Gouernment of the Bistrirt of Golumbia

ZONING COMMISSION

ZONI NG COWM SSI ON ORDER NO. 455
CASE NO. 84-14P
MAY 13, 1985
(Catholic Conference -~ PUD and Map Anendnment from R-5-A to
SP- 1)

Pursuant to notice, a public hearing of the District of
Col umbi a Zoning Conm ssion was held on January 24, 1985. At
that hearing, the Z C. considered an application from the
Nati onal Conference of Catholic Bishops/United States
Cat holi ¢ Conference (NCCB/USCC) for first stage review and
approval of a Planned Unit Devel opnent (pup) and rel ated
amendnent to the Zoning Map of the District of Colunbia,
pursuant to Sections 7501 and 9101 of the Zoning Regul ations
of the District of Colunbia. The hearing was conducted in
accordance with provisions of Chapter 6 of the Rul es of
Practice and Procedure before the Zoning Conm ssion.

FI NDINGS COF FACT

L. The application, which was filed on July 18, 1984,
requests prelimnary approval of a Planned Unit
Devel opnent and related change of zoning from R-5-A to
SP-1 for parcel 133/131. The applicant proposes to
construct a single purpose office building which wll
house the new headquarters of the NCCB/USCC.

2. The PUD site is located on the east side of 4th Street
approximately 540 feet south of the intersection of 4th
Street and M chigan Avenue, N E. The square in which
the site is located is bounded by Mchigan Avenue to
the north, 7th Street N.E. to the east, 4th Street N E
to the west and Grard Street NE to the south. The
site consists of 217,948 square feet of vacant |and.
The site is located between the Theol ogical College at
401 Mchigan Avenue, NE and St. Paul's College at
3015 4th Street, N E The site is within the
boundaries of the Catholic University master plan
approved by the Board of Zoning Adjustnment.

3. The subject site is located in the R5-A Zone District.

4, The R-5-A District permts as a matter-of-right new
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residenti al devel opnent consisting entirely of
single-famly detached and sem -detached dwellings.
Wth the approval of the Board of Zoning Adjustnent,
the R-5-A District permts other new residenti al
devel opment of rowhouses, flats andapartnents to a
maxi mum | ot occupancy of forty percent, a maxi mum floor
area ratio (rAR) of 0.9, and a maxi num height of three
stories/forty feet. The BZA nust al so approve the
mnimm ot area and lot width for new devel opnent of
any other use in the R5-A District.

5. The proposed SP-1 District permts matter-of-right
medi um density devel opment including all kinds of
residential uses, with limted offices for non-profit
organi zations, trade associations and professionals
permtted as a special exception requiring approval of
the BZA, to a maxi mum hei ght of sixty-five feet, a
maxi mum FAR of 4.0 of which no nore than 2,5 FAR may be
devoted to other than residential uses and a maxinum
| ot occupancy of eighty percent for residential uses.

6. 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
standards identified above.

1. The area surrounding the subject site is zoned R-5-A
and is occupied by institutional and religious uses
which include The Catholic University of Anerica, the
Shrine of the Immaculate Conception, the Theol ogical
College, the nlate College, the Holy Redeener Coll ege,
St. Paul's College, the United States Soldiers' Hone
and the Washington Hospital Center.

8. The subject site is shaped like a trapezoid and
nmeasures 582.02 feet on the northern boundary, 771.64
feet on the southern boundary, 323.93 feet on the
eastern boundary and 357.05 feet on the western

boundary. It has a frontage of approximately 350 feet
on 4th Street, NE., and extends east to a depth of
approximately 650 feet. The site is grassy and

sonewhat hilly with a treed knoll on the 4th Street
boundary of the site which forms a visual screen from

the street. There are three tennis courts on the site
which are in poor condition and are seldom used. The
proposed building plan will preserve as nuch of the
exi sting topography and natural features of the site as
possi bl e,

9. The site abuts R-5-A zoned property on all sides.

Further to the northeast and southeast of the site is
R-4 zoned and devel oped property. Farther to the east
iIs CM1 zoned property which follows the frontage of
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the Metrorail tracks. The nearest SP zoned property,
| ocated approxi matelg four blocks to the southwest at
M chi gan Avenue and Bryant Street, is the site of

10.

11.

12.

13.

14.

15.

Children's Hospital.

