Gouernment of the Bistrict of Columbia
ZONING COMMISSION

7ZONING COMMISSION ORDER NO. 383
CASE NO, 81-22P
Septenmber 13, 1982

Pursuant to notice, public hearings of the District of

Col unbia Zoning Conm ssion were held on May 3 and 10, 1982
and July 2, 1982. At those hearing sessions, the Zoning
Conmmi ssion considered an application from the MLean Gardens
Limted Partnership for prelimnary review and approval of a
Pl anned Unit Devel opment (PUD) and related anendnent to the
Zoning Map of the District of Colunbia, pursuant to Sections
7501 and 9101 of the Zoning Regulations of the District of
Col umbi a. The hearings were conducted in accordance wth
t he provisions of Chapter 6 of the Rules of Practice and
Procedure before the Zoning Conm ssion.

FI NDI NGS OF FACT

1. The application was originally filed by the MLean
Gardens Limted Partnership. During the course of the
consideration of the application, the property was sold
to the MLean Gardens Venture. The MlLean Gardens
Venture assunmed all of the rights and responsibilities
of the previous owners as far as the PUD is concerned,

2. The application requests prelimnary approval of a
Pl anned Unit Devel opnent and related change of zoning
from R5-A to R5-B and G 2-A for lots 1,2, and 3 in
Square 1819 and lots 1,2,5,6, and 7 in Square 1821.
The applicant proposes to construct a m xed residential
and commerical devel opnent.

3. The subject site is located at 38th and Porter Streets,
N.wW. and is bounded by Rodman Street to the north, 38th
Street to the west, Newark Street to the southwest,
| daho Avenue to the south, and Wsconsin Avenue to the
east . The site is approximately 9.4 acres in size and
Is vacant and uninproved land, except for the existing
Adm nistration Building fronting on Porter Street and a
stone wall along the Wsconsin Avenue frontage. The
site slopes gradually from north to south and from east
to west, and is a part of the original forty-three acre
McLean Gardens conpl ex.
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The subject property is now owned by McLean Gardens

Venture, a District of Colunbia limted partnershinp.

The two-story Administration Building contains 9,000

gross square feet which has been used as admnistrative
offices by the applicant and is now being refurbished
for continued use as offices and space for neetings and
social functions for the residents of MLean Gardens.

Ni ne dormtory buildings which housed over 1300 people
and contained a 300 seat cafeteria and beauty parlor

were previously on the PUD site but were torn down in
the early 1970's by fornmer owners.

The portion of the MLean Gardens conplex that is not
subject to this application is inproved with thirty-one
garden apartnent buil di ngs. The apartment buil dings
contain 720 dwelling units, 384 of which have been
declared and recorded as part of the MlLean Gardens
Condomi ni um This portion of the MLean Gardens
complex is on approximately thirty-three acres in size.

The R-5-A District permts general residential uses,
including single-famly dwellings, flats, and apartment
buildings, to a maximum floor area ratio (FAR) of 0.9,
a maxi mum | ot occupancy of forty percent, and a maxi num
hei ght of forty feet. This district also requires site
devel opnent review and approval before the Board of
Zoning Adjustment (BZA) for rowhouse and nmulti-famly
resi dential devel opnents,

The R-5-B District permts matter-of-right devel opnent
of general residential uses including single-famly
dwel lings, flats, and apartnments to a maxi num | ot
occupancy of sixty percent, a maxinmum FAR of 1.8 and a
maxi mum hei ght of sixty feet.

The C-2-A District permts matter-of-right |ow density
devel opnent including office, retail and all kinds of
residential uses, to a maxinum FAR of 2.5 wth
non-residential wuses limted to 1,5 FAR, a maxi num
height of fifty feet and a maximum |ot occupancy of
sixty percent for residential uses.

Under the PUD process of the Zoning Regul ations, the
Zoning Comm ssion has the authority to inpose
devel opnent conditions, guidelines and standards which
may exceed or be |esser than the matter-of-right
devel opnent standards identified above.

McLean Gardens was built during Wrld War 11 and housed
over 3000 people. By the 1970's the rental buildings
at MLean Gardens were in need of nmmjor renovation. In
1972, the owners of MLean Gardens received approval
from the Zoning Commission for a PUD and zoning nap
amendnent from R-5-A to R5-B and C-3-A for a nmjor,
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m xed-use devel opnent of approximately five mllion
square feet on the original forty-three acre site which
woul d have necessitated denolition of all of the

exi sting buildings. The property was sold to the
Chicago Bridge and Iron Co. (CBI), which withdrew the
zoning application. In 1975, CBI filed an application

with the Zoning Comm ssion to denolish all of the
buildings and to create a "Planned |International
Devel opment™ zone for MLean Gardens to include over
1,500,000 square feet of office and retail space and
750- 800 residential units. The application was

di sm ssed when other |ocations were selected for

i nternational agencies. The tenants in MLean Gardens
formed the MLean Gardens Residents Association in 1971
and joined with other area comunity groups to oppose
these zoning applications and a 1973 condom ni um
conversion plan.

In 1978, the Residents Association received an offer to
purchase MlLean Gardens. I n Septenber 1979, the
Resi dents Associ ation and sone financial investors
formed the McLean Gardens Limted Partnership to
purchase MLean Gardens and to carry out the overall
program for MLean Gardens which had been forned in
consultation wth concerned comunity groups in
1977/78. That overall program called for the
renovation of the existing thirty-one buildings in
McLean Gardens for sale as condom nium units and the
nore intensive devel opnent of the front 9.4 acres.
Earlier plans to intersperse sonme of the new
devel opnment anbng existing buildings on the back
thirty-three acres did not receive favorable conmunity
reaction. The nore intensive redevelopnent of the 9.4
acres through a PUD was viewed as the vehicle to nake
possi bl e the preservation and renovation of the
existing garden apartments and the provision of
approximately five mllion dollars in benefits in the
form of discounts on units or cash paynents to the
tenants. On June 10, 1982 the MlLean Gardens Limted
Partnership transferred ownership of the 9.4 acre PUD
site to the MLean Gardens Venture.

