





Fig. 2.7 — Existing Zoning Map

Existing Zoning

The Brookland/CUA Metro Station
Study Area is comprised of primarily
low density zones including
residential, commercial along 12th
Street, and commercial/light industrial
along the Metro tracks.

C-1 Neighborhood shopping and low
density development

C-2-A  Low density development,
including office, retail, & kinds of
residential uses

C-M-1  Low bulk commercial and light
manufacturing uses

C-M-2  Medium bulk commercial and
light manufacturing uses

D/R-1-B Single-family residential uses
for detached dwellings

D/R-5-A Single-family residential
uses for detached and semi-
detached dwellings

D/SP-1 Medium Density Residential/
Limited Office

GOV  Government uses
M General industrial uses

R-1-B  Single-family residential uses
for detached dwellings

R-2 Single-family residential uses
for detached & semi-detached
dwelling units

R-4 Single-family residential uses
churches and public schools

R-5-A  Single-family residential uses for
detached and semi-detached
dwellings

R-5-D Medium/high density
development of general
residential uses, including single-
family dwellings, flats, and
apartment buildings

LEGEND

|:| Study Area
|:I Zoning District
I:I Overlay Zoning
Recreation Center
Parks
Buildings
Roads

Bridge
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=
- I I S . S . S . . S . . S . . -

SIGSEEE PL NE

SHEFMERD ST NE '

4

dr v

QUINCY sfm:

(TR

FERAY 5T HE

Brookland has a diversity of interde-
pendent land uses, characteristic of a
pleasant, low-density, pedestrian-scaled
residential community. The predomi-
nant land uses found in the study area
are low-density residential, retail, insti-
tutional, transportation/right-of-way,
light industrial (PDR)/commercial and
parks/open space. In addition, pockets
of medium-density residential and
cultural uses are found. These uses are
supported by the Brookland/CUA Metro
station transit node.
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The neighborhood character is defined
by blocks of single family residences.
Neighborhood commercial uses, inter-
spersed with residential and institution-
al uses characterize 12th Street. Light
industrial and warehouse uses with
large amounts of surface parking define
the areas adjacent to the tracks north
and south of the Metro station.
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Fig. 2.9 — Existing Open Space

Existing Open Space

According to the District’s Geographic
Information System, Brookland has
18.99 acres of park space and 1.67
acres on open space. Turkey Thicket
Community Center, Noyes Park and
Fort Bunker Hill are the largest park
spaces in and around the study area.
There are other green areas in the
neighborhood including some along
the Metro tracks, the area along 10th
Street at the Metro Station, and the
area around Brooks Mansion. There
are also a number of small garden
spaces developed by the Greater
Brookland Garden Club.

In many areas of the neighborhood,
the streetscape and public landscap-
ing suffer from lack of continuity and
integrity. Most notably, 12th Street is
lined with street trees, although their
age, condition and maintenance are
not consistent from block to block.
Planters are located occasionally
along the block, but this too is not
continuous. Grass strips are found in-
consistently along the sidewalks. The
Greater Brookland Garden Club has
created neighborhood Open Spaces
along 12th Street at Monroe Street
and Newton Street.

There is a lot of landscaping in and
around the Metro station, including
trees, bushes and grassy areas near
the Michigan Avenue overpass, the
“Kiss 'n Ride” and Brooks Mansion.
The condition and maintenance of
landscaping in these areas is gener-
ally good. The open space at 10th
Street between Newton and Bunker
Hill road is especially important to
the community.

Legend

Study Area
Wooded Areas
Parks

Recreation Areas
Undeveloped Areas
Street Trees
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Sub-Areas

The assessment of the existing
neighborhood fabric and condition
suggested the identification of five
sub-areas for study in greater detail.
The sub-areas are generally within a
5-minute walk, or quarter-mile of the
Metro Station. These areas are distinct
due to location, circulation patterns,
existing development and redevelop-
ment potential.

Metro Station Sub-Area
Monroe Street Sub-Area

12th Street NE Corridor Sub Area

. Commercial Area North of the Metro
Station Sub-Area

. Commercial Area South of the Metro
Station Sub-Area

Legend
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Fig. 2.10 — Sub-areas key plan
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Metro Station Sub Area

LEGEND

Recreation Center
Wooded/Grass Area
Street Trees
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H00-00E
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Fig. 2.11 — Metro Station sub-area existing conditions plan

Metro Station Sub-Area

The Metro Station sub-area consists of south of the Drew Bridge, the kiss'n
the WMATA-owned parcels of land east  ride, parking spaces, and the shuttle

of the station and Metro/CSX tracks, pick-up area under the Drew (Michigan
between Michigan Avenue,10th Street  Avenue) Bridge.

NE, and Monroe Street. It does not

include the Brooks Mansion. This site

includes the station entrance, the bus

bays and turn-around, the green area

Panoramic view of Metrobus transit center at Metro east entrance
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12th Street Sub Area - North

Fig. 2.12— 12th Street existing conditions plan

match line

12th Street Sub-
Area

This sub-area consists of
12th Street NE from Tay-
lor Street to the north,
to Rhode Island Avenue
to the south. Brookland'’s
historic Main Street, 12th
Street is characterized by
a mix of small commer-
cial and residential uses.
The commercial core of
12th Street lies primar-
ily between Monroe and
Otis Streets, but addi-
tional shops and busi-
nesses and found to the
north and south.

Legend

Recreation Center
Wooded/Grass Area
Street Trees
Sidewalk

Roads

BL0-NE

Institutional Uses
Commercial Uses
Low Density Res.
Low Medium Res.
Medium Density Res.
Industrial

Mixed Use
Transpt., Utilit,, Comm.

Local Public

Pub. Quasi-Public Instit.

