Gouernment of the Bistrict of Columbia
ZONING COMMISSION

Zoni ng Conm ssion Order No. 461
Case No. 84-9C
June 10, 1985
(Techworl d PUD)

Pursuant to notice, public hearings before the District
of Col unbi a Zoni ng Comm ssion were held on Novenber 26,
Novenber 29, Decenber 3, Decenber 6, Decenber 13, Decenber
17 and Decenber 20, 1984, and January 3, January 10, January
22 and January 28, 1985. At these hearings, the Zoning
Commi ssion considered an application from Convention Center
Associates, 7th and K Associates, 8th Street Associates and
M.E. and |.P. Edlavitch (the applicants) for prelimnary or
consolidated review and approval of a Planned Unit Devel op-
ment (PuUD) under Article 75 of the Zoning Regulations of the
District of Colunmbia and for a related change in the Zoning
Map, pursuant to Sections 7501 and 9101, respectively, of
the Zoning Regulations of the District of Colunbia. The
hearings were conducted under the provisions of Chapter 6 of
the Rules of Practice and Procedure before the Zoning
Conmi ssi on.

FI NDI NGS OF FACT

L. The original PUD and rezoning application was filed
with the Zoning Conmmission on April 20, 1984. At its
May 14, 1984, public neeting, the Zoning Conm ssion
decided to hear the Techworld PUD as the first stage of
a two-stage application. The public hearings were set
for July 23, 26 and 30, 1984, The Conmi ssion requested
that the applicants submt design alternatives prior to
the public hearing. On June 21, 1984, the applicants
requested a postponenent of the public hearings to
prepare in detail the alternate studies sought by the
Canmmi ssi on. The request for postponement was granted.

2. On August 31, 1984, the applicants requested that the
Commi ssion reconsider the processing of the PUD and
hear the matter either as a consolidated or a two-stage
PUD application. That request was granted, and the
application was advertised for hearing in Novenber and
Decenber, 1984, to be considered either for consolidated
or first stage approval,

R R
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3.

This application is for the developnent of the Wrld
Technology Trade Center, referred to in this arder as
Techworld, a proposed m xed-use project to be |ocated
directly east of the Convention Center and south of
Mount Vernon Square. Techworld wll be bounded by K
Street, 7th Street, | Street and 9th Street, NW The
site includes all of Square 403, except Lot 13, and all
of Square 427, except Lots 4, 21 and 813, as well as
the area of the former right-of-way of 8th Street
between | and K Streets, N.W.

The subject site includes ninety-three percent of the
[ and area of squares 403 and 427, as well as the 35,792
square foot segnent of 8th Street between | and K

Streets. The total land area of the project is 165,601
square feet. The applicants are attenpting to acquire
Lot 13 in square 403 and Lots 4, 21 and 813 in square
427, but those lots are not part of the PUD application.

The PUD site is split-zoned HR'CG3-C and C 3-C The
majority of the site is located within the Hotel/Resi-
dential Incentive District (HR District). That portion
of the site fronting on X Street, to a depth of thirty
feet , is zoned CG3-C without the HR Overlay District.

The Techworld PUD application includes a request to
change the Zoning Map from HR'G3-C and C3-C to C4
for the entire site.

The C3-C District permts nmgjor business and enploynent
centers of nmedium high density developnent, including

office, retail, housing, and mxed uses to a maximm

hei ght of ninety feet, a maxinmum floor area ratio (FAR)

of 6.5 for residential and other permtted wuses, and a
maxi mum | ot occupancy of one hundred percent.

As a developnment incentive, the HR overlay district
also permts the construction of apartment buildings
and/ or hotels to a maxi mum FAR of 8.5, and a maxi mum
hei ght of 130 feet, depending on the width of the
street upon which the building fronts. The HR overlay
district requires a setback from the street above a
hei ght of 110 feet,

The C-4 District is the downtown core conprising the
retail and office centers for both the District of
Colunbia and the netropolitan area, and allows office,
retail, housing and mxed uses to a maxi num hei ght of
110 or 130 feet, and a maximum FAR of 8.5 or 10.0, wth
the maxi num height and FAR depending on the w dth of
adj oining streets.

Under the PUD process of the Zoning Regulations, the
Zoning Conmssion has the authority to consider this



ZONI NG COWM SSI ON ORDER NO. 461
CASE NO 84-9C
PACE 3
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13.

14.

15.

16.

17.

18.

19.

application as a consolidated or prelimnary PUD The
Comm ssi on may al so i npose devel opnment conditions,
gui del i nes, and standards which may exceed or be |esser
than the matter-of-right standards identified above.

The FAR guideline for a PUD in a G3-C District is 7.0,
the maxi mum building height is 130 feet and the maxi num
permtted [ot occupancy is 100 percent.

The FAR guideline for a PUD in a G4 District is 11.0,
the maxi mum building height is 130 feet and the maxi num
permtted [ot occupancy is 100 percent.

The subject site is now largely vacant. All of the
land in square 403 is currently devoted to parking.

The Washington Convention Center is located across 9th
Street to the west of the proposed project. Mount
Vernon Square, a Federal reservation, is |ocated across
K Street to the north. The subject site is centrally
|ocated in the Convention Center! Chinatown and Gllery
Pl ace areas of Downtown.

The O d Central Public Library, alsc known as the
Carnegie Library and referred to in this order as the

Library, is located on Mount Vernon Square, wth its
central entrance block centered on 8th Street at K
Street. This structure, a Category Il landmark, is now

part of the University of the District of Colunbia.
The National Park Service retains jurisdiction over the
land in the Square.

The G eater New Hope Baptist Church, a Category 111
|andmark, is located on the west side of 8th Street,
one-half block south of | Street.

Further south at G Street, is the Od Patent Ofice,
referred to in thisorder as the Museum a Category |
[ andmark, whi ch now houses the National Miseum of

Arerican Art and the National Portrait Gallery.

Two fully developed alternative designs for Techworld
are included in therecord of this case, the original
design filed on April 20, 1984, and the alternate
design filed on Septenber 27, 1984, in response to the
Commi ssion's coments at its My 14, 1985, neeting.

During the course ofthe hearing on the application,
the applicants indicated that they no |onger sought
approval of the original design, and were seeking
approval solely of the alternate design. The findings
and conclusions of this order therefore relate to the
alternate design, unless specifically stated otherw se.
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20.  Techworld wll include the follow ng conponents in a
single m xed-use building:

A A trade center for the high-technology industry
wth associated display/office, educational and
servi ce space;

B. A convention hotel;

C. Retail and consumer service facilities;

D. Open space at the plaza |level for pedestrian
circulation throughout the project;

E. Underground |oading and service facilities;

F. Three levels of wunderground parking; and

G. Bel ow-grade function space for banquets, confer-
ences, exhibitions, and training and education
activities.

21. The devel oper of Techworld is International Devel opers,

Inc. (IDI).

22. The trade center for the high-technology industry wll
i nclude approximately 1.1 mllion square feet of
di spl ay/office and service space. The products and
services located in the trade center wll prinmarily
involve the information industries, including conputers,
office automation and telecomunications. There w ||

be three categories of tenants at Techworld:

A. Har dware manufacturers, software producers and
service suppliers in the high-technology industry;

B. Trade and professional associations; and

C. Technical, professional and financial service
support organi zations.

23.  The convention hotel will be owned and operated by
Ramada Inns, Inc. The hotel wll be located in the
nort hwest quadrant of the site and wll front on 9th
Street, NW directly across from the Convention
Center. The hotel wll provide needed |odging for the
Convention Center. It will contain 910 roonms and
retail, food and beverage and consuner service facil-
ities. Hotel ballroonms, neeting rooms and hospitality
suites, and a health spa are included in the hotel
program and wl| serve Techworld wvisitors and
Convention Center attendees.

24. One level below ground, the function area contains
approxi mately 100,000 square feet of space. This area

RO,
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wll be used for exhibitions and conferences, training
and education and ballroom functions. The function
areas will be available for use by the Convention
Center.

The main entrance to the trade centerand the Visitor
Information Center will be in the mddle of the project.
The Visitor Information Center is an inportant elenent
in the trade center concept,, Visitors and potenti al
custoners will receive information about tenant |oca-

tions and events taking place on the function |evel,
and at other locations in the Gty.

Techworld will include a nuseum of high-technol ogy, the
Exploratorium which will be located on the plaza

| evel . The Exploratorium wll display the advanced
instruments and applications of high-technol ogy. The
Exploratorium will be open to the public.

