2008
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REDEVELOPMENT
OPPORTUNITIES

batney circle sites

prs

'Rgure 4.27: View - Barney Circle Sites

PENNSYLVANIA AVENUE SE GORRIDOR LAND DEVELGPMENT PLAN - FINAL mw]mmm

Note: The foliowing site pian, massing mode!
and concept iiustration ware prepared as
conceptual exampies, and represant the type
and scale of development appropriate for each
location.

Slte Name: 1539-1557 Pennsylvania Avenue,
SE

{fast food restaurant)

Site Area: 0.43 acres

Site Name: 1550 Pennsylvania Avenue, SE
(Used car lot)
Site Area: 0.41 acres

- A range of 25-35 condominium units possible
above ground floor retall at each site, or a combi-

“nation of townhouses or stacked townhouses and

condominiums,

- Parking underground ¥ possible, though a
limited number of surface parking spcts might be
necessary. :

- 4 story bulidings fall within appropriate height
range,

- 14-foot heights from fioor to celling on the

_ ground ievel %o attract quality retallers.

- A range of §,000 — 6,000 square feet of retail

T space Is possible on each site, which could ac-

commodate 3 cafe, or 1-2 small shops.
-:Both buikiings have a strong face on Pannsyl-

* .”..vania Avenue and help to re-anchor the trianguiar
- “'blocks of the L'Enfant grid.
;- Rounded comers present stiong gateway fea-

tures on either side of Barney Circle.

- Vehlcular access off side atreets and alleys,
curb cuts on Pennsylvania Avenue should be
avolded if at all possible.
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STUDY AREA
CONDITIONS

A { B L . -
Fenfant sub-ared

Peaneyivenis Avsnose §E
Corrldor. Luul Developmeat Flen

Figure 4.29: Pennsylvania Avenua SE |'Enfant Square Sub-Area
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L'ENFANT SQUARE SUB-AREA

Infroduction

The L'Enfant Square sub area extends from
Fairlawn Avenue SE and the parkiand along
the Anacostia River to 18th Street SE. it Is
bisectad by Minnesota Avenus SE.

Existing Land Use

Most existing development Is small to madium
sized commercial in the area arcund the

Intersection of Psnnsylvania and Minhesota

avenuss, Gas stations occupy aimost all of
the high-profile Intarsections in tha heart of the
sub-area. Many facades on these commercial
structures are in nead of attention and ‘rapair.
Building setback distances are not uniform,
and some siructures ara drawn up o the street,
whila others are saparated from the sidewalk
by off-street pariing areas. The Metropolitan
Police Department Sbdh District Substation is
located to the southern end of the study area
and Is located across Pennsylvania Avenue
from the Saint Francis Xavier School. L’'Enfant
Square lizelf Is a small green space that Is
bound on all sides by very busy roadways, and
i dissscted by Pennsyivania Avenue, as well
as tuming tanea that carry Minnasota Avenue
traffic. In lts current form, the Square Is not a
usable pedestrian amenity,

Obseyvations of the consultant tsanr.

Land Use

Pradominantly commercial land uss and

zoning with some residential development

Automobile-oriented convenience retall

and surface paridng

pL:ge building setbacks; wide sidewalks at
nts .

'Undenutitized and vacant propertias -

No continuous building line

Gas stations are promlnent features at
entry location

Diminished pedestrian experience
Roadways splitting open space at L'Enfant
Square rendering It Into trafMic islands
PockestparkonthanorthsideofPennsylvanla
Avenue from 27th Street SE to 28th
Streat SE

LEnfant Square lacks aesthetic appeal
and is undsrutiiized urban space

Limited amount of ratall goods and
services ]

Dominated by traffic

Figurs 4.30: LEnfant Square Sub-Ares

Historical,  Cullural, and  Instifutional
Rasources

= Metropolitan Police Department 8th District

Svb-Statlon
+ Saint Francis Xavier School

E)thm (sse Fig. 4.29)
C-1 (Nelghborhood Shopping District
« C-2A (Community Businass Center
District)
GOV (Government District) .
R-2 {Residential District)
R-5-A (Residantial District)
R-5-B (Residential District)

PENNSYLVANIA AVENUE SE CORRIDOR LAND DEVELOPMENT PLAN - FINAL DRAFT | JANUARY 2008
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FUTURE VISION/
URBAN DLSION

enfant square

sub-area

Future Vision

This portion of the comidor should expand its
neighborhood-serving retail and housing base.
The quality of the existing retall Is not condu-
cive to uses that residants have desired; how-
aver, by creating a mix of iand uses at a mod-
erate density scale, the retail capacity of this
nelghborhood wil thrive. The reconfiguration
of L 'Enfant Square will also ald in improved
pedestrian mobllity along the corridor, allowing
residants to walk to newly-created retall nodes
which provide the desired neighborhood-
serving uses, such as a drycleanars, coffee,
and boutique shops. Vacant properties will be
redaveloped, and existing storefronts will be
physically Improved and beautified. Ground
fioors transparency and clear, but unobtrusive,
signage wilt further enhance the pedestrian
experience. While some gas stations will be
maintained to serve the community, others
will be redeveloped to help realize the vision

"described above,

Should any bulldings in this sub-area
be designated historic In the future, any
redavelopment incorporating these structures
will cooperate with the Historic Preservation
Review Board to ensure that their sallent
historic features are preserved while they
are adaptively reused to befter serve the
community.

Urban Design

The following basic urban design guldelines
should b -considered foral'l‘f Pfﬁ}acls that oc-
cur in this' sub-area.” .

SIte.PIannIng
* Lot Covaraqe and Denslty Should conform

PENNSYLVANIA AVENUE SE CORRIDOR LAND DEVELOPMENT PLAN - FINAL DRAFT | JANUARY 2008

with regulations In existing zoning.

» Mix of Houging Type: Should conform with
regulations in existing zordng. Housing types
are most likely to include condominiums and/
or apartments.

» Other Land Uses: Active ground fioor retali
|s ancouraged, with upper story small offices
and/or residentlal as the market allows.

= Development Setbacks; Building setbacks
should conform with existing zoning require-
ments

« Location of Parking: Any new parking
should be located below grade wherever pos-
gible, and to the rear where this Is not pos-
sible.

Relationship to Surrounding Development

+ Connectivity between land uses: There Is a
mix of retall, and residential spaces through-
out this sub area. Existing zoning allows for a
further mix of uses.

« Transition between land uses: New retall
proposed adjacent to residential buildings will
continue to enter Into voluntary agreaments
wlth the local ANC to ensure compatibility.

Vdﬂwlar and Padastrlan Acosss and Clrcula-
tion

+ Vahicular Acoess and Ch'culalion This wili
take place completely from alleys or side
stroets, with no new curl cuts on Pannsylva-
nia Avenue.

Bullding Design and Materials

« Buliding Massing and Fagade Treatment
Buiking development must meet all zoning re-
quirements, For PUD submisslons, the Office
of Planning will provida guldance on architac-

tural components related to the project. De-
velopments should respect neighboring lower-
scale buildings by stepping down to them on
the side and to the rear.

+ Bullding materials shoukl be of high quafity,
using primarily brick and giass. These mateti-
als should be used to break up the massing
of the structure and provide a differentiatad
rhythm along the bullding's facade.

+ Entrances: Should face Pennsylvania Av-
enua (or may face the comer If located on an
intersection).

» Ground Floor Ceiling Heights: Ceiling height
should be 14 feet tall from floor o celling to
attract quality retall

* Transparency: At least 50% of ground floor
street frontage should be made of transparent
matsrials to enhance and activate the sireet.

Landscaping & Screening

* Site Perimeter Landscaping Abumng Street
Edges: Should be incorporated whenever
public space is being utilized (l.e. for outdoor
dining), but Is often not possible since most
bulldings directly abut the sidewalk.

+ Fencing and Walls; There should be no
fances or walls - though low planters and
other dividers may be approved through the
public space parmitting process, particularly
for outdoor dining.

+ Service Area Screening: Al service areas will
ba in the rear, and should be screened from
nelighboring residential uses.

»
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L'Enfant Square Sites: 2300-2500 & 2500-
2700 Penn. Ave

LUEnfant Square is the first major node on
Pennsylvania Avenue SE after the Sousa
Bridge. Under transportation improvements
pruposed as part of the Great Streets [nitiative,
the comidor will undergo a major change at
the intersaction of 25th Strest SE, Minnesota
and Pennsylvania Avenues. The preferred
plan allows the high volume of Pannsylvania
Averua through-iraffic to continuse through the
square as it does today, but redirects all turning
traffic and Minnesota Avenue traffic around the
outside of the park square.

The two parks to be developed on either aide
of Pennsylvania Avenus will act as a grean
pocket between the corridor's new landscaped
median throughout the corridor and the park |s
intended to perform the function of gathering
spaces for surrounding communities. Thage
enhancemants are targsted to bring about an
Incragse In pedestrian and bike use, and can
be a driving factor In discouraging automobile
orlented retall pockets which are prolific in
areas east of Anacostia at present.

As mentioned In the market assessment

_chapter (Chapter 3) there is a possibility for

the L'Enfant Square core area to support high
rise (7+) stories with underground parking
in the longer term, as a prominent gateway
to naighborhoods East of the River with
views of the Capltel. Even at six storles, the
racommended maximum here, this should
prove to ba a dramatic vislon for an area that
is currently dominated by traffic, marked by
underutilized and vacant proparties with gas
stations at prominent locations and lacking a
continuous buliding line. As per development

opportunity projections, this arsa can support
about 400 to 800 new multifamity units, about
50,000 to 75,000 SF of retall and additional
20,000 to 40,000 SF of boutique office space.

in light of the previously mentioned planned
improvements and future possibiilies, the two
shes South of LEnfant Square lying on sither
side of Minnesota Avenue have Immense
redevelopment potsntial to rasuit In a unified
design for a vibrant and reconfigured public
park. Tha existing zoning sllows development
on these altes asa Community Business Canter
District {C-2-A) and Neighborhood Shopping
District {C-1). Presence of Public and
Institutional uses such as Saint Francis Xavier
Schoot and the Metropolitan Polica Departmant
Sheh District Substation provides a desired mix
of uses in the surrounding areas.

Figure 4.33: L'Enfant Square )

Opportunities and Recommandations

. 2300 - 2500 Block: Maximum of 5 o 6
storlea with 85’ maximum height and 5'
bonus for'ground floor non-residental
uses. Any upzoning will occur in design
review process such as PUD.

. 2500 - 2700 Block: Maxdimum of 5 to 8
storles with 65' maximum height and 5
bonus for ground floor non-resldential
uses.

. Creals opportunities for an enhanced

pedeatrian environment that provides
conneciivity at L'Enfant Square

. Expand developmant area ot 2300 block
to north side of the sirest to create a
maor redevelopment node

. Pursus altemais uses for some gas
station sites (particularty the site on the
south side of the 2300 block) to provide
padestrian friandly and nelgliborhood
seiving acfvities (recognizing that
maintaining some gas stations along
the comidor Is a positiva thing for
the community}., in the nesar term,
eancourage Improved landscaping and
scraening.

Figure 4.34: L'Enfant

PENNSYLVANIA AVENUE SE CORRIDOR LAND DEVELOPMENT PLAN - FINAL DRAFT | JANUARY 2008
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Figure 4.37; Plan - 2300-2500 Penn Ave, 5E

Note: The following site plans, massing model and concept
_ Mustration were prepared as concaptual examples, and

represent the type and scale of development appropriate for

each location. S .

Figure 4.38 Plan - 2500-2700 Penn Ave, SE
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REDEVELOPRMIENT

OPPORTHNTTY

Venfant squarc sives

requirements.)

Site Name: 2300-2500 |'Enfant Square
Site Area: 0.69 acres

- 50 condominium units with ground floor
retail.

- All parking will occur below grade.

- Maximum building height of 5-6 stories total-
fing no more than 65 feet (notinciuding 5°
bonus for ground floor retall,

-14-foot heights from floor to celling on the
ground levet to attract quality retailers.

- Approximately 22 000 square feet of retall
space Is possible. on this site, which could
accommodats a cafe, 1-2 small shops and
possibbly a sit-down resturant.