L ——— o
Retail corner of 12th Street & Otis Street
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Streetsape along 12th Street

Legend
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Fig. 2.13 — 12th Street existing conditions plan (cont'd)
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Monroe Street Sub Area

Fig. 2.14 — Monroe Street sub-area existing conditions plan

Monroe Street Sub-Area

The Monroe Street Sub-Area consists
of the properties along Monroe Street
from Michigan Avenue to the west,

to 12th Street to the east. West of

the tracks, Monroe Street is home to

Legend

D Recreation Center

[ Wooded/Grass Area
0 Street Trees

parcels belonging to Catholic University [ ] sidewak
and other property owners. East of [ ] Roads
the tracks, Monroe Street is home to [] institutional Uses

residences, commercial businesses,
restaurants and institutions.

Commercial Uses

Low Density Res.

Low Medium Res.
Medium Density Res.
Industrial
I Mixed Use
E Transpt., Utilit., Comm.
. - Local Public
|

Pub. Quasi-Public Instit.

Panoramic view of Monroe Street looking east, to bridge. Catholic University dormitories.
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Commercial Area North Sub-
Area

PR . This sub-area located east of the WMA-
' o TA/CSX tracks, and north of the Metro
o, ; Station, currently houses a number of
large footprint commercial buildings,
warehouses, and paved surface park-
ing areas. It also contains a gas station,
and small strip shopping center. It is
immediately adjacent to a low-density
residential area to the north and Turkey-
Thicket Community Center to the east.

LEGEND
Recreation Center
Wooded/Grass Area
Street Trees
Sidewalk

Roads

Bl0-NE

Institutional Uses

Commercial Uses

Low Density Res.
Low Medium Res.
Medium Density Res.

Industrial

Mixed Use
Transpt., Utilit,, Comm.
- Local Public
It - Pub. Quasi-Public Instit.

Fig. 2.15 — Commercial area north of Metro Station existing conditions plan John McCormack Rd.

Warehouses at Commercial North area
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Commercial Area South Sub-
Area

This sub-area, along 8th Street NE,
south of the Metro Station and west
of the tracks, is across from a low and
medium-density residential area.

Legend

D Recreation Center
Wooded/Grass Area
Street Trees
Sidewalk

Roads

Bl0-0

Institutional Uses
Commercial Uses
Low Density Res.
Low Medium Res.
Medium Density Res.
Industrial

Mixed Use

Transpt., Utilit., Comm.
Local Public

Pub. Quasi-Public Instit.

Brookland Studios along 8th Street
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Existing Transportation
Conditions Summary

The key findings of the assessment are
as follows:

Strengths:

The study area is traversed by several
arterial facilities which provide both
regional and local connectivity and
mobility.

- Several arterials provide east-west
connection across the CSX/WMATA
railroad “barrier”.

« The local area roadways are part of
the city’s grid network and therefore
provide efficient circulation and
connectivity internally as well as to
adjacent arterial roadway facilities.

« The study area is served by a major
rail transit station on the WMATA
Red Line, with Metrobus and shuttle
bus connections to various locations
within the Washington Metropolitan
Area.

+ The study area includes and is adja-
cent to significant land uses such as
the Brookland Elementary School,
Turkey Thicket Recreational Center,
Catholic University of America, retail

uses, and other institutional facilities.
This land use relationship encourages

the use of alternative travel modes,
including walking and bicycling.

+ The majority of the study area inter-
sections operate within the accept-
able Level of Service standards of
the City. The City’s accident records

indicate that travel within Brookland,

including by pedestrians, occurs
without significant safety hazards.

Issues:

Three (3) of the twenty (20) study area

intersections currently operate at unac-

ceptable Levels of Service, represented
by excessive queuing and vehicular
delay, during either the morning or
afternoon peak hour. This is based on
intersection capacity analyses using a

specialized software (Synchro) accepted

by DDOT.

- Field observations indicate signifi-
cant operational and safety issues

Fig. 2.17 Transportation study area map

at the Michigan Avenue/10th Street
intersection, as well as inadequate
gaps and safety risks for vehicles and
pedestrians crossing 12th Street at
Otis and Newton Streets.

Pedestrian access between the Tur-
key Thicket and Brookland neighbor-
hoods is somewhat constrained by
traffic conditions along the Michi-
gan Avenue corridor. This is noted
partially in the area of the Brook-
land Elementary School and Turkey
Thicket Recreational Center. Pedes-
trian circulation is also constrained
in other areas due to traffic volumes,
inadequate sidewalks, crosswalks and
other amenity deficiencies.

The study area has limited on- and
off- street bicycle facilities, which dis-
courages the use of this mode by area
residents and regional commuters.

Inadequate facilities are provided for

the shuttle bus operations. There
are no bus bays and shelters, and
passenger boarding and alighting
activities occur under inconvenient
and unsafe conditions.

« Parking is quite limited for the retail
sector along 12th Street during the
weekday and weekend peak peri-
ods. This limitation is due to heavy
demand, and is related to observa-
tions that store patrons prefer to park
mostly along 12th Street and not use
available parking on the side streets.

Please refer to the full Brookland/ CUA
Metro Station Small Area Plan Tranporta-
tion Study for further details.

Future Transportation Conditions
Assessment

The key findings of the transportation
assessment are as follows:

Brookland / CUA Metro Station Small Area Plan
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« Future traffic conditions without the
Small Area Plan would likely include
annual growth in ambient traffic and
the traffic generated by other planned
developments within the Brookland
area and vicinity.

« A conservative annual growth fac-

tor of two percent (2%) was assumed
onto year 2017. Should this growth be
realized, five new intersections would
operate unacceptably in addition to the
three intersections currently operate
this way. If the other planned develop-
ments were to be built-out and the
annual traffic growth were to occur con-
currently, three additional intersections
are projected to operate unacceptably.
Eleven (11) intersection would there-
fore operate at unacceptable levels of
service without the Small Area Plan.
These are shown in Figure ES-2 in the
Brookland/CUA Metro Station Transpor-
tation Study.