The PUD site lies in the center of an area which
contains apartnents, retail comercial activities,
office buildings, single-famly hones and many
significant educational and religious institutions wth
a diverse range of densities and heights from twenty to
ninety feet. W sconsin Avenue, N.w., a Six |ane
arterial with nine north-south bus routes serving
McLean Gardens, forns the spine of this area.

Directly to the west of the PUD site are the thirty-one
existing Georgian-style walk-up garden apartnents of
McLean Gardens. The buildings are three stories wth
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peaked roofs and are zoned R-5-A. Glover--Archbo 1d Park
forms the western boundary of MLean Gardens.

To the south across Idaho Avenue is a comercial area
zoned C-2-A fronting on Wsconsin Avenue. Acr oss

W sconsin Avenue from this C2-A zone are a nunber of
apartnment houses and a nursing hone on |and zoned R-5-B
and R-5-C. The apartnment buildings are built to the
property line fronting on Wsconsin Avenue and reach
the height Iimt of ninety feet with eight to ten
stories. The R-5-C zone continues south along the west
side of Wsconsin Avenue. Behind the high density
frontages along Wsconsin Avenue lies the R I-B zone
district largely developed with single-famly hones.
South of Wodley Road, the R I|-B zone district extends
to Wsconsin Avenue where the National Cathedral
conpl ex is |ocated.

To the southwest of the PUD site is the Second District
Police Headquarters and a public park, Newark Street
Comunity  Gardens,. in the R5-A zone district. Sout h
of this area are single-famly homes and the Washington
Hebrew Congregation in the R I1-B zone district, An
area zoned R-5-B is located at Macomb Street and I|daho
Avenue behind the C-2-A frontage along W sconsin
Avenue.

Directly to the north of the PUD site across Rodman
Street, existing MLean Gardens buildings extend to
W sconsin Avenue. Abutting MlLean Gardens to the north
is the headquarters of the Federal National Mortgage

Associ ation (FNMA). Beyond FNMA to the north al ong
Wsconsin Avenue is a general mx of office buildings,
retail commercial and restaurant space, and nedium
density apartment houses. Cenerally, building heights
grg :bout sixty feet. This area to the north is zoned

To the east of the PUD site across Wsconsin Avenue isS
a mxture of land uses including the Sidwell Friends
School, a ninety foot apartnent building and a mxture
of institutional, townhouse and comercial uses wth
R-5-A and R--1-B zoning. Behi nd the high density

W sconsin Avenue frontage is an R-2 zone district
extensively developed wth single-famly attached and
detached hones over nany years,

The land use and zoning patterns in the vicinity of the
PUD site concentrate the higher densities, higher
heights and nore intense uses along Wsconsin Avenue,
the major arterial route. Along Wsconsin Avenue can
be found a mxture of C2-A C3-A R5-A R5-B and
R-5-C zoning with the RI-B and R-2 single-famly zones




Z.C.ORDER NO, 383
CASE NO. 81-22P
PAGE 5

19.

20.

21.

i mmedi ately behind the nmore intense zones andl and
uses.

A wide range of recreational facilities and |arge areas
of open space exist within a short walk of the PUD
site. These include: approxinately seventy-five acres
of public open space including portions of
Glover-Archbold Park with its direct access to the
mles of bike paths and trails in the national park
system seven public tennis courts; nine private tennis
courts operated by Sidwell Friends School; three

pl aygrounds including facilities behind Hearst School;
an outdoor sw nmm ng pool now under construction in
McLean Gardens; a playground at 39th and Porter
Streets; a picnic ground at 39th and Rodman Streets;
and the Newark Street Community Gardens and playground.
Picni c benches and barbeques are found anong the
existing thirty-one buildings in MLean Gardens and
more are planned as the renovation of the remaining
bui l dings is conpleted.

The applicant proposes the phased construction of 625
residential wunits, 40,000 net square feet of retail and
office space and the preservation of the existing
community recreational and admnistrative facility for
McLean Gardens residents. The residential wunits wll
be contained in a variety of building types, including
wal k-up apartnments in a "mews" configuration and.
md-rise and high-rise apartment buildings. The PUD
plan provides for a variety of open spaces, |andscaped
areas, wal kways and other anenities to serve residents
of MLean Gardens. The retail, office, recreational
and adm nistrative uses wll be l|located at the corner
of Wsconsin Avenue and Porter Street, N.W. in a new
comunity center grouped around a |andscaped plaza.
The community center area wll occupy 67,725 square
feet of |[and, The existing admnistration/community
building will becone a part of the comunity center for
the entire McLean Gardens comrunity. An i ndoor
swinmng pool and exercise facilities wll be provided
in the comunity center. The C-2-A zone district wll
house these facilities. A total of 772 parking spaces
to accommpdate the needs of the residents and the
commercial uses will be provided on the site. The
parking wil.l be located behind the existing stone wall
along Wsconsin Avenue and in underground garages. A
maj or part of the parking spaces wll be underground,

The "North Mews" apartnent buildings occupy the
nort hernnost section of the site and range in height

fromthree to four stories. The | ower units are
| ocated near 38th Street, to respect the scale of the
existing buildings opposite. Larger two story units

will be located on the lower two floors and wll have
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private terraces. The wupper floors wll incorporate
smal l er duplex and single story units. To mnimze
interior circulation space, the buildings are connected
by wal kways and the upper floors wll have exterior
circul ation.