- Vehicular access off side streets and aleys,
curb cuts on Penngylvania Avenue shotild be
avoided N at all poasible. ’

Sttes (Note: For ilkstrative purposes only

- «B

St Name: 2500-2700 L'Enfant Square
Sl Area: 0.42 acres

- 85-70 condominium units with ground floor
retal,

< All parking will occur below grade.

- Maximum buliding height of 5-6 stories total-
ling no more than &5 feet (not Including 5
bonus for groun floor retail,

- 14-foot heights from floor o celing on the
ground level to attract quality retallers.

- Approximately 42,000 square fest of reta
spach ls poasble on this site, which could ac-
commodate a cafe, severat small shops and
possibbly a sit-down resturant.

< Vehlcular access off side streets and alleys,
curb cuts on Pennsylvania Avenue should be
avoided I at all poasible,

PENNSYLVANIA AVENUIE SE CORRIDOR LAND DEVELOPMENT PLAN -FINAL DRAFT | JANUARY 2008
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Figure 4.42: Concept lilustration,
L'Enfant Square sites - This image
represents the type of develop:

ment appropriate in the UEnfant

Square area.
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STUDY ARLA
CONDITIONS

randle highiands

stth-area

PrA IR, ) TR LS e VTR A R )L

fendu Righiands Bsb Ares
Pennsylvenis Avenea 56
Corecider Lasod Davelopmens flen

Wshlugian. B0

Figure 4.43: Pennsylvania Avenue SE Randle Highlands Sub-Area

PENNSYLVANIA AVENUE SE CORRIDOR LAND DEVELOPMENT PLAN - FINAL DRAFT| JANUARY 2008

L —x [ Aaman |

—

——



RANDLE HIGHLANDS SUB-AREA

Introduction & Existing Land Use-

The Randle Highlands sub-area extends from
26th Street SE to Branch Avenue SE. This area
Is mostly single family and low scale (less than
five-story) multifamily housing, punctuated by
somse significant Institutional uses. The Randle
Highlands Elementary Schoot [s In the middie
of the sub-area, and Is directly across the street
from the Pennsyivania Avenue Baptist Church.
The Randle Highlands Fire Station {Engine 19)
Is located in a historic structure on the northern
end of the sub-area. Most of the buildings are
set back from the sidewalk behind a lawn or
other landscaping, contributing to a boulevard-
like foel. :

Obsearvations of the consultarnt teanr.

“Lamnd Use

* - Residenti¥f mixed with significant
Institutional land uses

* Primarily residentiat zoning

+ Single-family and multi-family residential
structures

* High-speed traffic

*  Incomplete sidewalk network

. Largsaatbacksglvlngltafoelofagrsen"

boulevard
*  Narrow slidewalks
+ Staep topographlc changes

Historical, Cultural, and  Institutional
Resources .

« Randle Highlands Elementary School

+ Randle Highlands Firehouse

» Pennsylvania Avenue SE Baptist Church

*«  Muhammad Mosque No. 4

Existing Zoning (see Fig. 4.43)

«  C-1{Nsighborhood Shopping District)

*« C-2-A (Commercial Business Center
District)

GOV (Government District)

R-1-B (Residential District)

R-2 (Residential District)

R-5-A (Residential District)

Future Visfon

Randle Highlands le a vibrant resldential com-
munity locatad on the south side of Pannsyl-
vanla Avenue. Current land use |s primarily
single-family residential with a few multi-famity
structures scattered throughout. Randle High-
lands Elementary School is also located within
this neighborhood. Preserving the character
and land usa of this community is a strong
desire of existing residents. Although nc new
development has been propoged for this sub-
area, any new development should be consis-
tent with the existing character of the neigh-
borhoed. With its close proximity to L'Enfant
Square and Penn Branch Shopping Center,
Randle Highlands-residerits wili be able to uti-
lize the proposed retall establishments located
at each of these sub-areas. '

PENNSYLVANIA AVENUE SE CORRIDOR LAND DEVELOPMENT PLAN - FINAL DRAFT | JANUARY 2008
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Figure 4.45: Randle Highlands

Figure 4,46: Randle Highlands Sub-Area




STUDY AREA
CONDITIONS

peinn bran sith-nr

Poonsylvenie Aveoen S8
Corrider Land Davelopment Plana

Wabivgtax. D¢

_Figure 4.48; Pennsylvanla Avenue SE Penn Branch Sub-Area
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PENN BRANCH SUB-AREA

introduction & Existing Land Use
The Penn Branch sub-area extends from
Branch Avenus SE to Alabame Avenue SE,
The northem end of the area Is highlighted
by the Penn Branch Shopping Center at the
Intersection of Pennsylvanla Avenue and
Branch Avenue. This two-story center Is
sumaunded on all sides by a large off-street
parking area, which is more characteristic
of a suburban shapping area. The building
is occupled by subprime tenants, and the
fagade and structure are In need of repair and
updating. The southem side of the corridor
is dominated by the Fort Dupont Park, which
extends from the 3rd Streat SE Intersection to
Alabama Avenue SE. This parkland makes
pedestrian travel along Pennsylvania Avenue
difficult because there are no sidewalks along
the frontage and the terrain Is fairly steep. The
portions of the sub-area are mostly
singie family and small multifamily residential
In good condition.

Chservations of the consultant leanr.

Land Use
+ Remaining area is residential, Institutlonal,
and open space
+ Predominantly residential Zoning with
commercial zone at Pennsylvania Avenue
and Branch Avenus intersection
* Open spacs on majority of south side of
Pennsyivania Avenue SE
*  Penn Branch Shopplng Center
o Commercial node and defining feature
o Automobile-oriented strip development
o Large surface parking lots in front and
behind buliding
o  Abufting property is an abandoned
laundromat on large lot

o Large setbacks
¢ Lacks pedestrian connectivity

+ Commercial land uses on southwest
portion of sub-area
o Gas station at prominent comer

focation

o Parking In front
o0 Large bullding setbacks

+  Incomplete sidewalk network

« Inchides a small amount of locai-gerving
retall estabiishments

+ Inadequate parking at Penn Branch
Shopping Center and resuiting splilover
parking in residential neighborhoods

+ Trafic problems created by wvehicles
entering and exiting Penn Branch Shoppling
Center :

Historical,  Cultural, and Institutional

Resotirces

»  Fort Dupont Park

* Fort Davis

= Matropolitan Police Department - Regional
Police Command East '

*  Church of Jesus Christ, Inc.
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Existing Zoning (see Fig. 4.48)

C-1 {Neighborhood Shopping District)
C-2-A (Community Business Center
District)

C-3-A (Community Businoss GCenter
District)

GOV (Government District)

R-1-B (Resldentlal District)

R-2 (Reslidential Digtrict)

R-5-A {Residantlal District)

STUDY AREA
CONDITIONS

penn branch sub-aren
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Davis
Park
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TUTURE VISION/
URBAN DUSIGN

nooranch sub-area

Futurs Vision '
This sub-area represents the best opportunity for new
retall in the corridor. It wiill be anchored by a newly
redevelopad Penn Branch Shopping Center, which will*
conaist of visually aftractive architecture and landscap-
ing, and provide high-quality, modem retall and office
spaca, as well as mixed-income housing. Other smaller
radaveiopment in tha sub-area, including the laundromat
and gas station sites, wil add to the retall mix, and form
a node at which [ocal residents can take care of many of
thelr dalty neads. This node will ba pedestrian and bicy-
cla friandty, allowing residents to take advantage of the
resourcas thers without having to drive. Development in
this sub-area, and particulary at the Penn Branch Shop-
ping Center, will respect the adjoining residential neigh-
bothoods, stepping down towards them and preserving
thelr view shads whenever possible.

Urban Design
The following basic urban design guldsiines should be
consldared for any projects that oceur In this sub-area.

Site Pianning

+ Lot Coverage and Denaity: Should maximize the pro-
posad range of lot coverage within a moderate-density
scaled development project.

- Mix of Houslng Type: Should conform with require-
ments of moderate scale zoning. Houslng types are
most likely to include condominiums, with some poten-
ia! for townhousa styles as the market permits,

« Ofher Land-Uses: Active ground floor retall Is sncour-
aged, with fimited opportunities for second floer retail.

A strong office compenent ls axpacted, particularty on
second and third stortes, with government services and
other service businessas. Housling s expected to make
up the restof the sia. E

+ Developmeant Satbacks: Recognizing Pannsylvania
Avenue 8s.the grand boulevard It was intended to be,
any development at this site should be brought to street
levei with appropriate satbacks for sldewalks and pedes-
trian mobility.

. - Location of Parking:” Any new parking should be

located below grade wherever possible, and to the rear
whera this'ls not possible.

Relationship to Surrounding Developmant

« Connectivity between land uses: The predominant
{and use throtghout this sub area is realdential. A
change from tha existing zoning to moderate density
at key nodes will alflow for @ mix of uses needad to
support the desired retall of the community.

* Transition batween land usas: New devalopment
should physicalty step down towards existing resl-
dential uses, particularly to the side and rear, and
provide a buffer of tress and other plantings,

Vehicular and Pedestrian Access and Circulation
* This will take place from alleys or side streats, with
no new curb cuts on Pennsylvania Avenua.

Building Design

+ Building Massing and Fagade Treatment: Buliding
development must mest all zoning requiremants. Far
PUD submiasions, the Office of Planning will provide
guidance on architactural components related to the
project.

« Entrances: Should face Pennsyivania Avenue {or

"may faca the comer If located on an Intarsection).

+ Ground Floor Caliing Heights: Should be at feast
14 feet tall from floor to calling to attract quallty retall,
= Transparency: At lsast 50% of ground floor

strest frontage shoulkd be made of transparent mate-
rials to enhance and activate tha street. Any second
siory retall should have prominent dispiay windows.

Landscaping & Scresning

* Site Perimeter Landscaping Abutting Street Edges:
Should ba incorporated whenever public space is
being ulilized (l.e. for outdoor dining), but is often
not possible since most bulldings directly ahut the
sidewalk.

+ Fencing and Walls: There should be no fances or
walls - though low planters and other dividers may
be approved through the public space parmitting
process, particularly for outdoor dining.

+ Service Area Screaning: All sarvice areas will be In
the rear, and should be screenad from neighboring
residentiat uses.
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Penn Branch Shopping Center Ste:

The Penn Branch Shopping center is [ocated on
a large property of area about 1.7 acres along
the Intersection of Pennsylvania Avenue and
Branch Avenue. The size and location of this site
make it particularly sultable for redevelopment
into a nsighborhood defining landmark project
in the future, This property cumently houses
the DC Department of Human Services, an
automobile-criented small retall pocket and a
iarge rear portion occupled by surface parking.
Surrounding properties include a church, a gas
station and single family residences,

Analysis shows that the current split zoning
of C-1 and R-1-B may create an impediment
to redeveiopment. Under the cument zoning,
the present structura occupies maximum
helght and floor area allowed. This means that
any new tullding in the same zoning will be
approximately of the same size. Unfortunately,
realities of the markeiplace make this aption
unlikely as tha cost of replacing the existing
buliding with a similarly sized bullding would be
higherthan the likely returna on this Investmant.
Furthermore, It I8 likely that the types of tenants
will not improve as the existing building Is
sub-standard In the present retall and office
market. Thig site neads design flexibility that
will increass the likelihcod of redevelopment
I @ manner that attracts the types of tenants
desired by the sumounding community.

It ia important that any construction on the
property respect the adjoining residential
nelghbothood. For example, the conceptual
plan on the following page portrays the bulk
of the building located along the street edges,
with terraces transitioning down towards the
single family homes abutting the rear end of

the Penn Branch Shopping Center site.
Opportunities and Recammendations:

. Change In zoning through the PUD
process to support a mix of moderate
density commercial and residential
development. )

. Development of this sits will be 5
stories from the lowest point of the sita
with 65 maximum helight, 5 stordes
with 65’ maximum height on south side
of Pennsylvania Avenue as well. New
development and redevelopment within
Neighborhood  Commercial Areas
must be managed to conserve the
sconomic viability of these areas while
allowing additional development that
complements existing uses.