« The implementation of the Small Area
Plan, in addition to the realization of
the other factors noted above (an-
nual growth and other developments),
would not cause any additional inter-
sections to operate at unacceptable
levels of service. However, there would
be moderate increases in congestion
and delay at the Study Area intersection
including those projected to operate
unacceptably as noted above.

« The intersections projected to oper-
ate below the city’s standards would
require geometric and/or signalization
improvements. Some of these improve-
ments, such as for Michigan Avenue at
10th Street, which should be identified
by detailed engineering design studies.

« Pedestrian and bicycle traffic would
increase due to the increased develop-
ment around the Metro Station and
adjacent areas. There will be a greater
demand for facilities serving and en-
couraging those modes.

« The demand for Metrobus and shuttle
services would also increase, resulting
in the need for improved facilities and
services at the Metro Station and within
greater Brookland.

The Plan would introduce several multi-
modal improvements for existing and
future residents and commuters. These

would include improved Metrobus and
shuttle waiting/turnaround areas and
circulation patterns, and safer pedes-
trian access and circulation to the Metro
Station and the surrounding neighbor-

hoods. .
Note 1 (See Appendix)

Fiinally, DC Department of Transpor-
tation (DDOT) intends to develop a
District-specific travel demand model
and apply this model to a more com-
prehensive transportation analysis of

lproposed development in the Ward 5/

Northeast quadrant area. The full list

Mot recommendations to address these

findings is included in the Recommen-
dations and Implementation Chapter.

Existing Conditions Market
Analysis Summary

A comprehensive market analysis was
prepared to review current demograph-
ic and economic information related to
population, housing and employment
for the Brookland Market Area and the
District of Columbia. Fig 3.4 shows the

moved to another location. Mature
householders (45 to 64 years) rep-
resented the highest percentage of
householders at 35.4 percent followed
by senior householders (age 65 years
or older) at 29.6 percent. The preva-
lence of older householders in the
Market Area makes it somewhat vul-
nerable to future decline as residents
age and their need to downsize to
smaller units increases. A wide variety
of family structures exists in the Market
Area, as female householders double
that of males and two-thirds of mar-
ried couples have no children under
18 years. Owners outnumber renters
(58.2 to 41.8 percent) with the majority
of homeowners owning their homes
since 1979.

The Market Area’s 2006 median house-
hold income ($48,966) exceeded the
pace of inflation over the past six years,
evidencing the strength of the com-
munity’s earning power. More than
one-third (35.7 percent) of Market Area
households earned between $35,000

boundaries of the market study area. and $74,999 annually in 2006 compared
Market Area Population and Household Trends, 1990 - 2006

Annual Annual
Growth Growth
(1990 - (2000 -
1990 2000 2006 2000) 2006)
Population 32,826 29,817 27,394 -1.0% -1.4%
Households 12,175 11,612 10,871 -0.5% -1.1%
Avg.
Household
Size 2.4 2.3 2.3 -0.5% -0.5%

Table 2.1 - Market Area population and household trends (Source: US Census,1990 & 2000;

Claritas, Inc.; Bay Area Economics, 2006)

The study also examined the nature
of nearby competitive residential and
commercial supply and demand, in-
cluding absorption pace.

Population and Household Trends

The Brookland Market Area contains
a total of 27,394 residents and 10,871
households in 2006.

Over the past 16 years (1990-2006), a
steady loss in population and house-
holds occurred primarily due to smaller
households replacing larger ones that

to 30.3 percent of District households.

The District held a larger cumulative
percentage of households earning in
excess of $75,000 (32.4 percent) than
the Market Area (28.2 percent). Lastly,
the majority of Brookland’s housing
stock consisted of single-family homes
built prior to 1970.

Residential Market

Many features of Brookland heavily

influence its residential market. Due
to its large and continuous transient
population, its rental market is quite

32| Existing Conditions Analysis Summary
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2006 Rental Apartment Market Potentials

Units Rents Square Feet Mix Price Per Sq Ft

Studio $790 - $960 500 - 600 10% $1.57 - $1.60

1BR/1BA $1,160 -  $1,350 750 - 850 30% $155 - $1.59

2BR/2BA $1,370 -  $1,560 900 - 1,000 45% $1.52 - $1.56

2BR/2BA + Den $1,710 -  $1,900 1,150 - 1,250 15% $1.49 - $1.52

2006 For-Sale Market Potentials

Units Sale Prices Square Feet Mix Price Per Sq Ft
3BR/2.5BATH $456,000 - $506,000 1,900 - 2,300 85% $240.00 - $220.00
3BR/3BATH $494,500 - $525,000 2,150 - 2,500 15% $230.00 - $210.00

Table 2.2 - Recommended market unit mix and tenure for Brookland for 2006. Price points are shown in 2006 dollars. Source: Bay Area Economics

strong with all managed properties
performing at a 96 percent occupancy
rate or better. To some extent, however,
the recent wave of rental properties
converting into condominiums during
the last five years tightened the exist-
ing rental supply in the Market Area.
The prevalence of individual property
owners renting out their housing units
provides some relief to rental market
demand. The private rental arena offers
comparable rents and square footages
and tends to include utilities, more
personal space and a better amenity
package. Brookland’s for-sale residen-
tial market revealed steady sales activity
for existing properties of all housing
types (condominiums, townhouses and
single-family homes).

Median sale prices ranged from $189,500
for smaller condominiums to $385,000
for larger single-family homes. Due to

its built-out nature, the neighborhood
experienced very little new construc-
tion since 2001. Much of Brookland'’s
planned or proposed residential proper-
ties are either components of moder-
ate- to high-density, mixed-use develop-
ments, condominiums conversions or
infill townhouse construction on a small
assembly of lots.