At the plaza level, 53,000 square feet of space wll be
provided for retail, food and beverage and consuner
service facilities. These facilities are in addition
to those facilities provided within the hotel |obby
area. Mar ket su‘oport for these facilities will be
generated by local and out-of-town visitors to Techworld
and the Convention Center, enployees of tenants of the
Techworl d trade center and hotel and nearby office

wor ker s.

A total of 1,300 on-site wunderground parking spaces
wi |l be provided on three |evels below the function
| evel . Two entrances to the parking garages wll be
provided, one located on 7th Street and one on |
Street. A covered driveway will service the hotel
entrance on 9th Street, across from the Convention
Center.

Al loading and service facilities for Techworld wll
be |ocated underground, accessible at a single point on
I Street. Trucks and busses will enter the underground

facility from 1 Street.

The proposal included a helipad on the hotel roof to
provide helicopter service to transport Techworld visi-
tors to and fromthe three netropolitan Washi ngton

airports.

The project wll be developed in stages over a period
of years. The first stage developnent wll include the
hotel and a mnimum of 500,000 square feet of the trade
center, together with the required adjunct space for
retail and function facilities and underground parking.
Later stages will include the balance of the trade
center with necessary adjuncts.
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32.

33.

34.

35.

36.

Matter-of -right developnent on the Techworld site is
8.5 FAR for the mgjority of the site and 6.5 FAR for
the thirty northernnost feet of the project site, for a
total allowable FAR of 8.32 under existing zoning. The
al l owabl e buil ding height is the maxi mum perm tted
under the Act of 1910. On K Street, the Regulations
require a setback of thirty feet at the ninety foot
hei ght and a second setback at the 110 foot level at an
angle of no nore than forty-five degrees fromthe
property line to 130 feet. The Zoning Regul ations
require a setback at the 110 foot height on 9th Street,
7th Street and | Street.

The applicants request a maxinmum floor area ratio of
9.5, with a building height of 130 feet, excluding
mechani cal pent houses, other roof structures and
architectural enbellishnments, and antennas, and varia-
tions in thesetback requirenments for the site. The
[ ot occupancy requested is ninety percent, including
gl ass covered courts.

The high-technol ogy industry is one of the fastest
growing industries in the United States. Washi ngt on,
D.C., is strategically located as a center of the
md-Atlantic regional nmarket for the products of high
technol ogy, particularly the information industries.

The strength of the Wshington market for a high-tech-
nology trade center lies in

A. The City's proximty to mlitary and civilian
governnent agenci es;

B. The nunber of foreign enbassies and chanceries
|ocated in the District;

C. The City's position as the fourth largest regional
hi gh-tech nmarket in the Nation;

D. The fact that Washington is the headquarters of
nmore than one-third of all national associations;
and

E. The grow ng popul ation of high-technology research
and devel opment around the Beltway.

The Techworld trade center will be a narketplace where
the users of information products will buy, sell and

| earn about hi gh-technol ogy  equi prent. Qualified
buyers and sellers wll conduct business at Techworld.
Sellers wll denonstrate their products to potentia
custoners in the display/office space of the trade
center. Buyers will be able to conmpare products wthin
the facility.

VRS
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Techworld's Downtown |location across the street from
the Convention Center is inportant to the trade center

concept. The Convention Center and Techworld wi ||
function together, attracting business and professional
groups to each. Techworld will cooperate with the

Convention Center and with other entities in the
Washington area to attract potential buyers of informa-
tion products.

The original design for the project consisted of six

octagonal formns. The hotel occupied the two octagons
adjacent to 9th and K Streets. The trade center
occupied the four octagons fronting on | and 7th
Streets. The i nner sides of the octagons fornmed an

open court in the center of the site. Two connecting
links were designed to span the forner right-of-way of
8th Street above the sixth floor |evel. The original
design was clad in reflective glass to reflect the
theme of high-technology, to reduce the perceived
hei ght and nmass of the project, and to acknow edge and
conpl enent the surrounding structures.

In response to the Commssion's request for alternative
designs, the applicant developed several alternative
schemes. The schene that the applicant |abeled alter-
native 5 was the proposal submtted as the alternate
designs, as noted in Findings No. 18 and 109.

In the project as proposed under the alternate design,
the height of the building would be 130 feet. The

building would generally frame the outer boundaries of
the two block site with pedestrian plaza and arcades
wi thin much of the core. The facades of the building
woul d be made of precast stone and tinted glass, wth
the exception of the use of reflective glass on the

bridge and the two octagonal towers located in the

m ddl e of the project.

The former right-of-way of 8th Street is bridged by a
single connecting structure at the mddle of the site.
As proposed, its underside is approximately sixty-three
feet above plaza level, wth facades extending upward

anot her seventy-two feet or six stories. The bridge
structure neasures seventy-six feet from north to south
and sixty-five feet from east to west. The forner

right-of-way of 8th Street was reduced from 100 feet to
approxi mately sixty-one feet south of the bridge and
approxi mately seventy-five feet to the north,

The building had a setback at the ninety foot height on
the K Street elevation. That setback was twenty-eight
feet in depth directly across fromthe Library and

sixteen feet to the east and west along the renmainder
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of the Munt Vernon Square frontage. No setbacks were
proposed along 7th, 9th and | Streets.

A nunber of separate roof structures were proposed, at
a height of 18.5 feet above the |evel of the roof.
Dish satellite antennas and other telecomunications
equi pnrent would also be established on the rooftop.

The applicants propose to develop the alternate project
in three phases, in accordance with the plan marked as
Exhibit No. 267 of the record. The first phase would
include the hotel and approximately one-half of the

trademart space, including the bridge across the former
right-of-way of 8th Street,

In January, 1984, the applicants submtted an applica-
tion to the Ofice of the Surveyor to close the portion
of 8th Street, between | and K Streets, and the alley
in Square 403,

While the application was pending before the Council of
the District of Colunmbia, at the Council's request, the
applicants prepared and filed covenants in connection
wth the closing regarding the 8th Street vista,
pedestrian circulation, fire safety access, and the
Cty's desire to see Techworld built. The covenants
were required by the Council as a condition of the
street closing.

On Novenber 8, 1984, the Council closed the portion of
8th Street, between | and K Streets, and a public alley
in Square 403, subject to conditions, to permt the

Techwor!l d devel opnent. The area of the forner right-
of-way of 8th Street was transferred to the abutting

property owners in Square 403 and Square 427. Those

owers are the applicants in this case.

On Novenber 16, 1984, the covenants were filed in the
Recorder of Deeds Division of the Department of Finance
and Revenue. The covenants are Exhibit Nos. 88 and 89
of the record.

The project as now proposed conplies with the covenant
conditions inposed by the Council as conditions of the
closing of 8th Street. The original design, which
preceded the covenants, does not neet the covenant
requirenents, particularly with regard to the preserva-
tion of the 8th Street vista.

The need for l|arge anmounts of uninterrupted floor space
is essential to the creation of the trade center
environnent and to the success of Techworld itself.
Principles of effective trade mart design suggest that
a trademart should ideally be located in one building
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with large floors of continuous horizontal space.
While several constraints of the project site make such
an ideal configuration not totally possible, the
Techworld design creates a desirable trade center
environment by providing up to 1.1 mllion square feet
of interconnected trademart of fice/ di spl ay space
accessi ble through one main entrance.

Techworld is nade possible by the connecting |ink over
a portion of the forner right-of-way of 8th Street,
which is inportant to the functional viability of

Techwor | d. The connecting link will create six floors
of trade mart space of approximtely 90,000 square feet
each. This layout wli ensure the |arge amunts of
continuous floor space necessary to adequately serve
smal |, medium and |large Techworld tenants and make the
project economically viable as g hjgh-technol ogy
trademart. Large continuous floors also provi ge

necessary floor space for the large tenants for present
use and future expansion.

Techworld w Il generate substantial new enploynent
opportunities. The Techworld project will |ikely
create 6,600 full-tinme jobs. This includes 300 con-
struction jobs for a period of four years, 1,300

per manent operations jobs including hotel nmanagenent,
mai nt enance, security, parking, cleaning and ccmmunica-
tions, and 5,000 permanent jobs wthin the Techworld
trade center.