- New retall to respond to requirement
of nelghborhood serving convenience
stores ilke coffea shop, small rastaurant,
possibly a small grocer or pharmacy

. Underground parking garage to cater to
requirements of property occupants as
well as provide splil-over public parking

spaces

. Improve access and circulation edging
the property to encourage pedestrian
connection from surrounding areas and
bus transi stop
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REDEVELOPMENT
OPPORTUNITIES

Figura 4.52: Penn Branch
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. Rigure 458 View, Penn Branch Shopping Center
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Note; The following she pian, massing mods|
and concept iNustration wera prepared as
concaplual sxamples, and represent tha lype
and scale of developmarnt appropriste for
each location.

Sike Name: Parm Branch Shamm Cantar
Ske Area: 1.72 acres

- A range of 20,000 - 30,000 square feet of
retail space is posasible, which could accom-
modate a restaurant/cafe and several small

shops,
- A range of 150-180 condominium units pos-
sible to heip support desired new retail
« A range of 20,000 - 40,000 square fest of
office space remains for small service busi-
nessas and govemment sarvices.

- Parking underground, with a limited number
of surface parking spots.
- § story buildinga fali within appropriate height
range, though due 1o the sita’s topography,
this is likely to read closer to 3 stories on
Pennsylvania Avenue.
- 14-foct heights from floor to celling on the
ground level 10 attract quality retafiers,
- A green space with trees and other plant-
Ings to the rear buffers new development from
existing single-family homea.
- Combining fots provides a strong face on
Pennayivania Avenua o attract shoppers.
- Sensitive design provides an aifractive envi-
ronment for new and existing residents, shop-
pers and employees.
- Vehicular accesa off side streets and alleys,;
no new curb cuts on Pennsylvania Avenue.




. Rgure 4.59: Concept flustration,
Pann Branch Shopping Center -
This rendering is an example of
how the sits could be sensitively
redevaloped as an attractive new
asset to the community.
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STUDY AT
CONDITIONS

{anfax vill

fort davis sub-area

.

Panssyivanie Avesonoe 358
Carrider Lsnd Bavelopmsas Plan

Figure 4.60: Pennsylvania Avenue SE Falrfax Village / Fort Davis Sub-Area
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FAIRFAX VILLAGE/FORT DAVIS SUB-AREA

Introduction & Exis#ng Land Use
The Falrfax Village/Fort Davis sub-area extends
fromAlabama Avenue SE to the end of the corridor
at Southern Avenuve SE (the DistrictMaryland
line).. At the Intersection of Pannsylvania and
Alabama Avenuss, thers Is significant comimercial
use contained by Fakfax Village Shopping Cenfer
and Fort David Shopping Center. While the two
properties offer retall uses, thay are automoble-
orlénted - developments fronted with surface
-parking lots:.- A gae station caters to passing
traffic. thereby lsaving & very small proportion
serving the surrounding residential community.
Fort Diavis Shopping Center currently houses the
DG Department of Human Services, drawing in a
mix of govemment/institutional uses.

“The :Falrfax Vilage. Shopping Center Is fairly
- stable, although itis experiencing some problems
“with parking..’ Nelghbors ‘and shop owners
comment that much of the insufficlent parking
isste can be altributed to commuters from out of
the area using the parking lot for full day parking.
The surounding srea is predominantly mult-
famlly residential setback from the strest behind
attractive lawns and landscaping, A gag station
is located on the southwest comer of the Fort
Davis Shopping Center, and the actual center
_has most of Its frontage on Alabama Avenue.

’Obsmmﬂonsofﬂ've omsulﬁmfl‘sanr

'Z‘Land Use.
‘Mostly rash‘lanﬂal iand’ uwand zoning
+ - Significant commercial land use and zoning
at intersection of Pennsylvania Avenue SE
" and Alabama Avenus SE
.+ Mostly multi-family with large setbacks
« Fairfax Village Shopping Center and Fort
Davis Center." .
Auhmbllo-orientud satrip devalopment

- Surface parking lots In front

+ Stable high-quality residences

+  Gas statlon at prominent corner location

» Large concentration of muiti-family on the
southeast side of the subarea

*  Includes small local-serving retall

* Large setbacks

« Lacks pedestrian connectivity

Hislorical, Cultural, and Institutional Resources
= |15, Post Office
* DC Department of Human Services Office

Existing Zoning (see Fig. 4.60)

*  (C-2-A {Community Business Center
District)

GOV {Gavernment District)

R-1-B (Residential District)

R-2 (Residential District)

R-4 (Residential District)

R-5-A (Residential District)

Futurs Visfon

Fairfax Village continues to be a viable and
distinctive’ neighbothood shopping  center,
serving the surrounding nelghbors with quality
retall options. The uniqué neo-colonial buildings
and surround|ng landscaping are upgraded and
well maintained. The parking area is redesigned
to Improve access. Redevelopment (s not
expacted. here -until the bulidings reach thelr

natural hfe span, and will eventually place new -
bulidings to the street edge with parking In-the -

The Fort bévlﬁ..'Shopping Center raprassnh ‘

the best near term opportunity for devslopment

and’ can accommodate a mixture of ground

fioor retall, and upper story office space and
housing.

Both properties will serve as attractive and
appropriate gataways into DC.
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Urban Design
The following basic urben design guldelines
ahouldbeeomldemdl‘nrnnypm]ocbﬁntoo-
cur In this aub-area.

Shte Planning

+ Lot Coverage and Density: Should max-
mum tha propesed range of lot coverage
within a maderate scaled denslty development

projects ‘

- Mix of Housing Type: Should conform with
requiremants of moderate-scale zoning.
Housling types are most Bkely to include con-
dominiums with socme polential for townhouse

styles.

= Other Land Uses: Active ground floor retall
Is encouraged. A smali but significant office.
component is axpectod at Fort Davis, with
govemnmant sarvices and other service busl-
nasses. .

» Development Setbacks: New deveiopment
at this site should conform to moderate-scale
density setback requirements. .

- Location of Parking: Any naw parking. .
should be located below grade wherever pos-
shble, and to the rear where [t Is not

Relationship to Surrounding Development

= Connectivity between land uses: The pre-’
dominant iand use throughout thie sub areais
residential. Moderate density zoning will allow
for & mix of uses.

« Transition batween land usas: New davoh
opment should physically step down M :
axjiting residantial usea, particularly.to the
side and rear, mmmamdm
and alhar plantings.

tion !
* Vehicular Access and Clrculation: This witk
take place from Alabama Ave or alleys, with no
new curb cuts on Pennsylvania Avenue: .

»
3
*

Vehicular and Pedesirian Access end Circull .
. [

+ Padestrian Accass and Clrculation: Main-
talning a consistsnt set hack with other bulid-
inge on the street will Improve padestrian
access.

Bullding Design
* Bullding Massing and Fagade Treatment;
Bullding development must meet all zoning re-
quirements, For PUD submissions, the Office
of Planning will provide guidance on architéc-.
tural components related {o the project.

« Entrances: Should face Pennsyivania Av-
enue (or may face the comer f locatad on an
Intersection).

» Ground Floor Celling Helghts: Should be at
least 14 fest tall from foor to celling to attract
quality retall, uniess such a calling helght
would disruptthe existing ground floor flow.

« Transparency: At least 50% of ground fioor
street frontage shiould be made of transparent
matarials to anhance and activate the street.

Landscaping & Screening

« Site Perireter Land3caping Abutting Stmet
Edges: Should bs incorporated whenever
public space Is being utitized (L&, for cutdoor
dining), but is often not poesible since most
bulldings directly abut the sidewalk.

' Figure 4.65: FalrfaxVillage / Fort Davis

« Fencing and Walls: There should be no
fences or walls - though low plantars and
other dividers may be approved through the
public space parmitting process, particularty
for outdoor dining. )
* Servics Area Scraaning: Al service areas
will ba In the rear, and should be screened
from neighboring residantial uses,

W and Recommendations;

. Explore potential under current zoning
classification on the sits and promote
higher density mix usa residential and

retail development

. OC Department of Human Services and
the US Post office may be re-housed In
the project, thus malintaining a mix of
uses offered In the present scenario

. New retall t0 be orented towards
neighborhood serving establishments
like a small coffee shop, dining place,
barber shop, deli, etc.

Figure 4.66: Fairfax Villags / Fort Davis .
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REDFVELOPMENT
CGPPORTUNITES

fore davis

shopping conter

Note: The folowing ske plan, massing model
and concept Rustration were prepared as
conceptup! examples, and reprasent the type
and scale of development appropriate for
oach location.

Site Name: Fort Davis Shopping Center
Site Area: 1.57 acres

- A range of 24,000 = 28,000 square feet of

_retall space s possible, which could accom-

modate a cafe and several small shops.

- Continued space for small service business-

ag and government services offices.

- A range of 50-55 condominium units possible
to better support ground fioor retall. -

- Parking underground, though a limited num-.

_berot surface parklng spots might be neces-

saty.
-45 story bulldings fall wlihln approprlm

"height range.

- 14400t helghts from floor to celling-on the

- ground level to altract quallty retallers.

< Bulidings front Alabama Avenue, but the por-

- -Hontaging Pennsyivania Avenue has sntranc-
i * esto.shops and does hot read as the “side” of

thé<buiiding.

- Facade takes’ advamge of prominert corner
of Pennsyivania and Alabama Avenues.

- Vehicular access off Atabama Avenue and
alleys; no new curb cuts on Pennsylvanla
Avenue, )

- Fairfax Village Shopping Center across the
street is repovated, but not redeveloped, in the
near future,
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Figure 4.7 1:Yiew, Fort Davis Shopping Center (left).

*
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Figure 4.72 Concept: Hustrition,
Fort Davis Shopping Center -
takes advantage of its prominent
cormner location and presents ac-
tive faces for both Pennzytvania
and Alabama Avenues,
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Gsneral Recommendations

This saction discusses recommendations that |

are either appropriaté to the whole comidor or
more general In nature.

The Plan presants a framowork for gulding the
redevelopment of key opportunity sites along
the comidor. The plan for these sites has
baan developad with an understanding that,
in targe part, the existing fabric of the corridor
is strong and Intact. However, portions of the
corridor, aspecially thosa East of the River,
are undenutilzed and detract from the overall”
charbcter of the surounding community..

Furthermors, the current range of usas does not .

functionally serve tha surrounding community:
with the rangs of goods and services that

the residents need and deaire. In many

cases, axisting development is more sulted to:

commuters traveling through the-area; both In:

dasign and use,

As the community and the District move
forward with this plan, It is Important that all,
stakehotders remaln involved and committed.
Thess stakehoiders Include - individuals and:

noighborhood groups, businesses and property -

owners, developers and Investors, non-profit’
organizations, elected officials and District:
ataff of every agency. It should be racognized-
that sustainable change doss not happen.
overnight, rather It proprasses Incrementally.’
Patisnca and parsaverance are both required to
malitain vision and perspocwe ﬂm guarantoe
Iong-tarm success.

In an effort to more effectively sarvice the
communiiies arrangad along Pennsylvania_
Avenue SE, Itlslmporhnttopromotaacﬂﬁﬂes
that are complementary to the different
neighborhoodu Thepurpaaaofmbchaplerls

»
*
»

.

tohalpguide thistransformationfrom the current .

roadway Into a Pennaylvania Avenue- that
Iives up to-tha characterization as “Amarica's

Main Street.” The chapter Is divided into two -,

general recommendations or guidanca that Is

spplicable all along the corridor. The sacond .

section speaks to specific redevelopment
sites. :

Ganemlledorlnpmvemenls
Coninulty and Connections:  The.
' District should move forward with -
tha . Pannsylvenia Avenue roadway
improvements to enhance linkages

between the aast and west sides of the

Anacostia River, ~

. Streetscape and Signage: The District.

should consider developing Identifidble

streetscaping elements and signage -

that camies themes contained In the

Sousa Bridge design to other portions of.

the corridor. These identifying elements
shauld celebrate the nslghborhoods.and
landmarks In the vicinity of the corridor
and promote the concept of "America’s
Main Street.” This signags should also
help guide residents and visitors to
kay landmarks and destinations In the
vicinlty, Including historic areas, parks,

and the Metro stations at Pennsylvania
Avenus, SE.