The target clientele for new residential
development in Brookland encompasses
several potential customer types includ-
ing, but not limited to, young profes-
sionals, two-income earner families
living with children and/or other family
members, Market Area workers, and uni-
versity students. The recommended unit

mix and tenure for Brookland are shown
in the following table (fig. 2.2). As dis-
played, it presents the best mix of floor
plans given current demographic trends
and market conditions. Itis based on
the nature of recent residential activity
of new and existing developments in the
local area, prevailing household incomes
and neighborhood attributes unique to
the broader community (e.g., proximity
to other neighborhoods, accessibility,
level of crime, nature of retail and social
services, etc.). Because of the success

of rental communities in the local area,
the limited supply of newly constructed
rental options and the softening of the
ownership market, BAE recommends
rental as the optimum tenure for the
Brookland project area. Brookland’s for-
sale residential market is challenged by
limited land available for new housing
stock, rising mortgage interest rates and
the decline of the housing market boom
seen in recent years. Given the success
of Dakota Crossing, single-family at-
tached homes are recommended for any
new for-sale construction in Brookland.

Retail Market

The potential for new retail develop-
ment within any neighborhood de-
pends primarily on income levels and
spending patterns of the residents to
be served. Other factors include the
strength of nearby existing and pro-
posed competition and the ability to
capture inflow expenditures from visi-
tors, commuters and passers-by.

Based on an analysis of supportable
retail and service space and an under-

standing of local competition in the
Market Area, the key local retail oppor-
tunities for Brookland include:

« A small music retailer, music
equipment seller or electronic
store (1,500 to 2,500 SF),

« A small bookseller or hobby store
(1,500 to 3,500 SF),

« A health and personal care store
(6,000 to 8,000 SF),

« A furniture or home furnishings
store (4,000 to 6,000 SF),

+ (2) two small clothing and acces-
sory boutiques (2,500 to 3,500
each),

+ (4) four quality, sit-down restau-
rants (4,000 to 8,000 SF each).

Though the analysis recognizes a very
small demand for a grocery store, it con-
siders Market Area demand only. There
is likely demand for a supermarket to
serve the broader community. Due to
the nature of sites in this portion of the
District, the McMillan Sand Filtration
site or the Old Soldiers Home redevel-
opment site represent the best candi-
dates for any new grocer in the area.

There are several commercial projects
planned or proposed near the Market
Area (see full market analysis in the
Appendix) that will impact its ability
to support additional retail space for
selected sites near the Brookland/CUA
Metro Station. This is mainly due to
the extensive regional draw of big-box

Brookland / CUA Metro Station Small Area Plan
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retailers, the appeal of new stores and
clustered retail to prospective shop-
pers, and the competition of existing
and future retailers in Prince George's
County. Capturing dollars spent by
students living on CUA’s campus (a
population limited by income and
transportation) as well as faculty, staff
and visitors will assist in the success of
any new retail stock. Additional advan-
tages for new retailers on selected sites
are their visibility and accessibility to a
main roadway and their ability to offer
a selection of goods, services and/or
unique entertainment options appeal-
ing to residents, students and others
affiliated with CUA. Current initiatives
by the Brookland Community Develop-
ment Corporation and reSTORE DC to
improve the image and nature of 12th
Street will increase the neighborhood’s
appeal to potential new retailers.

Office Market

As a mainly residential community with
minimal office (primarily Class B neigh-
borhood-serving office) and an absence
of competitive features to attract new
office development, Brookland is not
well positioned to attract Class A office
users. Large corporate office tenants
such as lawyers, engineers, and other
consultants look for business park loca-
tions and/or Class A office buildings
with prominent locations, excellent
access to transit and transportation
corridors, nearness to high-quality retail
and supportive services, state-of-the-
art building systems and high quality
standard finishes. The majority of the
Brookland'’s office tenant mix consists
of supportive office space for CUA and
Trinity College, small non-profit orga-
nizations, neighborhood-related users
(doctors, accountants, and insurance
agents) and supportive office space for
light industrial and manufacturing ten-
ants. These office tenants depend on
good access to their primary clientele,
are often more price sensitive than
larger corporations and tend to remain
at these locations for long periods of
time.

The strength of neighboring submar-
kets in both the District and Prince
George’s County as well as a small num-
ber of available sites compromise the
neighborhood’s ability to attract addi-

tional growth from corporate clientele.
Sites such as the Old Soldier’s Home
and McMillan Sand Filtration would
likely capture more of the hospital-gen-
erated and institutional office demand.
The low vacancy rate of Brookland's
office market is more attributable to

a small, obsolete office supply than a
stable office market environment. The
sustainability of Brookland’s existing
office market indicates consistent local
demand for neighborhood-serving and
university-related office users and small
nonprofit organizations in need of
more affordable office space near their
clientele.

The market could support modest of-
fice growth of 20,000 to 30,000 square
feet over the next 10 to 15 years with
some of this space replacing existing
structures. This space could exist as new
office condominiums that resemble
townhouses. As the nature of the transit
station shifts with new development,
opportunities could exist to rehab exist-
ing warehouse/flex space for area non-
profit organizations or other users.

Please refer to the document, Market
Analysis for Brookland Station Area Plan
Final Report, January 2007, for the com-
plete Market Analysis.
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3. GUIDING PRINCIPLES

During a series of workshops, community members participated in exercises
through which they expressed their vision for the Brookland neighborhood.

The following pages summarize the Guiding Principles which resulted from that
process. Guiding Principles are statements about particular issues which serve to
guide the development of the Small Area Plan. The Guiding Principles are grouped
under the following headings:

Land Use and Neighborhood Character

This refers to Guiding Principles regarding the types of land uses envisioned for the
under utilized properties in the study area, and descriptions of the important ele-
ments of neighborhood character.

