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Suite 210

441 4th Street, N'W.
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Re:  Zoning Commission Review of Buildings, Structures and Uses
Z.C. Case No. 06-46
55 M Street, S.E. (Square 701, Lots 3, 98 - 118, 144 - 147, 161, 162,
167, 815 and §24)

Dear Members of the Commission:

On Wehalf of MR N Street Southeast LLC, MR Ballpark 5 LLC and the Washington
Metropolitan Area Transit Authority (collectively, the "Applicants™), we are filing herewith an
original and twenty copies of the pre-hearing statement and supporting materials requesting
review and approval of new construction along M Street, 5.E. pursuant to the Capitol Gateway
Overlay District provisions. The following materials are enclosed:

+ One original and twenty copies of the pre-hearing statement with exhibits in
support of the application;

« Omne original and twenty copies of the Architechiral Plans and Elevations;
« Ome original and twenty copies of the Transportation Impact Study.

We look forward to the Zoning Commission's favorable consideration of this
application. Thank you for your attention to this matter.

If you have any further questions, please do not hesitate to contact me.
Sincerely,

HOL & KNIGHT L

MM'M j\

~orman M. Glasgow, Jr.
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BEFORE THE DISTRICT OF COLUMBIA ZONING COMMISSION
Pre-Hearing Statement for Z.C. Case No. 06-46

Review of Buildings and Structures on M Street, SE
Capitol Gateway Overlay District For

55 M Street, SE
Lots 3, 98 — 118, 144 - 147, 161, 162, 167, 815 and 824
in Sqguare 701
HEARING DATE: January 11, 2007
1.
Introduction

This statement is submitted for Zoning Commission Review of Buildings, Structures and
Uses, pursuant to section 1610 of the Zoning Regulations of the District of Columbia (the
“Zoning Regulations™), on behalf of MR N Strect Southeast LLC, MR Ballpark 5 LLC and the
Washinglon Metropolitan Area Transit Authority' (*“WMATA") (collectively, the “Applicants™),
the owiers of Lots 3, 98 -118, 144 -147, 161, 162, 167, 815 and 824 10 Square 701.° The
Applicants propose to develop Lots 3, 98 — 118, 144 - 147, 161, 162, 815 and 824 in Square 701
anid portions of the public alicy to be closed” (collectively, the “site” or the “Subject Property™)
with an approximate 762,680 square foot mixed-usc development consisting of resilential,
office, hotel and retail uscs.

The sitc is located in the western portion of Square 701 and consists of approximately
102,494 square fect of land arca. Square 701 is bounded by M Sireet on the north, 19 Street on

the east, N Street on the south and Half Street on the west.

' MR Ballpark 5 LLC putchased Lots 107 118 and 162 w0 Square 0 from WMATA on December 21, 2006,

Text Amendnent  Capitol Gateway (CG) Overlay Dhstrict, Z.C. Case No. G511, Notice of Proposed
Rulemaking published November 10, 2006, The Apphcants submit that it will demonstrale compliance witiy
bath the existing and proposed CG CGverlay District reguiations.

*  Emergency alley closing legislation (B16-1046) was adopted by the D.C. Council on December 19, 2006, along
with the Second Reading of the permancnt legislation (B16-379).



The site is zoned CR and is located in the Capitol Gateway (CG) Overlay Distnict.

Pursuant to section 1610 of the Zonimg Regulations, the Applicants request the Zoning
Commission’s review and appreval of the proposed development. The Applicants also request
the following relief from the Zoning Regulations for the CR District: (1) a special exception for
roof structures with regard to setbacks; (2) a variance from the residenhial recreation space
requirements of scction 635; (3) a variance from the step back requirements of section 1607.2,
and {4} a variance from the leading requirements of section 2201.1. The Applicants comply with
the percentage of lot accupancy requirement under section 634, and, thus, no longer require a

variance from the percentage of lot occupancy requirements of section 634,

11.
Jurisdiction of the Zoning Commission

The Zoning Commission has jurisdiction to grant the approval of the proposed
development, the requested special exception relief and the requested variance relief pursuant to
sections 1610, 634, 635, 639, 2201, 3103 and 3104 of the Zoning Regulations. 11 DCMR

§81616, 3103 and 3104,

111,
Purposes of the Capitol Gateway Overlay Provisions

With Zoning Commission Order No. 971, dated November 18, 2002, effective January 7,
2003, the Zoning Commission set forth the purposes of the CG Overlay District.  Those
purposes were amended with Notice of Proposed Rulemaking in Z.C. Case No. 05-10, published
November 10, 2006 in the D. C. Register. As amended, the purposes of the CG Overlay District
are to:

(a) Assure development of the area with a mixture of residential and commercial

uses, and a suilable height, bulk and design of buildings, as generally indicated in
the Comprehensive Plan and recommended by planning studies of the area,
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{b)

{c)

{d}

{e)

{f)
(g}

(h)

Encourage a variety of support and visitor-related uses, such as retail, serviee,
entertainment, cullura) and hotel or inn uses:

Adlow lor the continnation of existing indusirial uscs, which are important
econommic asscts Lo the city, during the extended period projected tor
development;

Pravide for a reduced height and bulk of buildings along the Anacostia nverfront
in the interest of ensuring views over and around watertront buildings, and
provide tor continuous public open space along the wateriront with frequent
public access points;

Require suitable ground level retail and service uses and adequate sidewalk width
along M Street, 5.LE., near the Navy Ward Metrorail station;

inot provided in the Zeming Regulations);

Provide for the establishment of South Camitol Strect as a monumental civie
houlevard;

Provide for the development of 11alf Street, 8 E. as an aclive pedestrian onented
street with active ground floor uses and appropriate setbacks from the street
fagade to ensure adequate light and air, and a pedestrian scale; and

Provide for the development of First Street, $.E. as an active pedestrian oniented
street with active ground floor uses, connecting M Street. the Metro Station and
existing residential neighborhoods to the Ballpark site and the Anacostia
Waterfront. 11 DCMR §1600.2.°

The Applicants’ proposed development has been designed 1o comply with the above-

stated purposes of the CG Overlay District. Specifically. the proposed development provides a

mixture of residential uses and commercial uses of suitable height, bulk and design, which

include a variety of support and visitor-related uses, The proposed development also offers

suilable eround leve! retail and service uses and adequate sidewalk width along M Street, S.E.,

near the Navy Yard Metrorail station, and provides an active pedestrian-onienied strectscape

along Half Street, S.E. with active ground tloor uses and appropriate setbacks, with the exception

Tewt Amendment  Capitol Gatewuy Overlay District, 7.C. Case No. 05-10, Natice of Proposed Rulemaking
published November 10, 2006, The Nonce of I'roposed Rulemaking, published November 10, 2006. does nok
identily a subsection (1) and insiead wentifies subsections () through (i)
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of a narrow architectural marker at the northern end of the hotel portion of the site. The
proposed development includes the renovation of the Navy Yard Metro Station, which will
Facilitate the Now of pedestrian trafiic and will offer alternative transportation options to ballpark
patrons, District residents and visitors to our nation’s capitol.