* . Promoting Exieting Businesses. The

District should tfilize funds avaiiable
throiigh the Cffica of Deputy Mayor for

Planring and Economic Development. ™ -

to - promote ~ exsting  business

~ estabilshments 8o that they may grow -
" and prosper, Examples of different

businass assaistance programs include
the small business loana provided
by the DC Department of Small and
Local Businass Devsiopment (currently
through the reSTORE DC program),
which assists nelghborhood business
districts with restnicturing, promotion,
design Improvements, and othar
enhancements. In order to recalve
the STORE assistance, it would be
necsasary to create a businass district
for portions of the comkior east of the

Anacostin. Staring an organtzation '

akin to a "Main Strest” program would
maks avellable further funds and
technical assistance for all types of
corridor Improvements.

Deslgn and Preservation: For portions of
the comidor weat of the Anacostia, thers
Is & desirs to davelop desigh and uss
provisions to guide future conatruction
and renovation. The bast strategies
for achleving this Include extending the
Capliol Hil Historic District further Into
the corridor, or creating a new historle
district.

Green Space. While portions of the
comridor sast of the Anacostia benefit
from the Anacostla River Park and
Fort Davis Park, thers are not as many
racreation opportunities West of the
River,  The District should expiore
creating a green (inear park along the
Pannsyivania Avenue median In this
portion of tha corridor in cooperation
with the Natlonal Park Sarvice, which
owns this land.
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IMPLEMENTATION

ing development

Strategles !orCaﬁerﬁng_vaalopment -
In"redeveloping corridors there is often the
need for non-market interventions in order to

capitalize emerging market tronds. Strategies
that can be employed include:

. identifying and Investing In Calalytic
Site Redevejopment In this study, a
number of catalytic sites have been
|dentified. Catalytic sites are those sltes

that are In critical {ocations, and wili.

create a critical mass of activity that can
Impact the markatabllity of surrounding
redevelopiment sites. The strategy is
to leverage the development on these
sitas — and any public Investment
-- to spur future private investment.
The development of catalylic sites
" Is a critical step towards generaling
market momentum and proving market
acceptance of pioneeting concepts.

. Site Acquisition Funds: Public dollars
are not only spant on infrastructure, but
can also be used to overcome key pre-
development constraints, most notably
site assembly. A public fund to help
acquire sltes, in order to create a larger
redevelopment site, is often a critical
stap towards revitalization in areas with
fractured site ownership and emerging,
but not yet establlshed, market
demand. In the context of this study,
L'Enfant Square Is the most appropriate
destination for this type of public sector
intervention. . Predevelopment  for
determining project feaslbility Is just as
important as site acquisition. DHCD has
predevelopment and site acquisition
funds, but there |s also the possibility of
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working with Community Development
Finance Institutions to target resourcas
in the area.

Facade improvement Funds:
Redevelopment Is only one method
to improve the quality and value of an
arsa. Often, & more limited amount of
investment is required. Specifically,
low-cost loans or grants for fagade
improvements can oftan have a
significant, near-term impact where
full-scale redevelopment is not wanted,
needed, or feasible. Funding sources
Include: reSTORE DC, DHCD, DMPED,
and existing or future CDCs.

Project-level Financial Assistance: At
the project level, public assistance
can sometimes be required to cover
economic feasiblity gaps. The maost
common form of this assistance is tax
increment financlng (TIF), where future
tax revenues are used to float a bond
that pays for up front infrastructure —
typically structured or underground
parking in en areawhere density |s highly
prefarred, but the near-term ravenues
of the project are not supportive of
costly parking solutions. The use of
this tool should be used on a case-by-
case basis, where it is clear that there
is a real gap in the economics of project
that is viewed as critically important to
the broader revitalization of the area.
In order to determine the possibliity
of using TIF financing for a project a
feasibility analysls must be undertaken.
Other financial tools from the public and
private sactor should also be applied.

»
»
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Table 5.1: Pennsytvania Avenue SE Corridor Strategy and implementation Plan

Exising structure. and lot datracts from
overait cheractar of the area,
Potential for proparty to bs redeveloped Into
a higher density uss that complimants the
comidor
1550 Penniiylvania | This comer sarves a8 a gatewsy to the C-2-A | Opportunity for Manktor OF; reSTORE DC;
Avenus SE wesiem poriion of the comidor and Capitol develcpment applications and acfivity. Requira minimum DHCD; WDCEP;
Hill. Current development is a visusl improvemnents and bullding elevation to create land existing or fulure
ayeachs, visual cues to tha antryway CDCs

1539-1357

redeveiopment opportunity.
Raastablish L'Enfant Squars &8 & true square.

Avenys SE Litthe bullding . Pursus funds from other city agencies to promote
L'Enfant Square | Many struciures in poor stala of repair. redevelopmant. Pursus facade improvemant montes for DHCD; WDCEP;
Poor padestrian expardence throughout bulidings not baing repleced. and axisting or firhare]
LEnfant Square Area MNew davelopmant will occur within the parameters of 8 CDCs
meximum of 5-8 stories with 85" maxdmum height and 5
banus for ground floor non-residential uses.
Penn Branch Currant structure outdatad and in need of C-1/R-B-1 of thia sits will be 5 atories from lowest DMPED; NCRC; OP
Shopping Canter | Improvemant. Currant development form point of the site with 85" maximum height. & stories, with
vary subuwban, creales a poor padastrian the same parematars on the south side of Pennsylvania
environment. Current tanants do not Avenue aa well. New development and redevelopment
adequately serve neighborhood needs. within Neighborhood Commercial Areas must be
Idesl siza for a significant neighborhood- mwdbmmﬂnum\dablﬁlydm
perving use. oreas while eliowing addifonel
complements existing uses. Thhhihsodyllhfnr
which a zoning chenge Is recommandad to allow the
davelopment describad sbove.
Fort Davia Gasoline siation located in prominant C-2-A Explore site asssmbiage or facade improvements. - DMPED; NCRC;
Shopping Cantsr | comer of sita. Proparty serves as galeway Pursue programs lo Improve ranga of tsnams in the site OF; reSTORE DC;
to DC from points outside of the District. and ultimately redevelop, DHCD: WDCEP,
Current uses inadaquate for neighborhood ond existing or fubure
neads, CDC's
Fairfax Village Curent buliding presant an attractive C-2-A Pursue programs to improve the range of tenants in tha DMPED; NCRC; OP
Shopping Center | appearance, but do not house tha range site. Expiore parking feciity improvements such as gates

of tenants adaquate to serve the needs of
naighborhood residents.

Current parking lot routinety filled by
commutars from other areas.

or matsrs to reduce the number of spaces oocupled by
nor-customar vehicles. Maintain existing structure.,

»
L
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Priority Proposed Action Potential Lead { Program  [Timeframe/ . | Relation to
& Active Part- | Funding Potential Start | Comprehensive Plan
ners Source S :

TRANSPORTATION &

STREETSCAPING

High Impisment Great Streets improvements as planned forthe | DDOT 0DOT Underway Far Northeast and South-
corridor east of the Anacostia River, including roadwork, o east Area Element- Action
medlan improvements, streatscaping and signage FNS-2.6.8: Great Streets
elements. K Improvements

High Impiement mcommendations from the Middle Anacostia DDOT DDOT Underway Far Northeast and South-
River Crossings Study. Particularly those that aid in east Area Element- Action
reducing regicnal traffic along Pennsylvania Ave, SE and FNS-2.6.A: Pennsyivania
provide greater access to 1-285 North. Aveiue SE Transportation

. L ] smq

High Explore Rapld Bus service afong the Pennsyivania Avenue, | DDOTWMATA | DDOT/WMATA | Currently a long- | Far Northeast and South-
SE comidor. Improved mass transit opportunities will ba term project, OP | east Arsa Elemant- Policy
critical for serving the neighborhoods and supporting new recommends that | FNS-1.1.8: Congestion
clusters of retail and housing development, and should be & DOOT strive to Managernent:
high priority for DDOT. fund a study within '

the next two years. 0

High improve all public realm infrastructure west of the river DDoOT Near-Term. ' Infra- | Capitol Hill Area Ele-
to at least "good” level, as determined by DDOT's public structure should | ment - Action CH-2.2-A:
raalm rating ctiterla, within two years. Maintain this level bé at “good™ levels: | Streatscape Improve-
of quality. (East of the river public realm infrastructure will within two years. ments
be upgraded as described above, and also maintalned at a .

"good" level.} . ‘

Moderate Stakeholders In the greater Capitol Hiit community are DDOT, NPS, DDOT Trans- | The community Is | Capitol Hiil Area Ele-
encouraged to lobby DDOT for more extensive strestecaps | Community portation En- | encouraged to con- | ment - Action CH-2.2-A:
improvements west of the river. The community is Groups hancement tact DDOT with this | Streetacape Improve-
empowered to seck streetscape improvements to enhance Program request whenever. | ments
the corridor's rola as the ceremonial gateway to the US they are able,

Capitol, Including landscaping, street fumiture and street

lighting improvements, maintenance of the esplanade

and small parks, pedestrian improvements, and traffic

management measures. DDOT an the community will

also have to work with NPS as they maintain ownership

over the median "esplanade.” . .

Moderate Explore possibility of creating a heritage trail Cultural Tourism | Heritage Trall | Mid-term (Creat- - | Far Northeast and South-
OC, Stakehold- |dévelopment | ing a heritage trail | east Area Element- Action
er Groups and signage is abouta 2 year |FNS-1.2.2: Connecting to

costs about process, once |t the River .
$250,000 and | gets going) :
can be funded :

from a varety

of sources.

Table 5.2: Public Agency Action Agenda:Transportation & Streetscaping
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IMPLEMENTATION

public agency acuon

agenda

Economic

Dovelopment

Priority Proposed Action Potential Program/ Timeframe/ Relation to
Lead & Ac- |Funding Source |Potential Start Comprehansive Plan
tive Partners :

ECONOMIC

DEVELOPMENT

High Creste marketing plan for vacant and new retail spaces - ReStore DC, |ReStora DC has | Near-Term (Couid start | Economic Developmeant
work with property owners to promote spacaes to desired DMPED, Emited funds for | late 2007 and continue | Element- Action ED-2.1.8: |-
retallers and local business ownars. DSLBD such an effort as new retall spacs Marketing Programs

comes on.board)

High Identtfy existing businesses along Pennsylvania Ava, SE ReStore DC- | ReStore DC has | Near-Term (Could start | Economic Development
and evaluate specifc needs for technical assistance. ' lirited funds for | late 2007 and continue | Element- Action ED-1.2.8:

: such an effort as new retall space Technical Aasistance
comes on board)

High Encourage the identification or creation of a stakeholder op Near-Term (Should Economic Development
coalltion that can apply for publlc funding for business explore poasibliiies Element- Pollcy ED-3.1.7:
development, busineas area servicss, facade very soon with existing | Community Equity tnves!-

_jimprovements, etc. Such & group is necessary before such as ment
funds can be released. the Ward 7 Businass As-
Ave Task Force, oic.)

High Extend pre-development assiatance at key sites on the DMPED, Economic Development

corridor sast of the Anacostia River. DHCD Element- Action ED-1.2.3;
Procuremant and Out-
sourcing Opportunities

High Creste strategy for retention and/or relocation of DSLBD, DSLBD Near Term {Should Economic Development
axisting businesses during any future construction or DMPED get going no later than .} Element- Policy ED-3.2.7:
redevelopment. Should Include physlcal plan and ways for early Spring 2008 to be | Assistance to Displaced
businesses fo remsin viabie and retain customers. raady before first rede- | Businessas

velopment projacts get | -
started.)

High Enlist the sarvices of the Washington DC Economic WOCEP, WDCEP Near-term Economic
Partnarship to provide analysls and strategies that will aid | DMPED, Etsment-Policy ED-3.1.5:
In recrulting quality retallers for the kientified development |ReStore DC, Public-Private Partner-
sites. DSLBD ships

Maoderate Plan for how Tax Incremant Flnancing (TIF) District funds DMPED Near-tarm to Mid-term
will be most effectively utlized.