Economic Development & Neighborhood Amenities

These Guiding Principles describe the types of economic development desired for
the under utilized parcels in the study area, and the community and amenities that
should accompany development.

Transportation, Walkability and Connectivity
These Guiding Principles express community ideas about vehicular and pedestrian
circulation, and connectivity throughout the neighborhood.

Open Space and Environment

This refers to Principles regarding the open and green areas, the public realm and
environmental considerations in the Small Area Plan. Open space can be defined
as where there is usable, publically accessible outdoor space that can be used for
active or passive activities; open space can either be landscaped or paved and can
include an array of creative and functional amenities, including public art, benches,
gardens, etc. .

Visioning exercise examples

Community workshop photos

Brookland / CUA Metro Station Small Area Plan
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Land Use and Neighborhood Character Guiding Principles

Protect existing neighborhood character;
« Highlight neighborhood historic and cultural resources;

« Create an active pedestrian neighborhood with mixed-use development and a

iy variety of housing types for all income levels;
WA £ 9
s TR
ke & « Provide civic and cultural amenities;
TReTES (ANTEE
PELmBiLy

« Promote quality in design of buildings and public spaces.

Fig. 3.1 — Land Use and Neighborhood
Character concept diagram

Economic Development & Neighborhood Amenities
Guiding Principles

« Strengthen and support the 12th Street historic area and commercial core;

« Add new retail and businesses to compliment 12th Street and provide needed
services;

« Acquire services from and provide jobs for local residents;

« Create an enhanced civic infrastructure and support local schools;

« Create opportunities for cultural events and public art;

« Enhance the public realm by addressing safety and cleanliness issues.

« Work with residents and stakeholders to create a list of preferred community
benefits that can be addressed as planned unit developments are generated.

e b=
Fig. 3.2 — Economic Development &
Neighborhood Amenities concept diagram

7

Neighborhood retail examples
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e I
Fig. 3.3 — Transportation, Walkability and
Connectivity concept diagram
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Fig. 3.4 — Open Space and Environment
concept diagram

Transportation, Walkability and Connectivity Guiding Principles

Address traffic impacts and protect neighborhood from additional traffic;
Promote and integrate bus, shuttles, bikes, rail and other transit options;

Provide adequate parking while in keeping with Transit Oriented Development
principles;

Improve east-west connectivity across the neighborhood;

Improve walkability around the neighborhood and connectivity to Metro and
12th Street;

Enhance the public realm through improved streetscape, way finding, lighting,
landscaping and burying of utilities.

Open Space and Environment Guiding Principles

Improve and maintain existing park spaces;

Increase Open Space throughout the neighborhood;
Improve and maintain street trees and plantings;

Employ sustainable building and site design strategies;
Employ on-site green storm water management strategies.

Identify locations for additional pocket parks

Brookland / CUA Metro Station Small Area Plan
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4.SMALL AREA PLAN

Urban Design Concepts

The Brookland/CUA Metro Station
Small Area Plan guides the growth and
development of the neighborhood. The
following are the urban design concept
elements of the plan.

Land Use and Neighborhood
Character

The Small Area Plan proposes new
moderate density mixed use develop-
ment in key subareas, including the
Metro Station and Monroe Street. New
development should create active
pedestrian friendly neighborhoods and
provide a variety of housing types for all
income levels.

To achieve these land use and zoning
changes, property owners or develop-
ers will be required to apply for discre-
tionary approval of Planned Unit Devel-
opments or a zoning map amendment.

An owner can proposed changes to the
current zoning of a property through

a map amendment process. A map
amendment application is reviewed by
the District’s Zoning Commission; pub-
lic review and comment is an essential

part of this process.
Note 3 (See Appendix)

A planned unit development (PUD) may
also be proposed by a property owner
. or developer. APUD is a project-specific
u zoning case, heard and decided by the
Zoning Commission. The PUD process
u is designed to encourage high quality
developments that provide public ben-
] efits. The overall goal is to permit flex-
ibility of development and other incen-
tives, such as increased building height
and density provided that the project
offers a commendable public benefits
such as public space improvements
and affordable housing. PUD limits for
height and density have already been
established in the zoning regulations.
The PUD is a discretionary process that
includes public review and comment.
PUD’s may also include a related map
. amendment application.

The Metro Station is envisioned to be-
come a mixed-use, transit-oriented and
civic core for the community, with the

,6:I

i
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Fig.4.1 — Concept diagram
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arts as a key element.

A new civic plaza and open space is
proposed at the Metro Station along

an extended Newton Street, integrated
with Brooks Mansion. It is the place for
community gathering and interaction,
cultural and arts activities, and for the
Farmers Market. Residential units above
retail overlook the plaza.

The plan envisions the relocation of the
two Metro Station entrances slightly
south to align with Newton Street.
These portals act as Metro gateways to
Brookland bringing residents and visi-
tors to activate the plaza and to support
the new development at the station,
Monroe Street, and on 12th Street. The
openness along Newton Street at the
Station will maintain views toward the
Shrine from the east.

Brooks Mansion, and the open space
around it, are envisioned to become an
important green civic element for the
community in the future. It could serve
as a community building such as a com-
munity center or library, while its grounds
could become a park or Open Space.

Monroe Street is the primary gateway
and connector between the East and
West sides of Brookland. A Open Space
and plaza are proposed for Monroe
Street at its intersection with Michigan
Avenue, creating a western gateway

to the neighborhood. Monroe Street is
envisioned as a tree-lined mixed-use
street, with neighborhood-serving retail,
restaurants, arts and cultural uses on the
ground floor, and residential above.

Components of Catholic University’s
arts programs, as well as neighbor-
hood organizations such as Dance
Place could become cultural features of
Monroe Street, potentially establishing
a Brookland Arts District.

