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June 22, 2017

VIA ELECTRONIC AND HAND DELIVERY

Jennifer Steingasser

Office of Planning

1100 4" Street, SW, Suite E650
Washington, DC 20024

Re:  Application of Foulger-Pratt Development LLC (the “Applicant”) to the
District of Columbia Office Planning for Large Tract Review of the Self-
Storage Establishment (the “Application”) for the property located at 72
Florida Avenue, NE in Square 3518, Lot 816 (the “Property”)

Dear Ms. Steingasser:

Enclosed on behalf of the Applicant and Herson Brothers Property Limited Partnership,
the owner of the Property, we hereby submit this Application for Large Tract Review (“LTR”)
pursuant to Title 10, Chapter 23 of the District of Columbia Code of Municipal Regulations
(“LTR Regulations”). The Applicant proposes to construct a five-story self-storage
establishment and associated landscaping and public space improvements (collectively, the
“Project™) at the Property. The Project will replace the existing one-story warehouse buildings
on the Property. The Property is located in the PDR-2 zone in the Eckington neighborhood of the

District.

LTR is required for this Project because the Project will contain more than 50,000 square
feet of commercial gross floor area and is not otherwise exempt from LTR. In accordance with
Section 2301.3 of the LTR Regulations, this Application includes eight (8) copies of following;:

(a) A completed certification form, attached as Exhibit A to the statement of the Applicant
(“Statement”);

(b) The name, address and signature of all owners, and address of property included in the
area to be developed and written evidence of agent authorization, and the name and
address of all owners of property within 200 feet of the Project (along with two sets of
mailing labels to such owners), attached as Exhibits B and C, respectively;

(¢) A map showing location of the proposed project and the existing zoning of the site,
attached as Exhibit E;
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(d) A statement indicating the contribution of the project toward implementing city and
community goals and policies, included in the Statement;

(e) A statement indicating the relationship of the proposed development to the objectives of
the District Elements of the Comprehensive Plan, included in the Statement;

(f) A general site and development plan, indicating the proposed use, location, dimensions,
number of stories and height of building, attached as part of Exhibit F;

(g) A general circulation plan, including the location of vehicular and pedestrian access
ways, other public space and the location and number of all off-street parking and loading
spaces, loading berths and service delivery spaces, attached as part of Exhibit F;

(h) A typical floor plan, attached as part of Exhibit F;

(i) A general statement of the approximate schedule of building construction, included in the
Statement; and

(j) Vehicular trip generation, trip assignment and before and after capacity analysis and level
of service at critical intersections, attached as Exhibit D; and

(k) Other information needed to fully understand the final building proposed for the site,
included in the Statement.

The Applicant requests that the Office of Planning commence its review of the Project
under the LTR Regulations and refer this Application to all relevant District government
agencies and departments.

Please feel free to contact the undersigned at (202) 721-1127 if you have any questions
regarding this Application. We look forward to working with the Office of Planning on this
matter.

Sincerely,

[ i

Jeff C. Utz

David A. Lewis
Enclosures
cc: ANC SE
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STATEMENT IN SUPPORT OF
APPLICATION FOR LARGE TRACT REVIEW

Mural in rendering is for illustrative purposes only; final design to be determined.

FOR DEVELOPMENT OF
72 FLORIDA AVENUE, NE SELF-STORAGE CENTER
ON SQUARE 3518, LOT 816 BY
FOULGER-PRATT DEVELOPMENT LLC
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l. Summary

This statement and the attachments hereto comprise the application (the “Application”) of
Foulger-Pratt Development LLC (the “Applicant”) for Large Tract Review (“LTR”) by the
District of Columbia Office of Planning (“OP”) and other District agencies for construction of a
five-story (and two subgrade level), approximately 144,067 gross square foot self-storage building
and approximately 23 at-grade parking spaces (the “Project”) at the property with an address of
72 Florida Avenue, NE (Square 3518, Lot 816) (the “Property”). The Property is located in the
PDR-2 zone in the Eckington neighborhood.

The Project replaces the existing single-story warehouse and storage buildings on the
Property with a new five-story self-storage building that includes two levels of below-grade levels
of storage use.

Il. Jurisdiction, Scope of Review, and Compliance with Filing Requirements

The Project is subject to LTR because it contains more than 50,000 square feet of gross
floor area, as shown on the plans attached as Exhibit F (the “Plans”) and is not otherwise exempt
from LTR. See 10 DCMR 8§ 2300.1(a), 2304 (10 DCMR 8§ 2300, et seq. are hereby referred to as
the “LTR Regulations”). The scope of review for this Application is limited to consistency with
District laws, regulations, and the Comprehensive Plan for the National Capital (“Comprehensive
Plan” or “Plan”) and traffic, neighborhood and design, quality of life, and environmental impact.
Id. 8§ 2302.1. The Project is consistent with all applicable District laws and regulations (including
without limitation the District of Columbia Zoning Regulations (“Zoning Regulations”)) and is
consistent with applicable elements of the Comprehensive Plan. None of the Project’s impacts, as
described herein, are adverse to the neighborhood or the District as a whole. Accordingly, the

Project satisfies the review criteria of Section 2302.1 of the LTR Regulations.
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Attached hereto are the following exhibits in satisfaction of the filing requirements of

Section 2301.3 of the LTR Regulations:

A completed certification form, in accordance with Section 2301.3(a), is attached as
Exhibit A;

The name, address and signature of all owners, and address of property included in
the area to be developed and written evidence of agent authorization, in accordance
with Section 2301.3(b), is attached as Exhibits B and C;

A map showing location of the proposed Project and the existing zoning of the site, in
accordance with Section 2301.3(c), is attached as Exhibit E;

A statement indicating the contribution of the Project toward implementing city and
community goals and policies, in accordance with Section 2301.3(d), is provided in

Section IV(c) below;

A statement indicating the relationship of the proposed development to the objectives
of the District Elements of the Comprehensive Plan, in accordance with Section
2301.3(e), is provided in Sections 1V(a) and (b) below;

A general site and development plan, indicating the proposed use, location,
dimensions, number of stories and height of building, in accordance with Section
2301.3(f), is included in the attached Plans;

A general circulation plan, including the location of vehicular and pedestrian access
ways, other public space and the location and number of all off-street parking and
loading spaces, loading berths and service delivery spaces, in accordance with
Section 2301.3(g), is included in the attached Plans;

Typical floor plans, in accordance with Section 2301.3(h), are included in the
attached Plans;

A general statement of the approximate schedule of building construction, in
accordance with Section 2301.3(i), is discussed in Section 111 below; and

Vehicular trip generation, trip assignment and before and after capacity analysis and
level of service at critical intersections, in accordance with Section 2301.3(j), is
included in the attached Exhibit D.