Moderate Expand the commercial facade Improvement program DHCD Fagade improve- |Near-tsrm to Mid-term | Far Northeast and South-
to ald in the renovation of commerclal properties along ment Grants east Area Element- Ac-

" | Pennsylvania Ave, SE tlon FNS-1.1.A: Fagada
Improvemaents
Moderate implement recommendations for the 2300-2700 blocks of |OP Near-term (This study | Economic Development
’ Pennsylvenla Ave, SE as part of OP's citywlide Retall Action wil be finalized In April | Element-Action ED-2.2.A:
Strategy. 2008, and willinclude | Retall Action Agenda

recommendations for
this section of the cor-
tidor)

Table 5.3: Public Agancy Action Agenda: Economic Development
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Priority Proposed Action _ Potential Lead & |Program/ Timeframe/ Relation to
: ) . o Active Partners | Funding Source | Potential Start Comprehensive
) ' Plan
CLEANGSAFE | .~ ‘
High Encourage creation of a "Clean & Safe” team DSLBD, OP ReStore DC has Near-Term (Can get Economic Devslop-
) i : limited funds for such | started after ReStore | ment Element-Policy
an effort DC completes Its as- ED-3.1.4: Assistance
sessment of the cor-  |for CDCs
] . I ridor)
Moderate Conduct *Operation Fix it" at a!l commercial sitss along the | MOCRS (with MOCRS - Operation | Near-Term (Sesslons | Economic Develop-
- | corridor to ensiire.regulatory compliance. DCRA, OTR, ABRA, | Fix It already heid at Fairfax | ment Element-Pollcy
" ) . OAG, MPD, etc.) Village and Fort Davis | ED-3.1.1: Neighbor-
. Shopping Centers in hood Commercial
, May 2007) Vitality
LAND USE - S
High -} Complefe Zohing Review Process of current zoning code to { OP OP - Development | Mid-term (This will be- | Housing Element-
'make sure that zoning accurately reflects the kntent of this Review gin October 2007 and | Action H-1.1.A:
Plan and the Comprehensive Plan. continue for 2-3 years) | Rezoning of Manginal
' C Commarcial Land
HOUSING S .
High Utllize Site Acquisition Fund Initiative to secure affordable | DHCD SAFI Mid-term Far Northeast and
.| housing opportinities near key redevelopment sites east of Southeast Area Ele-
thervet. . = . ment- Policy FNS-1
. 1.2: Developmeant of
. . New Housing
Moderate Encourage funding of mixed-income davelopments atkey | DHCD Mid-term Far Northeast and
opportunity altes along the cosmidor Southeast Area Ele-
ment- Pollcy FNS-1
. .1.2: Development of
New Housing

81

Table 5.4: Public Agency Action Agenda: Clean & Safe, Land Use and Housing

R
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City Officlaly
Adrian Fenty - Mayor

Loundimembers

Vincent Gray - Chairman of the Councli
Tommy Woells - Member—Ward 6

Yveits Alexander - Member-Ward 7

Marion Barry - Member—Ward 8

Sharon Ambrose - Former Mamber—-Ward &

Depisty Mavor for Planning &
Ecohomic Development
Nell Albert

DC Office of Planning
Harriet Tregoning - Director

Project Management Staff
Rosalynn Hughey

Deputy Dirsctor, Cltywide and
Neighborhood Planning

Geraldine Gardner

Associate Director, Neighborhood Planning
Jeff C, Davis

Nelghborhood Planning Coordinator, Ward 8
Evelyn D. Kasongo o
Neighborhood Planning Coordinator-Ward 7
Nalghborhood Panning Coordinator, Ward 8

- Ed Estes :
Community Planner/Graphic Design
Chris Faust - GIS Spaclalist

Karina Ricks

Great Streats Program Manager

All Shaker, P.E.

Program Manager, Wards 7 & 8
Infrastruchure Project Management Administration
(IPMA)

»
II.
L]

Marge Francese

Counclimember Sharon Ambrose's Office
Wil HIN

Advisory Nelghborhood Commissioner 68-06
Antonette Russelt

Advisory Nelghborhood Commissloner 6B-09
Rauben Hameed

Bamey Circle Nelghborhood Watch
Assoclation

Elizabeth Haverkamp

Capltol Hill Association of Merchants and
Professionals

Susan Perry

Capltol HIll Business improvement District
(BID)

Dick Wolf

Capitol Hill Restoration Soclety (CHRS)

Jill Downing

Penn East, Inc.

John Begert

JPI

Ed Copenhaver

Frager's Hardware

Dawn Slonnegear

Councilmember Vincent C. Gray's Cffice
Gllbert Bussy

Psnn Branch Citizens/Clvic Assoclation
Vincent M. Spaulding

Hilicrest Community Clvie Association
Barbara Morgan

Dupont Park Civic Assoclation

Aklll Cooper

Fort Davis Chvic Association

Comelius Balley

Randle Hightands Civic Assoclation

Barbara Morgan

Pennsytvanla Avenue Task Force Committee
Villareal Johnson

Advisory Nelghborhood Commissioner 7A-07
Litlian Moore ’

Advisory Nelghborhood Commissioner 7B-03
Raymond Keith

Advisory Nelghborhood Commissioner 78-06
Robin Mariin

Advisory Neighborhood Commissicner 7B-05
Thelma Jones

Falrlawn Civic Assoclation

Anthony Muhammad

Advisory Nelghborhood Commissionar 8A-01
Christopher Jerry

Falrlawn Civic Assoclation

Brad Chagevoir

Brooks Propertias

Styllanos Christofides

Infrastructure Capital Group

Gayle Hazelwood

National Park Service-US Department of the
Interlor

Brenda Richardson

Councilmsmber Marion Barry's Office

Distrct of Columbia Agencies

Office of the Deputy Mayor for Planning &

Economic Development

Departmant of Housing & Cemmunity
Development

Deparimant of Parks & Recreatfon

District Department of Transportation

D.C. Housing Authority

D.C. Housing Finance Agency

D.C. Pubilc Library

D.C. Public Schools

National Caplital Revitallzation Corporation

Lonsultant Team

LandDesign, Inc,

Robert Charles Lesser Company
Justice & Sustainablility Assoclates
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Council of the District of Columbia
Committee of the Whole
Notice of Public Hearing

John A. Wilson Building 1350 Pennsylvania Avenue, NW Washington, DC 20004

CHAIRMAN VINCENT C. GRAY
ANNOUNCES A PUBLIC HEARING
BY THE COMMITTEE OF THE WHOLE ON

PR 17-780, “DEANWOOD/GREAT STREETS-NANNIE HELEN BURROUGHS AVENUE NE, AND
MINNESOTA AVENUE NE STRATEGIC DEVELOPMENT PLAN APPROVAL RESOLUTION OF 2008"

PR 17-782, “PENNSYLVANIA AVENUE SE CORRIDOR DEVELOPMENT PLAN APPROVAL
RESOLUTION OF 2008" AND

PR 17-790, THE “BENNING ROAD NE CORRIDOR REDEVELOPMENT FRAMEWORK PLAN”

TUESDAY, JUNE 10, 2008, 2:00 PM
COUNCIL CHAMBER
JOHN A. WILSON BUILDING
1350 PENNSYLVANIA AVENUE, N.W.

Council Chairman Vincent C. Gray announces a public hearing by the Committee of the Whole on PR 17-
780, the “Deanwood/Great Streets-Nannie Helen Burroughs Avenue NE, and Minnesota Avenue NE Strategic
Development Plan Approval Resolution of 2008;” PR 17-782, the “Pennsylvania Avenue SE Corridor Development
Plan Approval Resolution of 2008;” and on the “Benning Road NE Corridor Redevelopment Framework Plan.”
The hearing is scheduled for Tuesday, June 10, 2008, at 2:00 p.m., in the Council Chamber, Room 500 of the John
A. Wilson Building, 1350 Pennsylvania Avenue, N.W.

The purpose of the hearing is to receive comments on the following three small area plans to revitalize
“Great Streets” corridors which have been or will be submitted by the Mayor for review and approval by the
Council: 1) the Deanwood/Great Streets-Nannie Helen Burroughs Avenue NE and Minnesota Avenue NE, in Ward
7; 2) the Pennsylvania Avenue SE Corridor and adjacent residential neighborhoods in Wards 6, 7 and 8; and 3) the
Benning Road NE Corridor in Wards 5, 6 and 7. The plans, which have been developed by the Office of Planning
in collaboration with community stakeholders and District government agencies, provide guidance on land use,
zoning, transportation, housing and economic development strategies for revitalizing these corridors.

Individuals and representatives of organizations who wish to testify at the public roundtable are asked to
telephone Aretha Latta, Administrative Assistant to the Committee of the Whole, at 724-8196, or send e-mail to
alatta@dccouncil.us, and furnish their names, addresses, telephone numbers and organizational affiliation, if any, by
the close of business on Friday, June 6, 2008. They should also bring with them 20 copies of their written testimony
or submit one copy of their written testimony by Friday, June 6, 2008. Persons presenting testimony may be limited
to 3 minutes in order to permit each witness an opportunity to be heard.

Written statements for the record are encouraged and will be made a part of the official record. All
statements should be submitted to the Committee of the Whole, Council of the District of Columbia, Suite 410, 1350
Pennsylvania Avenue, N.W., Washington, D.C. 20004. Copies of PR 17-780 and PR 17-782, each of which has a
copy of the small area plan attached to it, may be obtained from the Legislative Services Division of the Council,
1350 Pennsylvania Avenue, N.W., Suite 2, 724-8050. A proposed resolution is expected to be submitted shortly for
the Benning Road NE Corridor Plan. Each of the plans is also available on the D.C. Office of Planning web site at
www planning.dc.gov by clicking on the link to “Neighborhood and Revitalization Plans.”



Council of the District of Columbia
Committee of the Whole
Public Hearing Witness List

John A. Wilson Building 1350 Pennsylvania Avenue, NW Washington, DC 20004

CHAIRMAN VINCENT C. GRAY
ANNOUNCES A PUBLIC HEARING
BY THE COMMITTEE OF THE WHOLE ON

PR 17-780, “DEANWOOD/GREAT STREETS-NANNIE HELEN BURROUGHS AVENUE NE, AND
MINNESOTA AVENUE NE STRATEGIC DEVELOPMENT PLAN APPROVAL RESOLUTION OF 2008"

PR 17-782, “PENNSYLVANIA AVENUE SE CORRIDOR DEVELOPMENT PLAN APPROVAL
RESOLUTION OF 2008" AND

PR 17-790, “BENNING ROAD NE CORRIDOR REDEVELOPMENT FRAMEWORK PLAN”

TUESDAY, JUNE 10, 2008, 2:00 PM
COUNCIL CHAMBER
JOHN A. WILSON BUILDING
1350 PENNSYLVANIA AVENUE, N.W,

WITNESS LIST
1. Robert James Ward 8 Business Council
James Bunn
2. Richard Wolf Capitol Hill Restoration Society
3. Stylianos Christofides ICG Pennsylvania Branch Associates
Christopher Collins Holland & Knight
4, Julie Rones Attomey
representing Fred & Gwen Rose
5. Sylvia Brown Deanwood Strategic Plan
6. Cheryl Cort Coalition for Smarter Growth
7. Laura Richards Penn Branch Citizens/Civic Association
8. Christopher LoPiano CityInterest
9. Sarah D. Boyd ANC 7D

10. Harriet Tregoning DC Office of Planning



.Ward 8 Business Council

TESTIMONY OF JAMES RUNN OF THE WARYD 8 BUSINESS COONCIL
Tuesday, June 10, 2008

Good afternoon, Chairman Vincent Gray. My name is James Bunn. | am the
Executive Director of the Ward 8 Business Council. | am here today to testify on
the Pennsylvania Avenue Revitalization Plan. The Ward 8 Business Council is
strongly supportive of this plan because it provides a revitalization strategy for
several neighborhoods along the Pennsylvania Avenue corridor and also has the
potential to guide future development.

Inasmuch as the east side of Pennsylvania Avenue, S.E. is now a part of Ward 8,
this important thoroughfare does indeed deserve special attention in light of the
economic development growth in the new Ward 8. | am particularly supportive of
the 2300 Pennsylvania Avenue project because it sits at the east of the river
gateway and will spur much needed economic development in this area.
Secondly, there is a tremendous need for retail opportunities. | am confident that
the Office of Planning was very mindful of balance while the community was
engaged in this process — “solutions must balance neighborhood goals and city-
wide objectives with market realities....”