1¥.
Description of the Site Area and Project

A, Description of Site Area

The site for the proposed development is located in the western portion of Square 701
and consists of approximately 102,494 square feet of land area. Square 701 is bounded by M
Street on the north, 1™ Street on the cast, N Street on the south and MNalf Street on the west. The
site area includes Lols 3, 98 118, 144 — 147, 161, 162, 167, 815 and 8§24 in Square 701 and
portions of the public alley (o be closed. The sile area is bounded by M Strect on the north,
Cushing Place to the east, N Strect on the south and Halt Street on the west and includes
entrance to the Navy Yard Metro Station. The site is currently improved with the Navy Yard
Metrorail Station, a parking facility for WMATA employees and several vacant structures and
lots.

B. Zoning Description of the Project

The Applicants propose ta develop the Subjcet Property with a 762,680 square fool
mixed-use development consisting of residential, office, hotel and retail uses. The proposed
devclopment includes Lwo buildings on a single record lot: (1) a nine-story office building with
ground floor retail; and (2} a residential building which includes holel use and ground MNoor
retail. The two buildings will be separated by a private driveway. The proposed development
will consist of approximately 108,000 square feet of hotel use, 48,570 square fect of retail vse,

320,100 square teet of residential use and 277,600 square feet of office use. Pursuant to section



1602.1 of the Zoning Regulations, if this project is approved, the Applicants will transter density
from Lots 33,37 -39, 43, 45 46, 802, 803, 841, 850 and 868 in Square 700 to the Subject
Property in order 1o achieve a {loor area ratio of approximately 7.44 and a building height of 110
feet. The Applicants have also devoted street frontage at the ground floor, exclusive of the
entrance to the Navy Yard Metro and building entrances, to preferred retail use along M Sirect
and Half Street. The proposed development will alse provide 414 parking spaces (551 total
spaces it those spaces in the vaults are included), one 55 foot loading berth, six 30 [oot loading
berths and (wo 20 toot service/delivery loading spaces.

C. Architectural Description of the Project

1. Design Principles

The redevelopment of Square 701 18 guded by the idea that Half Sireet can become a
vibrant, destination retail street in the heart of Washinglon's new Bascbali District. The design
of the public space and buildings reinforces this concept from the level of urban design down to
the detailing of the sidewalks and retai] storefronts. The vanous uses on the square are expressed
and difterentiated architecturaliy to add vitality to the square and to integrate well with luhire
development. Anchored by the Metro enlrance on its northern edge and the baseball stadium’s

main eniry 1o the south, Half Street will become a unique Washington destination.

2, Lrban Design

With its unusual 84" right of way, Half Sireet has the potental to become an intimate
retail strect similar 1o other preat retail streets such as those in central Philadelphia or the SOHO
district in New York. The butlding scthacks along the Hall Strect fronlage add a formality to the
square that reinforces Half Street's role as the ‘front door’ to the stadium district. While the
proposed buildings mantain the existing street pattern on the square, a new east-wesl connection

located approximately mid-block, named Monumenr Place onthe plans, will allow for additional
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connections to neighboring districts and reduce the overall urban scale of the square. The
interscetion of Monument Place and Halt Street provides vital addilionzl corner locations for

retail on either side of the strect, and is expressed in both the buildings and the streetscape. The

space at this location.

The urban plan of the buildings reinforees three major intersections along Hall Street: the
north comner at M Streel above the Metre entrance, the mid-block connection at Monument
Place, and the N Street corner adjacent to the baseball stadium main entrance. The buildings
have heen designed to strengthen these important comners of the site and cmphasize the retail at
these locations. Between these comers, the ground and second level architectural wrcatment
continues the emphasis on the street level pedestnan and retail experience.  All service and
parking access oceurs off of Cushing Place alley, providing uminterrupted retail storefronts on
Halt, M and N Streets.

3. Architecture: Desipn Concept and Materials

The developing Baseball District, with its stylistically modemn stadium well underway.,
presents a rare opportunity for contemporary architecture on a significant scale in Washington
D.C. The proposed design for Square 701 uses a contemporary language and matenial palette to
creale a vibrant architectural streetscape. While both buildings employ similar matenals,
different architcctural languages and color selections have been used to differentiate the
buildings by use, reinforcing an organic mixed-usc quality on the square. This approach will
allow tuture development considerable architectural latitude, particularly on the western side of
Halt Street, by avoiding a homogencous architectural appreach.

The oftice building, located at the comner of M and half Streets, celebrates the engineering

feat of spanning the returbished Navy Yard Metro entry. The desipn is accentuated by a two-
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story truss on ils fagade, which becomes the signature architectural element on the building and
announces entry to the Half Street district. Layered behind the truss, a glass enclosed Metro
entryway anchors the building corner at the ground level, and wili become an lluminated
architectural feature in the evenings. The remaining architectural exterior of the office building is
composed of two skin types. The first of these consists of an illuminated shadow box system that
will be Lit with using LED technology. This is located above the Metro entry and reinferces the
Half Street and M Street comer. The sccond skin consisis of a terra —cotta rainscreen cladding
systemn. This contemporary wall reinforces the fresh architectural approach taken on the square
and is used in portions of the residential bulding as well.

The hotel and residential building forms the major portion of the Half Street frontage.
Vaned architectural treatments reinforce the ditfferent uses. The hotel’s narmow fagade anchors
the building’s northermn cdge. A projecting comer bay window elemnent serves as a vertical
marker in the middle of the square, providing compositional reliel along Half Street. The fagade
consists of a simple frame expression composed of aluminum irim and wood panel inlays.
Monument Place provides access 1o the hotel drop-oft, located adjacent 10 Cushing Place Alley.

The residential portion of the building consists of a condominium building entered off of
Hal{ Street and an apartment building that fronts on, and is entered from, N Street. The Half
Street facade employs a composition of irmegularly spaced vertical piers and residential balconies
to provide visua! interest and reinforce the street level retail elements. The Halt Strect facade is
anchored on its southern comer by an architectural pavilion, composed primarily of glass, that
contains on its rooflop the building's cutdoor amenity space that overlooks the stadium and field.
The first two levels of the pavilion arc recessed from the property line to create a two-story retail

expression and provide additional public cutdoor space along the sidewalk. The N Street



frontape. in contrast. has a more regular pattern of punched windows and balconies. The top two
stories of the fagade arc recessed slightly and composed of white metal panels to orovide an
architectural *cornice’ line to the fagade. Separated by a strong vertical element adjacent to the
comer pavilion, both residential facadcs use a terra-cotta rainscreen wall system in ditferent
colors as their primary cxterior material. The courtyard facades continue the pattem of materials
expressed on the main facades, in a vocabulary of grouped window opemings for scale.