One-third of the jobs at Techwarld are likely to be
held by District residents. At least two-thirds of the

1,300 jobs in the hotel, retail, parking, and opera-
tions of Techworld are likely to be held by District
residents,, Two-thirds of these 1,300 jobs wll [likely

be held by minorities. O the 5,000 jobs in the
Techworld trade center, a mininum of twenty percent, or
1,000, are projected to be for District residents. It
is further estimated that mmnorities wll hold twenty-
five percent, or 1,250, of the jobs in the tradenmart
portion of Techworld.

The enpl oynent opportunities afforded nei ghborhood
residents as a direct result of the Techworld project
wll likely spur future devel opnment of the area and
help inprove the quality of [ife in the project
nei ghbor hood.

The applicants have committed thenselves to provide
si gni ficant opportunities for mnority business and

jobs at Techworld. IDL will participate voluntarily in
the District of Columbia's FIrst Source Enployment
Agreenent Act of 1984, and will encourage all other

parties who control job opportunities at Techworld to



ZONI NG COMMISSION ORDER NO. 461
CASE NO. 84-9C

PAGE 10
conply voluntarily with the First Source Act. Furt her,
IpT will give special priority in hiring to unenpl oyed

residents of the Shaw and Chinatown areas, and wll

initiate a job-training program for entry-level enploy-
ees. The applicants wll give qualified mnority-owed
busi nesses access to business opportunities created by
Techwor | d, The applicants have entered into conmtnents
wth the Mnority Business Opportunity Conm ssion and
the Department of Enployment Services regarding mnority
busi ness opportunities, job training and an electronic
job bank and referral system Those conmitnents are

part of Exhibit No. 115 of the record.

56, Techworld w Il generate significant tax revenues for

the District of Colunbia. Drect tax revenues to the

District will average over $15 million annually for
total of over $170 mllion by 1998, It is estimted
that Techworld will yield $6.5 nmillion nore in annual
net revenue benefits or over $81 mIlion nore than

maxi mum nmatter-of-right devel opment would generate
the sane tine period.

57. Between 1985 and 1988, Techworld wll [likely inject

over $1.0 billion into the District's econony, taking

into account the portion of the incone of Techworld

wor kers and businesses that will be spent in the Gty,

generating revenue, jobs and income for many persons

not directly involved in the project. If conpared to
matter-of-right developnent, the net additional nulti-

plier benefits of Techworld will |ikely exceed $43
mllion annually, or over $600 mllion by 1998.

58. Due to present econom c conditions, vacant | and,
underutilized sites and dilapidated buildings in the
area of the Techworld site, normal hotel or office
devel opnent is not currently financially feasible.

Because of its large size and special m xed-use charac-
ter, Techworld generates its own economc feasibility,
despite present devel opnent trends. Traditional office

or hotel developnment cannot currently be financed on
the Techworld site.

59. The proposed Techworld PUD incorporates the planning
goals relevant to its |ocation in Downtown, as set

forth in the Mayor's Downtown Committee Report entitled
"Recommendations for the Downtown Plan" and incorporated
into the Conprehensive Plan for the District of Colunbia.

60. Techworld is consistent with the el enments of the

Comprehensive Plan, and particularly with the Downtown

El ement .

61. The key land use objective for Downtown is m xed-use
devel opnent which attracts a variety of users and
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62.

63.

64.

65. .

66.

ensures an active and productive Downtown at different
times of day and night. Hotels are especially inportant
in the imediate area of the Convention Center.

Techworld's underground parking and loading facilities
are consistent with the goals of providing adequate
bel ow-grade loading facilities and controlling autono-
bile and truck access. Techworl d's ground Ilevel plazas
w |l encourage street-level activity and wll facili-
tate pedestrian novenent Downtown. Techworld will be
convenient to visitors because it will be |ocated
across from the Convention Center and will be wthin
wal king distance of three Metrorail stations.

Techworld will include nore than 65,000 square feet of
space on the plaza level for pedestrian circulation.
Pedestrians can wal k through the project from 9th
Street to 7th Street, NNW and from |l Street to K
Street along the center of the former 8th Street
right- of - way. The provision of open space is consistent
wth the Downtown Plan's goal to convert 8th Street to
a pedestrian-oriented way both north and south of Mount
Vernon Squar e.

Hal f of the Techworld site is located in Chinatown. To
incorporate Chinatown thenmes into the Techworld project,

Techworld will include three Chinese gardens: a Garden
of Crystal Waters, a Garden of Mystic Rocks, and a
Garden of Exotic Plants. These gardens wll provide

street-1evel character to accommopdate pedestrian
circul ation.

The Convention Center and Techworld w Il conplenent
each other. Techworld will provide anmenities for
convention attendees and will create a special sense of

place and activity for visitors through open plazas
that encourage pedestrian circulation. Techworld's 910

room hotel wll provide lodging for convention visitors.
There wll be opportunities to share overflow function
space between Techworl d and the Convention Center.
Techworld will help to establish a special ethnic
character through the use of Chinese gardens at the

pl aza level of the project. Techworld wll create a

gateway between the Washington Convention Center and
Chi nat own.

Techworld will contribute to the revitalization of a
portion of the 7th Street corridor, an area targeted
for arts, retail and cultural devel opnent. The retail
shops and street orientation of Techworld will act as a
central focal point for these activities. The Explor-
atorium on the plaza level wll attract visitors in the
area and provide an opportunity for the public to learn
about high technol ogy.
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Techworld w Il be conpatible wth the revitalization
goal s of the Mount Vernon Square and Shaw areas.
Eighth Street is to be converted into a pedestrian-
oriented street, both north and south of the Square.
Techworld neets the area objective of creating a ngjor
concentration of hotels relating to the Convention
Center, considerable new office development and mixed-
use projects.

Techworl d provides nunerous anenities in connection
with the PUD, as follows:

A. The former right-or-way of 8th Street wll consist
of a pedestrian wal kway and Chinese gardens. The
plaza wll offer opportunities for the display of
artwork, and will be well-suited as an outdoor
stage for nusic, theatre and dance events and for
street perfornmers and artists as well.

B. The Chinese gardens establish a special ethnic
character in recognition of the Chinatown area to
the south and east.

C. The Museum of Advanced Technology, with entry on
the plaza level and occupying a nezzanine floor as
well, will display the newest instrunents and
applications of high technology. The Explora-
torium which will be open to the public, wll
suppl ement exi sting Wshington nuseumns.

D. Techworld will include street-level shops, restau-
rants and service businesses. These retail uses
will help draw visitors and shoppers into the
Downt own ar ea.

E. Techworl d's belowgrade function area and educa-
tional center wll house conference facilities and
state-of-the art facilities for semnars, workshops
and |ectures. These facilities wll provide

opportunities for Washi ngton-area educati onal
institutions to use the facilities and participate
in the instructional prograns.

F. Al'l deliveries will be nmade through the below-
grade service area on | Street. This wll nini-
m ze Techworl d's inpact on the external street
system

G. Techworld's | ocation adjacent to the Convention

Center wll offer significant benefits to both
facilities. Many of the events at the Convention
Center will generate business for the Techworld
trade center and retail shops. For events re-
quiring a great deal of floor space, Techworld may
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use the Convention Center facilities. The Tech-
world convention hotel wll provide needed hotel,
banquet and conference space for both facilities.
Techworl d's underground parking garage for 1300
autonobiles will serve as an inportant adjunct to
the Convention Center, providing needed parking
for Convention Center activities at night and on
weekends.

69. Techworld wll provide 1,300 autonobile parking spaces
on three levels below the function |evel. Techwor | d
will include three loading berths at fifty-five feet,
six loading berths at thirty feet and six service/
delivery loading spaces at twenty feet. Par ki ng spaces
for six buses wll also be provided underground. Al |
trucks, buses and service vehicles will enter and exit
the site via an underground ranp on | Street. Cars
wll enter and exit on 7th and | Streets.

70. Al intersections within the immediate vicinity of
Techworld will operate at acceptable levels of service

71,

with t he exception of two: New York Avenue/7th Street/
Mount Vernon Place and Massachusetts Avenue/7th Street/
K Street. The problems of these intersections are

caused by currently-existing conditions, and matter-
of -right devel opment would operate at the sane |evel of
service as Techworld.