The applicant proposes to construct a single-purpose
office building which will house the new headquarters
of the NCCB/USCC. The NccB/uscC is presently
headquartered at 1312 Mssachusetts Avenue, N W  Those
organi zati ons have been at that |ocation for over

thirty years. Due to space limtations, they nust
relocate to a larger facility which can accomodate its
present and future needs. They are both nonprofit

organi zations, and as such, the headquarters building
is first permtted in the SP-1 Zone District,

The propose building wll contain 159,239 square feet
of gross floor area, with a total FAR of O0.61. The
hei ght of the building will be sixty-five feet. It

wi |l occupy fifteen percent of the |ot. There wll be
225 surface autonobile parking spaces to the rear of
the Dbuilding. The building will consist of five
stories plus a basenent, The first floor will contain
a two-story main conference room and a two-story
l'ibrary. The second floor wll contain a chapel and
space for an enployee cafeteria. The remaining floors
w Il consist of general office and support space.

Vehi cul ar access to the site will be from 4th Street,
N. E. The entry driveway will be |ocated along the

sout hern boundary of the property leading to a visitor
drop-off/entry point and then to the parking area

| ocated to the rear of the building. There will be a
pedestrian access across the adgoing J)roEerty to the
north, leading to Mchigan Avenue and the Erookland
Metrorail Station.

The existing zoning would permt a devel opnent of
approximately 196,000 square feet of housing for
approximately 200 wunits. G ven the location and
constraints of the site, however, it is unlikely that
the site would ever be used for general, market rate
housi ng.

The effect of approval of the subject application would
be to allow for the proposed nonprofit office use but
at a density and bulk significantly less than the
maxi mum now permtted as a matter-of-right,

The proposed use is consistent with the surrounding
land uses which are institutional in nature. The ties
between the applicant, the Shrine of the Immaculate
Conception and the Catholic University indicate a
compatibility of uses for the area.
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16.

17.

18.

19.

20.

21.

The proposed PUD project will not have any adverse |and
use Inpact on the surrounding area. The subject site
is conpletely surrounded by uses which are
institutional in character. There are no residential
uses adjacent to the subject site. The configuration
of the building, the preservation of open space on the
site and the sensitive |andscaping of the site,

i ncluding the preservation of existing slopes and
vegetation, mnimzes the inpact of the PUD on the
area, The building will be conpatible in scale, nass
and design to that of the surrounding buildings.

The applicant proposes to develop the property on a

single lot of record. Al'l services such as trash
collection, snow renmoval and nmintenance of the public
areas will be managed and paid for by the applicant.

The proposed PUD results in the efficient and

econom cal wutilization of the site, attractive urban
design, previsions of desired public space and
adequately assures the protection of the public health,
safety, welfare and convenience.

The proposed PUD is consistent with the existing
physical character and |land use patterns in the area.
It will not adversely inpact the various city services
and will result in a positive fiscal inpact to the
District of Colunbia. The project wll result in the
retention of approximately 275 permanent jobs in the
District of Colunbia and the creation of approxinmately

165 construction jobs over a tw year period. This
construction activity will result in an increase in the
tax revenues to the District. In addition, general
revenue to the District wll increase as a result of

retaining the NccB/uscCc with the District's
jurisdiction.

The building's location on the site, its shape,
configuration and general massing were dictated by the
site's context and location, with enphasis on the 4th
Street vista and the nature of the surrounding
structures. It was indicated that the |logic of the
site demanded that the building be designed in a
"winged"' configuration in order to preserve the
exi sting topography and vegetation.

The project wll also be consistent with the District

of Col unbia Conprehensive Plan Act of 1984 in pronoting
i nprovenent in land use, urban design, recreation and
open space, economc developnment, air and water
quality, noise, solid waste disposal and energy
conservation, The proposed PUD will allow the site to
be rationally developed with sufficient provision of
open space to insure the protection of neighborhing
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properties. The use, bulk and scope of the project
through the PUD process will be in conplete conformance

22,

23.

24.

25.

26.

wi th the neighborhood.

The project will be |andscaped in a manner which wll
preserve to the greatest extent the natural typography
and existing trees on the site. The | andscape details
wi |l be consistent with, and conplinmentary to, the
surrounding land uses. The |andscape plan satisfies
the goals and policies of the Uban Design El enent of
the District of Colunbia Conprehensive Plan.

The adopted Generalized Land Use Map of the
Comprehensive Plan depicts the area south of M chigan
Avenue in the "institutional"™ category. The proposed
office use of an institutional character and related to
the other institutional uses in the area is not

i nconsistent with the Conprehensive Plan.