¥,

The Applicanis Mect the Burden of Proof for Zoning Commission
Review of Buildings, Structures and Uses

lFor the following reasons, the Applicants mect the burden ol proof for Zoning
Commission Review of Buildings, Structures and Uses pursuant to section 1610 ol the Zoning
Regulations. Buildings and Structures on M Strect, 8.E. pursuant ro section 1604 of the Zoning
Regulations, and Buildings and Structures on Half Strect, 3.F., South of M Strect, S.E., pursuant
to section 1607 of the Zoning Regulations.

A, Zoning Commission Review of Buildings, Structures and Uses (51614 1ic))

L. Section 1610.2: All proposed uses, buildings, and structures, or any proposed
exterior removation to any existing buildings or strucinres that would result
in an alteration of the exterior design, shall be subject to review and approval
by the Zoning Commission in accordance with §§1610.3 through 1610.9.

The Applicants have submitied their application and this pre-hearing staternent in
compliance with section 1610.2,

2. Section 1610.3: [n addition to proving that the proposed use, building or
structurcs meets the standards set forth in §3104, an applicant requesting
approval under this section must prove that the proposed building or
structure, including the siting, architcctural design, site plan, landseaping,
sidewalk treatment, and operation, will:

n. Section 1610.3(a): Help achieve the objectives of the CG Overlay
District as sct forth in §1600.2.
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The proposed development will help achieve the objectives of the CG Overlay Dristrict.

The proposed development offers a mixiure of residential and commercial uses. which include
oftice, retail and hotel uses. The proposed development is within the maximum height
established by the 1910 Height Act and, as will be testified to by the Applicams' wilnesses, is of
suitable height. Additionally, the proposed development has been designed to complement the
new ballpark to the south and development projects 1o the north. Thus, the proposed
development will help achieve the objectives of the CG Overlay District as set forth in $1600.2
of the Zoning Regulations.

b. Section 1010.3{b): Help achieve the desired mixturc of uses in the CG

Overlay District as set forth in §§16040.2(a) and (b), with the identified

preferred uses specifically heing residential, hotel or inn, cultural,
entertainment, retail or service nses. 11 DCMR §1610.3(b).

The proposed development will help to achicve the desired mixture of uses m the CG
Overlay District as set forth in §§1600.2(a) and (b). The Applicants propase to consiruct a
development that will devote approximately 320,100 square fect to residennal use, 48,570 square
feet to retail uses, 277,600 square feet to office use and 108,000 square feet to hotel use. The
Applicants have devoted a total of 62% of the gross floor area of the ground floor of both
puildings to retail and other preferred uses. Thus, the propoesed developnyent will offer the
desired mixture of uses specified in the CG Overlay regulations,

c. Section 1610.3(c); Be in cuntext with the surrounding neighberhood
and street patterns.

The Applicants have designed the development to be in context with the surrounding,
neighborhood and street patierns. To the south of the development is the new hallpark of the
Washington Nationals. The development will naturally serve as one of the pateways to the new
hatlpark by virtue of its location which incorporates the entrance 1o the Navy Yard Metro

Station. The proposed ground-floor retail will also cnhance the pedestrian expenence around the
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new ballpark site. The traffic patierns utilize existing streets and alieys 1o lacilitate the flow of
vehicular tratfic and provide safe passages tor pedestrnians. The proposed development 1s1n
context with the surmounding neighborhood and strest patterns.

d. Section 1610.3(d); Minimize conflict between vehicles and pedesirians.

The proposed development will minimize the conflict between vehicles and pedestnans.
‘I'he Applicants have designed the development to ¢nhance the pedestrian experience within the
CG Overlay, specitically ncar the new ballpark. The proposed development incorporates wider
sidewalk space, off-street parking with entrances along Cushing Place and active streetscapes in
and around the proposed development. The proposed development has been destgned to
minimize the contlict between vehicles and pedestnans.

c. Section 1610.3(e): Minimize unarticulated blank walls adjaccnt to
public spaces through fagade articulation. 11 DCMR §1610.3(¢e).

The Applicants have designed the development so that fagade articulations will mimmize
unarticulated blank walls adjacent to public space. The Applicants will devote not less than 30%
of the surface arca of the strestwall of the new otfice building along M Street, exclusive of the
cntrance to the Navy Yard Metro Station, to display windows having clear or low-emissivity
alass excepl tor decorative accent and the entrances to office uses of the building. Additionally,
the proposed development will devote a total of 62% of the gross fleor area of the ground tloor
of both buildings to retail and other preferred uses. Thus, the Applicants will minimize the
unarticulated blank walls adjacent to public spaces.

f. Section 1610.3{); Minimize impact on the environment, as

demonstrated through the provision of an evaluation of the proposal
against LEED certification standards. 11 DCMR §1610.3(f).

The propused development has been designed to meet LEED certification standards for

new construction. Thus, the preposed development will mimimize its impact on the environment.

10
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A description and evaluation of the sustainable clements of the building witl be submitted {or the

record.

3, Scction 1610.5: With respect to a building or structure which has frontage on
Half Street, S.E., south of M Street, S.E., or Front Street, S.E., south of M
Street 5.E.:

a. Section 1610.5(a): The building or structure shall provide for safe and
active streetscapes threugh building articulation, landscaping, and the
provision of active ground level uses including retail, entertainment,
cultural and pedestrian concourse spacc.

The Applicants have designed Lhe proposed to provide safe and active streelscapes
through building articulation, landscaping and the provision of active ground level uscs,
primarily retail and pedestrian concourse space.  The proposed development will devote a total
of 62% ol the ground floor of both buildings to retail and service uses, creating active ground
level uses. Thus, the building will provide for safe and active streetscapes through its
architectural design and the provision of active ground level uses.

h. Section 1610.5(b): The building or structure shall provide for safe and

convenient movenient to and through the site, including to public
iransit, the Ballpark, and to the Anacostia River,

The west entrance to the Navy Yard Mutro Station has been incorporated into the design
of the proposed development to provide safe and convenient movement to and through the site.
T'he proposed development mcludes improvements to and expansion of the portions of the Navy
Y ard Metro Station located within the site arca. ‘The proposed development provides active
streetscapes along Half Street, M Street and N Street which will also facilitate safe and
convenienl movement to and through the site, including movement to public transit, the Ballpark
and the Anacastia River,

( Section 1610.5(c): The application shall include view analysis that
assesses openncess of the views and vistas around, including views

toward the Capitol Dome, other federal monumental buildings, the
Ballpark and the waterfront. 11 DCMR §1610.5(c).

11



The Apphcants supplemented their application, on December 5, 2006. with the filing of

the view analysis that assesses the epenness of the views and vistas toward the Capitol Dome and

the new ballpark. A view analysis is also included in the architectural plans and elevations,

attached at Exhibat A

d.

Section 1610.7: The Commission may hear and decide any additional
requests for special exception or variance relief nceded for the subject
property. Such requests shall be advertised, heard, and decided
together with the application for Zoning Commission review and
approval.