The Deputy Mayor for Econom c Devel opnent, by testinony
at the hearing, stated the su%ort of the Executive

Branch of the District of Columbia Governnment for the
Techwor| d proposal . The Deputy Myor testified that

muni ci pal agencies have worked closely with the appli-
cants to:

A. Ensure conpliance with the Conprehensive Plan;

B. Modi fy the Techworld design so that it would
enhance and preserve the 8th Street vista and the
project's relation to Munt Vernon Square and to
the Convention Center:

C. Obtain assurances that District residents would
have the opportunity to participate in the economc
and educational benefits of this project; and

D. Obtain for the city a thorough understanding of
Techworld's progranmmatic and functional require-
ment s.

The Deputy Mayor was of the opinion that Techworld
woul d act as a catalyst for the redevel opment of
Downtown and as a conplenment to the Convention Center,
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and that the project's economic and design benefits
merited expeditious approval.

72.  The Ofice of Planning, by final report dated November
16, 1984 and by testinony at the hearing, recomrended
approval of the Techworld application. The O fice of
Pl anni ng concl uded that:

A. Techworld is conpatible with District of Colunbia
plans and policies, particularly with respect to
the Downtown Element of the Conprehensive Plan.
The project will retain and expand existing
busi nesses, attract new industries and create
additional jobs for District residents. Furt her,
it wll pronote the City as a mjor trade, tourism
and convention center, and will provide a w de
range of enployment services, including job
training, education and job placenent.

B. The additional bulk and density requested by the
applicants is consistent wth the project neighbor-
hood, and would create an expansion of the focus
now provided by the Convention Center. The
project height is allowable as a matter-of-right
and is appropriate for the site.

C. The Techworld plan nmeets the locational and
functi onal requirenents of a successful trade
center. Its location provides conveni ence of

access to the U S. Covernnent, the foreign diplo-
mati ¢ comunity and national associations, as well
as to the grow ng regional nmarket. The trade
center is as near as possible to an optinmal
configuration, given the constraints of the

project site. Techworld wll have a single point
of entry, large anounts of continuous floor space,
a convention hotel and related anenities. The

connecting link over 8th Street is essential to
the success of Techworld.

D. The Techworld design responds positively to the
Cty's Downtown Design Policies and Guidelines.
The project design acknow edges the inportance of
mai ntaining the horizontal skyline of the Gty.
Through the use of setbacks, materials and nodul ar
facades, the design is conpatible with its neigh-
bors. At the same tinme, Techworld contains
elements symbolic of its "high-tech" function.
Further, the buildi n(]; design responds favorably to
the wunique functional requirements of a tradenart
while remaining sensitive to the need to protect
the reciprocal vistas between the Museum and the
Li brary along 8th Street.
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13.

74.

15.

76.

7.

78.

The Department of Consumer and Regulatory Affairs, by
menor andum dated Novenber 13, 1984, recommended approval
of the Techworld application. The nenorandum stated
that the H storic Preservation Review Board does not
have jurisdiction to review Techworld,

The Washington Convention Center Board of Directors, by
letter dated Novenber 6, 1984, and by testinmony at the
hearing, stated its support of Techworld. The Board
and general manager of the Convention Center believed
that the trade show environnment of the Convention
Center and the Techworld trade center would conplenent
each other, and the convention hotel conmponent of
Techworld would help satisfy the |odging needs of both
facilities,

The O fice of the Superintendent of Schools, by letter
dat ed October 30, 1984, expressed its support of
Techwor|l d, enphasizing the Exploratorium the nuseum of
hi gh-technol ogy, the developer's commitnments to educa-
tion and job training and the prospective enploynment
opportunities that Techworld will provide to the city's
yout h,

The Department of Human Services, by letter dated
Novenber 13, 1984, supported the applicants' commt-
ments to hiring mnorities and District residents.

The O fice of Business and Econom c Devel opment, by
report dated Novenmber 13, 1984, strongly endorsed the
Techworld PUD application. Specifically, the Ofice
concl uded that:

A. Techworld will have a profound and beneficial
effect upon the revitalization of the eastern part
of the old Downtown, catalyzing further devel opnment
in the area and conpl enenting the Convention
Center;

B. Techworld will generate significant tax revenues
to the District and provide thousands of new jobs,
a |large percentage of which will be held by
mnorities and District residents: and

C. Techworld will be an exenplary mxed-use devel op-
ment with extensive public anenities.

The Department of Public Wrks (DPW) , by report dated
Novenber 16, 1984, concluded that Techworld itself wll
not adversely affect the area's street system The Dprw
made the follow ng reconmendations to inprove the
traffic flow to and from the Techworld site:
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79.

80.

81.

82.

TR

A Expand the truck and bus parking area to a m ninum
wi dth of seventy feet to include additional
maneuvering area for the types of vehicles that
will use the facility;

B. Coordinate the final design of the hotel pick-up/
drop-off area with DPW and

C. Reconsider the location of the two trash conpactor
areas.

The DPW recommended that the helipad conponent of the
Techworld application be denied. The applicants
agreed to coordinate the final design of the truck and
bus parking area and the hotel pick-up/drop off area
with DPW

The Fire Departnent, by report dated Novenber 15, 1984,
and by testinony at the hearing, stated that Techworld
wll not adversely affect the operations of the Fire
Departnment so |long as all buildings have automatic

sprinklers and 8th Street remains physically open and
unobstructed wuntil all building-s abutting the street
are razed. The Departnment further testified that it
has the authority to ensure that adequate fire safety
precautions will be taken at Techworld.

The Departnent of Housing and Community Devel opnment, by
menor andum dated Novenber 13, 1984, had no objection to
granting the PUD.

The Departnent of Enploynent Services, by nenorandum
dat ed Novenber 8, 1984, comended the applicants”
commtnents to job training, affirmative action and
enpl oynent preference to unenployed residents of
Chi natown and the Shaw area.

The Chief of Police, by report dated Novenber 8, 1984,
stated that Techworld would not generate any substan-
tial increase in the needed level of police service,
and would not inpact adversely upon the Department's
First District operations. The Departnment was con-
cerned about the follow ng itemns:

A. Necessity to provide 24-hour private security
patrols within the plaza mall area;

B. Adequate lighting and | andscape planning to
elimnate areas of darkness or shadows wthin the
pl aza;

C. Adequate lighting in the underground parking
garages to elimnate shadows;
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D. Provision of attendants at the two entrances of
t he underground parking facility to nonitor
access; and
E. Regul ar patrol or surveillance of the underground
parking facility by private security guards.
83. The Departnent of Finance and Revenue, by nenoranda

84.

85.

86.

dated July 6 and Novenber 15, 1984, recomended approval
of Techworl d.

The District of Colunbia Public Library, by menmorandum
dated Novenber 15, 1984, supported approval of the
Techworl d application.

The O fice of the Corporation Counsel, by nenoranda

dated Cctober 31, 1984, and March 1, 1985, advised that
the proposed project could be built to a height of 130
feet. The Ofice of the Corporation Counsel reviewed

the provisions of the Act of 1910, and concluded that

the | anguage of the Act regarding how the law effects a
building fronting on a public reservation would allow a
building of 130 feet in height, even though the wdth

of the imediately abutting streets would otherw se

[imt the height to a maxi mum of 110 feet.

The National Capital Planning Comm ssion (NCPC), by
menor andum dated Novenber 28, 1984, and by testinony
presented at the public hearing, reconmended approval
of the Techworld application. The NCPC found that the
proposed alternate design:

A. Has been substantially redesigned, and responds to
concerns expressed by NCPC and other public
agenci es;

B. Mai ntains the basic outlines of the L'Enfant
Street Plan by placing the facades of the build-
ings on the building lines on 7th, |, 9th and K
Streets, and continuing 8th Street through the

proj ect;

C. Mai ntains the existing 8th Street cartway or
greater width of street for the entire length of
the block between | and K Streets, and proposes a

| andscape treatnent of 8th Street which furthers
the recognition of the street as a special place;

D. Encour ages pedestrian circulation through the

project in conformance with the Conprehensive
Pl an;

D r—
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87.

88.

89.

E. Proposes a buil ding setback along the K Street
frontage in keeping with the building scale and
massi ng of Mount Vernon Square; and

F. Uses a precast |ower portion of the proposed
buil ding facades at a scale and articulation
simlar to existing neighborhood buildings.

The NCPC concluded that the narrowing and bridging of

the former 8th Street right-of-way would not and should
not constitute a precedent for other streets in the

city. The NCPC recommended approval of the application,
subject to appropriate height and bulk requirenents

determined by the Zoning Conm ssion.

The Commission of Fine Arts, by letter dated Novenber
21, 1984, and by testinony at the hearing, expressed
its concern with the Techworld project. Specifically,
the Conmm ssion concluded that:

A. The devel opment proposed for the site is excessive,
and woul d encroach into 8th Street; and

es)

The original all-glass design of the project's
exterior was superior to the alternate design.
The Fine Arts Conmission believed that the alter-
nate design would overwhelm the Library.