Yes, this community is hungry for investment. We would like to see thriving
businesses along the Pennsylvania Avenue comrridor that includes sit down
restaurants, places where people can shop, and perhaps a small venue for

entertainment (such as jazz music).

3119 MLK Jr. Avenue, SE + Washington, DC 20032
Office (202) 562-1671 » Fax (202) 562-0114



.Wardl 8 Business Council

it is my hope that special attention with be paid to not only Metrorail but ensuring

that the existing bus stops along the Pennsylvania Avenue will remain. |
attended a meeting at the Transportation Planning Board's Access for All
Committee where | discovered that WMATA is looking at removing some of the
bus stops along this important thoroughfare. More development, means more
people which requires more accessible transportation.

Finally, | just wanted to take the time to acknowledge the great work of Harriet
Tregonig and Aubrey Thagard at the Office of Planning. Aubrey has been an
extraordinary Ward 8 Planner. He is very sensitive to the community's needs
and has demonstrated his commitment to give the people what they want.
Special thanks to Ms. Tregonig for her vision to ensure that the community is
always a part of the planning process.

Thank you.

3119 MLK Jr. Avenue, SE » Washington, DC 20032
Office (202) 562-1671 + Fax (202) 562-0114



TESTIMONY OF THE CAPITOL HILL RESTORATION SOCIETY BEFORE THE COMMITTEE OF THE WHOLE,
COUCNIL OF THE DISTRICT OF COLUMBIA; PR 17-782; PENNSYLVANIA AVENUE SE CORRIDOR
DEVELOPMENT PLAN APPROVAL RESOLUTION OF 2008 JUNE 10,2008

I am Richard N. Wolf, President of the Capitol Hill Restoration Society (CHRS). | am here to testify on
behalf of our approximately 1000 members in partial support of some of the findings and conclusions in

this plan; to oppose certain portions; and to call into question the validity of the system used to create
this plan.

| participated personally in almost every public session held in connection with this study. | had a
number of discussions with the Ward 6 Planner, Jeff Davis concerning the content of this plan and, to
some extent, our concerns have been responded to. It should be noted that this testimony and our
concerns are only with that portion of the study focused on Pennsylvania Avenue SE from 2" St. SE to
Barney Circle. Our view of this study is that it should end up not harming any of the planning and
development initiatives extending over 40 years that have made Capitol Hill, in the words of the
American Planning Association, “One of the ten best neighborhoods in America”. Much of what the plan
suggests for the area of Pennsylvania Avenue from 13" Street to Barney Circle states the obvious. There
is a need for higher value retail and residential development within a context of excellent streetscape
and strong design guidelines that are required to take advantage of the grandeur of the Avenue.

In this connection the Avenue in that area begs for a more intensive design and development study than
is found in this study. We have such an in-depth study already in the works for the Eastern Market
Metro Plaza—now called our Town Square study. Using Congressionally ear-marked funds, a team led
by Amy Weinstein, Architect and Oehme van Sweden, landscape architects is conducting a broad and
deep study of that area, building on a previous study funded by CHRS and CHAMPS. That work will dove-
tail with a development study for the Hine School site. In both instances there has been a broad based
community advisory group established to advise on these studies which arise from resident initiatives. |
suggest that the Office of Planning should contract with the Weinstein study group to do what this study
did not do for the Avenue out to Barney Circle.

We do not support the DDOT implementation initiatives as set forth in the plan. We repeatedly have
asked for DDOT to make available to the community detailed information regarding the initiatives for a
new 11 Street bridge—a matter we have testified about a number of times before this Council. We have
yet to see an integrated traffic study for Capitol Hill although such studies are mentioned a number of
times in the Plan. We have no details about the planning being done at the Potomac Avenue Metro
Station, although the Weinstein group has obtained some information as a part of their studies. We
have no detailed information about plans for trolleys/light rail although these are also mentioned. If OP
is to be a central coordination body for planning in the District of Columbia it needs to have complete
knowledge of what other DC agencies are planning, including DDOT, and that knowledge has to be
factored into OP’s planning studies if it purports to be an adequate substitute for a planning
commission.



Finally, we want to take issue with the process by which this study and resulting plan came into being.
This was initiated by OP, before Ms. Tregoning took over the office, on the basis of a “vision” that the
two sides of the Anacostia River needed to be “connected” by some sort of a unified plan. | told the
planners early on that this was simply not planning but wishful thinking. From a planning standpoint the
two sides are completely different, and those differences are reflected in the plan before you. It would
have made more sense to have had two planning efforts and each would have had more focus and
depth,

In other words, these plans are initiated by OP with very little input from the community. There is no
yearly work plan for the office which could be subjected to review by the Council and citizens. During
the course of public meetings—they are not hearings—there is “facilitation” of discussion by staff and a
contracter. The public has no idea as to what happens to the comments and there is no legal
requirement that the comments be taken into account in the final plan. What you have before you is
pretty much what OP thinks about the plan and not very much what we think. That is not transparent
and responsive planning, but it is the way planning is done in the District of Columbia. Yet, what is
produced is supposed to be the basis for actions by various agencies and the spending of sometimes
very large amounts of government funds—our taxes. No matter how many public meetings are held on
a topic, these small area plans are pretty much top down, and it is the prerogative of the government to
decide whether or not to even bring these forward for adoption.

| don’t think adoption of this plan by the Council will either facilitate or hurt proper development along
Pennsylvania Avenue on Capitol Hill, except for adoption of plans and policies from DDOT which have
not been thoroughly vetted by the public. A great deal of public money has been spent on this effort
with not a lot to show in the end. There has to be a better way.

Thank you for the opportunity to be heard.



PR 17-782, "Pennsylvania Avenue Southeast Corridor
Development Plan Approval Resolution of 2008"

Testimony in Support by Stylianos C. Christofides
Principal, IGC Properties

June 10, 2008
Good afternoon, Chairman Gray and Members of the Committee. My name is Stylianos
Christofides; I am a Principal with ICG Properties, the owner of the Penn Branch Center located
at the northwest corner of Pennsylvania and Branch Avenues, S.E. [ am here today to express
our strong support for PR 17-782, the Pennsylvania Avenue Southeast Corridor Development

Plan Approval Resolution of 2008. (the "Development Plan").

ICG Properties purchased the Penn Branch Center in spring of 2006, with the intent to
upgrade and modernize the Center, and to provide appropriate in-fill development. We have
worked extensively over the past two years with the Office of Planning, the Office of Property
Management, the Great Streets and various Councilmembers, to shape our vision and proposal.
In addition, we have had meetings with the Dupont Park Civic Association, the Penn Branch
Civic Association, the Great Streets Task Force, various ANC Commissioners in community
meetings and with Councilmember Alexander's Leadership Council. We have also discussed our
ideas for the redevelopment with the Office of the Deputy Mayor for Plannihg and Economic
Development. The goal of these meetings was to be as inclusive as possible, and I believe that
we have achieved a plan which is consistent with the Great Streets Initiative, and which
addresses all of the comments and concerns that we have received from the community in our

various meetings. We believe that our proposal will bring enhanced opportunities for retail,



housing and office use to this important intersection, in a way that respects the character of this

established neighborhood and the goals of the Development Plan.

We at ICG are very excited about the opportunity to revitalize the Penn Branch Center,
and to make it an integral part of the world-class boulevard envisioned by this Development
Plan. In fact, we just returned from this year’s convention of the International Council of
Shopping Centers where in partnership with DC we spent 3 days promoting our site and the

proposed development to potential new retailers.

In order to achieve these goals at the Penn Branch Center, the first step in the approval
process is for the Council to approve this Development Plan, which in turn will support a
rezoning of the entire property by the Zoning Commission to a low-density Community Business
Center zoning category that allows mixed-use residential and commercial uses. Accordingly,

ICG respectfully requests that the Council approve PR-17-782 at the earliest possible time.

Thank you. 1 would be happy to answer any questions you may have.

# 5390821 vl



3200 Pennsylvania Avenue, SE
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PENN BRANCH CENTER .Washington,DC
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Penn Branch Center, at the intersection of Pennsylvania Avenue and ‘ a ICGPROPERT'ES :

Branch Avenue in Washington, D.C_, is located within the sought

after Hillcrest neighborhood  rated one of Washingtonian magazine’s

“Best Places to Live.” This mixed use development is undergoing a - www.icgproperties.com

comprehensive redevelopment and expansion, and will offer 236,000
square feet of prime retail, office, and residential space. plus under-

ground parking.




DEMOGRAPHICS 25 Mile .5 Mile ile 3 Miles 5 Miles

Average HH Income $75,362 574,429 $61,062 $59,886 $62,830
Population 729 4,717 23,190 234,384 484,490

Households 339 2,215 10,619 198,747
TRAFFIC

Pennsylvania Avenue 30,000 cars
Branch Avenue 18,000 cars

Total 48,000 cars

Residential Residential

Loading__

Stair/ Elevuior

8 Spaces
SR N SN N N Y .

™ T™T

Available Retail
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SITE SECTION
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Retoil 76,000 SF
Residential 74,000 SF
Office 86,000 SF

TOTAL 236,000 SF

USE PLAN




- - L8
i N i
1Y — .
;
(2 [~ & e Bl 2 S T H
PN ke i it be o {o £
§ SRR SAl_HBE =BT =085
_ i s=0E S 1Y £ e et
UNION BRCd 8 (] (= T 4]} ok
3 STATION i Tnithole® Trf iaf =08
_ —— - b .. . i ) g o
k2 . F D m. R.IK. y ¥,
> - g R by STADIUM : .
E Py o . . _ hpmt]
A0 Bl o=t bosmend
PITOL HEHESD ¥ TS 2 o 4
LDING K B RN 1S =t
e T g JEREY <
e m ] o . . &
: 163 ;
[erpvey P > el 2B ﬁ w . [y
; =" A0 B E L ]
A _ m = . FT. DUPONT
o i " 413 PARK
| NAVY
YARD .
ﬂ S
|- , A : s
. K 4 - e PENN BRANCH
oS Lk
...... = g ] “
- RE 5” St _
F1. STANTOM abdf
PARK SR
NaroTi . :
ﬁ ICGPROPERTIES www.icgproperties.com

FOR MORE INFORMATION CONTACT:

1600 K STREET NW SUITE 650 WASHINGTON

Altimages capyriget C )

Ol Ao,

STYLIANQS C. CHRISTOFIDES
DAVID C.STERN

uc,

20006

schristofides  cgpropertios.com

dstern - icypropertios.com

202 /783.1700 F 202 /83.4701




Before the Council of the District of Columbia
Committee of the Whole Public Hearing - COUNCIL CHAMBER - 5TH FLOOR
JOHN A. WILSON BUILDING, 1350 PENNSYLVANIA AVENUE, N.W., Washington, D.C. 20001

* June 10, 2008 (Prepared for oral delivery)