At the center of the site is a mxed-use comunity
center which wll incorporate the existing

Admi ni stration  Buil ding. An open central plaza
surrounded by retail, office, and residential uses as
well as a pool and health club are proposed to serve as
the focal point of the project. Buildings in this
section range in height from four to nine stories.
Four-story garden apartnents adjoin 38th Street while
the "Crescent Apartnents'" are proposed as a nine-story
apartment building adjoining the central square. Al'so |
adjoining this open space are the "Plaza Apartments”
which range in height from four to eight stories. The
Wsconsin Avenue side of the "Plaza Apartments” wll
house the comercial facilities on the lower floors
facing the central square. Proposed are 10,000 square
feet to be devoted to retail uses and up to 30, 000
square feet for office use.

South of Porter Street are the "South Mews"' consisting
of three to four story apartment buildings simlar to
the ""North Mews" . The "ldaho Avenue Apartnments” front

on Idaho Avenue and will consist of ground floor duplex
units and apartments, and wll have an average height
of eight stories with the roof line designed in a

"st eppi ng- down" manner. The existing stone wall alonqg

the Wsconsin Avenue frontage would be preserved, and a
simlar wall would be constructed along the |daho
Avenue frontage,

There are no buildings o« structures on the site that
are designated as historic landmarks, nor is the site
part of any historic district.

By testinony at the public hearing, the applicant's
civil engineer concluded that the water, gas, storm
sewer and sanitary sewer systens serving the PUD site
are nore that adequate to serve the proposed project
and that electrical and tel ephone service wll be
provided by PEPCO and C&P respectively, upon request.
The civil engineer also concluded that the project
will inpose no adverse erosion or sedinmentation
conditions for surrounding properties; that there wll
not be any nmeasurable difference in inpact on the
receiving stream in Cover-Archbold Park from storm
wat er discharge from the site once devel oped; and that
the PUD site conprises only 3.9 percent of the drainage
basin in which it is located. The Conmission so finds.
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By testinony at the public hearing, the applicant's
marketing and community inpact expert concluded that
the developnent of the PUD site will have no adverse
impact on police, fire, recreation, education, library
and health care services provided by the city
government, all of which are adequate to serve the PUD.
The Conmi ssion so finds.

The proposed PUD will generate substantial additional
tax revenues from real estate, incone and sal es taxes.

The applicant's traffic expert stated that safe and
efficient access to the PUD site can be provided by the
existing street network in the vicinity of the site;
that use of the existing street network is appropriate
because traffic is well distributed and no one
intersection wll become overloaded; that traffic
generated by the PUD will not in any way adversely
affect the existing street system that capacity
anal yses at key intersections along Wsconsin Avenue
denmonstrate that these intersections wll continue to
operate at satisfactory levels of service when both the
PUD site and the existing units at MlLean Gardens are
fully occupied; that peak hour increases along
Wsconsin Avenue wll be approximately seventy-five to
eighty vehicles or a five to six percent increase of
the total under '*worst-case" conditions; and that such
i ncreases are not perceptible to the driver or to
pedestrians and will not create any adverse air quality
or noise inpact. The Conmm ssion so finds.

The traffic expert further testified that the proposed
772 on-site parking spaces will be nmore than sufficient
to nmeet the parking needs of the PUD and that
sufficient on and off-street parking exist in the
McLean Gardens area to neet the parking demands of the
existing thirty-one buildings when they are fully
occupi ed. The Conmi ssion so finds.

The primary access to the site will be through the
existing entrances along Wsconsin Avenue at Rodman and
Porter Streets using the existing traffic signals and
along Newark Street at 38th Street and at 39th Street.
One additional access to the underground garage under
the 1daho Avenue Apartnments will be | ocated al ong
Newark Street and other access points to the PUD are
provided along Porter and 38th Street. The traffic
expert testified that all access points have been
|ocated to reduce circulation within MlLean Gardens,
that these entrances wll also effectively distribute
site-related traffic so no one location is
overburdened, and that the mpjority of the parking
spaces for the commercial space wll be provided
adj acent to the Plaza Apartnments building with the
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entrance to these parking spaces located at the
entrance at Porter Street and Wsconsin Avenue so that

traffic generated by the commercial space will be
effectively segregated from the residential parking
areas and will be intercepted at the entrance to McLean

Gar dens. The Comm ssion so finds.

At the recomendation of the District of Colunbia
Departnent of Transportation, the applicant proposes to
apply to the District of Colunbia government to close a
smal| portion of the street at the intersection of 38th
and Porter Streets across fromthe entrance to the
Crescent Apartnents, where a small island of isolated
land i s now | ocat ed. The closure will elimnate
traffic conflict points at this |ocation.

The PUD site is well served by nine bus lines which
travel north and south along Wsconsin Avenue and three
that stop at MlLean Gardens and travel east and west
from Wsconsin Avenue to both the Ceveland Park and
Zool ogi cal Park Metro stations.

By testinmony at the public hearing, the applicant's
urban |and-use planner concluded that the PUD is
consistent with and neets the objectives of Article 75
of the Zoning Regulations; that the PUD is a superior
plan to one that could be achieved as a matter-of-right
under R-5-A or R-5-B zoning; that the nedium density
PUD adjacent to a nmjor arterial is consistent wth
sound planning principles and patterns of devel opnment
al ong Washington's major arterials; that the PUD plan
is consistent with the |and-use patterns in the
vicinity of the site; that the conmmercial uses in the
PUD are conpatible with the nei ghborhood and a
desirable addition to the livability of MLean Gardens;
and that the variety of building heights is consistent
with the heights of buildings in the vicinity of MLean
Gar dens. The |and-use expert also concluded that the
PUD project is not inconsistent with the adopted
elements of the District of Colunbia Conprehensive Plan
and that the PUD plan neets a nunber of neighborhood
and city goals and policies, including providing a
superior living and working environment, inproved air
quality and water resources, an efficient solid waste
collection system energy conservation,superior urban
design, recreational and open space anenities, positive
fiscal inpact, nmuch needed housing, efficient and
economi cal m xed-use  devel opnent and adequate
utilities. The Commmission so finds.

