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VIA IZ1S

202-721-1137

Lee S. Templin
Itemplin@goulstonstorrs.com
202-721-1153

May 14, 2026

District of Columbia Zoning Commission

Office of Zoning

441 4™ Street, NW, Suite 200-S

Washington, DC 20001

Re:  Application of BXP 2100M LLC (the “Applicant”) for Voluntary Design Review

for 2100 M Street, NW (Square 72, Lot 75) (the “Property”)

Dear Chairman Hood and Members of the Commission:

On behalf of the Applicant, enclosed please find an application for review of a new 10-story
office building with ground-floor retail (the “Project”) for the above-referenced Property. The
application is being filed electronically through the Interactive Zoning Information System (“1Z1S”).
The application materials filed online meet the filing requirements detailed in Subtitle Z, Chapter 3
of the Zoning Regulations, and include the following:

Exhibit A
Exhibit B
Exhibit C
Exhibit D
Exhibit E
Exhibit F
Exhibit G
Exhibit H

Application Form;

Authorization Letter;

List of Property Owners within 200 Feet of the Property;
Certificate of Notice and Notice of Intent;

Architectural Plans;

Surveyor’s Plat;

Comprehensive Plan and Racial Equity Analysis; and
Zoning Map.

A check for the filing fee of $43,463.16 made payable to DC Treasurer and two sets of pre-
printed labels will be sent to the Office of Zoning under separate cover.

Please do not hesitate to contact David at (202) 721-1137 or Lee at (202) 721-1153 if you
have any questions regarding the application. Thank you for your attention and we look forward to
the Commission’s consideration of the matter at an upcoming public hearing.

1999 K Street, NW, Suite 500
Washington, D.C. 20006
T202 7210011

F 202721 1111

Sincerely,

/s/ David M. Avitabile
David M. Avitabile

/s/ Lee S. Templin
Lee S. Templin

goulstonstorrs.com
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Certificate of Service

The undersigned certifies that copies of the foregoing documents will be delivered via
electronic mail to the following addresses on May 14, 2026.

Radhika Mohan

Maxine Brown-Roberts
Office of Planning
radhika.mohan@dc.gov
maxine.brownroberts@dc.gov

Erkin Ozberk
District Department of Transportation
erkin.ozberkl@dc.gov

ANC 2A
2A@anc.dc.gov

SMD 2A06; John H. Dolan
2A06@anc.dc.gov

ANC 2B
2B@anc.dc.gov

s/ Lee S. Templin
Lee S. Templin
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1. Introduction

This application is submitted on behalf of BXP 2100M LLC (the “Applicant™) for
Zoning Commission review and approval of a 10-story office building with ground floor retail.
The property that is the subject of this application is located at 2100 M Street, NW (Square 72, Lot
75) (the “Property”). The Property is an irregularly shaped lot located on the west side of 21
Street, NW with M Street, NW to the north and New Hampshire Avenue, NW to the northwest.
Duke Ellington Park, a small triangle park, sits directly north across M Street, NW. The Property
consists of approximately 41,496 square feet, or 0.95 acres, of land area and is located in the D-5
Zone.

The Applicant submits this application (the “Application”) for Voluntary Design Review
pursuant to Subtitle X § 601.2 of the District of Columbia Zoning Regulations. Pursuant to Subtitle
X § 603.1, the Application requests flexibility from the court, height setback, penthouse setback,
and front build-to requirements of the D-5 Zone.

The Property is currently improved with an existing eight-story office building
constructed in 1969 in the Brutalist style. The Applicant proposes to raze the existing building and
construct a 10-story mixed-use office and retail building containing approximately 334,342 square
feet of gross floor area, including approximately 8,742 square feet of ground floor retail (the
“Project”). The Project is thoughtfully designed to reactivate this important street corner that sits
at the intersection of several major avenues. The Project’s design emphasizes connectivity with
multiple building entrances and several multi-level terraces to activate the block and enhance the
pedestrian experience. As described in detail below, the Project offers superior design intended to
meaningfully transform this currently underutilized property situated at a momentous juncture
within the L’Enfant Plan.