The applicants' transportation expert stated that the
transportation network inthe vicinity of the site is
adequate to handle any new traffic generated by the
proposal . He also testified that there would be no
adverse transportation inpact on the District or the
nei ghbor hood due to the proposed devel opnent. He
stated that the proposed project satisfies the goals
and policies of and is consistent with the
Transportation Element of the District of Col unbia
Conmpr ehensive Pl an. The Commission so fi nds.

The Office of Planning (CP), by report dated January
14, 1985, and by testinony at the public hearing,
indicated that the site's large size, location, history
of relationship to the abutting institutional uses and
Conprehensive Plan designation of institutional use
support the zone change fromR-5-A to sp-1, The OP
al so indicated that the height afthe building would
not be out of scale with the othersimlarly sized
bui I dings on neighboring properties and that the height
and bulk of the proposed building fits in well wth the
canpus setting of the surrounding buildings. Furt her,
OP indicated that the number of parking spaces proposed
for the project wll prevent overspill parking onto
nei ghborhood streets and that the proposed garden,
which will require low maintenance, wll provide a
place for future enployees, visitors and residents of
the area to stroll, neditate and enjoy. Finally, OP
indicated that the proposed project is consistent with
the Conprehensive Plan as to height, bulk, |ot
occupancy, open space, |andscape plan, other anenities,
parking, loading and circulation.

The OP also indicated that it would reserve

ST
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27,

28.

29.

30.

31.

32.

recommendati on on the applicants’ request for
first-stage approval until a suitable alternative
design for the building was presented and reviewed.

The Departnent of Public Wrks, (Dpw), by a menorandum
dated January 11, 1985, raised no objections to the
proposed devel opnent. The DPW reported that the
increase in traffic that will be generated by the site
wll not adversely inpact the street system The DPW
was of the opinion that the proposed 225 parking spaces
wll be sufficient to accomodate parking demand at the
proposed office building. The proposed truck |oading
facilities in the rear of the building appeared to be
adequate to the DPW. The DPW noted that the applicants
nmust designate a separate location for trash renoval.
The DPW further requested that the proposed project
will have mniml inpact on the water and sewer system
The Comm ssion concurs with the findings of the DPw.

The Edgewood Civic Association, by letter dated January
18, 1984, stated that the proposed use is conpatible
with the neighborhood and the surrounding educational

and institutional uses. It expressed concern about
whet her the proposed design was architecturally
consistent with the surrounding buildings. It stated

it would work with the applicant through the second

stage of the PUD process to develop a satisfactory

design and recommended the approval cf the first stage
application.

Advi sory Nei ghborhood Comm ssion 5C, by letter dated
August 31, 1984, urged the Comm ssion to set the

referenced application down for hearing, but did not
appear at, or participate in, the hearing.

The Catholic University of Anerica and the Northeast
Community  Devel opnent Corporation indicated, by
letters, support for the project. The University noted
that, even though the subject property is wthin the
boundaries of the approved canmpus plan, the University
has not acquired the property and has no plans for the

property.

There were no parties or persons in opposition to the
appl i cation.

At the conclusion of the public hearing, the Zoning
Comm ssion discussed its dissatisfaction with the
proposed design as submtted and presented at the
hearing and its inconpatibility wth the design of

nei ghbori ng I nstitutional type buildings. The
Conmi ssion also expressed a concern regarding possible
storm water managenent problens that would result from
the devel opnment of the project.

T
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The record was left open so that the applicant could
submit alternative design approaches, or at least a
demonstration of a willingness to reevaluate the
proposed design. The Commission also requested that
the applicants submit a preliminary storm water
management plan.

On March 5, 1985, the applicant submitted & preliminary
storm water management program and alternative design
approaches for the Commission's consideration. The
applicant indicated that these sketches would be
refined during the development of the second stage PUD
application, 1if first step approval was granted. The
applicant also indicated that the alternative design
approaches submitted are subject to the approval by the
applicant's Administrative Board, prior to a formal
submission of revised design alternatives.

On March 28, 1985, the applicant informed the
Commission that the Administrative Board approved the
alternative design concept submitted on March 5, 1985.

The Commissicn concurs with the recommendation and
findings c¢f the OP. The Commission finds that the
institutional flavor that should be characterized in
the design of the project, to reflect compatibility
with the area, was absent from the design presented at
the hearing.

The Commission finds that the alternative design
approaches incorporate a number of key design
principles which will closely adhere to the context of
the surrounding building.

CONCLUSIONS OF LaW

The Planned Unit Development process is an appropriate
means of controlling development of the subject site,
because control of the use and site plan is essential
to ensure compatibility with the neighborhcod.