Accordingly, upon review of this statement and the enclosed materials, the Applicant

requests that OP find that this Application satisfies the requirements of LTR.
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1. Description of the Property and Surrounding Neighborhood

The Property is owned by Herson Brothers Property LP (the “Owner”), consists of
approximately 37,135 square feet of land area, and currently contains an amalgam of one-story
warehouse buildings and adjacent surface parking lots. The Property is located in the PDR-2 zone
in the Ward 5 Eckington neighborhood near the intersection of Florida Avenue and P Street, NE.
The Property has frontage on both Florida Avenue, NE and a stub of 1% Street, NE. The NoMa-
Galludet U Metrorail station is approximately a quarter mile from the Property, and the Property
is not located within any historic district. The Property is within the boundaries of Advisory
Neighborhood Commission (the “ANC”) 5E and in the 5E04 Single-Member District.

The block containing the Property also includes: (i) two large office and industrial
buildings that house technical and administrative operations of Sirius XM Radio Inc. as well as a
large surface parking lot serving that use; (ii) a fast-food pizza restaurant with a surface parking
lot; (iii) a two-story office building with a surface parking lot; (iv) a mixed use development that
is currently under construction pursuant to a Planned Unit Development and that was approved to
contain approximately 196,029 gross square feet of residential use and approximately 7,858 gross
square feet of retail space, along with 210 parking spaces in a below-grade garage, see Z.C. Order
No. 12-02, dated November 29, 2013; and (v) approximately three dozen rowhouse units, some of
which currently contain non-residential uses. The blocks surrounding the Property contain a mix
of uses, including a gas station and office building containing District offices immediately across
Florida Avenue, NE, and a FedEx warehouse, various commercial properties of small scale and
residential uses including rowhouses, duplexes and multi-family housing immediately across
Eckington Place, NE. Approximately one block to the east of the Property is the rail corridor that
serves Union Station. Immediately beyond New York Avenue, NE one block south of the Property

is the rapidly developing NoMA district.
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V. Description of the Project

The Applicant proposes to develop the Property with a five-story self-storage establishment
with two levels of below-grade storage use and accessory parking, all as shown on the Plans and
fully in accordance with the Zoning Regulations.

Zoning Regulations. The Project is designed to satisfy all of the applicable requirements of

the Zoning Regulations and be constructed as a matter-of-right. Therefore, the Project is consistent
with the Zoning Regulations of the District. The Project is also consistent with the Building Code
as well as environmental and other applicable laws and regulations of the District. Accordingly,
this Application satisfies Section 2302.1(a) of the LTR Regulations.

The Zoning Regulations expressly allow a storage establishment in the PDR-2 zone. 11-U
DCMR 8§801.1(bb). “Storage establishment” uses are not among the uses ordinarily allowed in the
PDR-2 zone that are nonetheless prohibited on lots within 100 feet of a residential zone. Id. 8
803.2. The recent revisions to the Zoning Regulations expressly retained the PDR-2 zone
designation for the Property and retained the proposed storage establishment use as allowed on the
Property as a matter-of-right. Therefore, the less than one year old Zoning Regulations affirm that
the Project is an appropriate use for the Property. In addition, the Project is designed to comply
with the noise, emissions, glare, heat, dust, vibration, perimeter security, and power system
provisions of the Zoning Regulations. 1d. § 804.

The Project includes approximately 144,067 square feet of gross floor area all of which is
devoted to self-storage and related uses (e.g., a service office, restrooms, and an indoor bike storage
room with shower/changing rooms). As shown on the Plans, the Project is five stories, and the
building utilizes the measuring point for height along the Property’s frontage on 1% Street, NE at
the northern boundary of the Property. Two levels below the grade of the front of the building
open onto the Florida Avenue facade. The Project has an overall floor area ratio of approximately

4
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3.7 and a maximum height of approximately 53’ 4”. The Project has a compliant rear yard and
complies with the minimum 25-foot setback from the lot line abutting or across an alley from a
residential zone. No parking, storage, loading or other accessory uses occur within the setback
area. The Project occupies approximately 63.4 percent of the lot and has a green area ratio
(“GAR”) of 0.3. The Project includes approximately 23 parking spaces as well as seven (7) long
term bicycle parking spaces for the use of the customers and employees of the Project. Two (2)
loading berths are included as part of the Project. The Project does not include an occupiable
penthouse, and all mechanical penthouses comply with the applicable requirements.

Design. The Property is an irregularly-shaped lot, and the Project has been designed to
accommodate the lot configuration and to comply with the applicable constraints of the Zoning
Regulations. The Project has been designed so that the Florida Avenue fagade has an attractive
design quality. The southern fagade of the building is set back slightly from Florida Avenue, NE.
Between the new building and the Florida Avenue right-of-way are (i) vehicular areas serving
some of the Project’s operational needs, and (ii) a landscaped buffer between such areas and the
sidewalk. The Florida Avenue facade also includes high percentages of glazing and a large mural
to add visual interest from the public realm along Florida Avenue. This facade avoids large
expanses of blank walls and the Project’s multiple massings and articulation break up the scale of
the building from this perspective.

The facade of the building adjacent 1 Street, NE includes surface and partially-enclosed
parking and loading. The northern fagade allows customers and visitors to access the building via
multiple entrances. Further, the majority of the parking is located at the rear of the building. The

Project is constructed to the lot lines along both the east and west facade.
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The Project improves upon the current use of the Property and is highly-designed and
pedestrian-friendly relative to typical self-storage prototypes. The Project’s articulated fagade,
expressive mural, and high-quality materials add a greater degree of visual interest than currently
exists on the Property, which is located between two neighboring properties devoted to technical
and office functions for Sirius XM Radio Inc. that do not cater to an active streetscape. The Project
upgrades the Property from its current condition and serves a high-demand need for storage that
supports the continued development of small-footprint residential uses in the District and
immediately surrounding neighborhood.