The Applicants have requested vaniance relief from the residential recreation space,

loading and setback requirements of the Zoning Regulations. The Applicants have also

requested a special exception from the roof structure requirements of the Zoning Regulations

with regard 1o selbacks. Those requests have been discussed in the Applicants” application

statement and are further discussed in this submission beginning at page 18,

Section 1610.8: At the time of filing an application with the
Commission, the applicant shall pay the filing fec specified in
§3180,1(h)(16}, plus such fees as apply to any additional zoning relief
requested. The provisions of §3181 relating to the administration of
fees shall apply, except that the applicant may appeal any decision of
the Dircctor regarding the fec schedule to the Commission, which
shall decide the appeal as a preliminary matter to hearing the
application.

The Applicants satisfied this provision with their November 2, 2006 filing of the

application.

Section 1610.9: A building that qualifies as a Capitol South Receiving
Zone site under §1709.8 and for which a building permit has been
applicd for prior to August 31, 2001 shali not be subject to the
requirements of this section, 11 DCMR §1610.%,

This provision is nol applicable because the proposed development does not qualify as a

Capitol South Receiving Zone site under section 1709 8 of the Zoning Regulations,

12



B. Buildings and Structurcs on M Street, $.F. (§1604)

1. Section 160M4.2: No driveway may be constructed or used from M Strect to
reguired parking spaces or loading berths in or adjacent (o a new building.

The Applicants have designed the proposed development so thal access to required
parking spaces and loading berths will be provided from Cushing Place, as shown in the attached
Architectural Plans and Elevations at Exhibit A. No drveway will be constructed or used from
M Streel 1o required parking spaces or leading berths in or adjacent to the new building.

2. Section 1604.3: The streetwall of each new building shall be set back for its

entire height and frontage along M Street not less than filteen (15) feet
measured from the face of the adjacent curh along M Street, 5.E.

The strectwail of the new ottice building which fronts on M Street, S.E. is setback fifteen
feet measured from the tace of the adjacent curb along M Sireet, as illustrated in the
Architectural Plans and Elevations at Exinbit A

3. Scelion 1604.4; ¥ach new building shall devute not less than thirty-five
percent (35%) of the gross fleor area of the ground floor to retail, service,
entertainment or arts uses (“preferred uses™) as permitied in §§ 701.1
through 701.5 and §§721.1 through 721.6 of the Zoning Regulations;
provided that the following uses shall not be permitted: automobile, laundry,
drive-through accessory to any use, gasoline service stations, and office uses
{other than those accessory to the administration, maintenance, or leasing of
the building). Such preferred uses shall occupy 100% of the building’s street
frontage along M Street, except for spacc devoted to building entrances or
required to be devoted to fire control.

The new office building will devote at least thirty-five percent of its gross floor area of
the ground floor to retail. service, entertainment or arts uses ("preferred uses”), as indicated on
Sheet D1 of the attached plans. The preferred nses will occupy 100% of the building’s street
frontage along M Street, exclusive of building entrances and the entrance to the Navy Yard
“etro Station, as shown in the attached plans.

4, Section 1604.5: For good cause shown, the Commission may authorize
interim occupancy of preferred use space required by section 1604.4 by non-
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preferred uses for up to a five (5} year period; provided, that the ground
floor spacc is suitably designed for future occupancy by the preferred uses.

The Applicants are not requesting interim oceupancy of non-preferred uses at this time.

3. Section 1604.6: Not less than fifty percent (50%) of the surface arca of the
strectwall of any new building along M Strcet shall be devoted to display
windows having clear or low-emissivity glass except for decorative accent,
and to entraoces to commercial uses or the building.

The Applicants will devote not less than fifty percent of the surface arca of the streetwall,
exclusive of the entrance 10 the Navy Yard Metro Stathon, of the new building along M Strect to
display windows having clear or low-cmissivity glass except for decorative accent and 1o
entrances to commercial uses of the building, as illustrated in the attached plans on Sheet R2.

6. Section 1604.7: The minimum floor-to-ceiling clear height for portions of the
ground Aoor level devoted to preferred uses shall be fourteen (14) leet.

The minimum floor-to-ceiling clear height for portions of the ground tloor level devoted
to preferred uses, exclusive of preferred uses located in the back of house space, 1s 14 feet.
Preferred uses not located in the back of house space comply with the requirement ef a mirumum
floor-to-ceiling clear height of fourteen teet. However, the Applicants request relief from this
regquirement [or preforred uses located in the back of house space. Storage facilitics, kitchens,
administrative oflices and other service arcas associated with preterred uses would be considered
as back of house space. The floor-to-ceiling clear height in the back of house space 1s 11 feet.
Requiring the Applicants to comply with the minimum floor-to-ceiling clear height of 14 feet for
storage facilitics and other service areas associated with preferred uses located in the back of

house space would be impracticable and would be prohibitively costly.

14
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7. Scction 1604.8: A building that qualifies as a Capitol South Receiving Zone
site under §1709.18 and for which a building permit has been applied for
prior to August 31, 2001, shall not be subject to the requirements of this
section.

This provision does not apply because the proposed development does not qualify as a
Capitol South Beceiving Zone site.
8. Section 1604.9;: Where preferred use retail space is required under §1604 and

provided, the requirement of 11 DCMR £633 to provide public space at
pround level shall not apply.

The Applicants have provided the required preferred use retail space. Thus, the
requirement under section 633 of the Zoning Regulations to provide public space at the ground
level is not applicable.

C. Buildings, Structures, and Uses on Half Street, 8.E., South of M Strect, S.E. {§1607)

a, Section 1607.2: Any portion of a building or structure that exceeds 65
feet in height shall provide a minimum step back of 20 feet in depth
from the building line along Halfl Street, S.E. Pursuant to §3104, the
Zoning Commission may grant relief from this requirement to a
maximum of 15 Feet in height and 8 feet in depth, for the provision of
reasonable development footprints.

The Applicants have requested relief from this requirement to a maximum of I35 feet in
height and § feet in depth, for the provision of reasonable development footprints.” The
proposed development provides a step back of 12 feet in depth at a height of 80 feet, in order to
be able to provide reasonable apartment depths on the &th, 9th and 10th floors as well as 1o have
a courtyard of sulficient size between the apartment wing and the hotel wang.

The Applicants also request reliel from this requirement to permit a 6 foot setback tor the
entire height of the building, along the northern end of the hotel portion of the site. The 6 foot

setback is a narrow architectural marker, which measures approximately 15 feet in length, This

4 complete discussion of the requested vanance from the step back requiremnents of section L607.2 is provided on
page 25 of this statemeni.
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narrow architectural marker enhances the building articulation by providing compositional reliet
10 the bulding fagade along Half Street.

b. Section 1607.3; Each ncw building shall devated not less than seventy
percent {75%) of the gross floor area of the ground flaor to retail,
service, entertainment, or arts uses (“preferred uses™) as permitted in
$§701.1 through 701.5 and §§721.1. through 721.6 of the Zoning
Regulations; provided, that the following uses shall not be permitted:
automobile, laundry, drive-through accessory te any uscs, gasoline
service stations, and office uses (other than those accessory to the
administration, maintenance, or leasing of the building).