12th Street is the strengthened Main
Street of Brookland and the focus of
mixed-use infill development. Imple-
mentation of proposed streetscape im-
provements, additional infill mixed-use
development, and improved connectiv-
ity with Monroe Street and the Metro
station will enhance businesses and the
civic life of 12th Street.

Throughout the planning process, some

members of the community voiced
strong concerns regarding the unique
view sheds to the Shrine of the Im-
maculate Conception and the transition
from new higher density development
to existing lower scale residential areas.
In response to the these concerns, the
plan includes an number of urban de-
sign techniques, such as building height
setbacks and steps down, as detailed

in the subarea plans. Another solution
to be considered through the Planned
Unit Development process, is shifting
height from one location to another,
where lower height would preserve
unique view corridors and/or provide a
better transition to lower scale residen-
tial areas. This would be considered in
cases where the total building heightin
the new location does not exceed 15%
of the maximum height allowed in that
subarea.

Additional density may be proposed
through the PUD for key sub-areas
when it is necessary for the fulfillment
of the objectives of the plan.

Economic Development and
Neighborhood Amenities

The Small Area Plan proposes new
mixed-use and residential development
to bring people to the neighborhood,
and to provide needed neighborhood
retail, amenities and services.

The Metro Station area will include resi-
dential units above neighborhood-serv-
ing retail together with public spaces
for community gathering and interac-
tion. Monroe Street will be lined with a
mix of uses, including retail, restaurants,
arts and cultural uses on the ground
floor, and residential above stores west
of the tracks, infill and redevelopment
east of the tracks to 12th Street. 12th
Street will be the focus of mixed-use
infill development.

The commercial areas north and south
of the Metro station, are proposed to be
new residential and small commercial
areas. The commercial area north of
the station is envisioned to be formed
along new streets and blocks that ex-
tend the existing fabric of the neighbor-
hood. Residential units, consisting of
townhouses and apartments or condo-
miniums would be compatible with the

Fig. 4.2 — Small Area Plan lllustrative drawing

existing neighborhood, tapering down
in height toward existing residential.
The commercial area south of the Metro
Station is envisioned as additional resi-
dential development, compatible with
the neighboring residential area.

Transportation, Connectivity,
Walkability

The Small Area Plan proposes strate-
gies to create better and more efficient
pedestrian and vehicular connectivity
and linkages to neighborhood desti-
nations. Reestablishing the fabric and
grid of streets and blocks wherever
possible will reconnect the neighbor-
hood by allowing for better, circulation
around the neighborhood and better
pedestrian connectivity.

Street extensions and realignments
include:

« The extension of 9th Street north
under Michigan Avenue and Newton
Street west into the Metro Station;

+ The extension of Perry Street west
into the commercial area north of the
Metro Station to create a new fabric
of streets and blocks for that area;

+ The extensions of Kearny and
Lawrence Streets west to create new
blocks south of Monroe Street;

. The extension of 8th Street north of

Brookland / CUA Metro Station Small Area Plant
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Monroe Street; es improved east-west connectiv-
ity across the neighborhood pri-
marily along a revitalized Monroe
Street. It includes the integration
of the Metropolitan Branch Trail
on the west of side of the CSX/
Metro tracks along 8th Street and

John McCormack Road.

« The connection of 8th Street
with John McCormack Road at
Michigan Avenue;

+ The realignment of 7th Street
with the entrance to Catho-
lic University at Michigan

Avenue; Throughout the community plan-

ning process, residents raised
concerns regarding the overhead
power lines that are visually
unappealing and interfere with
street tree growth. The high cost

+ The realignment of the inter-
section of Monroe Street with
Michigan Avenue;

The Small Area Plan also propos-

Green Building

Green building is an approach to buildings design, construction and operations
that conserves resources while it protects human health. Green buildings use
less energy, consume fewer natural resources such as water and forest products,
and emit fewer pollutants into the environment. Because they are designed to
make use of natural light and good ventilation, green buildings provide a healthier
indoor environment for their occupants. Studies show that students in green
buildings learn better and workers in green buildings are more productive.

Green building is an integral part of the District’s sustainable development
strategy. The Green Building Act of 2006 requires that all District public

buildings meet the US Green Building Council’'s LEED certification standards for
environmental performance. The District supports private sector innovation by
expediting LEED Gold-level projects through the permitting process. By 2012, all
new private development projects will be required to meet LEED certification.

Sustainable Development Resources:

Guide to Green Buildings

Contains principles, practices and resources that help make sustainable, green
development part of our everyday practices for both new construction and
renovations.

U.S. Green Building Council

Oversees the Leadership in Energy and Environmental Design (LEED)
Green Building Rating System affecting all types of green buildings, including
commercial, schools and homes.

Green Building Act of 2006

Establishes high-performance building standards that require the planning,
design, construction, operation and maintenance of building projects, and a
green buildings incentive program.

Fig. 4.3 — Concept diagram

associated with under grounding the utility lines
has posed challenges to implementation. This
plan recommends that pursuing this through
new development and as a potential community
benefit from proposed planned unit develop-
ments.

As discussed in the Existing Conditions section,
recommendations for traffic, transit, parking, bi-
cycle and pedestrian improvements are included
in the Recommendations and Implementation
section of the Plan. These recommendations

are designed to realize the guiding principles
discussed earlier in this document. More impor-
tantly, the recommendations seek to strengthen
the multi-modal opportunities so that residents,
visitors, and workers can enjoy expanded trans-
portation choices.

«  Develop a strategy for shared parking and
implementation of car sharing programs in
all new developments

Open Space and Environment

New public spaces, open spaces, and civic plazas
are envisioned for the Metro Station area and
along Monroe Street. Specific areas include
Monroe Street, west of 7th Street; along Newton
Street between 9th and 10th Streets; at Brooks
Mansion, with a future active community Open
Space to include the current parking lot; and in
the Commercial North sub-area, a new park cen-
tral to the new residential development.