Access. The Project is integrated into the Florida Avenue pedestrian network and is
accessible via Metrorail and the Metropolitan Branch Trail (“MBT”), which is approximately a
block to the east of the Property. The Project also accommodates vehicular access via a curb cut
from Florida Avenue, NE and via access from 1% Street, NE. The Florida Avenue, NE curb cut at
the Property will be combined with the curb cut at 60 Florida Avenue, NE and thereby reduce the
total curb cuts along this streetscape from approximately 84 feet to approximately 24 feet.

Timeline. The Applicant intends to construct the Project in one phase and it anticipates
breaking ground on the Project in Q2 of 2018 and completing construction approximately Q2 of
2019.

V. Relationship of Project to the Comprehensive Plan

Pursuant to Section 2301.3(e) of the LTR Regulations, this Section V includes a statement
indicating the relationship of the proposed Project and the objectives of the District Elements of
the Comprehensive Plan. The Project is consistent with the Comprehensive Plan and therefore

satisfies Section 2302.1(a) of the LTR Regulations.
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a. Future Land Use Map and Generalized Policy Map

The Project is consistent with the designation for the Property on the Comprehensive Plan’s
maps. The Comprehensive Plan’s Future Land Use Map places the Property in the Mixed-Use
Medium Density Commercial and Production, Distribution, and Repair (“PDR”) land use
categories, as shown on Exhibit E. The Property’s PDR-2 zone designation is consistent with the
Future Land Use Map, and the self-storage use, which accommodates customers on a quasi-retail
basis is consistent with the Mixed-Use Commercial and PDR land use designations. The Property
is generally bounded by Medium Density Commercial and PDR-designated areas, with some
Moderate Density Residential designations to the north of the Property. The Property is at the foot
of one of the largest continuous swaths of remaining PDR land in the District, and as a residential-
serving PDR use, is appropriately located at the boundary of the PDR areas and residential areas.

The Property is designated as partially within a Main Street Mixed Use Corridor and a
Neighborhood Conservation Area on the Comprehensive Plan’s Generalized Policy Map, as
shown on Exhibit E. The block containing the Property is bounded on two sides by areas
designated as Land Use Change Areas. The Guidelines for interpreting the Generalized Policy
Map notes that such Map is “not a zoning map” and is “to be interpreted broadly”. 10-A DCMR §
226(a). Therefore, the Main Street Mixed Use Corridor designation for a large swath of the
Property, the adjacent commercial uses, the proximity of Land Use Change Areas, and the current
use of the Property all counsel that the Project is consistent with the Generalized Policy Map.

b. District Elements of the Comprehensive Plan

The Project directly advances relevant District Elements of the Comprehensive Plan.

Identified below is the Project’s relationship to policy objectives of the Comprehensive Plan.
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1. Land Use Element

Improvement of a vacant lot, protection of PDR uses, and contextual design are attributes
of the Project consistent with numerous objectives of the Land Use Element of the Comprehensive
Plan. In particular, the Project advances the following policies of the Land Use Element:

e Policy LU-1.4.1: Infill Development

e Policy LU-2.2.3: Restoration or Removal of Vacant and Abandoned Buildings
e Policy LU-2.2.4: Neighborhood Beautification

e Policy LU-2.3.1: Managing Non-Residential Uses in Residential Areas

e Policy LU-2.3.2: Mitigation of Commercial Development Impacts

e Policy LU-2-3.3: Buffering Requirements

e Policy LU-2.3.4: Transitional and Buffer Zone Districts

The Project advances the Land Use Element’s objectives of encouraging development and
revitalization in existing developed areas. The Project is an infill development, as the term is
defined in the Plan, and the Project complements the established former industrial and
contemporary character of the large footprint buildings in surrounding neighborhood. See id. 8
307.5. The Project affirmatively advances a pair of the policies that aim to improve the appearance
of the District with respect to vacant or underutilized structures. Id. 8§ 310.3, 310.4. By virtue of
the Project’s location in a PDR zone adjacent to residential lots, it is subject to an intensified level
of scrutiny and increased setback requirements under the Zoning Regulations. Furthermore,
through this LTR process, the Project is subject to a heightened level of review to ensure that it
does not result in unreasonable impacts on the surrounding area. As set forth below, the Project’s
impacts are generally beneficial and not adverse to the neighborhood or are otherwise mitigated.
Accordingly, these impact reviews and enhanced development standards advance the Plan’s
policies regarding non-residential uses adjacent to residential areas, the mitigation of impacts

related to same, and the imposition of buffering and transition requirements. Id. §8 311.3-311.6.
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More broadly, the Project, by virtue of its relatively low-impact use and location in the
PDR zone, serves as a buffer between the higher intensity PDR uses that exist to the northeast and
the pedestrian-oriented commercial uses south of the Project and the nearby residential uses. Since
the Project is in a PDR zone and a residential-serving PDR use (as opposed to a more intensive
industrial or transportation-related use), it is appropriately sited in the PDR area adjacent to
residential uses.

Policy LU-2.4.1: Promotion of Commercial Centers

Policy LU-2.4.2: Hierarchy of Commercial Centers

Policy LU-2.4.5: Encouraging Nodal Development

Policy LU-2.4.6: Scale and Design of New Commercial Uses

The Project provides a retail-scale commercial use at the “Main Street” boundary of the
PDR area, and just as importantly offers some job opportunities for the neighborhood. See id. §
312.5. Along the same lines, the Project’s space allows nearby “maker” and other start up
industrial or creative uses a place to store their materials and products, which has become a vital
need for these growing entities. These entities are constantly searching for nearby space so the
Project is anticipated to enhance the ecosystem of such “maker” and other small scale industrial
users in the vicinity. The Project’s height and overall density appropriately reinforce the
intersection of Florida Avenue and New York Avenue, NE as a multi-neighborhood commercial
center and provides a service use to residents and businesses that is presently constrained in this
portion of the District. 1d. 8§ 312.6, 312.10. The scale of the Project is consistent with the zoning
for the Property and with the surrounding intensities of land use relative to the proximity to a

Metrorail station. Id. § 312.9
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e Policy LU-3.1.1: Conservation of Industrial Land

e Policy LU-3.1.2: Redevelopment of Obsolete Industrial Uses
e Policy LU-3.1.3: Location of PDR Areas

e Policy LU-3.1.5: Mitigating Industrial Land Use Impacts

The Comprehensive Plan notes the importance of preserving PDR-zoned areas for uses
permitted within such zones, id. 8§ 314.7, and the Project advances such objectives. At the same
time, the Plan encourages the redevelopment of underutilized and non-productive industrial areas
with modern, higher-value uses in a way to ensure such uses are appropriately buffered and
mitigated. Id. 88 314.8, 314.9, 314.11.