The Smthsonian Institution, by letter dated Novenber
29, 1984 and by testinony at the hearing, supported
devel opnent on the project site, but opposed the design
of Techworld. The Smthsonian believed that Techworld
would inpair the reciprocal vistabetween the Library
and the Museum and would not be architecturally conpat-
ible with the neighborhood. The Smithsonian recognized
the need for a connecting link, but recomended that
this be acconplished underground.

Advi sory Nei ghborhood Conmission (ANC) 2C supported the
PUD application by testinony presented at the public
hearing and by letter and a witten statenent. Accord-
ing to ANC 2C's letter, dated Novenmber 19, 1984:

A. The project will be a catalyst for the economc
devel opnent of Downt own;

B. The alternate design responds to community concerns
regarding the bulk,. density and perceived height
of the project;

C. The reciprocal view of the Library and the Miseum
along 8th Street is adequately protected;

D. The applicants have commtted to provide job
opportunities for District of Colunbia residents;
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B, The applicants have committed to provide business
opportunities for mnority firnms;

F. The applicants are willing to provide job and
training opportunities for wunenployed and under-
empl oyed District residents; and

G. The project will enhance the neighborhood, is
consistent with District of Colunbia plans and
policies, and wll provide a living and working

90.

91.

92.

93.

94.

environnent with amenities superior to those which
could otherw se be achieved.

ANC 2C supported the approval of Techworld as a one-
step PUD so as not to delay the benefits the project
wll provide to the city and to the neighborhood.

Dr. WIlliam Chin-Lee, a party in support of the appli-
cation and a person active in Chinatown affairs, by
testinony at the public hearing, stated that the
project would substantially and significantly enhance
the public health, safety, welfare and convenience of
t he Chinatown area.

Duane Wang, a party in support of the application and
the owner of several businesses and properties in the
imediate vicinity of the project, by testinony at the
hearing, supported the application because it would
hel p restructure the physical, econom c and soci al
envi ronment of the area.

The Chi natown Devel opnment Corporation (CDC), a party in
support of the application, is a District of Colunbia
Corporation that was established in 1982 for the
purpose of developing the Chinatown area. Its first
project has been the developnent of the planned Far
East Trade Center on 7th Street between G and H Streets.
By testinmony at the hearing, the CDC stated that the
proposed devel opment woul d conpl enent the Far East
Trade Center, would help stinulate developnent in the
area and will provide job opportunities.

The Chinatown Steering Commttee, a party in support of
the application, by testinony at the hearing, supported
the project as inportant to the continued success of
the Convention Center and the enhancenent of Chinatown.
The Commttee recomended that the |ocation of the
service entrance be nmoved from | Street to K Street.
The Commttee further recomended that enphasis be
placed on an oriental design and notif for the building
and streetscape.

The Shaw Project Area Conmittee (PAC), a party in
support of the application, by testinony at the hearing,
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95.

96.

97.

98.

supported the project. The PAC noted the benefits of
the project in ternms of jobs and contracts to mnority
busi nesses, training opportunities for entry-1|evel
positions in high technology, and job referrals to
community groups. The PAC believed that the job and
mnority opportunities program the design and open
space and the training and education facilities of the
project will provide a superior living and working
environment for residents in the Shaw area.

There were many letters of support for the project from
persons living, working or owning property in the area.

Counci | menber John A. Wlson, by letter dated Decenber
13, 1984, Council menber John Ray, by letter dated
Decenber 13, 1984, and Council nenber Charlene Drew
Jarvis, by letter dated December 17, 1984, supported
the project. The Council-menbers noted the benefits
from the project that would accrue to the District,
including tax revenues, job opportunities, mnority
busi ness opportunities and job training.

The application was opposed by the Committee of 100 on
the Federal City and the D.C. Preservation League,
appearing as a joint party in opposition. Testlrmny
was also received from the Citizens Planning Coalition,
the Dupont Circle Conservancy, the Victorian Society of
Anerican and Harriett B. Hubbard, as persons in opposi-
tion.

The parties and persons in opposition raised the
following arguments in opposition to the application:

A. The proposed design would destroy the 8th Street
vista and the visual enjoynment of the Library and
t he Museum The construction of a building with a
bridge seventy-six feet wide and sixty-five feet
high beginning sixty-five feet above the street
wi 'l destroy the openness of the sky so critical
to the enjoynment of the vista. Allowng views of
the classical |andmark buildings through the
project by allowing a snmall anmount of sky to be
seen above the buildings is inconsistent with the
integrity of the vista and can in no sense be
consi dered inproved through fram ng.

B. The intrusion of the bU|Id|n%|ntotheforrrer
right-of-way of 8th Street | also damage the
vista, both by restricting lines of sight beyond
rratter-of-right devel opnent and through the sheer
volunetric intrusion of the proposed design.

C. The proposed design destroys inportant elements of
the L'Enfant Plan and nodern urban design plans
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for the District of Colunbia. The city Governmnent
has officially recognized and encouraged adherence
to the L'Enfant Plan as a guide for urban devel op-
ment in the District of Colunbia since the Plan
has contributed so significantly to enhancing the
character of the city, nmaking it a better place to
live and work. The Plan was devised by the
selection of topographically promnent sites for
princi pal buildings, thereafter connected by
radi al avenues which could afford clear vistas
between these buil dings. On the final Plan
prepared by L'Enfant, which included the desig-
nation of Munt Vernon Square and the square on
which the Museum sits, L' Enfant indicated his
intention to create broad vistas anong these
squares, including Munt Vernon Square, noting
that "the situation of these squares is such, that
they are nost advantageously and reciprocally seen
from each other . . . and connected by spacious
avenues. "

The proposed design is too high for the site. The
bui l ding does not respect the setback required by
the underlying zoning along the north side of the
site facing Mount Vernon Square. Fur t her nor e,
under the Act of 1910, the proposed height of 130
feet can be achieved only if the height can be
neasured from a street having a width of at |east
110 feet, None of the surrounding streets is at
| east 110 feet wide, and the Act of 1910 will not
allow a building height of 130 feet.

The nei ghborhood wi Il not be enhanced by the
construction of the proposed design.

Approval of the proposed design is not necessary
for the redevel opnent of the 8th Street area.
Redevel opnent of the area is progressing already,
and would occur in the short term future even
w t hout approval of Techworld.

The increased revenues claimed by the applicants
are in large neasure sinply a function of the

| arge increase in floor area ratio requested. The
increase in revenues over matter-of-right devel op-
ment is alnost totally a function of the accelera-
tion of redevel opnment by some nunmber of nonths and
the dramatic increase in square footage requested
over that allowed by natter-of-right devel opnment
wi t hout the street closing.

The applicants did not meet their burden of
demonstrating that Techworld would largely be used
as a trademart rather than an office building.
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There was insufficient evidence of custoner denmand
for a high-technology trademart in the District of
Col umbi a.

The economic studies offered were insufficient to
establish the probability that the devel opment
woul d be successful as a trademart rather than as
an office building.

The applicants did not establish that the encroach-
ment into theformer right-of-way of 8th Street
and the devel opment above 110 feet are necessary
to achieve the total amount of square footage for
a high-technology trademart.

The applicants did not establish that the bridge
is necessary to create sufficiently large floors
for a viable tradenmart. If Techworld were built
w t hout encroachnments into 8th Street, the maxinum
fl oor size achievable would be approxi mtely

60, 000 square feet per floor. The devel oper did
not meet its burden of establishing that the
addi tional square footage per floor was necessary
to be viable as a tradenart.

The applicants did not meet their burden of
proving that thebridge is required in order to
ensure that thetrademart is contained in one
bui I di ng.

The phasing proposed by the applicants is inappro-
priate to this site and unjustified by the economc
evi dence. The applicants did not meet their
burden of establishing that the first phase of the
project required construction of the bridge over
the forner right-of-way of 8th Street.