The proposed development will devote a total of 62% of the gross floor area of the
ground floor of both buildings to retail and service uses. The Applicants are not able to devote
75% ol the wross floor area of the ground floor to preterred vses due to the gross floor arca
devoted to the entrance to the Navy Yard Metro Station, the separate building critrances
associated with the residential, oflice and hotel uses, and the Applicants' required provision of
parking spaces and loading berths. The portion of the gross lloor arca of the ground floer
devoted to the entrance to the Navy Yard Metro Station, the building entrances associated wilh
nun-prelemed uses. and the Applicants' provision of parking spaces and loading berths 1s greater
than 25%.. Thus, the Applicants request relief from this requirement to allow the Applicants to
devote 62%, of the total gross floor area of the ground floor of both buildings to retail and service
uses. There are no effice uses or other non-preferred uses on the ground fleor.

c. Section 1607.4: Preferred uses shall occupy 11145 of the building’s

street frontage along llalf Street, 5.E.,, except for space devoted to
building entrances or required to be devoted to fire control.

Preferred uses will occupy 100% of the building's street frontage alony Half Street,
exclusive of building entrances and the entrance to the Navy Yard Metro Station, as shown in the

Architectural Plans and Elevations attached at Exhibit A,
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d. Scction 1607.5: The minimum floor-to-ceiling clear height for portions
of the ground floor level devoted 1o preferred uses shall be fourteen
(14) Teet.

The minimum floor-to-ceiling clear height for portions of the ground floor level devoted
to preferred uscs, exclusive of preferred uses located in the back of house space, 15 14 leet,
Preferred uses not located in the back of house space comply with the requirement of a mimmum
floor-to-ceiling clear height of fourteen feet. However, the Applicants request relict from this
requirement tor pretereed uses located in the back of hoose space. Storage facilities, kilchens,
administrative ofices and other service areas associated with preferred uses would be considered
as back of house space. The floor-to-ceiling clear height in the back of house space is 11 feet.
Requiring the Applicants to comply with the minimum tloor-to-ceiling clear height of 14 feet for
storage laciliies and other service arcas associated with preferred uses located in the back of
house space would be impracticable and would be prohibitively costly.

e Sectivn 1607.6: For pood causc shown, the Commission may authorize
interim occupancy of the preferred use space required by §1607.2 by
non-preferred uses for up to a five (5) year period; provided that the

ground Aoor space is suitably designed for future occupancy by the
preferred uses.

The Applicants are not requesting interim cecupancy of non-preferred uses at this time.

f. Seclion 1607.7: No private driveway may be constructed or used from
Half Street, S.E. to any parking ov loading berth area in or adjacent
to a building or structure constructed after {effective date of this
section).

The Applicants have designed the proposed development so that access to required
parking spaces and loading berths will be provided from Cushing Place, as shown in the attached
Architectural Plans and Flevations at Exbibit A. No driveway will be constructed or used from

Half Street to required parking spaces or loading berths in or adjacent (o the new building.

17
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g Section 1607.8: Where preferred use retail space is required under
this section and provided, the provisions of 11 DCMR §633 shall not

apply.
The Applicants have provided the reyuired pretorred use retail space. Thus, the
requirement under seciion 633 of the Zoning Regulations to provide public space at the ground
level is not applicable.

vl

The Applicants Meet the Requirements for Special Exception Relief
Under the Zoning Repulations

Relief granted through a special exception is presumed appropnate, reasonable and
compatible with other uses in the same zoning classification, provided the specific regulatory
requirements tor the requested relief are met. 1n reviewing an application for special exception
relief. “[t}he Board [of Zoning Adjustment’s] discretion. . .is limited to a determination of
whether the exception sought meets the requirements of the regulations.”™ First Baptist Church
of Washington v. Dhistrict of Columbia Board of Zoning Adjustment, 423 A 2d 695, 701 (D.C.
1981) {quoning Stewart v. District of Cofumbia Board of Zoning Adjustment, 305 A2d 516, 518
(D.C. 19733, ! the applicanl meets 1ts burden, the Board of Zoning Adjustment (the “BZA™ or
the “Board™) must ordinarily grant the application. fd. In this particular instance, the Zoning,
Commission, pursuant 1o section 1610.7 of the Zoming Regulations, may hear and decide any
additional requests for special exeeption or variance relicf needed when the application for the
subject property is being heard and dectded for Zoning Commission review and approval. 11
DCMR §1610.7. Thus, in reviewing a request for special exception reliet when that request 1s
part of an application for Zoning Commission Review of Buildings, Structures and Uscs, the
Zoning Commission’s discretion is limited to a determination of whether the exceplion sought

meets the requirements of the repulations.

18
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A. Standards of Review for Roof Structure Special Exceptions

Pursnant to section 639, 1 of the Zoning Regulations, the provisions of section 411 shall
apply to roof structures in the CR Districts. 11 DCMR §639.1. Section 411.11 ol the Zening
Regulations slales that the Board may grant special exception relief from the strict requirements
for a ruof structure where full compliance 15 “impracticable because of operating difficuliies, size
of building lot, ur other conditions relating to the building or surrounding area”™ and would be
“unduly restrictive, prombitively costly, or unreasonable.” 11 DCMR §411.11. Additionally,
the Board may approve deviations from the roof structure requirernents provided the intent and
purpose of Chapter 400 and the Zoning Regulations are not “matenally impaired by the
structure, and the Light and air of adjacent buildings shall net be atfected adversely.™ 11 DCMR
S41 101,

As previously stated, the Zoning Coromission, pursuant to section 1610.7 of the Zoning
Regutations, may hear and decide requests tor special cxeeption relief when Lhat request 15 part
ot an application for Zoning Cormnmission Review of Buildings, Structures and Uses. 11 DOMR
$1610.7. Thus, the standards of review fur rool structure special exceptions for the Zomng
{ommission are the same as those standards for the Board which are articulated in scetion
411.11 of the Zominy Regutations.

B. Special Exception Relief (rom Setback Reguirements for Roof Structures

The Applicants request special exception relief pursuam to section 411 of the Zoning
Regulations to permit rool structures tacing the interior courts of the building that do not meet
the setback requirements for roof structures in the CR District. As shown on page AT of the
Architectural Plans and Elevations, attached at Exhibit A, the Applicants intend to locate three

mechanical penthouses on the roof of the residential building. With the exception of meeting the

19
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sethack reguirements for roof structures in the CR Distnct, all setback requirements from Half,
M and N Streets, 5.E. arc met.
a, Compliance with the roof structure regulations is impractical because
of operating difficuities, size of building Jot, or other conditions
relating to the building or surrounding area that would tend fo make

full compliance unduly restrictive, prohibitively costly, or
unreasonable.

Compliance with the roof structurc regulations is impractical because of the required
minimusn step back in the CG Overiay. The step back requircments of the CG Overlay District,
combined with the setback requirements of the CR District and the provisicn of an open court at
the second level of the residential bulding, make full complhiance with the Zoning Regulations
unduly restrictive and unreasonable.