2. Transportation Element

The Project advances the following specific objectives of the Transportation Element of
the Plan:

e Policy T-1.1.4: Transit-Oriented Development

The Project is a model transit-oriented development by virtue of its proximity to the NoMa-
Galludet U Metrorail station and numerous bus lines along Florida Ave., NE. I1d. § 403.10.

e Policy T-1.3.1: Transit-Accessible Employment

By providing transit-accessible employment to employees of the Project, the Project
advances this policy of the Transportation Element. Id. § 405.11. The Project’s location relative to
Metrorail and bus access benefits the Project’s customers as well as employees.

e Policy T-2.4.1: Pedestrian Network
e Policy T-2.4.2: Pedestrian Safety
e Policy T-2.4.4: Sidewalk Obstructions

The Project improves the pedestrian experience around the Property by consolidating and
reducing the overall aperture of two curb-cuts, ensuring loading and parking is accessible from an

alley, establishing strong streetwalls and sidewalk fronting landscaping, and creating a pedestrian
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experience that is generally hospitable to pedestrians. 1d. 88 410.5, 410.6. As much as is feasible
in a PDR zone for a PDR use, the Project is pedestrian-oriented and pedestrian-serving.

In addition, the Project’s improvements to the public realm adjacent to the Property as part
of the curb cut consolidation will improve the pedestrian experience. The Applicant has agreed to
perform crosswalk and related pedestrian improvements to the intersection of Florida Avenue and
P Street, NE, if approved by DDOT, and to improve the sidewalk adjacent to the Property.

3. Environmental Element

Although the Project is constructed on a currently-developed and largely impervious site,
it nonetheless advances certain sustainable building policies of the Environmental Element of the
Comprehensive Plan. Specifically:

e Policy E-1.1.3: Landscaping
e Policy E-3.1.2: Using Landscaping and Green Roofs to Reduce Runoff

The Project’s landscaping and courtyards and roof “beautify the city, enhance streets and
public spaces, reduce stormwater runoff, and create a stronger sense of character and identity”. Id.
8 603.6. The Project includes ground level landscaping and a significant green roof in support of
the quoted objectives and does so in an area and on a block with a relative scarcity of any
greenspace. Moreover, the Project removes an existing impervious surface and replaces it with a
structure that satisfies the District’s GAR and stormwater requirements. 1d. § 613.3.

e Policy E-2.2.5: Energy Efficient Building and Site Planning

The Project complies with the District’s Green Building Act, which includes a heightened
level of energy efficiency relative to comparable structures in the regional marketplace. Id. § 610.7.

e Policy E-4.1.5: Improving Air Quality Through Transportation Efficiency

By virtue of the Project’s centralized location in the District, it reduces the length of District

residents’ and small businesses’ travel to obtain self-storage services, a facet of the Project that is
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in keeping with the Plan’s objective of “promot[ing] strategies that reduce motor vehicle emissions
in the District and surrounding regions.” Id. § 618.10. That is, the Project provides a service that
typically exists primarily in the District’s suburbs and that is typically accessed by vehicle. By
locating such service in the District, District residents’ travel time and resulting vehicle emissions
are reduced.

e Policy E-4.3.5: Noise and Land Use Compatibility

The Project achieves the Plan’s objective of avoiding the siting of noise-generating land
uses near a residential area. See id. 8 620.8. The Project occupies PDR land immediately adjacent
to residential uses. Such PDR land could be utilized for much more noise intensive uses. Instead
the Project involves a use with a comparatively low noise-profile, thereby buffering the nearby
residential areas from the more intensive activities in the PDR areas to the east.

4. Economic Development Element

Neighborhood-serving commercial activity and PDR-related jobs are the primary aspects
of the Project that advance specific policies of the Economic Development Element of the
Comprehensive Plan. In particular, the Project is consistent with the following objectives:

e Policy ED-2.5.1: Industrial Land Retention
e Policy ED-2.5.2: Retaining Heavy Industry

The Project supports the PDR-related objectives of the Plan’s Economic Development
Element. Id. 8§ 711.5, 711.6. Perhaps most importantly, the Project preserves the Property for
reuse for industrial uses.

e Policy ED-3.1.1: Neighborhood Commercial Vitality
e Policy ED-3.1.2: Targeting Commercial Revitalization

The Project adds to the existing Ward 5 business base and helps reinforce the NoMa-

Galludet U Metrorail station area as a vital neighborhood-serving commercial area. 1d. 8§ 713.5,
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713.6. As stated above, the Project also allows nearby “maker” and other small businesses utilize
its storage space for their goods and materials. This type of storage space is at a premium for
District residents and small businesses.

e Policy ED-2.2.1: Expanding the Retail Sector

Although the Project’s use is not purely a retail establishment, it advances the Plan’s
objective of providing outlets for District residents to spread their spending within the District
rather than to outlying jurisdictions. See id. § 708.4.

5. Urban Design and Arts and Culture Elements

The Project’s thoughtful urban design and architecture advance several of the policies and
goals of the Urban Design Element, including:

e Policy UD-1.1.2: Reinforcing the L’Enfant and McMillan Plans

The Property lies immediately north of the northern boundary of the L’Enfant original
street plan (now Florida Avenue, NE). As such, the Project’s massing and strong presence relative
to Florida Avenue, NE advances this Element’s objective of ensuring new development is befitting
and respectful of the national and historical significance of Washington, DC. I1d. § 903.7.