The Ofice of Planning and Devel opnent, (OPD) by

menor anda dated April 23, 1982 and June 2, 1982 and by
testinony presented at the public hearing, recomended
approval of the application, subject to proposed
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devel opment conditions. The OPD reported that the nost
conprehensive adopted goals affecting this site and
area are found in D.,C. Law 2-134, the "District of
Columbia CGoals and Policies Act of 1978,"" the first

| ocal elenment of the Conprehensive Plan for the
Nat i onal Capital. The OPD believed that the
application is generally consistent wth planning goals
by noting consistency and benefits in overall quality
of life, air quality, water resources, energy, urban
design, recreation/open space, public revenues, housing
supply, land-use, and others. The Conm ssion so finds.

The D.C. Departnent of Environmental Services (DES), by
menmor andum dated April 7, 1982, indicated that the
proposed project will not have significant inmpact on
the sewer and water systenms of the city. The
Commi ssion so finds.

The D.C. Departnent of Recreation (DCDR), by letter
dated April 16, 1982, concluded that the proposed PUD
is a preferable devel opnment alternative to a
matter-of-right subdivision for this site in ternms of
recreation and open space inpacts and is consistent
wth the city's overall goals for recreation and open
space as contained in the CGoals and Polices for the
District of Colunbia. The DCDR also stated that the
proposed PUD preserves an adequate amount of open space
and provides good access to existing recreation
facilities. The Commission so finds. The Depart ment
suggested that the proposed devel opnent provide at

| east one area with play apparatus for small children
and benches for adults.

The D.C. Department of Housing and Community

Devel opnment (DHCD) , through the OPD report, has
verbally recomended favorable action by the Zoning
Conmmi ssi on. The DHCD believed that the proposed is
consistent with District-wde housing objectives and
increased opportunities for home ownership. The
Conmi ssion so finds.

The p,C, Fire Departnent (DCFD) , by menorandum dated
April 16, 1982, has reviewed the plans and concluded
that those areas of concern covered in the Fire
Prevention Code have been satisfactorily resolved. The
Commi ssion so finds. The DCFD will continue to
maintain close coordination during the second stage
processing of the application, if the prelimnary stage
I's approved.

The p.c. Public School, by nenorandum dated April 29,
1982, reported that this project will have no adverse
affect upon the facilities and operations of the D.C
Public School System Al t hough W son Seni or Hi gh
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School is overcrowded, students living within the
boundary wll be able to attend. Students attending
t hose schools from out-of-boundary, as a result of D.C.
Public Schools open enrollnment policy, would be
diverted as necessary to accommpdate any students
living within the attendance boundary. The Conm ssion
so finds.

The D.C. Departnent of Finance and Revenue (DFR) , by
menor andum dated April 12, 1982, reported that the
proposed plan is in conpliance with the density
permtted for simlar properties in the immediate area
of the subject site. Concurrence of the plan wll be
beneficial to the neighborhood and the city's tax base.
The DFR found no adverse affects resulting from the
aﬁproval since surrounding properties have been granted
the developnent density as a natter-of-right. The
Conmi ssion so finds,

The D.C. Ofice of Business and Econom c Devel opnent
(OBED), through the OPD, endorsed the incorporation of
the officel/retail use with this residential devel opnent
because of the existing l|and-use pattern in the area.
The projected potential benefits to the city, for the
devel opment of this large tract of l|and, which has been
vacant since 1975, are estimated to be: $2.5 mllion on
real estate, retail sales, personal property and state
I ncome taxes; 378 construction phase jobs and forty

permanent office and retail |obs. These gains are
expected for the «city wth nmodest nunicipal
expendi t ures. The Comm ssion so finds.

The D.C. Metropolitan Police Departnent (MPD) , by
menorandum dated April 23, 1982, addressed three areas
of basic concern; traffic, crime prevention and design,
and crime and comunity awareness. The MPD reported
that the PUD woul d havem ni mal inpact on that agency.
The Comm ssion so finds. The MPD indicated that, as
units are occupied, the devel oper should bear the civic
responsibility of informng the new occupants of the
crime prevention prograns that are available through
the MPD and the Community Services Unit at the Second
District Headquarters on |daho Avenue.

The District of Colunbia Departnment of Transportation
(DCDAOT) , by report dated May 3, 1982 and by testinony
presented at the public hearing, concurred with the
applicant's traffic analyses and conclusions and
concluded that the 772 parking spaces are adequate to
serve the PUD and that:

""The proposed devel opnent is expected to
generate approximately 400 and 300 autonobile
trips during the nmorning and eveni ng peak




Z.C.ORDER NO 383

CASE
PAGE

44.

NO. §1=-22P
11

hours, respectively. Qur traffic analysis
indicates that the surrounding street system
can accommodate the traffic generated by the
proposed devel opnent.”

The Comm ssion so finds.

The DCDOT noted its sensitivity to any adverse inpacts
on nearby residential streets, particularly, Porter
Street. To mtigate traffic from the PUD desiring to
go east on Porter Street during the norning peak hours,
DCDOT recommended that MlLean Gardens traffic using the
Porter Street exit should be restricted to right and
left-turns-only at the intersection with Wsconsin
Avenue and that the condition should be nonitored and
further neasures taken if needed. DCDOT al so
recommended that the twenty extra spaces which were
avai | abl e under the 650 unit plan be allocated for
residential use. By report dated May 27, 1982, DCDOT
stated that it supports a mx of small car spaces of up
to forty percent of all spaces when marked as "snall
car spaces" and placed in groups.