II. Jurisdiction of the Zoning Commission

The Zoning Commission has jurisdiction to grant Voluntary Design Review approval for
the Project pursuant to Subtitle X §§ 601.2, 603.1, and 603.3 of the Zoning Regulations.

111. Description of the Property and the Surrounding Area

The Property is a corner lot located at the intersection of 21 Street, M Street, and New
Hampshire Avenue in Ward 2. Anchoring the western edge of the Golden Triangle and the eastern
edge of the West End neighborhood, the Property sits at an important juncture in the L’Enfant Plan,
where multiple major arteries meet. Punctuated by Duke Ellington Park to the north, an
approachable pocket of green space within the urban fabric, the Property is uniquely positioned
with high visibility. M Street jogs southward and its bend further creates space, contributing to the
prominence of the corner.
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The Property connects several downtown neighborhoods with Dupont Circle just a few
blocks to the north, Foggy Bottom to the south, the Golden Triangle to the east, and the West End
to the west. The Property plays a transitional role between the primarily office uses to the east and
primarily hotel and residential uses to the west and to the north. Ground floor retail surrounds the
Property, albeit activate retail uses are focused on the western side, whereas several vacant retail
spaces sit to the east, indicative of the current distressed state of retail downtown.

To the east of the Property is Lafayette Centre, a medical office complex, with a
pedestrian connection that runs through the block from 20" Street to 21 Street. Hotel uses
predominate to the north and to the west of the Property — St. Gregory sits to the northeast, the
Concordia sits to the north beyond Duke Ellington Park, and the Hyatt, the Washington Marriot,
Yours Truly, and the Ritz-Carlton are located to the west. Ground floor retail to the north and west
includes fast casual restaurants, such as Tatte, Call Your Mother, and Wonder, as well as sit-down
restaurants, including Planta and Rasika.

The site’s prow-like geometry offers an opportunity to activate the pedestrian realm
surrounding the Property, supporting the existing nearby retail and creating a special moment
where the West End neighborhood meets Downtown. With care, the Project will knit together these
uses and create a dynamic destination to draw passersby into Downtown. As Downtown DC
undergoes a transformation from primarily office use to a mix that includes residential, this once-
underwhelming property will serve a dual purpose of exemplifying high quality office and retail
space while also activating the surrounding blocks with a light-filled design that emphasizes
connectivity.

1V. Description of the Applicant

The Applicant is an affiliate of BXP (“BXP”). Founded in Boston, BXP has been
operating for over 50 years and has played an instrumental role in shaping the District. Recent
office developments of BXP include 2100 Pennsylvania Avenue, 2200 Pennsylvania Avenue, 901
New York Avenue, 601 Massachusetts Avenue, and 725 12" Street. Between DC, Northern
Virginia, and Maryland, BXP has developed approximately 8.8 million square feet across 30
properties with an occupancy rate of approximately 91.3%. The Property is BXP’s latest
acquisition in the District and they have teamed with Pickard Chilton to craft a signature trophy
office space.

V. Project Description

The Applicant acquired the Property in late 2025 and has pre-leased approximately 75%
of the Project to the global law firm, Sidley Austin LLP (“Sidley”). The Property anchors the
western edge of the Golden Triangle and the Project’s design intends to finally fulfill the role of
this site’s important position downtown. The design emphasizes connectivity, creating an active
dialogue between the Project’s numerous multi-level terraces and the surrounding pedestrian and
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vehicular network. The design holds off on both edges of the building in order to bring in light and
air. These side setbacks, along with the step down of the roofline, necessitate the requested zoning
flexibility, which enables a superior design to enliven this pivotal corner.

The Applicant plans to raze the existing building to enable an entire re-visioning of the
uniquely shaped corner lot. As shown in the plans and drawings attached hereto as Exhibit E (the
“Plans”), the Project consists of a 10-story office building with approximately 8,742 square feet
of ground floor retail. The massing steps back at the sides and from the top. The Applicant
intentionally scaled the Project back from its matter-of-right massing potential in order to create
space for light and air and a more intriguing fagade, foregoing approximately 40,000 square feet
of additional density. Although 11 floors would be possible, the Applicant favored a 10-floor stack
to break down the massing and make the building fit more comfortably within the cityscape. The
Project will alleviate the existing building’s dead wall conditions in favor of a vibrant facade that
transforms this anchor site.