Policy UD-2.2.1: Neighborhood Character and Identity

Policy UD-2.2.5: Creating Attractive Facades

Policy UD-2.2.7: Infill Development

Policy AC-2.1.3: Reuse of Vacant and/or Underutilized Buildings
Policy AC-2.2.1: Using Art to Create Identity

As described above, the Project complements the scale of the existing neighborhood
context, yet strengthens the visual quality of its surroundings. Id. § 910.6. The building’s
articulation breaks down its overall mass to better relate to the surrounding office and industrial
building. Similarly, the Project “avoid[s] overpowering contrasts of scale, height and density”, in

compliance with Policy UD-2.2.7. 1d. 88 910.7, 910.15. The Project’s height is in compliance with
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the underlying zoning’s maximum allowable height of 60 feet. The Project continues the rhythms
and massing of the adjacent under-construction PUD project and SiriusXM buildings. The Project
creates the opportunity for a large-scale mural that could be a signature element at the entrance to
the Eckington neighborhood from the east. See also id. 88§ 1406.5, 1407.2 (encouraging the use of
public art on vacant buildings and as a way to strengthen a neighborhood identity).

C. Contribution of Project to City and Community Goals and Policies

The Property is located in the Mid-City Area of the Comprehensive Plan, and is within the
North Capitol Street/Florida/New York Avenue Business District Policy Focus Area. The Project
contributes to the community goals and policies of such Areas as described below.

Policy MC-1.1.2: Directing Growth

Policy MC-1.1.3: Infill and Rehabilitation

Policy MC-1.1.4: Local Services and Small Businesses
Policy MC-2.7.1: North Capitol/Florida Business District

The Project advances these objective by providing a “storefront” type establishment and
design where currently there is none and adding new business in a portion of the Area that is
directly identified as appropriate for growth. 1d. 8§ 2008.3-2008.5, 2017.4. The Applicant aims to
articulate the Florida Avenue fagade of the Project as much as possible while still staying true to
the aesthetic of the Project’s product type.

The Property is also within the area that is the subject of the 2014 study entitled “Ward 5
Works: The District of Columbia Ward 5 Industrial Land Transformation Study” (“Ward 5
Study”). The Project advances the Ward 5 Study vision and directly addresses certain concrete
goals of such Study. The Project is consistent with the understanding set forth in the Ward 5 Study
that “industrial” land uses need to be redefined. See Ward 5 Study at 73. The Project is a hybrid
commercial-industrial use that largely supports District residents and small businesses, including

“maker” and small scale commercial, creative or industrial endeavors. It is not a “smokestack and
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assembly line” industrial use. Beyond fundamentally re-understanding industrial uses, the Ward 5

Study sets forth eight overarching goals. Id. at 87. The Project is consistent with these goals in the

following ways:

8947843.5

1.

Diversify the District’s economy and bolster existing businesses.

The Project adds diversity to the PDR economy and is a new business venture being
led by a local developer. It allows “maker” and other creative or industrial users in
the vicinity to utilize much-needed storage space and thereby serves a vital need in
all-important proximity to the location of these entities.

Grow and create more businesses, particularly in new and emerging industries.

As noted, the Project houses a new business and one supports nearby emerging
industry and small businesses in the District.

Promote inclusive job growth, offering residents a range of employment
opportunities, well-paid jobs with low entry barriers and career ladder potential.

The Project adds low barrier-to-entry job opportunities that are well-served by
transit. Further, the Project supports the job growth of other nearby businesses,
particularly those in the “maker” or commercial/industrial use categories so
encouraged for Ward 5.

Address nuisance/operational issues of some existing businesses.

The Project does not have the type of nuisance/operational issues of other PDR
uses. The Ward 5 Study encourages ground floor industrial use with self-storage
above. Id. at 91, 93. However, given the Property’s location adjacent to residential
uses, this site is not well-suited to all of such ground floor uses. Thus, the Project
is not inconsistent with such objectives.

Improve environmental stewardship and performance.

The Project is a significant improvement over the existing condition from an
environmental performance and stewardship perspective. The Project meets the
GAR and stormwater requirements for the Property.

Serve municipal functions and optimize efficiencies, co-locations.

This goal is not applicable to the Project.

Provide desired community amenities.

The Project provides a strongly-desired community and business need for off-site

storage. The District is increasingly full of residents living in small living spaces,

15



and self-storage is a needed complement to such housing. Perhaps more
importantly, the burgeoning Ward 5 “maker” and creative economy is in dire need
of nearby storage space to allow for the growth of such businesses.

8. Create great places, improve physical appearance and enhance connectivity.

The Project focuses on the improvement of the physical appearance of the Property
along both street frontages, but particularly along the more visible Florida Avenue
facade. To such end, the Project will feature a signature mural on this fagade and
implement landscaping along the streetscape along Florida Avenue.

VI. Project Impacts

Section 2302.1(b), (c) of LTR Regulations requires OP and the other District departments
and agencies engaging in the LTR process to review the Project’s potential traffic, neighborhood,
design, quality of life, and environmental impact. As stated below, the Project does not have such
adverse impacts.

a. Traffic Impact

The Project does not have an adverse impact on traffic in the surrounding neighborhood.
The Applicant has retained Gorove/Slade to perform a Comprehensive Transportation Review for
the Project, attached as Exhibit D (“CTR”). The CTR identifies vehicular trip generation, trip
assignment, before and after capacity analysis, and level of service at critical intersections, all as
set forth in Section 2301.3(j) of the LTR Regulations. The CTR concludes that the Project does
not have an adverse effect on the surrounding street network.

Parking and Loading Impacts. The Project satisfies the requirements for off-street parking

spaces, bicycle parking, and loading required by the Zoning Regulations. The Project includes
approximately 23 parking spaces, seven (7) long-term bicycle parking spaces, and two (2) loading
berths, as required by the Zoning Regulations when accounting for the Project’s proximity to the
nearby Metrorail station. Therefore, the Project provides adequate parking and loading without

creating adverse parking impacts on the surrounding area. The Project’s loading and parking areas
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are appropriately screened and buffered as required under the Zoning Regulations. The Applicant
expects the majority of the Project’s users to load using smaller vehicles and therefore not create
adverse noise and light impacts for abutting residential uses.

Vehicle Trips and Traffic. As discussed in more detail in the CTR, the Project’s proposed

self-storage use has a relatively low impact from a vehicular trip generation perspective. Moreover,
the trips are generally more evenly distributed throughout a given day and throughout a week than
office and residential uses.