Advi sory Nei ghborhood Conmm ssion 3C, by testinony at
the hearing, stated it had no objections to the PUD,
provided certain nodifications contained in its witten
report dated Miy 1, 1982 were incorporated by the
Zoning Conmmission. The ANC-3C also stated that it was
concerned that the PUD proposal was different from the
pl an which had been previously conceived by the
citizens of MlLean Gardens and adjacent neighborhoods
in 1977/78. Concern was expressed with the height and
bulk of some of the buildings. The ANC recomended
rezoning to R-5-B approximately one half of the PUD
site as to permt only the FAR needed for the PUD. The
ANC requested an increase in the nunmber of parking
spaces. The ANC also stated that the PUD for the 9.4
acres nust be considered in the context of the entire
forty-three acre MlLean Gardens property. The 2aNC
suggested the follow ng nodifications:

a. Do not rezone the entire PUD site, but rather
consider the entire forty-three acres under the
PUD plan, or rezone only half of the 9.4 acre PUD
site from R-5-A to R-5-B, thus limting the
applicant to the 2,0 FAR needed for the PUD plan
and '"without considerably reducing the size of the
devel oper's proposal ";

b. Do not rezone the requested 67,725 square feet of
land area from R-5-A to C-2-A, but rather permit
the requested 46,000 gross square feet for
commerci al uses as an accessory use to the
residential devel opnent, or, rezone only 46,000
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square feet of lot area from R5-A to C1 which
woul d all ow the requested commercial space and
permt neighborhood type retail, recreational and
social gathering places as accessory uses under
the residential zone;

Prohibit certain C| commercial uses;

Reduce the anount of office space and increase the
amount of retail space, if possible;

Al l ow assenbly use of the ballroom in the

Adm nistration Building only for "owners and
nei ghborhood uses, but not as a commerci al
assenmbly place";

"Do not allow comrercial wuses underground (which
are not covered by FAR requirenents) ;"

Request the devel oper to include sonme provisions
for noderate incone housing and elderly housing;
Review the design of the three high rise apartnent
houses, particularly the Idaho Avenue Apartnents
so that the PUD site is not "dom nated" by
ten-story buildings, and fits within the character
of the surrounding neighborhood, and so that
shadows woul d be reduced,;

Establish the point of measurenent of building

hei ghts al ong the W sconsin Avenue frontage of
each parcel which would permt building heights of
approximately eighty feet or a maxi mum of nine
stories;

Require the applicant to include the price of a
parking space with the sale of a unit;

Di scourage cross-traffic through the property;
Retain the one-space-per-unit parking requirenment
of the R-5-A zone for the PUD

I ncrease the nunmber of parking spaces to 806;
Permt a maxinmum of twenty-five percent of all
parking spaces to be snmall car spaces;

Keep open air parking spaces in the PUD to a

maxi mum of 200 as indicated in the revised site
pl an;

Provide a plan that shows wal ks, parks and

Landscapi ng;
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a. Design the PUD to encourage people from adjacent
nei ghbor hoods to have pleasant access to
d over-Archbold Park;

r. Keep the ratio between open spaces and buil dings
not nore than 1:1 in the mews area and to 1:1.5 in
ot her pl aces;

s. Screen parking lots from view by shrubbery and
trees while providing anple lighting for safety;

t. Break up large paved parking areas by plantings;
and

u. Devel op a covenant which assures that the PUD

45,

46.

represents the limts of total devel oprment.

By letter dated June 30, 1982, the ANC stated that the
application as nodified as finally before the Zoning
Conmi ssion contained changes '"in the right direction”
but did"not go as far as the ANC would like, as set
forth in our position dated May 1, 1982 ... which

continues to be the position of the Conm ssion."'

Carol Currie, A Hewitt Rose, and representatives of
the Sidwell Friends School (by report dated May 3,
1982) and the MlLean Gardens Residents Association (by
report dated May 7, 1982) gave testinony at the public
hearing in support of the application. These wi tnesses
in support expressed concerns relative to the use of
the PUD site, height, parking, traffic, environmental,
and material and design objectives.

The MLean Gardens Honeowners and Residents G oup
(MHRG , by witten report filed at the hearing and by
testinony of M. Pierce Qinlin, indicated that while
it did not oppose development of the vacant 9.4 acre
tract, it was concerned that the PUD as proposed will
have a detrinmental affect on environmental quality and
the living environment of MLean Gardens; that the
amenities in the PUD are inadequate; about proposed
bui I ding heights; increases in population, traffic
conjestion and physical density; about the need for the
commercial  space; about inadequate parking, green
space; about safety; and about a decline in their
property values. MGHRG r ecomended the follow ng
nmodi fications to the PUD:

a. reduce the height of buildings;
b. reduce the nunber of buildings and the nunber of
units;

c. increase the anmount of open green space;
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d. relocate the entrance to the underground qarage
for the Crescent Apartnments closer to Wsconsin
Avenue;
e. relocate the driveways for the South Mews and
Crescent Mews next to Wsconsin Avenue;
f. nmove the parking entrance to the Idaho Avenue

47.

48.

49.

50.

Apartments to Idaho Avenue;

g. provi de one parking space with each unit sold or
rented;

h. provide "'usage guarantees to MLean Gardens owners
on the use of the recreational facility and indoor
pool ; and

provide security for the overall site wth
enphasis on the underground parking garages.