The Project is designed to finally fulfill the site’s important position. With its primary
entrance at the north, the design ensures that the prow of the building holds the space and
transforms this prominent corner. The ground floor retail intends to activate the park to the north
and complement the nearby restaurant uses, creating a vibrant retail zone. The office lobby
entrance will sit on the 21% Street side, which is historically less active. The length of the 21 Street
block is unusually long compared to adjoining blocks, measuring at approximately 650 feet,
inclusive of the triangle park to the north, compared with the approximately 400- and 500-foot
widths of the adjacent blocks. The mid-block lobby is intended to break down this lengthy 21%
Street fagade.

The design creates a vibrant street edge with opportunities for public space such that the
lobby and retail areas will engage in active dialogue with the surrounding streets. The Project will
shrink the existing curb cut along 21% Street with the ramp to below-grade parking and loading.
The Project’s design incorporates greenery not only along the perimeter of the building, but at each
terrace and the penthouse, creating a lively and green corner. The Applicant anticipates a potential
restaurant use for all or a portion of the ground floor retail space with a sidewalk café, subject to
approval by the Public Space Committee, which will further activate the block and complement
the adjacent park space.

The Applicant plans to commence construction in 2028 and deliver the Project by 2031.

VI Zoning Parameters and Flexibility for the Project

The Project will be constructed to a FAR of 8.1, allowable through Transferable Density
Rights (“TDR”) credits. However, flexibility is requested from the height setback, penthouse
setback, court, and front build-to requirements, pursuant to Subtitle X § 603.1. The flexibility
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requested will enable a better and more efficient design of the Project with the goal of maximizing
the light and air that reaches the new building.

The Applicant requests flexibility from the requirement that the height be set back at a
45-degree angle from the matter-of-right 90-foot maximum height permitted in the abutting MU-
10 Zone. 11-1 DCMR §§ 201.6(b); 540.5. The Property is unique in that it is one of only several
properties in the District subject to this requirement. The Project will step back from the abutting
MU-10 Zone to the west, but the setback is articulated by floor rather than a continuous plane. The
breakdown in massing will allow additional light and air to reach the internal courtyard at the
center of the block. The flexibility is necessary to permit a rational floor plate for office use.
Compliance with the setback would create issues with the building’s core and result in shallow
single-loaded corridors especially at the upper stories.

The Applicant further requests flexibility from the penthouse setback requirements of
Subtitle C § 1504.1 for a guardrail on the uppermost roof deck. The building design features an
angular point at the intersection of M Street and 21 Street, which responds to the bend in M Street
at this intersection. The design team has recessed the fagade of the upper floors of the building at
this point to create a tower-like element that helps to break up the building mass and accentuate
this corner. The roof extends over this fagade setback to follow the property line, and the Applicant
proposes to set back the guardrails 1:1 from the edge of the roof, rather than from the point where
the vertical wall intersects with the roof. The flexibility allows the Applicant to create the
architectural move on the building facades without having to create an unnatural and artificial jog
in the guardrails on the roof terrace that will reduce the occupiable outdoor area.

The Applicant requests flexibility from the front-build to requirements of Subtitle I §
203.1 for a portion of the building fagade along New Hampshire Avenue that steps back six feet
from the property line. The purpose of this indentation is, again, to maximize light and air that
reaches both the building and the abutting properties. The existing building likewise steps back at
this frontage, allowing space for an opening at the entrance of the abutting building, currently
occupied by Call Your Mother Deli. The setback honors this historical floorplate with a respectful
gesture to the Property’s neighbor.

Finally, the Applicant requests flexibility from the court width requirements of Subtitle
G § 207.1 for several courts at various levels. These courts permit additional light and air to reach
the center of the block and the abutting buildings. With an emphasis on activation, the courts
further the Project’s design goals of engaging with the surrounding pedestrian and vehicular
network, creating a truly engaging facade.

In addition to zoning flexibility, the Applicant requests flexibility to relocate the long-
term bicycle parking from the ground floor to the first below-grade level, in accordance with the
long-term bicycle parking location requirements of Subtitle C § 805.
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VII. This Application Satisfies the Burden of Proof for Voluntary Design Review

To obtain Voluntary Design Review approval, including flexibility for court, height, and
setbacks pursuant to Subtitle X § 603.1, the application must satisfy the Voluntary Design Review
requirements set forth in Subtitle X §§ 601 and 604. This application satisfies the requirements for
such approval, as described in more detail below.