The Conmission has carefully considered the argunents

raised in opposition to the application. I'n response
to those argunents and issues, the Commission finds as
follows:

A. The design as proposed limts, but does not

destroy, the 8th Street vista. The fornmer right-
of-way has been narrowed from 100 feet to approxi-
mately sixty feet at its narrowest point. The

bri dge as propased had a clear height of sixty-
three feet above the plaza level, and as condi-

tioned by this order will have a clear height of
seventy-five feet. Those distances are sufficient
to provide a clear view of either the Library or
the Miseum from any point between the two.
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B. The design as proposed represents a narromng of a
vi ew that now exists. There are now no buildings
on the subject site on either side of the forner
right-of-way of 8th Street, and there is clearly
no building over that former right-of-way at

present. Consequently, any construction on the
subject site, even including devel opnent as a
matter-of-right, would represent a narrowi ng of

the view from the Library to the Miseum and vice
versa. The Comm ssion finds that the narrow ng of
the present view does not destroy or interrupt any
legitimate visual connection between the two
bui | di ngs.

C. The Council of the District of Colunbia established
muni ci pal policy by closing 8th Street between |
and k¥ Streets for allofficial purposes. The
right-of-way does not exist any |onger. As part
of that closing, the Council required the record-
ation of certain covenants affecting the design of
what ever occurred on the subject site. The
proposed design is consistent with those covenants.

D. There is nuch evidence in the record both in favor
of and opposed to the proposed design as it
relates to the inpact on the vista. Much of that
evidence is highly theoretical in nature, as well
as being subjective. Expert opinion on both sides
legitimately supported the view that the project
is either positive or negative in its effect on
the vista. The Commission finds that the vista
will be preserved, and that the economc benefits
to the District of Colunbia, cited elsewhere in
this order, sufficiently outweigh any negative
i npact caused by the narrowing of the vista to
warrant approval of the application.

E. The devel opment of the project as proposed repre-
sents an inprovenent over the current condition of
the vista. The current condition consists of
enpty lots on both sides of the fornmer right-of-
way, as well as parked cars and trucks, street
trees and signs that effectively elimnate the
views from many places between the Library and the
Museum The inprovenent of the 8th Street vista
to a paved pedestrian area, wth [|andscaping as
conditioned in this order, wll provide additional
| ocations from which the vista can be appreciated.

F. The proposed design does not fundamentally change
any of the elements of the L'Enfant Plan. Agai n,
there is considerable testinmony and evidence in
the record about the inpact of the design on the
Pl an. The I'Enfant Plan nust be viewed in the
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context of the city which has grown up around it,
The L'Enfant Pl an has not been inplenented in
exactly the same manner in which it was originally
conceived or drawn. The Plan did not call for a
Carnegie Library or a Patent Office. Ei ghth
Street is not the first street shown on the Plan
to be cl osed. However, the basic framework of the
L'Enfant Plan has renmmined intact, and that
framework is not violated by the design of the

proposed project. The Comm ssion notes the
comments of the NCPC, as set forth in Findings No.
86 and 107.

G. As set forth in Findings No. 59 through 63, the
project is consistent with the elenents of the
Conpr ehensive Plan, including the Downtown Elenent.

H. The proposed design is not too high for the site.
Except for the thirty feet closest to the right-
of -way of K Street, the proposed height does not
represent an increase over the height now permtted
as a matter-of-right, which is the maxinum permt-
ted under the Act of 1910. The project includes
setbacks along the K Street frontage, consistent
with the urban design context of the HR District,
even though those setbacks are not identical to
those required by the HRIG3-C District. The
Commi ssion reiterates its Finding of Fact No. 10:
"The Commission may . . . inpose devel opnent condi-
tions, guidelines and standards which may exceed
or be lesser than the matter-of-right standards
... " The Conmmission has further required setbacks
to be included on the | and 7th Street sides of
the project. The apparent height of the building
is mnimzed by the limtations on the placenent
of roof structures and antennas.

The Conmi ssion accepts the legal analysis of the
Ofice of the Corporation Counsel, and finds that
a maxi mum height of 130 feet is pernmtted for the
site under the Act of 1910.

J. The neighborhood will be enhanced by the proposed
devel opnent . The economc benefits to the area
have been set forth earlier in this order, as are
the existing physical developnment conditions. As
noted in Finding No. 58, the project generates its
own feasibility, whereas conventional devel opnent
of the site is not now possible.

K. The economc benefits to the District of Colunbia
are set forth in Findings No. 52 through 57.
These benefits offer significant advantages over
devel opment as a matter-of-right, not the |east of

RS RS
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which is that coordinated devel opnent of the two
squares involved would occur in a tinely manner?
providing an economic stimulus to an area which
needs that stinmulus now.

In this decision, the Commission will require that
much of the building be used as a tradenart. The
whol e basis for the project, including its benefits
to the city and the rationale for the design, is
derived from the trademart concept, If the
project were not a trademart, the connecting
bridge and other elenments of the design would not
be necessary. Accordingly, if any use other than
a trademart is proposed for the designated portion
of the building, as limted by this order, approval
of the Zoning Commission will be required.

The applicants did provide sufficient evidence and
testinony that the project was entitled to ap-
proval . The record contains information on both
sides of the feasibility and desirability issues.
All parties agree that there is a lack of defini-
tive evidence based on experience with high-
technol ogy trademarts. The IDI is an experienced
devel oper with many successful projects in the
Washi ngton netropolitan area. There is no reason
to reject out of hand the applicants” testinony
and evidence regarding the rationale for the
trademart and the needs of the program of the
proj ect.

The applicants need not establish that the project
is economically viable, even though there is sone
evidence from the applicants in the record in that
regard. If the project is not viable, then that
is the risk thatthe applicants take in going
forward. The Conmission notes that there are many
PUD projects which have been approved but which
have not been built. There are further projects
whi ch have been approved and built, for which
changes in the building and/or use have been
sought. The Conmi ssion restates its position that
the project as approved is only for use as a
trademart and associ ated uses, as specifically
controlled by Condition No. 2 of this Oder. If
another use is proposed, the applicants face the
potential of having to substantially redesign or
alter the project to fit the facts of a future
case.

As set forth in Finding No. 51, the connecting
bridge over the former right-of-way of 8th Street
is necessary to ensure the viability of the

proj ect . IT the applicants are not permtted to
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build the bridge in the first phase, the project
as a whole is threatened.

P. The Conmission nust strike a balance between the
urban design objectives raised by the opposition
and the econom c devel opment objectives noted by
the applicants, various District of Colunbia
government agencies and the parties in support.
The Comm ssion finds that it has reached an
appropriate decision. In its conditions, the
Conmmi ssion will help preserve the vista by in-
creasing the m nimumvertical clearance of the
bridge, by requiring a design that is nore verti-
cal than horizontal in its enphasis and by limt-
ing the size of trees planted in the pedestrian
area.

100, Wth respect to the other issues raised in the record,

101.

the Comm ssion finds that:

A. The Commi ssion concurs with the recommendations of
the Departnment of Public Wrks that the helicopter
| anding area be elimnated. No sufficient basis
for that item was presented.

B. The appropriate location for the truck |[|oading
entrance is on | Street. The di sruptions to

streetscape and traffic flow are less likely to
occur on the south side of the project.

C. Appropriate conditions are necessary to ensure
that the econonmic benefits anticipated by the city
will actually occur. Accordingly, the applicants
wll be required to certify on a regular basis

that the job training, mnority business partici-

pation and affirmative action conponents are being
achi eved.

D. One of the significant benefits of the project is
the underground service area,as noted in Finding
No. 68. Accordingly, the Conmission wll require
that t he under ground | oadi ng and service area be
included in the first phase of the devel opnment.

Followng the close of the record,. the subm ssion of
all materials requested by the Comm ssion and the
subm ssion of proposed findings of fact and conclusions
of law by the parties, the Commi ssion net to consider a
decision on this case. The Conm ssion discussed the
case at public neetings held on March 11 and 14, 1985.
At the Mrch 14, 1985, neeting, the Conmi ssion approved
a series of guidelines, conditions and standards to be
attached to approval of the application,

e



ZONI NG COMMISSION ORDER NO. 461
CASE NO. 84-9C
PAGE 27

102.

103.

104.

105.

106.

107.

The commission further determined to reopen the record
and to require the applicants to submt_ revised plans

meeting certain specific objectives. The applicants
were directed to address additional setbacks along 7th,
9th and | Streets, the setback of roof structures,

elimnation of the Iowest |evel of the bridge, a
vertical versus horizontal appearance of the facade and
reduction of the appearance of the bridge.

The Conmmission held an additional public meeting on
April 16, 1985, to give further consideration to the
w dth of the separation between the elements of the
building along the forner right-of-way of 8th Street.
The Commi ssion anmended the previous conditions to
require an eighty-five foot separation,

on April 22, 1985, the applicants submtted a letter
and revised plans in response to the Commission's

request, The revised plans conplied with all of the
objectives cited in Finding No. 102, except for a

set back along the9th Street frontage and the eighty-
five foot separation noted in Finding No. 103.