Ctizens for City Living (CCL) , by report dated April
27, 1982 and by testinony of Robert Hausman at the
public hearing, opposed the PUD application unless
""parking is provided integrally with each residential
unit". CCL also indicated that they were opposed to
t he pCpoT's proposed solution to the Porter Street
probl em

Jane G lbert submtted a report and spoke on behalf of
the "Porter for People Commttee" (PPC) at the public
hearing. She indicated that the PPC is an infornal
group of Porter Street residents who have "been working
together for alnost six nmonths to inprove traffic
conditions on Porter Street between Connecticut and
W sconsin Avenue'". Jane G | bert noted that Porter
Street has been experiencing recent traffic increases
which are believed to be due to changes on Reno Road,
that she believed the PUB would add to existing traffic
problems on Porter Street and will also have an adverse
inpact on the quality of life on Porter Street; and
recommended elimnation of the existing MLean Gardens
entrance at Porter Street and that Porter Street on the
east side of Wsconsin Avenue be blocked off.

The North Cleveland Park GCitizens Association, by
report dated April 5, 1982 and by testinony of Henry
Cuyo t at the public hearing, indicated that it

di sapproved of the PUD application because of concerns
with traffic and density.

Dixie Scott, a resident of Quebec Street, by testinony
at the public hearing, indicated she was opposed to the
closing of Porter Street at Wsconsin Avenue because it
woul d divert traffic to Quebec Street; that she was
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52,

53.

generally pleased with the PUD proposal because it was
better than past proposals; but that she was still
concerned with height, density, increased traffic,
preservation of green space and environmental concerns
such as water and air quality.

Mansur Ekhtiar gave testinmony at the public hearing

nei ther opposing nor supporting the application but
encouraged dial ogue and conprom se between parties and
persons.

In response to issues raised at the May 3rd and May 10,
1982 public hearings, by letter dated May 27, 1982, and
by expert testinmony at the July 2, 1982 hearing, the
applicant proposed the following nodifications to the
revi sed PUD pl an:

a. Lower the height and bulk of the Idaho Avenue
Apartments from ten stories to an average of eight
stories. The Apartments would vary from six to

ten stories with the ten-story portion across from
exi sting commercial uses across I|daho Avenue and
the portions nearest the existing (garden
apartnments and al ong W sconsin Avenue stepped
down.

b. Reduce the nunber of units by twenty-five from 650
to 625. The FAR is reduced from 2.0 to 1.95 FAR

C. Increase the space between mews buil dings by
novi ng, where grades permt, the private garages
partially into the news buildings thenselves.

d. Add twenty-five parking spaces for residents and
visitors by keeping the nunber of parking spaces
at 772, while reducing the nunber of wunits.

The Zoning Conmission is required by statute to give
"great weight" to the witten report of the Advisory
Nei ghbor hood Conmi ssi on. In response to the issues and
concerns raised by the ANC report and other concerns
raised in other testinony at the hearings, the
Commi ssion finds that:

a. The PUD plan is generally consistent with the plan
that was discussed with citizens groups in 1977
through 1979 in that the predom nant residential
character of MLean Gardens has been retained,
The nunmber o+ new residential units is
approxi mately the sane.

b. The entire forty-three acre site of MLean Gardens

is not before the Conmm ssion. In any event,, the
avai |l able FAR on the back thirty-three acres has
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been substantially used and any zoning application
for the existing buildings would require the
approval of each condom nium unit owner and this
Conmi ssi on.

The proposed zoning, R-5-R and C-2-A, pernmits

i npl enentation of the PUD site plan. This
Conmm ssi on cannot under the Zoning Regul ations
permt the proposed commercial developnment as an
accessory use in a residential zone district and
cannot permt C-Z-A uses such as the ballroomin a
C-1 or residential district. Even in a PUD, the
FAR, height and |ot occupancy nust conform to the
PUD guidelines for the underlying zone district,
The proposed PUD site plan does not fit within the
guidelines for the R-5-A zone district. The

gui delines conditions and standards inposed by the
Zoning Conmmission in its approval wll be
contained in a covenant, running with the |and,
This covenant will absolutely control the height,
density and uses of the site, regardless of the
limts otherwise permtted by the applicable
zoning.

A PUD and rezoning do not set a precedent for the
area because a PUD plan and acconpanying rezoning
is unique to its site and is so considered by this
Conmi ssi on. Each case before this Commssion is
reviewed on its own nerits.

The applicant has proposed a mx of commercial
uses to respond to the needs of McLean Gardens
residents and narket conditions.

The PUD plan with its mx of wuses, building

hei ghts and types of wunits is conpatible with the
existing zoning and |and uses of the neighborhood
which is characterized by a wi de range of | and
uses, zone districts building heights and types.

The applicant has proposed substantially the sane
limtation on commercial uses in the PUD site as
recommended by the ANC As to the nunber and
types of liquor licenses, the Al coholic Beverage
Control Boar d, not this Conmi ssion, has
jurisdiction to issue liquor Iicenses,

Al 40,000 net square feet of commercial space
will be above grade in the Plaza Building.

Through the MlLean Gardens Limted Partnership

agr eement , bel ow mar ket rate housing or
substantial cash anounts have been provided to 180
tenant famlies in the existing McLean Gardens

B
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devel opnent, many of whom are of noderate neans or
el derly.

The site is not domnated by ten-story buildings.
Only 7.51 per cent of the site area was proposed
to be devoted to ten-story buil dings. That
percentage is reduced further by the applicant's
nost recent proposal to reduce the height of the
| daho Avenue Apartnments. The applicant has
proposed to reduce the Ildaho Avenue Apartments to
an average of eight stories. Stepping the
building from ten to six stories wll assure its
conpatibility with the existing garden apartments.
The scal e and design of the ten-story Crescent
Apartments | ocated on the Plaza provides an

i nportant focal point for McLean Gardens and
permits a |lower scale perimeter along 38th Street
across from the existing garden apartments. The
topography of the site as well as the setbacks and
screening by the four-story Crescent Mws also
offset the appearance of the taller building.