The Property’s proximity to the Metrorail station, the existing bus stops along Florida
Avenue, NE, the MBT, and walkable distance from the NoMA neighborhood all provide the
Project’s customers and employees non-vehicular alternatives. Although most trips involving a
self-storage establishment involve a vehicle, the Applicant expects that a not insignificant number
of customers to travel either to or from the Property via non-vehicular mode or by a taxi or “share
economy” vehicle service. Indeed, the Applicant expects that many of the Project’s customers to
be District households who occupy relatively small units and do not own a personal vehicle. In
addition, the transit systems in the proximity of the Project are not near capacity and are well-
equipped to accommodate the additional riders that the Project might generate.

Pedestrian Impacts. The Project improves the pedestrian realm by shortening and

consolidating existing curb cuts. The Property and the adjacent SiriusXM building to the
immediate west of the Property each have an existing curb cut. The exiting curb cut on the Property
alone is approximately 60 feet, and the adjacent property’s curb cut is approximately 24 feet. As
part of the Project, the Applicant anticipates combining those two curb cuts into a single, 24-foot
curb cut that straddles the property line between the Property and the abutting lot, reducing

approximately 60 feet of curb cut. This curb cut consolidation has a direct and measureable positive

17
8947843.5



impact with respect to pedestrian activity on Florida Avenue, NE. In addition, the Project’s access
from 1% Street, NE occurs via the south side of Q Street, NE. Accordingly, there is no new adverse
impact to the pedestrian network from the north side of the Project.

Mitigation. The Applicant will utilize the mitigation recommendations included in the CTR
to ensure that the Project does not create any adverse transportation impacts and that all traffic
generated by the site is adequately accommodated.

b. Neighborhood, Design, and Quality of Life Impact

The Project has positive impacts on the surrounding areas and quality of life with respect
to the addition of a street-fronting use, the provision of low-impact PDR jobs, the support of nearby
“maker” and small businesses, and the removal of a surface parking lot and underutilized lot. The
Project’s urban design and architecture also positively impact the neighborhood.

Neighborhood/Public Space Impact. The removal of the underutilized warehouse buildings

and the provision of the Project, which has a stronger street-fronting orientation improve
neighborhood conditions and contribute to the beautification of the neighborhood, are positive
public space impacts. The Project’s height mitigates its modest setback from Florida Avenue, NE
and creates the type of streetwall and glazing-rich streetscape that is desirable for this stretch of
Florida Avenue, NE. Moreover, the Project’s provision of some street-adjacent landscaping along
Florida Avenue, NE is a welcome addition to a block that is otherwise composed of buildings
constructed to the front lot line. As noted above, the reduction in curb cuts improves the pedestrian
experience.

Urban Design and Architecture Impact. From an urban design perspective, the Project

introduces a strong urban form, with prominent frontages and zoning-compliant massing. The
Project’s massing and modulation respects the scale and height of surrounding buildings. The
Project’s proposed mural space affords an opportunity for a signature artistic element to be
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integrated into the Project heralding the entrance to Eckington and the intersection of the PDR
zones to the northeast with the emerging and vibrant Florida Avenue, NE and NoMA
neighborhoods. The orientation and prominence of the mural creates a signature identity for the
surrounding neighborhood. The Project’s materials, colors, and detailing are all high-quality and
respectful of the surrounding context without appearing overly modern.

Quality of Life Impact. The Project minimizes detrimental impacts that may arise from the

daily operations of the proposed self-storage use. Unlike many analogous retail uses, the self-
storage use is subject to the performance requirements of Subtitle U, Section 804. This additional
level of scrutiny mitigates any quality of life impacts on surrounding uses. In addition to the traffic
and environmental considerations noted elsewhere in this section, the Project does not have a
negative noise impact on the community. The Project reserves enclosed areas for trash and
recycling receptacles in order to mitigate any odor or pest concerns.

The redevelopment of the Property creates convenience for District residents and
businesses who have storage needs, PDR-related employment opportunities, and increased tax
revenues for the District.

The building meets or exceeds the standards set forth in the District of Columbia Fire Code,
minimizing the burden on the District of Columbia Fire Department in the case of an emergency.
This Project improves the safety of the community by redeveloping an underutilized property.

C. Environmental Impact

The Project does not create adverse environmental impacts on the Property or the adjacent
properties and surrounding neighborhood. The Project replaces the existing impervious surface
parking lots and low-quality warehouse building with a sustainability-improving project. The
Project’s compliance with the GAR requirements and Green Building Act are a significant
environmental improvement over existing conditions. As part of updating the Property’s
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infrastructure, the Project also includes modern stormwater management and drainage systems
including stormwater retention facilities. Given the size and current condition of the site, the
Project’s sustainability efforts are a meaningful improvement for the water quality of the District.

There are existing sanitary sewer, potable water, and storm sewer lines on all streets
adjacent to the site. In addition, the Project would not be a significant user of such infrastructure.
Therefore, the Project avoids unnecessary public costs such as new services or facilities that would
otherwise be required from public agencies.

VIl. Community Outreach

The Project is a neighborhood-serving self-storage establishment, and the Applicant is
committed to listening to and addressing concerns of the neighbors with respect to the proposed
conditions on the Property. Below is a list of community outreach efforts that the Applicant has
engaged in over the course of the past five (5) months:

e Eckington Civic Association — May 1, 2017 (Support letter received for curb cut on

Florida Avenue);

e ANC 5E - May 16, 2017 and June 20, 2017,

e DDOT PPSA Staff — Project introduction on February 2, 2017; and
e Office of Planning — Project introduction on March 30, 2017.

The Applicant anticipates further engagement with the ANC, particularly its Single
Member District representative, and members of the surrounding community as it continues to
pursue the Project.

VIII. List of Exhibits

Attached hereto are the following Exhibits in support of this Application:
A. Application Form;

B. Authorization Letters from the Owner and Applicant;

C. List of Property Owners within 200 feet of the Property;

D. Transportation Impact Analysis;
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E. Comprehensive Plan and Zoning Maps; and
F. Site, Building, and Zoning Plans; Elevations; Photographs; Zoning Tabulation Chart.

1X. Conclusion

For the reasons stated herein, the proposed Project satisfies the requirements of the LTR

Regulations, and the Applicant requests affirmation from OP of such satisfaction.