CHAIRMAN GRAY AND MEMBERS OF THIS COMMITTEE, I AM CHRISTOPER
LAMPKIN. THANK YOU FOR ALLOWING ME TO APPEAR AT THIS
PENNSYLVANIA AVENUE GREAT STREETS HEARING, INSTEAD OF JULIE
RONES AND ON BEHALF OF FRED AND GWEN ROSE. THEY OWN PARCEL
5539, LOT 0843, LOCATED AT BRANCH AVENUE, SE, (39,000 SQ. FEET),
WHICH IS BEHIND AND TOUCHES THE PENN-BRANCH SHOPPING CENTER.
THE ROSES STRONGLY ENDORSE THE MAYOR'S OFFICE OF
PLANNING'S RECOMMENDATION TO REZONE THE PENN-BRANCH
AVENUE NODE FOR MIXED USE, MODERATE DENSITY DEVELOPMENT.
PENNSYLVANIA AVENUE IS ALREADY WELL TRAVELED AND COULD USE
MORE PARKING. THE SHOPPING CENTER LACKS AN APPROPRIATE WATER
WASTE DRAINAGE SYSTEM, BECAUSE THE REQUIREMENTS CAME ABOUT
YEARS LATER. THE AREA ALSO NEEDS TO HAVE GREATER COORDINATION
OF UNDERGROUND STREAMS, SO THE DOWNSTREAM HOUSES WONT
FLOOD. NEW BUILDING OF PENN-BRANCH SHOPPING CENTER MEANS THE
WATER WASTE SYSTEM MUST CONFORM TO TODAY'S REQUIREMENTS.
COORDINATING THE DYSFUNCTIONAL UNDERGROUND STREAMS IS ALSO
IN THE COMMUNITY'S BEST INTEREST AND COULD BE ACHIEVED, IF
REZONING IS GRANTED. THE ROSES WANT THEIR LOT TO ALSO BE
REZONED IN THE SAME CLASSIFICATION, AS THE SHOPPPING CENTER, SO
THEY CAN BUILD OR SELL AND MOVE THEIR LOT TO ITS MAXIMUM USE
AND VALUE. THE CURRENT PENN-BRANCH SHOPPING CENTER
OWNERS OVER PAID, PAYING A WHOPPING $26 MILLION DOLLARS FOR
THE PENN-BRANCH SHOPPING CENTER SITE. THEY MAY CONTINUE TO
LOOSE TENANTS FOR LACK OF PARKING AND BECAUSE THE
STRUCTURE IS OLD AND NEEDS AN UPDATE. THE OWNERS, THE
COMMUNITY AND THE CITY COULD ALL BE BIG LOOSERS, IF THE
ZONING CHANGE IS NOT GRANTED, IMMEDIATELY. PENN-BRANCH IS
STRATEGICALLY LOCATED, AND IS PRIME FOR COMPETITION WITH, OR
ECONOMIC DEVELOPMENT THAT CAN CAPTURE SOME OF THE NEW BLING,
STEMMING FROM DEVELOPMENT OF: THE 2500 BLOCK OF PENNSYLVANIA
AVENUE, FAIRFAX VILLAGE, SKYLAND SHOPPING CENTER, POPLAR POINT,
BENNING ROAD, MINNESOTA AVENUE, POTOMAC AVENUE, ANACOSTIA,
THE NATIONAL'S STADIUM AREA, AND PRINCE GEORGE'S HARBOR. THE
COUNCIL SHOULD CLEAR THE WAY TO A BRIGHTER DAY FOR OUR
HILLCREST, PENN-BRANCH, DUPONT PARK COMMUNITIES BY APPROVING
THE OFFICE OF PLANNING'S RECOMMENDATION, NOW.

PLEASE ADMIT JULIE RONES' FULL STATEMENT INTO THE RECORD.
THANK YOU. 3201 O Street, SE, Washington, DC 20020, (202) 582-5536 or
jrone¥_2000@yahoo.com



Before the
Council of the District of Columbia

Committee of the Whole Public Hearing
COUNCIL CHAMBER - 5TH FLOOR
JOHN A. WILSON BUILDING
1350 PENNSYLVANIA AVENUE, N.W.
Washington, D.C, 20001

June 10, 2008

Hearing Statement by Julie E. Rones on behalf of Fred and Gwen Rose, Property
Owners of the parcel and lot known as 5539 0843, located at Branch Avenue, SE
(39,000 sq. feet), directly behind and abutting the Penn-Branch Shopping Center in
the rear to "'O" Street, SE, DC, Regarding:

PR 17-780, “ DEANWOOD/GREAT STREETS-NANNIE HELEN BURROUGHS
AVENUE NE , AND MINNESOTA AVENUE NE STRATEGIC DEVELOPMENT
PLAN APPROVAL RESOLUTION OF 2008”’; and,

PR 17-782, “PENNSYLVANIA AVENUE SE CORRIDOR DEVELOPMENT
PLAN APPROVAL RESOLUTION OF 2008"

HONORABLE CHAIRMAN GRAY, OUR OWN, WARD 7 REPRESENTATIVE,
COUNCIL MEMBER ALEXANDER, AND ALSO, COUNCIL MEMBER BROWN,
CHAIRMAN OF THE COUNCIL COMMITTEE ON ECONOMIC DEVELOPMENT,
AND ALL MEMBERS OF THIS COMMITTEE, I AM CHRISTOPER LAMPKIN,
APPEARING BEFORE YOU IN LIEU OF JULIE RONES, REGARDING THE
PROPOSED DEVELOPMENT FOR THE SOUTHEAST PENNSYLVANIA AVENUE
CORRIDOR. THIS PRESENTATION IS MADE ON BEHALF OF GWEN AND
FRED ROSE, OWNERS OF THE LOT KNOWN AS 5539 0843, LOCATED AT
BRANCH AVENUE, SE, (39,000 SQ. FEET), WHICH IS LOCATED DIRECTLY
BEHIND AND ABUTS THE PENN-BRANCH SHOPPING CENTER. THE ROSES
ALSO OWN LOT 0841, THE FAMILY HOME. THEY HAVE OWNED THE
PROPERTY FOR OVER FORTY YEARS.

IN A NUTSHELL, THE ROSES ENDORSE THE MAYOR'S OFFICE OF
PLANNING'S RECOMMENDATION TO MODIFY THE PENN-BRANCH NODE
OF THE PENNSYLVANIA AVENUE GREAT STREETS OR COMPREHENSIVE
PLAN TO ENABLE A MODIFICATION TO THE ZONING, SO THAT PENN-
BRANCH SHOPPING CENTER AND THE PROPERTY OWNED BY THE
ROSES, LOT 0843 OF PARCEL 5539, IS REZONED FOR MIXED USE,
MODERATE DENSITY DEVELOPMENT. FOR REASONS IDENTIFIED IN
THIS TESTIMONY, THIS PLAN IS IN THE BEST INTEREST OF THE
COMMUNITY AND THE CITY. I ASK THAT THE ENTIRE STATEMENT BE
MADE A FORMAL PART OF THE RECORD.



THE PREVIOUS LAND OWNER OWNED THE ENTIRE 5539 PARCEL, WHICH
INCLUDED ALL THE LAND THAT IS NOW THE PENN-BRANCH SHOPPING
CENTER, THE PORTION WHERE THE LAUNDROMAT, AND THE RESIDENTIAL
HOUSES ON O STREET NOW EXISTS. THE ROSES SUBDIVIDED THEIR LOT,
WITH THE VIEW TOWARD DEVELOPING LOT 0843, AFTER IT WAS NO
LONGER USED AS A SWIMMING POOL AND TENNIS COURT. OVER TWENTY
YEARS AGO, THE NEIGHBORS FOUGHT THE ROSES' PLAN TO BUILD TOWN
HOMES ON LOT 0843. THE ROSES NOW WISH TO MOVE THE PROPERTY TO
A HIGHER USE AND APPEAL TO THE COUNCIL TO ENABLE THE ZONING
BOARD TO INCREASE THE ZONING DESIGNATION FROM R-5B TO A MIXED-
USE, MODERATE DENSITY FORM OF ZONING, SO THE LAND WILL NOT
OTHERWISE REMAIN LARGELY UNUSED. WITH A NEW ZONING
DESIGNATION, THE ROSES HAVE A BETTER OPTION TO MOVE THE
PROPERTY TO MORE PRODUCTIVE USAGE, CERTAINLY RATHER THAN ITS
CURRENT FALLOW STATE.

THE D.C. OFFICE OF PLANNING (OFFICE OF PLANNING) HAS
RECOMMENDED MORE PRODUCTIVE USAGE OF THE PENNSYLVANIA
AVENUE CORRIDOR AND THIS LAND, LOT 0843 OF PARCEL 5539, IS WITHIN
THE AMBIT OF THE COMPREHENSIVE PLAN, AND IS STRATEGIC TO THE
RECOMMENDATION MADE BY THE OFFICE OF PLANNING. ECONOMIC
DEVELOPMENT AND REMODELING OF THE AREA IS RECOMMENDED BY
THIS D.C. EXPERT LAND-USE PLANNING AGENCY.

THE ROSES STRONGLY ENDORSE THE MAYOR'S PLAN TO ALLOW MORE
PRODUCTIVE USAGE OF THE CORRIDOR, AS A WHOLE, AND THE PENN-
BRANCH SHOPPING CENTER AND THEIR OWN LOT. SPECIFICALLY, THE
MAYOR'S OFFICE OF PLANNING RECOMMENDS UPGRADING SPECIFIC
NODES ALONG THE RELEVANT PORTION OF PENNSYLVANIA AVENUE,
FROM SECOND STREET SE, TO THE MARYLAND LINE. THE MAYOR'S
OFFICE OF PLANNING RECOMMENDS THAT THE PENN-BRANCH SHOPPING
CENTER'S C-1, R-1B ZONING DESIGNATION BE CHANGED TO A "C-2A"
MIXED USE, MODERATE DENSITY ZONING DESIGNATION. THE ROSES
SUPPORT THIS AND A CORRESPONDING UPGRADE IN ZONING TO THEIR
0843 LOT.

THE ROSES BELIEVE THAT IF PENNSYLVANIA AVENUE AND BRANCH
AVENUE, WHERE THEIR LAND IS LOCATED ON BRANCH AVENUE,
CONSTITUES FEDERALLY DESIGNATED HIGHWAYS," THAT THIS NODE ON
PENNSYLVANIA AVENUE IS ALREADY WELL TRAVELED AND GREATLY
USED, SO THAT THE EXCUSE OF INCREASED TRAFFIC ALREADY RINGS
HOLLOW. NOTWITHSTANDING WHETHER PENNSYLVANIA AVENUE AND
BRANCH AVENUES WERE EVER FEDERALLY DESIGNATED HIGHWAYS,
TRAFFIC IS ALREADY HEAVY ON BOTH AVENUES, SO THE TRAFFIC
BURDEN HAS ALREADY BEEN ACCOUNTED FOR." THUS, EXPANSION AND



INCREASED TRAFFIC SHOULD NOT PRECLUDE A CHANGED ZONING
DESIGNATION. MOREOVER, GREATER NEED FOR PARKING FACILITIES HAS
BEEN INDICATED WITH OR WITHOUT AN EXPANSION. THUS, A ZONING
MODIFICATION CAN ENABLE GREATER PARKING FACILITIES.

THEREFORE, A ZONING MODIFICATION TO ENABLE THE ECONOMIC
CAPTURE OF THE HEAVILY USED NODE COMPELLS A NEW DESIGNATION.
A MODERATE DENSITY ZONE DESIGNATION, OR PLANNED UNIT
DEVELOOPMENT (PUD) DESIGNATION, WOULD AFFORD THE ENTIRE
COMMUNITY THE OPPORTUNITY TO REAP ECONOMIC AND OTHER
BENEFITS. FOR EXAMPLE, WHEN THE PENN-BRANCH SHOPPING CENTER
WAS ORIGINALLY DEVELOPED, IT DID NOT HAVE TO INSTALL
APPROPRIATE WATER WASTE DRAINAGE SYSTEMS, BECAUSE THE
REQUIREMENTS CAME ABOUT YEARS LATER.

THUS, ACCORDING TO WASA OFFICIALS AND THE DC OFFICE OF
ENVIRONMENT OFFICIALS, IN INFORMAL DISCUSSIONS WITH THE ROSES,
THE WATER WASTE DRAINAGE SYSTEM IS WHOLLY INADEQUATE TO
MEET CURRENT OR FUTURE NEEDS AND NEEDS TO BE UPGRADED;
ADDITIONALLY, THE LAND MAY HAVE UNDERGROUND STREAMS THAT
MAY BE WREAKING HAVOC WITH DOWNSTREAM, RESIDENTIAL AREAS
THAT PERIODICALLY EXPERIENCE FLOODING.

