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X Subdivision

Stanton-Eastbanc LLC, represented by architect Amy Weinstein, seeks ongoing conceptual
review for redevelopment of the Hine Junior High School site in the Capitol Hill Historic
District. The project was reviewed in its entirety in April; last month, the Board reviewed and
approved the revised designs for the 8" Street residential building and the Pennsylvania
Avenue/7" Street office and retail building. The elements of the project resubmitted for review
this month include the C Street plaza and overall landscape plan, the north residential building,
and the south residential building.

When these aspects of the project were reviewed in April, several members expressed concern
about the size and treatment of the plaza, but the Board agreed to withhold judgment and
direction until it was further developed. Similarly, the south residential building was determined
too preliminary to evaluate. The most specific comments were made about the north residential
building, in which the Board encouraged reconsideration of the architectural direction.
Specifically, the expression of the central portion of the building as a large, single pavilion that
related to Eastern Market was discouraged; instead, the Board recommended that the building’s
orientation be made more vertical and that it relate more closely in scale to the historic
commercial buildings along 7™ Street rather than to the Market.

C Street Plaza and Landscape Plan

The plan for the plaza, as well as the landscape for the rest of the project as well, has been
developed by Oehme, Van Sweden & Associates. While having some variety that responds to
the different residential, retail and commercial building types, the overall intent of the landscape
is to reinforce the project’s goal of blending into the surrounding historic district. Brick
sidewalks and granite curbs common in the historic district will be used throughout. On 8™
Street, the public space will be treated as a residential landscape, with planted front yards, lead
walks, and 36” iron fences. On Pennsylvania Avenue and 7t Street, which will have continuous
ground-floor retail spaces, the brick sidewalks will extend to the building face, and a continuous
perimeter of retained and new street trees will be spaced in enlarged tree boxes; it is envisioned
that removable sidewalk cafes will occupy at least some of the retail building frontage.

Earlier illustrations showed the plaza as a large single space unified by continuous paving,
perhaps giving rise to the Board concerns about its size and scale. The current plan has been
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designed to give primacy to the L’Enfant street grid, with the neighborhood’s brick sidewalks
and street trees continuing through the space so that it will read as a relatively seamless
continuation of the surrounding neighborhood. The road bed itself may have a specialty paving
material, and specialty paving and water features will be provided in front of the south residential
building, serving as a forecourt for its canted facade. A flush curb and bollards along the edge of
the road will allow the entire plaza space to be opened up for the weekend market and special
events, without creating changes in the ground plane that create tripping hazards and limit
options for how the space can be programmed.

The landscape plan is based on the principles, treatments and materials of public space found
throughout the historic district. As materials for the paving of the C Street roadbed are
evaluated, the HPO would encourage that they express commonality and compatibility with
regular street paving, rather than having a sharp contrast, to reinforce the continuousness of the
street through the site. Extending the specialty paving east to the intersection of 8" Street, rather
than ending it in mid block, should also be considered.

Community members have raised concerns about the number of vendor tents depicted in the
conceptual plan for the plaza, commenting that the number of tents may not be sufficient for
present needs. This is primarily a programmatic issue related to use and thus outside the Board’s
jurisdiction. The applicants are encouraged to continue discussions with the community and with
flea market management on this issue. Should the actual size or configuration of the plaza
change during those discussions, further Board review will likely be needed to ensure
compatibility.

The applicants are also encouraged to engage in discussions with public space reviewers from the
DC Department of Transportation (DDOT) early in the process in order to discuss the size and
location of planned green space.

North Residential Building

The north residential building has been modestly reduced in height (approximately 2 feet), and its
facade has been redesigned following comments made by the Board. The facade treatment in the
four-story central section has been reorganized into five vertically-oriented facade elements
separated by masonry reveals. The fenestration has similarly been reorganized as vertical banks
of windows enframed by masonry piers. The first floor, formerly one long continuous gallery,
has been similarly broken down into a series of repeating storefront windows, differentiated with
a variety of storefront expressions but unified by a common vocabulary. The material palette
would reinforce a traditional tripartite organization, with brick bases, terra cotta piers, and slate
in the attic story.

The design inspiration is not dissimilar to the terrace housing that inspired the redesign of the 8"
Street row, albeit in a less picturesque stylistic vocabulary. The redesign is a significant
improvement in relating to the smaller-scaled, vertically-oriented historic commercial buildings
on 7™ Street without feeling artificially organic.



As the design continues to be developed, the apartment building entrance element (the eastern
end of the building) merits further study. It has become somewhat austere, particularly for a
rather prominent elevation opening onto the plaza. Strengthening the visual impact of the
entrance, such as with a more prominent entrance surround, architectural detailing, a portico or
canopy, and signage should be considered.

South Residential Building

As explained in the applicants’ narrative, the south residential building has been developed with
inspiration from the late Victorian period, in which architects (led by the Ecole de Beaux-Arts
trained Richard Morris Hunt) began turning away from the wretched excesses of the high
Victorian Gothic, and were influenced by a more rational, spare, structurally expressive trabeated
(post and beam) architecture. Architects such as George B. Post in New York and the firm of
Hornblower and Marshall in Washington often drew on Italian Renaissance precedents in this
period of their work.

The south residential building has been developed as a masonry building with a tripartite facade,
implied by slightly lighter gradations in masonry color as the building rises from the base to the
top; the building would be capped by an overhanging cornice. Overlaid on the primary (C Street)
elevation would be a projecting screen of piers and beams; the screen would be broken down into
four-story vertical elements with inset reveals between. The fenestration within each vertical
element would be a dynamic pattern of openings, with the pattern repeating in every other
vertical element. The 7™ Street elevation would have a series of five three-story projections,
continuing the rhythm.

As the design continues to be developed, additional attention should be given to the development
of the first floor treatment on the 7™ Street elevation to ensure that these are strong retail spaces;
slightly expanding the width of the door and/or window openings on the first floor might benefit
the street presence of these spaces. Also recommended for further study is the apartment
building entrance opening onto the plaza; eliminating the two-story projection, shifting the
entrance one bay to the east (so that it is centered on the lower roofed element of the building),
and canting the wall portion of the lower roofed element to be parallel with C Street should be
evaluated.

Recommendation

The HPO recommends that the Board approve the conceptual height and massing of the north
and south residential buildings and the conceptual landscaping plan. Design revisions suggested
by the HPO and the Board should be studied as the proposal develops further.