A. The Application Satisfies the Applicability Requirements for Voluntary Design Review
in Subtitle X § 601

Pursuant to Subtitle X § 601.3, there is no minimum area required for a Voluntary Design
Review application in the D-5 zone. In addition, under Subtitle X § 601.4, all the property included
in a Voluntary Design Review application is required to be contiguous or separated only by a public
street, alley, or right-of-way. In this case, the entire Property is a single parcel and meets the
contiguity requirements.

B. The Application Satisfies the Standards for Design Review in Subtitle X § 604

1. The Proposed Project Will Not Be Inconsistent with the Comprehensive
Plan. (11- X DCMR § 604.5)

The Project will not be inconsistent with the Comprehensive Plan, including when
viewed through a racial equity lens, as further explained in the analysis attached hereto as Exhibit
G.

2. Street frontages are designed to be safe, comfortable, and encourage
pedestrian activity, including: (1) Multiple pedestrian entrances for large
developments; (2) Direct driveway or garage access to the street is
discouraged; (3) Commercial ground floors contain active uses with clear,
inviting windows; (4) Blank facades are prevented or minimized; and (5)
Wide sidewalks are provided. (11-X DCMR § 604.7(a))

The design team has taken advantage of the Property’s multiple street frontages and
provided several building entrances to activate the surrounding streets. The primary office lobby
will be located along 21% Street and a secondary entrance located to the rear on the New Hampshire
Avenue frontage will provide access from the west. The main entrance of the building will be
located at the northern corner of the building where the ground floor retail sits. This entry and the
retail space are intentionally positioned at the north of the site to activate the intersection of 21
Street, M Street, and New Hampshire Avenue, as well as Duke Ellington Park. The Project will
maintain the existing garage entrance on 21% Street, but will downsize the existing curb cut,
enhancing pedestrian safety.
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The design purposefully avoids blank fagades, incorporating outdoor terraces at various
levels so as to highlight the building’s activity and establish communication with the surrounding
pedestrian and vehicular network. The clear, tall glass fagade at the ground floor will further
strengthen the building’s dialogue with the surrounding network. The existing building’s dark
arcade will dramatically transform into a ground floor of brightness and activity.

The design incorporates landscaping surrounding the building and will maintain
thoughtfully designed wide sidewalks. The Applicant anticipates a potential sidewalk café with the
ground floor retail space.

3. Public gathering spaces and open spaces are encouraged, especially in the
following situations: (1) Where neighborhood open space is lacking; (2)
Near transit stations or hubs; and (3) When they can enhance existing
parks and the waterfront. (11-X DCMR § 604.7(b))

The Project incorporates ample gathering spaces, including amenity space on the ground
floor, common areas on each floor, and amenity space on the penthouse level. In addition,
numerous terraces punctuate the facade, creating a dialogue between different levels. These
terraces will provide outdoor open space for tenants and activate the long 21% Street frontage. In
addition, the Project has been designed with a cascading roof line to allow additional light and air
to reach the interior courtyard abutting the Property at the rear.

The Project will improve the public space surrounding the building with attractive
streetscape materials, as well as plantings, in line with the District Department of Transportation’s
(“DDOT”) public space permitting process.

4. New development respects the historic character of Washington’s
neighborhoods, including: (1) Developments near the District’s major
boulevards and public spaces should reinforce the existing urban form;
(2) Infill development should respect, though need not imitate, the
continuity of neighborhood architectural character; and (3)
Development should respect and protect key landscape vistas and axial
views of landmarks and important places. (11-X DCMR § 604.7(c))

The Property sits at an important moment in the L’Enfant Plan. With the nexus of three
major avenues and at the juncture of the West End, Dupont Circle, and Downtown neighborhoods,
the Property’s prominent location cannot be overstated. The triangle park to the north creates a
wedge in the grid and its open space further highlights the Property, leaving room for a true
statement piece of urban design. The Applicant has embraced the Property’s corner positioning
and crafted a design that thoughtfully knits together the urban fabric with an intriguing fagcade and
intentional breaks in the massing to bring in light and air. With deep respect for the L’Enfant Plan
and the Property’s important position, the Project creates space for the urban form and respects its
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position as a key vista by creating numerous opportunities for dialogue with the surrounding
network.