The proposed 625 unit site plan reduces the bulk
and density of the PUD plan by an appropriate
anmount in light of the testinony at the hearing.

The PUD site has been specifically designed to
permt maxi num solar orientation.

The heights of buildings in the PUD range from
twenty-two to ninety feet as neasured in
accordance with the Zoning Regul ations. The poi nt
of measurenent for height will further be
specified in this order.

The applicant has provided 772 parking spaces,
I ncluding one space per residential unit which is
sufficient for the proposed residential and
commercial uses on the PUD site and is nore than
Is required by the Zoning Regul ations. Reduction
of the units from 650 to 625 while keeping the 772
parking spaces provides an additional twenty-five
par ki ng spaces for residential and visitor

par ki ng. Both the commercial and retail parking
spaces can be used as visitor parking spaces
during the evenings and weekends. The PUD

circulation plan and the l|ocation of access points
to the PUD site has been specifically designed to
di scourage <cross traffic through the property.
Mews |anes in the PUD will be private. The
streets in the existing MLean Gardens are public
streets and accordingly controlled by the D.C
DOT, Any traffic inmpacts will be further reduced
by the reduction in twenty-five residential wunits.
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The revised PUD plan provides 192 small car spaces
in the perimeter parking decks. These 192 spaces
represent forty percent of all parking spaces in
the perineter parking decks or twenty-five percent
of the total PUD parking space which is the same
as the twenty-five percent recommended by the ANC.

Al though the thirty-one existing garden apartnents
in MLean Gardens are not before the Conm ssion,
nor is the applicant required to provide any
parking spaces for these existing buildings, there
is sufficient on and off-street parking to
accommodate the parking for these 720 units.

The applicant's Revised Site Plan, nmarked as
Exhibit No. 91B of the record provides 206 open
air parking spaces.

The Revised Site Plan, Exhibit No. 91B, shows the
| ocation of walks, parks and |andscaping on the
PUD site.

The design of the site plan encourages access to
Cl over-Archbol d Park by maintaining the access
points at the existing streets and increasing
access across the PUD site by a pedestrian cut
through the stone wall along Wsconsin Avenue.

Wiile no law or Zoning Regulation requires an open
space to building ratio, a ratio of 1:1 between
open space and buildings has been achieved

t hroughout the news areas and is appropriate. The
ratio of 1:1.5 is achieved in the mgjority of the
rest of the site,

The perineter parking decks have been screened by
placing them behind the stone wall and wth the
addition of shrubbery and trees. The paved areas
on the perineter parking area decks have been

broken up by plantings. The Conm ssion requires
that a nore detailed |andscaping and lighting plan
be submitted in the second step application, as
required by the PUD regul ations.

A total of two acres of public open space is
provided in the area between the property line and
curb. These areas together with the significant
amounts of private open space provide anple open
space for the PUD.

The admnistration and recreation buildings wll
be subject to the general use restrictions set
forth herein. The condom nium association may, at
its option, inpose further restrictions on the use
of these prem ses.
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X The location of the entrance to the Crescent
Apartments is reasonable in that it is farthest
away from any existing buildings and provides an
attractive, safe access to the building.
Ve The PUD in itself will not increase security

54.

problens, and the design of the PUD has
imcorporated safety considerations.

Z., The PUB can only increase property values in the
exi sting MlLean Gardens because the PUD units wll
be equal or greater in value and the community
center area wth the admnistration and
recreational buildings, plaza and mx of uses wll
greatly increase the anenities, desirability,
prestige and uniqueness of MlLean Gardens.

The Conmi ssion notes the recommendations of the DCDOT
regarding the restriction of ingress and egress traffic
flow at the intersection of Wsconsin Avenue and Porter
Street. The Conmission finds that the issue regarding
vehicular traffic to and from the project site at

W sconsin Avenue and Porter Street and at other
|ocations is within the jurisdiction of the DCDOTI. The
Conmmi ssion believes that that applicant will have
sufficient opportunity to resolve this matter to the
satisfaction of the DCDOT.

CONCLUSI ONS  OF LAW

1. The Planned Unit Devel opment process is an
appropriate means of controlling devel opnent of
the subject site, because control of the use and
site plan is essential to ensure conpatibility
w th the neighborhood.

2. The devel opment of this PUD carries out the
purposes of Article 75 to encourage the
devel opment of wel | - pl anned residential,
institutional, conmer ci al and mxed use
devel opments which will offer a variety of
building types with nore attractive and efficient
overall planning and design not achievable under
matter-of-right devel opnent.

3. The devel opment of this PUD is conpatible wth
city-wide and nei ghborhood goals, plans and
prograns and is sensitive to environnental
protection and energy conservation.
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4, The devel opment of this PUD encourages
diversification in the use, size, type, design and
| ocation of the buildings and other structures,
inproves circluation and siting of facilities and
provi des assurance of adequate standards for the
protection of the public health, safety, welfare
and conveni ence.

5. The approval of this PUD application is consistent
with the purposes of the Zoning Act.

6., The PUD and change of zoni n? i's conpatible and
consistent with existing land uses, building
hei ghts and zoning in the inmediate neighborhood
and al ong Wsconsin Avenue.

1. The proposed application can be approved wth
conditions which ensure that the developnent wll
not have an adverse affect on the surrounding
comunity, but wll enhance the neighborhood and
ensure nei ghborhood stability.

8. The approval of this application will pronote
orderly developnment in conformty with the
entirety of the District of Colunbia zone plan, as
enbodied in the Zoning Regulations and Map of the
District of Colunbia.

9. The Zoning Conmi ssion has accorded to the Advisory
Nei ghbor hood Conmi ssion 3C the "'great weight" to
which it is entitled.