The step back requirements of the CG Overlay District state that any portion of 2 building
or structure that exceeds 65 feet in height must provide a minimum step back of 20 fegt in depth
from the buildiag line along Half Street, S.E. 11 DCMR §1607.2. However, pursuant to section
3104, the Applicants have requested and the Zoning Commission may grant reliel [rom the
stepback reguirement (o a maximum of 15 feet in height and 8 feet in depth, for the pravision of
reasonable development footprints. 11 DCMR. §1607.2. The 12 foot step back reduces the
amount of roof space available along Half Street, which, when combined wilth the setback
requrrements of the CR District and the provision of an open court at the second level of the
residential building, sigmficantly impact the armnount of roof space avaiable for housing
mechanical equipment.

The amount of roof space available tur housing mechanical equipment is also reduced by
the provision of an open court at the second level of the residential building. The open court has
been provided to add green clements to the structure’s design and to meet the percentage of lot

occupancy requirement for residential buildings within the CR District.
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The sethack requirements of the CR District require that housing for mechanical
eyuipment be set back (rom all exterior walls a distance at least equal to its height above the roof
upon which it is located. 11 DCMR §630.4. This scthack requirement applies te exterior walls
facing interior cours and funher reduces the amount of rool space which can be used for
structures housing mechanical equipment. In this particular inslance, the interior court is
surrounded by the propused development and, thus, not providing a setback for exterior walls
facing the interior courts does not adversely affect the light and air of the adjacent buildings.

The step back requircments of the CG Overlay District, combined with the setback
requirernents of the CR District and provision of an open court at the second level of the
restidential building, make comphance with the Zoning Regulations impractical and
unreasotiable.

b. The intent and purpose of scction 40417 of the Zoning Repulations are

not materially impaired and the light and air of adjacent buildings are
not adversely affected.

The proposed roof structures will not impair the intent and purpose of section 400.7 of
the Zoning Regulations and will not adversely aftect the hight and air of adjacent buildings. The
requested specizl exception will permit roof structures facing the interior court that do not meet
the setback and stepback requirements of the CGACR Distnel. The hight and air of the adjacent
buildings will nct be adversely affected because the roof structures are located within the interior

of the residential bulding.
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VII.
The Applicants Meet the Requirements for Variance Relief from the Private Residentia?
Recreation Space, loading and Step Back Provisions of the Zoning Regulations

A Standard of Review
Under D.C. Code §6-641.07{g}3) and scction 3103.2 ol the Zoninyg Reguiations, the
Board is authorized o grant an area variance where it finds that three conditions exjst:
(1} the preperty is unique because, inter alia, of its size, shape, or lopography; (2) the
owner would cneounter practical difficulties if the zomng regulations were strictly

apphed; (3) the variance would not cause substantial detriment to the public good and
would not substantially impair the intent, purposc and integrity of the zoning plan.

French v District of Columbiu Board of Zoning Adjustment, 658 A 2d 1023, 1035 (DD.C. 1995),
quoting Rowmel v. District of Columbia Board of Zuning Adjusiment, 417 A2d 405, 408 (D.C.
V9RD}. Sev. also, Capitol HIH Restoration Svciety, Inc. v. District af Cofimbia Board of Zoning
Adiusement, 534 A2d 939 (D.C. 1987). The Zoning Commission, pursuant o section 16107,
may hear and decide any additional requests for special exception or variance relief needed when
the apphcation for the subject property is being heard and decided for Zoning C'ommisston
review and approval. 11 DCMR §1610.7. Thus, in reviewing a request for variance relief when
that request is part of an application for Zoning Commission Review of Buildings. Structures and
L ses. the Zoming Commission is authonized to grant an area variance where the Zonin Jid
Commission finds that the above-stated three conditions exist.

B. The Property Is Unigque Because, fnter 4lia, of Tts Size, Shape or Topography

The site area for the proposed development is large in size, containing more than 102,000
square teet, and will consist of five different uses, which include residential, ofiice, hotel, retail
and Metrorail uses. The sile area includes Lhe entrance to the Navy Yard Metro Station, which

will be improved and expanded as part of this development. The inpravements and expansion
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of the Navy Yard Metro Stalion create an exceptional siluation and condition which affects the
size and shape ot the proposed development.

Additionally, the location of the Subject Property in the CG/CR District requires that the
design and mixlure of the proposed uses respect the purposes of the CG Overlay District while
simultancously complying with the requirements of the CR District. Because the proposad
development fronts on both M and Half Streets, the Applicants are required 10 comply with both
the CG Overlay provisions for buildings, siructures and uses on M Street as well as the CG
Overlay provisions for buildings, siructures and nses on Half Streel. Compliance with the
requirements of the CR District, the CG Overlay provisions for buildings, structures and uses on
5 Street and the CG Overlay provistons for buildings, structures and uses on Half Street also
vreate an exeeptional situation for the Subject Property

. The Owner Would Encounter Practical Difficulties If the Zoning Repulations Were
Strictly Applied

1. Private Residential Recreation Space (§635)

The private residential recreation space provisions of the Zoning Regulations require that
the Applicants devote an area equal to 5% of the residential gross floor arca (or 48000 sipuare
feett to private residential recreation space, 11 DCMR §635. The proposed development devotes
approximately 4,500 square feet (or 1.5% of the residential gross floor area} to private residential
recreation space.

Uniike most structures in the CR Zone devoted to residential use, the proposed
development incorporates the mixture of desired uses specificd in the CG Overlay regulations.
The CG Overlay provisions require that ihe proposed development devote 100% of the sireet
trontage along Half Street to retail and other preferred uses and that the proposed development

devote not less than 75% of the gross floor area of the ground floor to preferred uses. 11 DCMR
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§1607.4 and 1607.4. In addition to the CG Overlay requirements, the CR District requires that a
building devoted to residential use only occupy 75% of the lot al the level where residential use
begins. 11 DCMR §§1607.4 and 634. Thus, the amount of space which can be devoted pnivate
residential recreation space is limited by the requirements of the CR. District.

The proposed development does, however, provide a number of recreational options {o its
residents, including an open court at the second floor and rooftop terraces which will serve as
residential recreation space. Furthermore, the Subject Property is immediately north of the new
ballpark and is in close proximity to the Anacostia Waterfront and the proposed Canal Blocks
Park.

Strict application of the Zoning Regulations would require the Applicants to reduce the
number of residential units or substantiaily alter its provision of retail, residential and hotel uses
in crder to provide the required amount of private residential recreation space.

Lastly, the Applicants note that, on December 1, 2006, the Zoning Commission took
preliminary action to repeal the residential recreation space requirements in the Zoning
Regulations.