Despite limited streetscaping surrounding the Property, the Project engages with the
public realm through multi-level terraces and breaks from the abutting buildings. The podiums and
multi-level terraces will demonstrate the building’s activity from the vantage point of the
surrounding streets.

The Project complements the surrounding architectural character with the same general
materiality and architectural massing. The design team has incorporated glass, stone, terracotta,
and textured metal to echo both the masonry character of the building to the northwest and
Lafayette Centre to the east as well as the surrounding office and lodging uses that tend towards a
more modern style.

5. Buildings strive for attractive and inspired facade design, including: (1)
Reinforce the pedestrian realm with elevated detailing and design of first
(1°%) and second (2"%) stories; and (2) Incorporate contextual and quality
building materials and fenestration. (11-X DCMR § 604.7(d))

As shown on the Plans, the Project provides an attractive, activated ground-floor fagcade
with floor-to-ceiling windows and a view inside the building, emphasizing dialogue with the
surrounding pedestrian and vehicular network. The anchor tenant, Sidley, helped guide the design
process, striving for a truly signature building.

The materiality incorporates glass, stone, terracotta, and textured metal, complementing
the surrounding buildings, as described above. The design intends to be a “good neighbor,”
enhancing the adjacent park and the existing retail nearby. The previously vacant and
underwhelming building will be transformed with activity. The office tenants will provide a new
supply of patronage to the surrounding existing businesses and the new ground floor retail space
will activate the park.

As discussed above, the design incorporates numerous podiums or sky terraces, adding
articulation to the fagade. The stepping back of the roof and the space at each end of the building
shapes the massing to maximize light and air reaching the building and the interior courtyard at
the center of the block. The design intentionally creates both horizontal and vertical connectivity
such that there is no “B” side to the Project. Rather, each street frontage thoughtfully engages with
the pedestrian realm.

6. Sites are designed with sustainable landscaping. (11-X DCMR § 604.7(e))

As shown on the Plans, the Project includes extensive sustainable landscaping. The
project team will continue working with the Office of Planning (“OP”), DDOT, and the
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Department of Energy and the Environment (“DOEE”) to ensure the Project’s landscaping
enhances the vibrancy and sustainability of and surrounding the Project. The penthouse and multi-
level terraces incorporate an intensive green roof. The Project will meet the minimum required
Green Area Ratio (“GAR”) of 0.20.

7. Sites are developed to promote connectivity both internally and with
surrounding neighborhoods, including: (1) Pedestrian pathways through
developments increase mobility and link neighborhoods to transit; (2)
The development incorporates transit and bicycle facilities and
amenities; (3) Streets, easements, and open spaces are designed to be safe
and pedestrian friendly; (4) Large sites are integrated into the
surrounding community through street and pedestrian connections; and
(5) Waterfront development contains high quality trail and shoreline
design as well as ensuring access and view corridors to the waterfront.
(11-X DCMR § 604.7(f))

The Property’s critical location at the intersection of several major streets and
neighborhoods makes connectivity an important design feature that the project team has
considered at length. The Project promotes connectivity through its three building entrances at
each street frontage, maximizing accessibility around and through the site. The two office
entrances connect 21% Street on the east to New Hampshire Avenue on the west, allowing tenants
to enter from either direction. The retail is purposefully positioned with its entrance on the north
side of the Project to maximize accessibility from the three major thoroughfares and the adjacent
triangle park.

Across 21% Street to the east, Lafayette Centre includes a center-block pedestrian
pathway that ends at the southeastern corner of the Property. The Project is designed to meet that
pedestrian path with the main office lobby just to the north, drawing pedestrians northward toward
the central retail space.

The Project will provide at least 12 short-term and 97 long-term bicycle parking spaces.
The Applicant’s transportation consultant, Wells + Associates, is coordinating with DDOT to
develop an appropriate Transportation Demand Management (“TDM”) Plan and Loading
Management Plan.