Respectfully Submitted,

GOULSTON & STORRS PC

Is/ Jeffrey C. Utz

/sl David A. Lewis
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B

B Government of the District of Columbia
Office of Planning

Large Tract Review Certification Form
Part A: Developer’s Application

1. Project Name 72 Florida Avenue, NE

| |
Developer [ Foulger-Pratt Development LLC !
Address | 12435 Park Potomac Avenue, Suite 200 |
City [ Potomac | state | MD | zip [ 20854 |
Phone [ 240-499-7629 | Fax | n/A |
E-mail l fqumseya@foulgerpratt.com I

If Developer does not own subject property, please provide the following information regarding the property owner:

Owner(s) [ Herson Brothers Properties Limited Partnership |

| |

Address | 7717 Heatherton Lane l
City | Potomac | state | MD | zip| 20854 |
Phone | (202) 635-1100 | Fax | n/A |
E-mail | Mlendingl@aol.com l
|
2. PropertyAddress | 72 Florida Avenue, NE |
City | Washington | State | DC | zip [ 20002 |

Ward ANC(s) Square(s) Parcel/Lot No. (s)l 816
"~~~

Current Use(s): (place X where applicable)

Residential [::] Retail/Office D Industrial Open Space/Undeveloped l:l
Public/Institutional D Other D

*Maximum Height of Existing Improvement (ft.) { ~20 ft {

w

* Total Gross Floor Area (GFA) of Existing Improvements (sq. ft.): ! ~7,500 sq. ft

* If Property is Undeveloped or Cleared, Enter “N/A”.

Note: Refer to definition of GFA in
Section 199 of the D.C. Zoning

Regulations




Office of Planning Large Tract Review Certification Form Part A: Developer’s Application (Contd.) 2

4. Current Zoning:

Zoning Land Area (sq. ft.) " M.O.R.Far*  Permitted Height (ft.
1. | PDR2 | [ 37135 | 4.5 | 60 {
2 | . . | |
.| | . . |
4| . | . |
5. L . . |

*Matter-Of-Right Floor Area Ratio

|
4. Proposed Zoning:

Zoning Land Area (sq. ft. M.O.R.Far*  Permitted Height (ft.
.| por2 | [ #mas || 4.5 | 60 |
2| | . | |
s | | . | L |
4| | | | |
5. | | . . |

*Matter-Of-Right Floor Area Ratio

5. Estimated Project Completion Date (mo./yr.) | May 2019 |

Type of Development (place X where applicable)

New Rehab/Historic Preservation |:] Addition [:I

Existing Jobs Retained and/or New Jobs Created by Project:

Temporary/Construction l ~40 l Permanent ’ 3 [
R -
6. Gross Floor Area (GFA) by Use: For Residential Space Only:

GFA (sq. ft.) No. of Single-Family Units | A ]
Residential [ NA | No. of Multi-Family Units: | /A |
Retail | NA ]
Office l N/A l Estimated Development Cost: t ~$6MM |
Hotel | NA | | Land Cost | ~$11MM ]
Industrial | [-144067 ] | Construction Cost | ~$13MM ]
Other [ WA | | oOther Cost | NiA |
Total GFA | [-144067 | | Total Project Cost | $30MM |
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Office of Planning Large Tract Review Certification Form Part A: Developer’s Application (Contd.) 3

7. Public Contribution:
UDAG | None |
EDA [ None [
D.C. Revenue Bonds l None ]
CDBG [ None |
Urban Renewal { None '
HODAG | None |
Other l None l
8. Residential/Business Displacement Due to Project: If not applicable or no displacement expected, enter “0”

Number of Households Displaced [ 0 J

Number of Businesses Displaced { 0 [

Authorized Signatures Date 6 ., lt 5 ~£ J/ Z:
<

f@d«,( %‘M };ﬂ’%' Date
6“ I?”* ffﬁ h‘, Date

Project No. [

Date Received by OP | |/[ [/[ ]

OP Recommendation
For (check one):

Approval [:l Disapproval [:]

Date of Final Action | |/ {:}/ [:]




FouLGER-PrRATT WE BUrLD TO LAST

June 9, 2017

Jennifer Steingasser

Office of Planning

1100 4™ Street, SW, Suite E650
Washington, DC 20024

Re: Application of Foulger-Pratt Development LLC (the “Applicant™) to the District of
Columbia Office Planning for Large Tract Review of the self-storage facility (the
“Application”) for the property located at 72 Florida Avenue, NE (Square 3518, Lot
816) (the “Property™)

Dear Ms. Steingasser:

As an authorized representative of the Applicant, which is the contract purchaser of the
Property, I hereby authorize the law firm of Goulston & Storrs to represent the Applicant in the
above-referenced Application and in connection with all relevant proceedings.

FOULGER-PRATT DEVELOPMENT, LLC, a
Maryland limited liability company, its successors
and assigns

(BB

Name: Bgiuaa  Beaer
Title: Avniomzer PErogrentay e




[Lettarhead of Herson Glass)

June 9. 2017

Jennifer Steingasser

Office of Planning

1100 4" Street, SW, Suite E650
Washington, DC 20024

Re: Application of Foulger-Pratt Development LLC (the “Applicant™) to the District of
Columbia Office Planning for Large Tract Review of the self-storage facility (the
“Application”) for the property located at 72 Florida Avenue, NE (Square 3518, Lot
316) (the “Property™)

Dear Ms. Steingasser:

As an authorized representative of Herson Brothers Properties Limited Partnership,
which is the owner of the Property, 1 hereby authorize the Applicant to file the above-referenced
Large Tract Review application and the law firm of Goulston & Storrs to represent the Applicant
in the above-referenced Application and in connection with all relevant proceedings.