SINCE THE PENN-BRANCH SHOPPING CENTER'S WASTE WATER DRAINAGE
SYSTEM IS GRANDFATHERED, IMPROVEMENTS CAN ONLY BE MADE IN
THE EVENT OF AN IMPROVEMENT MADE TO PENN-BRANCH’S
INFRASTRUCTURE. THIS WASTE WATER UPGRADE WOULD BE REQUIRED
IF BUILDING ON THE PARCEL GOES INTO EFFECT. SUCH AN UPGRADE
COULD BE A BENEFIT TO THE ENTIRE PARCEL, ESPECIALLY THE NON-
ABUTTING RESIDENTIAL AREA ON THE SIDE OF OR IN THE REAR OF THE
SHOPPING CENTER: THAT IS Q, P, O STREETS AND BRANCH AVENUE,
WHICH MAY EXPERIENCE THE NEGATIVE CONSEQUENCES OF WATER
DRAINING DOWN THE HILL ON BRANCH AVENUE FROM THE DIRECTION OF
THE SHOPPING CENTER.

A BETTER SYSTEM FOR DRAINAGE HAS BEEN INDICATED AS A NEED
ALONG WITH THE POSSIBLE NEED TO CONTROL OR BETTER COORDINATE
THE DIRECTION OF THE UNDERGROUND STREAMS. SUCH FUTURE
EXPANSION OF THE SHOPPING CENTER ENTAILS THE ISSUANCE OF A
BUILDING PERMIT, WHICH GIVES RISE TO THE REQUIREMENT OF AN
INSTALLATION OF A WASTE WATER DRAINAGE SYSTEM THAT COMFORMS
WITH EXISTING DC REQUIREMENTS. THE INFRASTRUCTURE UPGRADE
MAY ALSO ALLOW FOR THE APPROPRIATE COORDINATION OF ANY
RELEVANT UNDERGROUND STREAMS, IMPACTING PARCEL 5539 AND
ADJOINING PARCELS. BOTH OF THESE TANGENTIAL MODIFICATIONS
COULD PROVE IMMENSELY BENEFICIAL TO THE ENTIRE COMMUNITY, BUT



WILL NOT COME ABOUT ABSENT A CHANGE IN ZONING. THUS, THE
RESIDENTIAL PROPERTIES COULD EVEN DETERIORATE WITHOUT THE
APPROPRIATE CHANGES TO THE WATERSHED.

THE ROSES, RESPECTFULLY, URGE THE COUNCIL TO ACT CONSISTENT
WITH THEIR REQUEST AND THE RECOMMENDATIONS OF THE MAYOR'S
OFFICE OF PLANNING, ALONG WITH THE PUBLICLY STATED REQUEST FOR
MODIFICATION OF ZONING, MADE SEPARATELY BY THE CURRENT
OWNERS OF THE PENN-BRANCH SHOPPING CENTER, WHO ARE EXPECTED
TO TESTIFY, HERE, TODAY.

PENN-BRANCH 1S STRATEGICALLY LOCATED AND IS PRIME FOR
ECONOMIC DEVELOPMENT TO CAPTURE SOME OF THE NEW INFLUX
STEMMING FROM DEVELOPMENT IN THE 2500 BLOCK OF PENNSYLVANIA
AVENUE, THE SKYLAND DEVELOPMENT, POPLAR POINT, BENNING ROAD,
MINNESOTA AVENUE, POTOMAC AVENUE, ANACOSTIA, THE SOUTHWEST
AREA NEAR THE NATIONAL'S STADIUM, AND EVEN THE PRINCE GEORGE'S
HARBOR DEVELOPMENT. WARD 7, PENN-BRANCH, SPECIFICALLY, SHOULD
DEVELOP WHILE THE MARKET IS HOT AND PRIMED, OR THE CITY AND ITS
RESIDENTS RUN THE RISK OF BEING LEFT OUT OR TOO LATE TO TAKE
ADVANTAGE OF A BOOM.

D.C. IS EXPERIENCING A DEVELOPMENT BOOM. DESPITE OTHER AREAS
OF THE COUNTRY HALTING BUILDING BECAUSE OF THE HOUSING AND
CONSTRUCTION CORRECTION THAT'S GRIPPING THE REST OF THE
COUNTRY.

IT IS ALSO IMPORTANT TO KEEP IN MIND, THAT THE CURRENT OWNERS
OF THE PENN-BRANCH SHOPPING CENTER BELIEVE THEY OVER PAID
FOR THAT PORTION. THEY PUBLICLY STATED HAVING ERRED BY
PAYING $26 MILLION WHEN IT WAS PURCHASED. IN ITS CURRENT
STATE, UNLESS THERE IS IMPROVEMENT, THE OWNERS MAY LOOSE
CRITICAL TENANTS. THUS, THERE MAY BE A DANGER THAT THE
COMMUNITY COULD SUFFER IF THE WORST SCENARIO OCCURS, THAT
IS THE OWNERS LOOSE TENANTS AND HAVE TO SIMPLY ABANDON THE
SHOPPING CENTER, ALTOGETHER.

RIGHT NOW, BOTH THE ROSES AND THE OQOWNERS, SEPARATELY., WANT TO
OFFER ECONOMIC DEVELOPMENT SALVATION TO THE COMMUNITY. IF A
ZONING MODIFICATION IS GRANTED.” SUCH INCENTIVE IS NECESSARY
AND IN THE COMMUNITY'S INTEREST.

THE COUNCIL SHOULD CLEAR THE WAY TO A BRIGHTER DAY FOR OUR
COMMUNITY BY APPROVING THE OFFICE OF PLANNING'S
RECOMMENDATION, NOW.



IN SUMMARY, THANK YOU FOR THIS OPPORTUNITY TO APPEAR AND
ADVANCE THE ECONOMIC DEVELOPMENT NEEDS AND INTERESTS OF THE
ROSES AND, IN THEIR VIEW, THE ENTIRE COMMUNITY (IN THE WORDS OF
JULIE RONES, AND AS READ BY CHRISTOPHER LAMPKIN). '

Respectfully,

%@L b tora

lie E. Rones, Esquire (D.C. Bar, only)
On behalf of Fred and Gwen Rose

3201 O Street, SE
Washington, DC 20020
(202) 582-5536
jrones_2000@yahoo.com

' See,

https:.//www .taxpayerservicecenter.com/RP_Detail.jsp?ssl=5539%20%20%20%200843

" Pennsylvania and Branch Avenues, SE, Washington, DC, were federally designated
highways. This designation may have changed in recent years, so that the streets may in
fact be under local jurisdiction. However, if in fact, the streets were once federally
designated highways, it was because of the straiegic nature of the ingress and egress to
downtown Washington to and from Maryland and the artery that leads to either 495 or
295. Thus, both streets have always had significant amount of vehicular traffic and this
aspect continues to obtain.

" Contraction of traffic is also a possibility in light of the trolleys expected to be brought
online on Minnesota Avenue; and the fact that the Metro, buses and bikes might mean
less driving or need to do so; and this is even more a possibility, in light of high gas
prices moving forward and interest in curbing auto emissions to improve D.C.'s poor air
quality. The Penn-Branch location is strategic and proximate to transportation and
downtown, so the area can, arguably, accommodate either a trend up or down in
vehicular traffic.



"™ The Roses reserve the right to develop their land, themselves; or to sell it to any buyer
who steps forward with their asking price and any conditions they elect to impose. The
Roses state, for the record, that they are not contractually obligated to sell their land to
the current owners of the Penn-Branch Shopping Center. Nor, do they expect to be held
hostage to the plans of the Penn-Branch Shopping Center Owners. The Roses are free
agents and will sell or develop their property as they determine appropriate. To the
degree, however, that the City does not allow a change in zoning and acquiesces in any
opposition, the Roses reserve the right to argue any necessary matters, under law,
including the right to be reimbursed for any de facto taking of their property, by virtue of
a preclusion of a higher usage of the land that can only be realized from a zoning
modification. Financial incentive is necessary to prompt development and the incentive
is contingent upon the grant of the mixed use, moderate density zoning.



Robert T. Richards
3524 Carpenter Street, SE
Washington, DC
tbrechrds@gmail.com

June 10, 2008

Hon. Vincent C. Gray, Chair
Committee of the Whole

D.C. City Council
Washington, DC

Re: Proposed Corridor Plan for SE Pennsylvania Avenue:
Penn-Branch Shopping Center site

Dear Chairman Gray and members of the Committee of the Whole:
I wish to make two points today in opposition to the plans for the Penn-Branch

site contained in the Office of Planning’s (OP) January 2008 Final Draft Plan for
Pennsylvania Avenue, SE.

First, the proposed héights and densities are inconsistent with the 2006
Comprehensive Plan’s designation of the Penn-Branch site. The Comp Plan
calls for low density commercial and residential uses.

Second, in enacting the 2006 Plan, the Council considered and expressly
rejected an amendment proposed by the Holland-Knight law firm on behalf of a
client to increase heights and densities at Penn-Branch.

Penn-Branch was aware of the Holland-Knight amendment and successfully
fought to keep it out of the Plan.

OP’s Final Draft Plan is ultra vires. It is an attempted end-run around
legislative action by the Council. On this ground alone, it should be rejected.

Respectfully submitted,

Robert T. Richards



D.C. Comprehensive Plan Future Land Use Map

The Penn-Branch Shopping Center is designated on the Future Land Use Map as
Low Density Commercial, a category defined as:

“Shopping and service areas that are generally low in scale and character. Retail,
office and service businesses are the predominant uses. Areas range from small
business districts that draw primarily from the surrounding neighborhoods to
larger business districts that draw from a broader market area. Their common
feature is that they are comprised primarily of one- to three-story commercial
buildings. See Legend (emphasis added).

The map was enacted as part of the Comprehensive Plan Amendment Act of
2006 (D.C. Law 16-299, eff. Mar. 6, 2007). As such, it is a statement of law. The
map further states that “{d]esignation of an area with a particular land use
category does not necessarily mean that the most intense zoning district
described in the land use definitions is automatically permitted.” See Guidelines
for Using this map. '

The land use standards for Moderate Density Commercial sites “generally does
not exceed five stories in height.” See Legend. The proposed plan would jump
all the way to heights contained in the Medium Density Commercial class, where
buildings “generally doe not exceed eight stories in height.” See Legend.

The Penn-Branch neighborhood surrounding the shopping center is shown on
the Land Use Map as Low Density Residential, where the predominant use is
“single family detached and semi-detached housing with front, back and side
yards.” See Legend. The proposed plan would build “medium density
residential,” which anticipates multi-family buildings of 4 to seven stories.

D.C. Comprehensive Plan Generalized Policy Map

Similarly, a second map enacted into law, the Generalized Policy Map,
designates the Penn-Branch Shopping Center and surrounding Penn-Branch
neighborhood as a “Neighborhood Conservation Area,” defined as an area
where “[m]aintenance of existing land uses and community character is expected
over the next 20 years.”

In short, Penn-Branch is not designated as a mixed-use area on the Land Use
Map, nor as as Land Use Change Area, or Commercial/Mixed Use Area, or a
Main Street Mixed Use Area. The shopping center is a neighborhood commercial



center serving a predominantly single-family residential neighborhood and
anything else is contrary to the statutory Plan.

The D.C. Council Refused to Allow More Intense Development at Penn-
Branch. '

Any suggestion that the Council somehow overlooked providing for more
intense development at Penn-Branch must be rejected. When the Comp Plan
was before the Council, the law firm of Holland & Knight proposed a number of
amendments, including an amendment that would have changed Penn-Branch’s
land use to permit moderate to medium density commercial and residential uses.

The proposed amendment was rejected by the Council, at the recommendation
of then-Planning Director Ellen McCarthy. This small area plan with respect to
Penn-Branch is a back-door attempt to circumvent the legislative process. Itisa
fundamental canon of statutory construction that when a legislative body has
considered and rejected a specific provision, a statute cannot be interpreted to
include the rejected provision. Indeed, the Office of Planning has acknowledged
publicly that the Comprehensive Plan presented a barrier to level of
development it wished to imposed on the neighborhood.

Nothing has changed, except OP's willingness to comply with applicable law.

We now address specific provisions of the Plan that relate to the draft Small Area
Plan. '

Citywide Elements:

Land Use

“The Land Use Element is the cornerstone of the Comprehensive Plan. ... The
critical land use issues facing the District of Columbia are addressed in this

element. These include [as the first two listed]:

Promoting neighborhood conservation
Creating and maintaining successful neighborhoods
. 3002 at 3-1.

LU Overview at 3-1.

LU-2 Creating and Maintaining Successful Neighborhoods