Several development opportunity sites within
the Metro station and Monroe Street subareas
are currently vacant. This unimproved land is
privately held and does not function as an ac-
cessible public open space.

Sidewalks should include Open Space potential-
ly in the form of continuous tree and planting
areas. Improved streetscape should including
paving, lighting and trees will be implemented
with all new development. Open Spaces and
new street trees, made possible by the under
grounding of utilities, are envisioned to be part
of every new development.

New development will be subject to the require-
ments of the DC Green Building Act of 2006.

In concert with this, buildings shall be energy
efficient. Green strategies for on-site storm water
management should be implemented with each
new development and any new buildings, public
spaces, roadways and infrastructure. These could
include vegetated roofs, porous paving, and
vegetated curb extension swales for the on-site
collection, storage and filtering of storm water
runoff.
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Small Area Plan Urban Design
Concepts Summary

Land Use and Neighborhood Character

+ Mixed-use transit-oriented community
civic core with arts elements;

« Community civic plaza and Open
Space at Metro station and Newton
Street; Note 2 (See Appendix)

« Relocated Metro entrances to activate
plaza;

« Views to the National Shrine;

« Brooks Mansion as future civic build-
ing, and its Open Space integrated
with civic plaza;

« Monroe Street as primary east-west
connector with mixed-use develop-
ment;

« 12th Street as revitalized and strength-
ened main street for Brookland.

Economic Development

and Neighborhood Amenities

« Mixed-use transit-oriented develop-
ment.

« Strengthened 12th Street core;

« Redeveloped Metro station with a mix
of uses;

« Mixed-use redevelopment along
Monroe street from Michigan Avenue
to 12th Street;

« Infill and redevelopment opportuni-
ties along 12th Street;

+ Residential uses north and south of
Metro Station.

Transportation, Walkability

and Connectivity

« Restoration of street fabric through ex-
tensions and realignments of streets;

« Monroe Street as strengthened east-
west connector;

« Gateways and arrival points along
Monroe Street at Michigan Avenue
and 12th Street;

« Integration of Metropolitan Branch
Trail west of the tracks.

Open Space and Environment

« New plaza and open space at Metro
station along Newton Street.

« Brooks Mansion as civic building and
open space;

- New open spaces integrated into
new development;

« Use of green building techniques
and site design.

Brookland / CUA Metro Station Small Area Plant
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* Note 6 (See Appendix)

5. SUB-AREA PLANS

. The assessment of the existing neigh-
. borhood fabric and condition suggest-

ed the identification of five sub-areas
. for study in greater detail. These sub-
. 12th Street, 12th Street itself, and the
commercial areas north and south of

areas include the station itself, Monroe
Street between Michigan Avenue and
. the Metro Station along the tracks.
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Fig. 5.1 — Sub-areas key plan
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Metro Station Sub-Area
Vision:

Metro Station as a new mixed-use
transit-oriented civic core for Brookland.

Framework Plan:

« Reestablished street fabric through
extensions, realignments, and recon-
nections of streets;

« Mixed-use development including
community-serving retail and resi-
dential surrounding public spaces;

« Metro Station entries relocated to
align with Newton Street and inte-
grated with public spaces;

« Public spaces for civic and cultural
activities, community gathering
and the Farmers Market at Metro
portal, Newton Street integrated
with Brooks Mansion and at the
Metro portals;

« Busses, shuttles, kiss ‘n ride and
short-term parking integrated with
street grid.

V e

C-M-1

o

Fig. 5.2 Metro Station sub-area existing
conditions plan
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Fig. 5.3 — lllustrative Plan of Metro Station sub-area

Fig. 5.4 lllustrative section 1
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Recommendations:

1. Develop a moderate-density mix
of uses including retail, office,
residential and cultural uses at the
Metro Station.

Provide adequate parking but at
low transit-oriented development [}
parking ratios.

Extend 9th Street, Otis Street and 1
Newton Street into the Metro Sta-

tion area. *1
Define Otis and Newton Streets
between 12th Street and the Metro.
Station as a walkable and inviting

connection between the station
and the commercial area.

Use streetscape enhancements and.
signage to create more identifi-

able and inviting pedestrian (and
vehicular) connections from the

12th Street commercial corridor to 1
the Brookland/CUA Metro Station
along Newton and Otis Streets.

Place bus routes on the street grid
with bus stops along 9th Street.

Place Kiss 'n ride, short-term park-

ing along 9th and Newton Streets. !

Work with the Office of Property
Management on the design and
accessibility of the open space
surrounding the Brooks Mansion
creating a community civic and
open space along Newton Street,
integrated with Brooks Mansion
and it’s grounds.

1

Develop a shuttle consolidation

strategy to implement a more ef-
ficient shuttle pick-up and drop-off

system.
Note 5 (See Appendix)

0. Create a community civic and Open
Space along Newton Street, inte-
grated with Brooks Mansion and its
grounds.

1. Relocate the Metro Station portals

to align with Newton Street.
Note 2 (See Appendix)
2. Develop low-density residential

along the west side of 10th Street
between Otis Street and Newton
Street; alternatively utilize this area
as an expanded open space to tran-
sition to the lower scale residential
area east of 10th Street. Diagrams
illustrating this option are included
in the Appendix A Concept Alterna-
tives, figure A.3.

3. Work with residents, local busi-
ness, cultural and civic associations
to program activities, such as the
weekly Farmers Market, and arts/
cultural exhibits and performances

at neighborhood public spaces.

4. Development up to 6 stories or a

maximum 70 feet may be allowed
through a Planned Unit Develop-
ment, a discretionary approval by

the District’s Zoning Commission.

5. WMATA will resume its transporta-
tion access study for the Brookland
Metro station to fully assess the

recommendations in the draft plan
and their impact on transit service

delivery. WMATA representa-

Metro Portal

tives participated in the planning
process and served on the advisory
committee. The Office of Planning
anticipates that the coordination
and engagement between WMATA,
the District, and the community will
continue when the access study
resumes.