HERSON BROTHERS PROPERTIES LIMITED
PARTNERSHIP, a District of Columbia limited
parinership

Name: Eric Herson '
Tile: Goneral Partwer (o erpyente [Poakn

yo ;



NAME AND MAILING ADDRESS OF THE OWNERS OF ALL PROPERTY WITHIN 200
FEET IN ALL DIRECTIONS FROM ALL BOUNDARIES OF THE PROPERTY INVOLVED
IN THE APPLICATION

SQUARE LOT PREMISES ADDRESS OWNER AND MAILING ADDRESS

RES 278  Florida Avenue NE Mr. Peter May
National Park Service
United States of America
1100 Ohio Drive SW
Washington DC 20242

668 90 45 Florida Avenue NE Kase Properties LLC
45 Florida Avenue NE
Washington DC 20002-3301

669 166 75 P Street NE Breof 64 New York Ave Reo LLC
4678 World Parkway Circle
Saint Louis MO 63134-3114

3516 104 41 Q Street NE Bertha Knight
41 Q Street NE
Washington DC 20002-2105

3516 105 43 Q Street NE Jackie W. Dye
43 Q Street NE
Washington DC 20002-2105

3516 106 45 Q Street NE Christopher M. Dangelo
45 Q Street NE
Washington DC 20002-2105

3516 107 47 Q Street NE Larrein M. Cauthen
47 Q Street NE
Washington DC 20002-2105

3516 108 49 Q Street NE Craig A. Marina
817 | Street NE
Washington DC 20002-3632

3516 109 51 Q Street NE Terrell McSweeny

51 Q Street NE
Washington DC 20002-2105
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3516

3516

3516

3516

3516

3516

3516

3516

3516

3516

3518

8944688.1

110

111

112

113

114

131

132

133

138

807

25

53 Q Street NE

55 Q Street NE

57 Q Street NE

59 Q Street NE

61 Q Street NE

35 Q Street NE

37 Q Street NE

39 Q Street NE

48-58 Florida Avenue NE

63 Q Street NE

101 Q Street NE

Andrey Vagichev
53 Q Street NE
Washington DC 20002-2105

Bezu Woldesemiat
2111 Jefferson Davis Highway, Unit 807N
Arlington VA 22202-3137

Jeffrey Bartlett
57 Q Street NE
Washington DC 20002-2105

G. Gales
59 Q Street NE
Washington DC 20002-2105

Willie L. Leftwich
1732 Shepherd Street NW
Washington DC 20011-5355

Sarah Tanno
35 Q Street NE
Washington DC 20002-2105

Chevella Talbert
37 Q Street NE
Washington DC 20002-2105

Don Derocha
2522 Wayne Place
Cheverly MD 20785-3042

50 Florida Avenue Development Associates
4029 Ironbound Road, Suite 100
Williamsburg VA 23188-2549

Lee O. Reed
63 Q Street NE
Washington DC 20002-2105

One Zero One Que Street LLC
1011 Bay Street
Delray Beach FL 33483-6705



3518
3518
3518

3519
3519

3519

3520

3520

3520

3520

3520

3520

3520

3520
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29
30
805

43
70

801

100

101

102

104

105

107

2003

2004

1500 Eckington Place NE
1520 Eckington Place NE
60 Florida Avenue NE

118 Q Street NE
120 Q Street NE

Q Street NE

1600 1% Street NE

60 Q Street NE

58 Q Street NE

54 Q Street NE

52 Q Street NE

48 Q Street NE

50 Q Street NE, 1

50 Q Street NE, 2

XM 1500 Eckington LLC
1500 Eckington Place NE
Washington DC 20002-2164

BDC Q Street LLC
Corelogic Comm Tax Svc
PO Box 961009

Fort Worth TX 76161-0009

BDC Q Street LLC

5301 Wisconsin Avenue NW, 6™ Floor

Washington DC 20015-2015

B. Frye
1600 1% Street NE
Washington DC 20002-2102

Ari Karen
60 Q Street NE
Washington DC 20002-2106

Devin C. Tang
58 Q Street NE
Washington DC 20002-2106

Ruth C. Collier
54 Q Street NE
Washington DC 20002-2106

52 Q Street, LLC
PO Box 204
Slanesville WV 25444-0204

Haile Gerima
48 Q Street NE
Washington DC 20002-2106

Kate M. Hubbard
50 Q Street NE, #1
Washington DC 20002-2106

Thomas J. Lee
50 Q Street, NE, #2
Washington DC 20002-2106



3520
3520

3520
3520

8944688.1

2009
2011

2010
2012

56 Q Street NE, # 1
56 Q Street NE, # P-1

56 Q Street NE, # 2
56 Q Street NE, # P-2

Neeta Denney
56 Q Street NE, #1
Washington DC 20002-2106

Majdeline El Rayess
56 Q Street NE, #2
Washington DC 20002-2106

Syliva M. Pinkney
ANC 5E04

34 R Street NE
Washington DC 20002



72 Florida Avenue, NE — Zoning Summary

e The building contains ~160,318 square feet, but using the perimeter wall method to determine the

Square 3518, Lot 816; Lot area="~37,135 SF
PDR-2 Zone District
ZONING PROVIDED NOTE
REQUIREMENT/LIMITATION
HEIGHT 60" 53" 4"
FAR 4.5 FAR (commercial) 3.7 FAR
GROSS SQUARE FOOTAGE 167,108 GSF ~144,067 GSF
LOT OCCUPANCY (COMMERCIAL) 100% ~63.4%
SIDE YARD Not required Not provided
REAR YARD 2.5"/ft. at rear or 12’ if Provided
greater
PDR TRANSITION SETBACK (FROM 25’ 25°
RESIDENTIAL PROPERTY/ALLEY)
GREEN AREA RATIO (GAR) 0.3 0.3
PARKING AND LOADING
PARKING REQUIRED 1 space/6,000 SF (23) 23
LOADING 2 berths 2
BIKE SPACES (LONG TERM) 1 space,/20,000 SF (7) 7
BIKE SHOWERS & DRESSING ROOMS 6 and 4 6and 6
BIKE SPACES (SHORT TERM) None TBD Subject to public
space approval
PENTHOUSES
PENTHOUSE HEIGHT 12'/18' 6" 8’6"
MAXIMUM NUMBER OF PENTHOUSES 1 1 (Only 1 >4')
PENTHOUSE SETBACKS 1:1 where required 1:1 where required
Notes:

portion of the building > 4’ above adjacent grade, it has ~144,067 gross square feet (GSF). See

below chart.

* Parking and loading requirements above utilize the GSF noted above reduced by allowable

exclusions for a total square footage of 139,832. Allowable exclusions include areas devoted to off

street parking or loading or space devoted to bicycle space or support.

Gross Square Foot Breakdown:

Size of floor % of floor > 4’ above Gross floor area
grad
1% floor 23,414 SF 47% 11,005 GSF
2™ floor 23,511 SF 65% 15,282 GSF
3" — 7% floors 113,393 SF 100% 117,780 GSF
Total 160,318 SF 144,067 GSF

ZONING CALCULATIONS PAGE

PAGE 8
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