DECI SI ON

In consideration of the Findings of Fact and

Concl usions of Law herein, the Zoning Conm ssion hereby
ORDERS approval of the first stage application for a
Pl anned Unit Developrment for Lot 1,2 and 3 in Square
1819 and Lots 1,2,5,6 and 7 in Square 1821 fronting on
W sconsin Avenue and bounded by Rodman Street on the
north, 38th Street on the west, Newark Street on the
sout hwest and |daho Avenue on the south, subject to the
followng gquidelines, conditions and standards:

L. The applicant shall submt wth the application
for second stage approval of the PUD an
application for rezoning the subject property from
R-5-A to R-5-B and C-2-A The boundary Iines
between those districts shall be as shown on Sheet
No. 10 of Exhibit No. 9 of the record, and shall
be di mensioned in relation to the surrounding
streets.

2. The final design of the project shall be based
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upon the revised site plan marked as Exhibit No.

91B of the record, as that plan may be nodified by
the gquidelines, conditions and standards bel ow.

The maxi mum nunber of dwelling units shall be 625.
The m ni mum nunber of parking spaces shall be 772.

The overall density of the project shall not
exceed a floor area ratio of 1.95. The gross
floor area shall not exceed 795,456 square feet.
A maxi mum of 46, 000 square feet of gross floor
area in the Plaza Apartments building, [|abeled as
Building ¢ on the revised site plan, nmay be
devoted to commerci al uses. Appr oxi mat el y
seventy-five percent of the comercial FAR shall
be devoted to office space and approxi mtely
twenty-five per cent shall be devoted to retail
and service uses.

The existing Administration Building, |abeled as
Building D on the revised site plan, may be used
for offices, services and recreational purposes,
including social events, and nay include food and
beverage service as an accessory use. The
proposed Recreation Building labeled as Building E
on the revised site plan, my be used for
recreation purposes and may also include food and
beverage service as an accessory use. The
condom ni um association nmay, at its option, inpose
further restrictions on the use of these premni ses.

In the area to be devoted to commercial uses,
permtted uses shall be those uses first permtted
in a Gl District with the exception of those uses
specifically listed in Exhibit No. 74E of the
record, In addition, those uses cited in Exhibit
No. 74E of the record which are first permtted in
a C2-A District shall also be permtted, except
for commnity based residential facilities under
Par agraph 5102.38 and speci al exceptions under
Sub-section 5102.4.

No building shall exceed ninety feet in height

above the level of the curb on Wsconsin Avenue
and the adjacent finished grade.

The overall |ot occupancy for the project shall
not exceed fifty-four per cent.

In the final design of the North and South Mews,
| abeled as Buildings F and G on the revised site
plan, the applicant shall make all reasonable
efforts, consistent with grade and slope, to place
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a portion of the individual parking garages under
t he buil di ngs.

The applicant shall study the design of the
building |abeled as G-10 on the revised site plan,
wth the aim of elimnating that building as shown
from the plan.

In the final design of the I|daho Avenue
apartnments, |labeled as Building H on the revised
site plan, the building shall be an average height
not exceeding eight stories, but may vary in
hei ght fromsix to ten stories, with a stepdown
toward the sout hwest near the existing MLean
Gardens garden apartnents and to the north along
W sconsin Avenue.

Landscapi ng and paving shall be in accordance wth
the general |andscaping shown on the revised site
plan marked as Exhibit No. 91 of the record. The
| andscapi ng shown shall be considered as a m ninum
and the addition of nore |andscaping, particularly
on the plaza and in the vicinity of the perineter
parking decks behind the wall is recomended.

Grculation and off--street parking shall be
inplemented in accordance wth the circulation
pl an/ parking on-grade, marked as Exhibit No. 91H
of the record, and the parking plan Dbelow grade,
marked as Exhibit No. 91I of the record.

The plans submtted with the second-stage
application shall assure that the pedestrian
bri dges between the nmews are safe and weat her

pr ot ect ed. The second-stage application shall

al so addr ess the use of the

adm ni stration/comunity building and recreational
facilities; and the use and managenent of the mews
| anes and underground parking garages.

The applicant shall consult with the National Park
Service during the preparation of the second stage
appl i cati on. If it is nutually determ ned that
some renmedial treatment is required at the two
outfalls into the stream such provisions shall be
incorporated into the step two plans.

There shall be one application for second-stage
approval including the entire project. That
application may provide for the inplenentation and
construction of the project in several phases, If
phasing is proposed, the second-stage application
shall delineate the nature and timng of each
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phase, and shall show the nunber of units and the
nunber of parking spaces contained in each phase.

18. No site grading or other change in the existing
character of the property, including renoval of
existing trees or vegetation, shall take place
prior to approval of the detailed site and
| andscaping plans by the Zoning Conmmission in the
second stage proceeding.

19. This approval is valid for a period of one year
from the effective date of this order. Wthin
that period, the applicant shall file a
second-stage application if this first-stage
approval is to remain in effect.

Vote of the Zoning Conmission taken at the public meeting of
August 9, 1982, as proposed action: 4-O (Lindsley WIIians,
George M, Wite, John G Parsons, and Walter B. Lewis, to
approve with conditions - Maybelle T. Bennett, not voting
not having participated in the case).

Vote of the Zoning Commi ssion taken at the public neeting of
Sept enber 13, 1982, as final action: 4-O (Lindsley WIIiams,
John G Parsons, and Walter B. Lewis, to adopt as anended,
and George M. Wite, to adopt by absentee vote -~ Maybelle T.
Bennett, not voting not having participated in the case).

In accordance with Section 4.5 of the Rules of Practice and
Procedure before the Zoning Commissjon, this order is final
and effective on QFP 24 %@@é

W £,

WALTER B. LEW S STEVEN E. SHER

Chai r man Executive Director
Zoni ng Conmi ssi on Zoning Secretari at
BOOTH3

3830r der