16. Building facades facing a public
street in the sub area should step
back in height at a ratio of one half

(1/2) to one above 50 feet.

17. Building facades along Newton
Street and the Metro Plaza should
step back in height at a ratio of one
to one above 50 feet in order to
preserve views to the Basilica of the
National Shrine of the Immaculate

Conception.

Development Opportunity:
+ Residential 200-250 units
+ 30-35K Retail/Restaurant/Cultural
« 220-265 parking spaces (I-2 levels
below grade)

Note 3 (See Appendix)
Note: Proposed zoning changes or
planned unit developments that are
consistent with this small area plan
are discretionary and require separate

. approval by the District’s Zoning

. Commission. Note 3 (See Appendix)

Commission. Each application requires
public notification, as well as review by
the affected Advisory Neighborhood

Fig. 5.5 — Metro Station sub-area concept diagram Fig. 5.6 — Metro Station sub-area framework plan
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Fig. 5.7 — lllustrative plan of Monroe Street sub-area
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Fig. 5.8 Monroe Street sub-area existing
conditions plan
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Monroe Street Sub-Area

Vision:

Monroe as a revitalized, tree-lined ur-
ban street, connecting Brookland from
west to east with retail, residential and
cultural and arts uses.

Framework Plan:

Reestablished street fabric through
extensions, realignments, and recon-
nections of streets.

Mixed-use development with
community-serving retail, residen-
tial, cultural uses and public spaces
along Monroe Street from Michigan
Avenue to 12th Street to connect
Brookland from west to east.

+ A gateway to Brookland at Monroe

Street and Michigan Avenue, and an
arrival point at Monroe Street and
12th Streets.

Civic and Open Spaces along Monroe
Street west of tracks and at Brooks
Mansion.

Recommendations:

Realign Monroe Street with Michi-
gan Avenue at western end.

Realign 7th Street north of Monroe
Street at Michigan Avenue with
entrance to Catholic University.

Extend 8th Street north of Monroe
Street to align with John McCor-
mack Road at Michigan Avenue.

Fig. 5.9 - lllustrative section 2

Fig. 5.10 - lllustrative section 3

Fig. 5.11 - lllustrative section 4
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Fig. 5.13 — Monroe Street sub-area Framework plan

Connectivity can take many forms.
The conceptual plan shows an
extended 8th Street that connects
Monroe and Michigan Avenue; an
extended 8th Street could accom-
modate vehicles or be limited to
pedestrians. The connection could
also be made via the Metropolitan
Branch Trail.

4. Develop a moderate-density mix
of uses along Monroe Street west
of the WMATA/CSX tracks with com-
munity-serving retail, residential,
cultural uses and public spaces.

5. Provide adequate parking but at
low transit-oriented development
parking ratios.

6. Development along Monroe Street
west of the WMATA/CSX tracks may
be allowed up to 6 stories or a max-
imum 70 feet through a Planned
Unit Development, a discretionary
approval by the District’s Zoning
Commission. Building heights
should taper down to transition
to adjacent lower scale residential
structures.

7.

o

11.

12.

Allow infill and redevelopment
along Monroe Street east of the
WMATA/CSX tracks.

Development along Monroe Street
east of the WMATA/CSX tracks may
be allowed up a maximum 50 feet
through a Planned Unit Develop-
ment, a discretionary approval by
the District’s Zoning Commission.

Development should provide visual
and noise buffers from train tracks
and neighboring production, distri-
bution, and repair (PDR) uses.

. Buildings in the subarea should

step back in height at a ratio of on
half (1/2) to one (1) above 50 feet.
For example, for every 10 feet in

height above 50 feet, the buiIdingI.

encourage complimentary retail .

facade should step bqck 5 feet fro
the building edge.

Coordinate a retail strategy to

and businesses for both 12th and
Monroe Streets.

Create a large civic/open space as
part of new development along

Places for gathering and interaction

Monroe Street west of the WMATA/
CSX tracks.

13. Reposition Brooks Mansion as a
community civic building and its
grounds as a civic open space.
Consider removing the surface
parking area to reclaim additional
Open Space and integrate with the
Newton Street public space.

Development Opportunity:

+  Residential 750-900 units;
«  80-100K Retail/Restaurant/Cultural;
«  650-850 parking spaces (I-2 levels
below grade).

Note 3 (See Appendix)
Note: Proposed zoning changes or
planned unit developments that are
consistent with this small area plan
are discretionary and require separate
approval by the District’s Zoning
Commission. Each application requires
public notification, as well as review by
the affected Advisory Neighborhood

. Commission.
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12th Street Sub-Area

Vision:

12th Street as Brookland’s revitalized
and strengthened Historic Main Street.
Framework Plan:

« Improved connectivity to western part
of Brookland and Metro station along
Newton and Monroe Streets;

« New streetscape, landscape, lighting,
and storefront improvements;

« Infill, redevelopment and revitaliza-
tion opportunities for retail, office, and
residential.

I

h.'l:- ey

P

Fig. 5.14 - 12th Street sub-area existing
Conditions plan

Recommendations:

1. Develop mix of uses including retail,
office, residential and cultural uses as
redevelopment and infill development
along 12th Street.

2. Enliven the intersection at 12th and
Monroe Street. Create an authentic
community gathering spot that blends
the main street feel from 12th street,
surrounding residential and institution-
al uses on Monroe Street. Consider uses
that compliment existing retail.

Fig. 5.17 — IIIustrativepIan of 12th Street sub-
area south of Monroe St.

Fig. 5.16 — lllustrative plan of 12th Street sub-

Fig. 5.15 - lllustrative section 5 area north of Monroe St.

Brookland / CUA Metro Station Small Area Plan Sub Areas| 48