The development of this PUD carries out the purposes of
Article 75 to encourage the development of well~planned
residential, institutional, commercial and mixed use
developments which will offer a variety of building
types with more attractive and efficient overall
planning and design not achievable under
matter-of-right.

The development of this PUD is compatible with
city~wide and neighborhood gcals, plans and programs
and is not inconsisted with the Comphensive Plan.

The approval of this PUD application is consistent with

N
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the purposes of the Zoning Act.

The PUD and change of zoning is conpatible and
consistent with existing land wuses, building heights
and zoning in the inmediate neighborhood.

The proposed application can be approved wth

conditions which ensure that the development wll not
have an adverse affect on the surrounding comunity,
but will enhance the neighborhood and ensure

nei ghbor hood stability.

The approval of this application will pronmote orderly
devel opnent 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.

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 Devel opnment for parcel 133/131. The
approval is subject to the follow ng guidelines,
conditions and standards:

L The applicants shall submt an application for
rezoning of the subject property from R-5-A to
SP-1 with the application for second stage
approval .

2. The final design of the project shall be based
upon the plans nmarked as part of Exhibit No. 26 of
the record, as nodified by the guidelines,
conditions and standards of the order.

3. The property shall be used for the offices of the
United States Catholic Conference and the National
Conference of Catholic Bishops, or for the offices
of another single purpose, non-profit organization
which is related to the other institutional and
educational uses in the area.

4. The applicants shall submt with the second stage
application the uses proposed to occur in the
building other than uses to be nmade by the
appl i cants.

5. The floor area ratio (FAR) for the project shall
not exceed 0. 61.

6. The height of the building shall not exceed
sixty--five feet.

e et
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10.

11.

12.

13.

14.

84-14P

The |ot occupancy shall not exceed fifteen
percent.

A maxi mum of 225 off-street parking spaces shall
be provided. The applicants shall restudy the
parking area and their need for parking, to
attenpt to reduce the nunber of parking spaces and
increase the area devoted to |andscaping. There
shall be a m ninum of 165 parking spaces. All
parking spaces shall be accessory to the use of
the building on the site, and shall not serve
other uses in the area.

The final plans shall include an appropriate area
and access for service to the building, including
loading,. service/delivery and trash collection
functions.

The applicants shallsubmt a detail ed | andscaping
plan with the second stage application. That pl an
shall also include an inventory of existing trees
| ocated east of the rear |line of the proposed
building, and an indication of which trees are to
be renoved.

The applicants shall submt information regarding
the exterior lighting proposed for the site. The
site plan, landscaping plan and lighting scheme
shall be designed so as to provide adequate
security on the site.

The applicants shall submt with the second stage
application detailed information regarding the
pedestrian wal kway |eading to Mchigan Avenue and

the Brookland Metrorail Station, including the
means by which the access wll be assured and a
plan for |ighting and | andscaping along the
wal kway .

The applicants shall submt wth the second stage
application a detailed storm water managenent
program for the project. That plan shall be based
on the Prelimnary Storm Water Managenment Program
marked as part of Exhibit No. 54A of the record.

The applicant shall submt wth the second stage
application detailed plans and elevations
indicating the design treatnment of the proposed
building, including the building naterials, color
and other details. The final exterior design of
the building shali be refined from the alternative
design sketches submitted to the Conm ssion,
marked as Exhibit No. 54 of the record, and shall
be based on Alternative A of that exhibit. The

PSP S
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final design shall have generally uniform facades,
so as to avoid creating the appearance of two
separate buil dings.

15. 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. | f

phasing is proposed, the second stage application
shal |l delineate the nature and tim ng of each
phase.

16. 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 Conmission in the
second stage proceeding.

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

Vote of the Zoning Conm ssion taken at the public
meeting on April 8, 1985: 4-0O (Commissioners George M
White, Patricia N. Mthews, John G Parsons and
Lindsley WIlliams to approve with conditions -
Conm ssioner Maybelle T. Bennett not present not voting
having recused herself from the case.

This order was adopted by the Zoning Comm ssion at its
public nmeeting held on May 13, 1985, by a vote of 4-0O
(John . Parsons, George M White, and Patricia N
Mat hews, to adopt and Lindsley WIlianms, to adopt by
absentee vote = Maybelle T. Bennett, not voting having
recused hereself from the case) ,

In accordance with Section 4.5 of the Rules of Practice and
Procedure before the Zoning Conmmssion of the District of
Colunbia, this Oder is final and effectlve upon publlcatlon
in the D.C. Register, specifically on i)

(RN

STEVEN E. SHER
Executive Director
Zoning Secretariat
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