The revised plans were served on all partied to the
case. No responses to theplans were received by the
Conmi ssi on.

The Commi ssion finds that the applicants' argunents

concerning the 9th Street setback and the eighty-five
foot separation are persuasive. The inpact on the

hotel program occasioned by a setback and the |ack of
necessity f or a setback opposite the Convention Center
are significant, The inpact of the eighty-five foot
separation on the project's program is too heavy to be
absorbed in addition to all of the other requirenments
i nposed by this order,

The proposed action of the Zoning Comm ssion was
referred to the National Capital Planning Conmm ssion
(NCPC), under the terns of the District of Colunbia
Sel f-Government and Covernnental Reorganization Act.
The NCPC, by report dated wmay 30, 1985, found that,
subj ect to the guidelines, conditions, and standards
proposed by the Zoning Conmission at its public neeting
on May 13, 1985:

A. The alternate design for the project has been
further inproved in respanse to the concerns
expressed by NCPC and other public agencies. The
inproved alternate design:

1. Mai ntains the basic outline of the L'Enfant
Pl an by placing the facades of thebuil ding
on the building lines on 7th, |, 9th and K



ZONING COMMISSION ORDER NO. 461
CASE NO. 84-9C

PACE 28

Streets and by continuing 8th Street through
the project;

2. Maintains at least the width of the existing
8th Street cartway between | and K Streets,
and proposes a | andscape treatnment of 8th
Street which furthers the recognition of the
street as a special place;

3. Encourages circulation throughout the project
and along the former right-of-way of 8th
Street in conformance with the Conprehensive
Plan for the National Capital;

4, Uses the precast |lower portion of the facade
at a scale and articulation simlar to the
scal e of several existing neighborhood
bui I di ngs; and

5. Proposes a building setback at the ninety
foot height along K Street which suggests a
building scale and nmassing in keeping wth,
and reducing the potentially adverse inpact
on , Mount Vernon Square.

The design issues related to the inpact on 8th
Street and the narrow ng and bridging of the
former right-of-way have been substantially
resolved Wwthout conpromising the essential
integrity of the 8th Street vista or of the
Techworld design and its functional and economnic
viability.

The devel opment of Techworld affords the oppor-
tunity for the appropriate design and orderly

devel opnent of two squares framng the 8th Street
vista and the south side of Munt Vernon Square,
maj or elenents of the L'Enfant Pl an.

The tradenmart functions proposed are particularly
appropriate adjacent to the Convention Center.
enhancing and conplementing its operation and the
continuous flow of exhibit/office space, essential
to the trademart's functional and economc
viability.

Techworld can nmmke substantial beneficial contri-
butions to the District of Colunbia and to the
Nati onal Capital, particularly in the areas of

| ocal jobs and revenue and in serving as a catalyst
for the redevel opment of an inportant but |ong
blighted and neglected part of Downtown close to

national historic |andmarks and nmjor elenments of
the L'Enfant Pl an.
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F. Matter-of -right devel opnent at this inportant

| ocation would result in piecemeal devel opnent
that |acks design control over an extended period
of time, wthout consideration of the surrounding

environment, including the many historic buildings,
Vli ews and vistas and elenents of the L'Enfant
Pl an.

The NCPC did not believe that the narrow ng of and
bridging over 8th Street in this instance, by itself,
woul d or should constitute a precedent for other
devel opment proposed on other streets of the IL'Enfant

Plan or on any extension of a L'Enfant street in the
District of Colunbia.

CONCLUSI ONS  OF LAW

L, The nmaxi mum height permitted for the project under the
Act of 1910 and the Zoning Regulations is 130 feet.

2. The Planned Unit Devel opnent 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 with the neighborhood.

3. The devel opnment of this PUD carries out the purposes of
Article 75 to encourage the devel opnment of weli-pianned
residential, institutional, commercial and mixed use
devel opments which wll offer a variety of building
types with nore attractive and efficient overall
pl anni ng, and desi gn not achi evabl e under matter-of-
right devel opnment.

4, The devel opment of this PUD is conpatible with city-
wide goals, plans and programs, and is sensitive to
environmental protection and energy conservation.

5. Aﬂproval of this aPpIication is not inconsistent wth
the Conprehensive Plan of the District of Colunbia.

6. The approval of this PUD application is consistent wth
the purposes of the Zoning Act.

1. The Igroposed application can be approved with conditions
whi ch ensure that the devel opnent will not have an
adverse affect on the surrounding comunity, but wll
enht?l]qe t he nei ghborhood and ensure nei ghborhood
stability.

8. The approval of this application will promote orderly
devel opment in conformty with the entirety of the
District of Colunbia zone plan, as enbodied in the
Zoning Regulations and Map of the District of Col unbia.
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9. The Zoning Comnmission has accorded to the Advisory
Nei ghbor hood Conmmi ssion 2C the "great weight" to which
it is entitled.

DECI SI ON

In consideration of the Findings of Fact and Conclusions of
Law herein, the Zoning Commssion of the District of Colunbia
hereby orders APPROVAL of this consolidated application for
a Planned Unit Developnment for all of Square 403 except Lot
13 and all of Square 427 except lots 4, 21 and 813, as well
as the former right-of-way of 8th Street between | and X
Streets, N.W., conprising approximtely 165,600 square feet
of land area. The Comm ssion further orders APPROVAL for a
change of =zoning for the subject property from C3-C and
HR'C-3-C to C4. The approval of this PUD and change of
zoning are both subject to the following conditions, guide-
lines, and standards:

1. The Pl anned Unit Devel opnent shall be devel oped in
accordance with the plans dated Septenber 27, 1984,
prepared by the Smth/WIllians Goup and Wehe, Bl ack,
Jeffries, Strassman and Dove, marked as Exhibit No. 55B
of the record, as nodified by the guidelines, con-
ditions and standards of this order,

2. The site shall be developed for use as a conbination of
(A) trade center for the high technology industry, (B)
convention hotel, and (C) other wuses, as follows:

A. The portion of the project devoted to the trade
center for the high technology industry shall
contain associated display, office, education and
servi ce space. On floors 2-12, at least one-third
of the aggregate gross floor area devoted to
di splay, office, education and service space shall
be devoted to display space. O fice uses shall be
limted to those related to the trade mart func-
tion, including those related to the sale, service,
support, regulation, inport or export of high
technol ogy products and services. The trade
center shall also include a visitor information
center and a nmuseum of high-technol ogy (the
Expl orat ori um.

B. The project shall include a convention hotel,
contai ning between 900 and 910 roons, and associ-
ated function rooms, conmmercial adj uncts and
service areas,

C. The remaining uses shall include retail and
consuner service facilities, open space at the
pl aza | evel, underground | oading and service
facilities, three levels of underground parking,
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10.

11.

12.

e

and bel ow grade function space for banquets,
conferences, exhibitions and training and educa-
tion activities. The uses pernmitted in the retail
and consumer service facilities shall be as listed
in Condition No. 12.

The maximum floor area ratio for the entire project
shall be 9.5.

The height of the project shall not exceed 130 feet,
except for roof structures and antennas.

The building shall be set back along the K Street
frontage above a height of ninety feet, as shown on
Sheet 10 of Exhibit No. 55B.

Addi tional setbacks shall be provided along the | and
7th Street sides of the building, as shown on Exhibit
No. 277 of the record.

The roof structures of the building shall not exceed

18.5 feet in height above the level of the roof upon

which they are |ocated. Not hing placed inside of or

upon a roof structure shall project over the 18.5 foot
limt. Roof structures shall be located as shown on

Exhibit No. 277 of the record. No roof structures of

any kind shall be located on the roof of the portion of
the building which spans the forner right-of-way of 8th
Street. The floor area ratio for all roof structures
shal | not exceed 0. 37,

Antennas may be located on the roof of the building
only in those designated areas as shown on Exhibit No.
268. No antenna shall exceed a height of 18.5 feet
above the level of the roof, or the height prescribed
by any applicable portions of the Zoning Regulations at
the time the antenna is to be installed, whichever is
nore restrictive. No antenna may be located on or on
top of a roof structure or on that portion of the
building which spans the former right-of-way of 8th
Street.

The helicopter |anding area proposed for the roof shall
be elim nated.

The project shall include a convention type hotel wth
no less than 900 roons and no nore than 910 roomns.