2. Loading (§2201)

The loading provisions of the Zoning Regulations require that the Applicants provide two
55 foot loading berths, five 30 foot leading berths and four 20 foot service/delivery spaces. 11
DCMR 2201.1. The Applicants are required to provide four 30 foot loading berths and one
service/delivery space for the office building with ground floer retail use. 11 DCMR §2201.1.
The Applicants are also required to provide one 55 loading berth, two 30 foot loading berths and
two 20 foot service/delivery spaces for the hotel and retail uses in the residential building. 11
DCMR §2201.1. The proposed development provides one 55 foot loading berth, three 30 foot

loading berths and two 20 foot service/delivery space for the residential building. For the office
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building, the proposed development provides three 30 foot loading berths, Tf required to meet
the requirements of the loading provisions of the Zoning Regulations, the Applicants would
encounter practical difficultics due to the mixture of uses included in the proposed development,

The CG Overlay District requires that new developmenis help achieve the desired
mixture of uses in the CG Overay District as set forth in sections 1600 2(a) and (b} ol the
Zoning Regulations and devole 73% of the ground Hoor o retail and other preferred uses. 11
PBCMR §51610.3(b} and 1607.3. In compliznce with the regulations of the CG Overlay Distnct,
the Apphcants have designed a development that incorporates the mixture of uses identified in
sections 1600.2¢a) and (b) of the CG Overlay regulations and devotes all available space at the
ground tloor to preferred retail and service vses. 1n order to mect the loading requircments stated
in the Zoning Kegulations, the Applicants would be required to reduce its proviston of
residential, retail, office and hotel uses as well as the amount of active strectscape provided by
the proposed development.

The Traflic Impact Study, prepared by Wells and Associates and attached at Exhibit I3,

tound that the number of loading berths required by the Zoning Regulations do not correspond
with the demand in a mixed-use development nor do the repulations consider how and when
loading berths may be shared amony the various uses. For those reasons, the Trattic Impaci
Stmdy concluded that the Applicants’ proposed provision of loading berths and service/delivery
spaces should adeguately meet the needs of the proposed uses.

Strict application ot the loading requirements of the Zoning Repulations would create
practical difficulties tor the Applicants, which would foree the Applicants to reduce their
proposed provision of uses and the amount of active streetscape provided by the proposed

developmenit,
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3. Step Back Reguirements (51607.3)

The step back provisions of the CG Overlay require that any portion of a building or
struciure that exceeds 65 feet in height must provide a minimum step back of 20 feet in depth
from the building line atong Half Strect, 5.E. However, pursuant to seclicn 3104, the Applicants
request and the Zoning Commission may grant reliet from the step back requirement 1o a
maximum of 15 feet in height and ¥ fect in depth, for the provision of reasonable development
footprints, 11 DCME §1607.2.

Stnct apphication of the step back provisions of the CG overlay would drastically reduce
the development footprint at the 8% 6™ and 10" floors of the residential building and require ihe
Applicants to change 1ts provision of resrdential units and courtyard spaces. Applying the
minimum step back of 20 fect in depth at a height of 65 teet does not provide reasonable
apartment depths on the 8%, 0™ and 10™ floors of the residential building. Additionally,
application of the minimum step back requirement of 20 feet in depth does not permit placcment
of a courtvard of sufficient size between the apartment and hotel wings of the building.

The Applicants have designed the residential building with the perrmitted 12 foot step
back in mind. With the permutted 12 foot step back, the Applicants can provide a viable
development feotprint at the 8", 9% and 10" Noors which accommodates reasonable apartment
depths and placement of a courtyard of sufficient size between the apartment and hotel wings of
the building. Without the pernmitted 12 foot step back, the Applicants would be required to
change its provision of residential umits and courtyard spaces.

The Applicants also requests a variance from the step back requirements to permit a 6
fool setback for the height of the bullding at the northem end of the hotel tacing Half Strect. The
6 foot setback is a narrow architectural marker and measures approximately 135 fectin length,

This narraw architectural marker enhanees the building articulation by providing compositional
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relief to the butlding fagade along Half Street.  Without this architcciural marker, the building
articulation along Halt Street would not provide the pedestrian-friendly, active streetscape that
the regulations of the CG Overlay District envision along Half Street.

. The Variance Would Not Cause Substantial Detriment to the Public Geod and

Wounld Not Substantially Impair the Intent, Purpose and Integrity of the Zoning
Flan

The requested relict can be granted without substantial detriment to the public good or
substantial impairment of the zone plan. As part of the CG Overlay District, the proposed
development would provide a mixture of uses, preferred uses at the ground floor and active
streetscapes in and around the proposed development as specitied 1 the CG Overlay provisions.

1. Private Residential Recreation Space (§635)

Reliet [rom the private residential recreation space requirements of the Zoning,
Regulations will nol create a substantial detriment to the public good nor will i substantiaily
umpair the zone plan. The proposed development offers a variety of recreational options to its
residents, including convemient access to preferred uses at the ground floor level and an open
court at the sccond floor which will serve as residential reereation space. The Subjeet Property s
also in close proximity to the new ballpark, the Anacostia Waterltont and the new Canal Block
Park. A variance from the private residential recreation space requirements wall allow
Applicants to maintain the proposed allocation of uscs, without compromising other recrealionzl
options available to its residents.

2. Leading {§221H1

A vanance Irom the loading requirements of the Zoning Regulations will nol create a
substantial detriment to the public good nor will it substantially impair the zone plan. As

discussed in the Transportation [mpact Study, attached at Exhibit B3, and the Loading Analysis,

attached at Exhibit C, the loading berths provided will meet the loading demand for the proposed
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development. The Transportztion Impact Study found that the loading requirements do not well-
suit this type of mixed-use development nor do the regulations consider that loading berths may
be shared arnong the various uses. The attached Loading Analysis shows that the office building
dock will have a surplus of dock hours per day of 9.7, while the dock located at the residential
building will have a surplus of dock hours per day of 17.0.

Because the proposed development consists of four uses that require loading, the reguired
provision of loading resulis in an excessive amount of loading which takes away the amount of
ground floor retail provided. The requested variance will allow the Applicants to provide safe
and active streetscapes in and around the proposed development. The requested relief will also
allow the Applicants to keep the proposed provision of uses, which is in harmony with the stated
purposes of the CG Overlay District.

3 Step Back Requirements (§1607.2)

Rehef from the step back requirements of the Zoning Regulations will not create a
substantial detriment to the public good nor will it substantially impair the zone plan. The
requested vanance would provide the Applicants with a viable development foctprint that would
allow reasonable apartment depths at the 8™, 9™ and 10" floors as well as a courtyard of
sufficicnt size between the apartment and hotel wings. The requested relief would also enhance
the bulding articulation aleng Half Street, creating the pedestrian-friendly, active streetscape
that the regulations of the CG Overlay District envision.

Thus, the requested vanances can be granted without substantial detriment to the public

good or substantial impainment of the zone plan.
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¥III.
Witnesses

The witnesses scheduled to testify on behalf of the Applicants at the January 11, 2006

public hearing before the Zoning Commission include;

Exhibit A:
Exhibit B:
Exhibit C:

Exhibit D:

Exhibit E:
Exhibit F:
Exhibit G:
Exhibit H:

Exhibit [:

Amy Phillips, the deveioper representing the Applicants;

Robert Sponseller, the architect for the proposed development;

John Fitch, the landscape architect for the proposed development;

Dan Van Pelt, the traffic consultant for the proposed development; and
Steven Sher, the Land Use, Planning and Zoning expert for the proposed
development.

" a4 & » @

IX.
Exhibits Submitted in Support of the Application

Architectural Pians and Elevations
Transportation Impact Study
Leading Analysis

Outline of Testimony for Amy Phillips of MR N Street Southeast LLC and MR
Ballpark 5 LLC

Onatline of Testimony for Robert Sponseller of Shalem Baranes Architects
Resume of Robert Sponseller, AIA

Outline of Testimony for John Fitch of Landscape Architecture Bureau
Cutline of Testimony for Daniel Van Pelt, Traftic Consultant

Resume of Daniel Van Pelt, P.E.
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X.
Conclusion

For the reasons stated above, the proposed development meets the applicable standards of
the Zoning Regulations and can be granted without substantially impairing the intent, purpose
and integrity of the Zoning Regulations. The Applicants therefore request that the Zoning

Commission grant the application.

Respectfully submitted,
HOLLAND & KNIGHT LLP
In"
A .
B}, Fd ../d'f"‘/ fll rrf ILJ" " f w
Nommun M. Glasgo
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AA261120 v2
30



PO0LHLIEN
DT TAIEPOESY 4 S| FAN

Jurdwed) ysipaosy ay) dq papiscod voneugop) uo paseq Adep Jad saueaEa ol

A2URIDR AN19T} 32| WUNEW PUE UOISIEU0T PICAT 00 pAWNssE 51 sawn Laayap yead Iuanp juaafeumw xoog (5

FER| JO Of 24 |Iw (pBUa) A3k 221k 2un uo paseg  FRERAg v yERes ted seaow 9 ARInurkoudde DARY (it 35N JEBUBPEAY (g
(SR e NG 1o} yaas dad salin ¢ o1 dnd op uenn JEFae] apages asap B 2anbad JEYY SIURUEY |ITIR Jo) (U 5 AUD Saplatad yeoc] yanog ay | [y
] A | Aazoe dep puasaass, Aepyeess eadds e ao) 3ae dep aed sauase (9

Aep Jad S0l g jo WINUAUIL B a0y A)qEpEse 8 O PAUNSSE 5 (AWaq 4TS (G

sasodind sisARuR 1oy pasn s Aias P 4 S3INUIW (T “JEramoy “LpZUB) U S2INUILI (T UBLR S35 34 | SaLRANEP 3saLy (F
(M 2UD I VTR [[E G JDMFP sk XIpag “a) padeys ou pue sdiy sreledas sue sdia Aeasp sy 1R SRUnssE Sk Py (£
asdfEue Al WGy PRPN|FNR BIRIHE PUT YFED 1G] PRSh 30 01 PALLNETE Sk N2O0[ Yok w yuad aug (T

PECHO O FROJE JIAISE AL BN [l A0G {5583 1510w Lpiad Tuipes) ¢ sanbas saussnap (e e sawnsse ssleny )
wajoly

&Il TE r o5l ik FAREN Y0P YINCE [ JO) SRIIBA|SP JO JQUINL eI ]

¥ (Faueum §) auednesay
(seuss ¢ peay
20

jRauapsay

H20q yanog

o
Laa = L B -

Fig | 9t z E9 &l SIBEN HIOP LAION] | A0 SFIBANPP JO JHGUINU [EIO L

9 ] (zumumn |) Juesnelsay

(Rueuaa ) vy

¥ k et
N30 Yrop

o
"~

A By fep Jsd i
4Aep Jad sanoy <P FEe) TP I3 ep

50 Jad
sad Sanoy 30p  J0p YIOP W papeRu 5oy Jad satasgep Aep
yaop snpding

ad
squese (0] paproad tipueg yr0p me] o Jaquing @g) 1] sBLBARC]
ssdpeuy Liapay Supeo
yaedjjeg JumHunuy

B4 0S8R0 S08R880032000220220222052222 117,



OOLA LI
DT 'SSIRIBDIEY + FHPAM

Auedwomy ynipdomy 3y 4 papisesd uonewsop uo paseq dep aad salasEo {0}

AsusSnbs Aujioeg SZ1WXEW PUR USRFISUDD PICAR G PILINSSE 5F Sl Aeaep wead Bulop avawsdeuew 2aoc] (g

w5A AP OE G ([0 EBUD) N0 3305 BUn Ue paseg SERISAE uo Haows Jad sanow g Apsewioadde ey e a5 [BIUSpIsTy {8

(302U oas s o) qadwea Jad soul foog dn) gF wedt Jadie) aysa Leasp e sanbsd ey uewsy peyed Jop yisg gf Sun sapacad yae ypnes, ag ) (f
563| 2q (s lanoe fep pusyaass ARpyzaes [B3rdAY B ooy a0e Aep Jad sauasiag (9

-Azp Jad fancy g jo winwiui B a0y ApEPEAE S 03 PALLNSSE 51 43R Yaeg (5

see0dind SAEuT o) pRE0 Sem AdaAED J9d SRINUIW GT ‘Jasmoy 'YIEUA| Ul SRINUIL §T WBYL 553) 3 [IlAs SAISANSE 150}, Dy

[BUHY 200 10 SUTUS J|T O SBASE s KgPa CE0) pRIBYS 30U fue S atesedas aar sdl) AssEp s sty sswnsse ssAELy (f

SHEABUT FYT W) PIPININE 2SI PUT YEBST 4Oy pREN 34 01 PIWNIST STA 30D YIRD Ul YLIaG 2y (T

‘PRO|YO 1 SEAUE 31D BLR I5A ||IM BSOS {35E] 1500M) LUEq Bupeog B aunbaa sauaagep || 1elp sawnsse sisdjeing ||

HIA0N
[ [41 r [ ]} s¥ SIFSN YIOP YINTE [[F AT} SHATAIFP JG JFIQUUINY [FI0 |
¥ 9 (spuruay ) weInesay
Tl L (saueuay p) ey
L 9 1#1eH
3 3 Jerilaapsay
o yanog
iy Bl i oy (Y] S4FTN HIOP YIJON [[B 40} SIIIANIP JO JDLLINL [BYaY
g 9 {ttieuay |} uEInTsaY
& £ (sausuat £ ey
F ¥ ERlTTg)
Wrog yHoN
App Buprey fepr ot Aep

Arp aed sanoy
Woop snpding

acn 13 fep
sgd sunay yrop a0y paop W pepeay mnoy  Jad sauzEapR

B|OR(IEAL KID]  POPIAGId SYLIg  ADOD 1] 0 Jaanu G

dad ssuamEc

sisApeuy Auaasg Jupeaq
Heoudjpeg auaiunuo py

PePPRPERRPRERRPRPRPREREREEEY

000000000000 C°°FO%%OY