The project shall include no nore than 1.1 mllion
square feet of gross floor area devoted to display/-
office and service space.

The project shall include at |east 50,000 square feet
devoted to retail and service uses, Those uses shall
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be those permtted under Paragraphs 5101.32, 5101.33,
5101. 34, 5102.32, 5102.33, 5102.34, 5102.35 and 5102. 36
(retail and service uses permtted as a matter-of-right
in Gl and G2 Districts, plus places of assenbly and
theaters).

13. The project shall include a visitor information center
and a museum of high technology (the Exploratoriun) as
shown on Sheet 5 of Exhibit No. 55B.

14. The first level below grade shall include approxinately
100, 000 square feet of hotel function space and exhibi-
tion/conference space, as shown on Sheet 4 of Exhibit
No. 55B,

15. The percentage of |ot occupancy shall not exceed ninety
percent.

16. A mninmm of 1,300 underground autonobile parking
spaces shall be provided on at least three levels. The
| onest |evel of parking shall be reserved as accessory
parking for the project between the hours of 7:00 A M
and 6:30 P.M, Mnday through Friday, excluding |egal
holidays in the District of Colunbia. At all other
times, these spaces, along with all the other spaces,
may be used for general public parking.

17 A mninum of six spaces for bus parking shall be
provided on the first underground |evel, as shown on
Sheet 4 of Exhibit No. 55B.

18. A mninmum of nine loading berths shall be provided on
the first underground level, as shown on Sheet 4 of
Exhi bit No. 55B. At least six loading berths shall be
twelve feet wide by thirty feet deep. At least three
| oading berths shall be twelve feet wide by fifty-five
feet deep.

19. A mninmum of three service/delivery |oading spaces
shall be provided on the first wunderground |evel, as
shown on Sheet 4 of Exhibit No. 55B. The service/
delivery loading spaces shall be twelve feet wde by
twenty feet deep.

20. The design of the entrance to the underground | oading
area shall be as shown on Exhibit No. 200P of the
record. The final location and design of the |oading
and bus parking area may be noved by up to one bay,
subject to the approval of the Departnment of Public
Wor ks.

21.  The direction of the driveway ranps shall be coordinated
with the direction of the flow of traffic on the
streets to which the ranps connect.

e
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22

23.

24.

25.

26.

27.

28.

Landscaping shall be as shown on Exhibit No. 1621 of
the record. The trees to be planted in the fornmer
right-of-way of 8th Street shall not be allowed to
exceed twenty feet in height.

Exterior paving materials shall be as described in
Exhibit No. 162Gof the record. The applicant shall
extend the streetscape treatnent for the full extent of
the west side of 7th and the east side of 9th Streets
between | and K Streets and the north side of | and the
south side of K Streets between 7th and 9th Streets.
The materials used in the sidewalk treatnent shall be
extended to include the pedestrian crosswal k across 9th
Street to the convention center, |located at the southern
end of the hotel as shown on Sheet 1 of Exhibit No.
55B.

Al'l exterior signs and graphics shall be in accordance
with the criteria set forth in Exhibit No. 162F of the
record.

The applicant shall coordinate the design and con-
struction of inprovenents to the public space with the
Departnment of Public Wrks, and shall bear their cost.
The applicant shall further bear the cost of any
traffic control neasures and devices, including signs,
traffic signals, medians, curbs, etc., in the imediate
vicinity of the project that the Departnent of Public
Wrks determines are required to handle the traffic
generated by this project.

The seventh floor level of the portion of the building
spanning the former right-of-way of 8th Street shall be
elimnated, so that there is a clear distance of at

| east seventy-five feet between the level of the plaza
and bottom of the span. The portion of the building
spanni ng theforner right-of-way of 8th Street maybe
removed.

The design of the facade shall be as shown on Exhibit
No. 277 of the record, subject to the explanatory notes
contained on the reduced size drawings which are part
of Exhibit No. 271.

The facade of the portion of the building spanning the
former right-of-way of 8th Street shall be as shown on
Exhibit No. 277 of the record subject to the explanatory
notes contained on the reduced size drawings which are
part of Exhibit No. 271. The gl ass used in that
portion of the building shall be the sanme color and
type of glass used in the upper portion of the main
facade of the building facing 7th, 9th, | and K Streets.
If any other color or type of glass is to be used, the

T R
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29.

30.

31.

32.

33.

34.

final selection of glass is to be subject to the
approval of the Zoning Conm ssion.

The separation between the faces of the walls of the
eastern and western portions of the building shall be
no less than as shown on Sheet 9 of the plans marked as
Exhibit No. 277 of the record.

The applicant shall conply with the commtnents nmade to
the Departnment of Enployment Services (DOES) and the
Mnority Business Qpportunity Conm ssion (MBOC) by
letters dated October 12, 1984, both letters attached
to Exhibit No. 115 of the record. The applicant shall
develop an affirmative action plan which shall be
approved by the Executive Director of the MCC The
applicant shall provide an annual certification to the
Zoning Regulations Division, concurred in by the
Director of the DOES and the Executive Director of the
MBOC, that these conmtments are being carried out and
that the affirnmative action plan is being nonitored.

The applicant shall initiate and support a training
program for entry level enployment in the project, and
shal | support the developnment of an electronic job bank
and referral system in the project, To assure that
these prograns are acconplished, the applicant shall
certify to the Zoning Regulations Division prior to the
i ssuance of building permts for the project, that it
has met with representatives of the Departnent of
Empl oyment  Services (DCES), the University of the
District of Colunbia (UDC) and the D.C. Public School
System to initiate the training program and the job
bank and referral system Prior to the issuance of the
initial certificate of occupancy, the applicant shall
provide a certification to the Zoning Regul ations
Division, concurred in by the Director of the DOES, the
President of the UDC and the Superintendent of Schools,
that those prograns have been established. This
certification with concurrences shall be renewed on an
annual basi s.

The operator of the hotel shall not have an exclusive
franchise for the service of food or drink in the other

portions of the project.

The devel opment shall conply with all of the require-
ments of the Zoning Regul ations not specifically
addressed in the conditions of this order, including
size and location of and access to parking and | oading
spaces, bicycle parking and roof structures.

The project may be built in one phase. If the appli-
cant chooses to construct the project in phases, the
phases of construction shall be as shown on the plan
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marked as Exhibit No. 267 of the Record. The entire

under ground | oadi ng and bus parking area shall be
included in Phase |I.

35. The planned unit devel opnent approved by the Zoning
Conmi ssion shall be valid for a period of two years
from the effective date of this order. Wthin such
time, application nmust be filed for a building permt,
as specified in Paragraph 7501.81 of the Zoning Regu-
| ations. Construction shall start within three years
of the effective date of this order.

36. If the project is constructed in phases, as set forth
in Condition No. 34, the time periods specified in
Condition No, 35 are applicable to Phase 1. Construc-
tion of Phase Il shall start within two years after the
issuance of the initial certificate of occupancy for
Phase 1. Construction of Phase IIl shall start wthin

two years after the issuance of the initial certificate
of occupancy for Phase II.

37. No building permt shall be issued for this planned
unit development until the applicant has recorded a
covenant in the land records of the District of
Col unbia, between the owner and the District of
Col unbia, and satisfactory to the Ofice of the Corpo-
ration Counsel and the Zoning Regulations Division,
whi ch covenant shall bind the applicant and successors
in title to construct on and use this property in
accordance with this Order, or anendnents thereof, of
the Zoning Conmmi ssion. If the project is constructed
in phases, covenants applicable to the entire property
shall be recorded before the issuance of a building
permit for Phase |I. \Wen the covenant is recorded, the
applicant shall file a certified copy of that covenant
wth the records of the Zoning Conmm ssion.

Vote of the Conm ssion taken at the public neeting on My
13, 1985: 3-2 (Patricia N Mthews, Lindsley WIliams and
Maybelle T. Bennett to approve with conditions - George M
Wiite and John G. Parsons opposed).

The order was adopted by the Conmi ssion at its public
meeting held on June 10, 1985 by a vote of 3-2 (Patricia N.
Mat hews and Lindsley WIllians to adopt = Maybelle T. Bennett

to adopt by absentee vote = George M. White and John G
Par sons opposed).

In accordance with Section 4.5 of the Rules of Practice and
Procedure before the Zoning Conm ssion of the District of
Colunbia, this order is final and effectl e upon p é ication
in the D.C. Register, specifically on EH;F @5
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STEVEN E. SHER
Exeputive D rector
Zoning Secretariat