C. The Application Satisfies the General Special Exception Requirements

Pursuant to Subtitle X § 604.6, the Zoning Commission must find that the application
meets the general special exception requirements of the Zoning Regulations. The application
satisfies these requirements as follows.
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1. The Proposed Design is in Harmony with the General Purpose and Intent
of the Zoning Regulations and Zoning Maps.

The Project is in harmony with the general purpose and intent of the Zoning Regulations
and the Zoning Map. The D-5 Zone is intended to promote high-density development of
commercial and mixed uses in areas that were traditionally receiving areas for TDRs under the
1958 Zoning Regulations. 11-I DCMR § 538.1. The Property benefits from approximately 105,000
square feet of TDRs. Despite its prominent location, the Property has been underutilized for years.
The Project will enhance the pedestrian and retail vibrancy of the area, revitalizing the important
intersection.

The Applicant’s request for zoning flexibility from the height setback, front setback, and
court requirements is in harmony with the general purpose and intent of the Zoning Regulations.
The requested zoning flexibility creates space within the Project’s design to allow additional light
and air to reach the Project and also the abutting properties. The Applicant intentionally positioned
the retail, as opposed to the office lobby, at the more visible northern corner of the Property with
the intent to activate the surrounding pedestrian realm. The Project will anchor this important
corner with transformative architecture that engages with the surrounding cityscape.

2. The Proposed Building will not Affect Adversely the Use of Neighboring
Property in Accordance with the Zoning Regulations and Zoning Maps.

The Project is consistent with the scale and density of the surrounding buildings and fits
appropriately within the context of the West End and Downtown neighborhoods. As described
above, the design intentionally foregoes the maximum permitted building envelope in favor of
space that enhances the light and air that flows through the Project. The Applicant will supplement
the record with a Transportation Statement, prepared by the traffic consultant, Wells + Associates,
to describe any traffic impacts on the surrounding network. Importantly, the Project will reduce
the size of the existing curb cut on 21 Street, enhancing pedestrian safety around the perimeter of
the Property.

VIII. Exhibits

The following exhibits are attached to this submission:

Exhibit A Application Form
Exhibit B Authorization Letter
Exhibit C Property Owner List
Exhibit D Certificate of Notice
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Exhibit E
Exhibit F
Exhibit G

Exhibit H

IX. Conclusion

Architectural Plans
Surveyor’s Plat
Comprehensive Plan and Racial Equity Analysis

Zoning Map

For the foregoing reasons, the Applicant requests that the Commission approve the
Project per the Voluntary Design Review standards to permit flexibility from the court, height
setback, and front build-to requirements. We look forward to presenting this application to the
Commission at the public hearing.
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/s/ David M. Avitabile
David M. Avitabile

/s/ Lee S. Templin
Lee S. Templin
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bx 800 Boylston Street, Suite 1900 617.236.3300 Boston Properties, Inc.
Boston, MA 02199 www.bxp com (NYSE: BXP)

May 7, 2026

Anthony J. Hood, Chairman

Zoning Commission for the District of Columbia
441 Fourth Street, NW, Suite 200S
Washington, DC 20001

Boston Re: BXP 2100M LLC — Voluntary Design Review Application
(“Application”) for 2100 M Street, NW (Square 72, Lot 75) (the

Los Angeles “Property”) — Letter of Authorization

NERAOS Dear Chairman Hood and Members of the Commission:

San Francisco

By this letter, BXP 2100M LLC, the owner of the Property, hereby authorizes
the law firm of Goulston & Storrs PC to represent it in all matters before the Zoning
Commission concerning the above-referenced Application.

Seattle
Washington, DC

Sincerely,
BXP 2100M LLC

Ml S/
Name:%‘l%w

J- Bo/t,tiéz«f
Tile: VP Dewelopmardt—

BXP Letterhead - 2025
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NAME AND MAILING ADDRESS OF THE OWNERS OF ALL PROPERTY WITHIN 200 FEET IN ALL
DIRECTIONS FROM ALL BOUNDARIES OF THE PROPERTY INVOLVED IN THE APPLICATION

1117 NEW HAMPSHIRE AVE NW Unit:

1117 NEW HAMPSHIRE AVE NW Unit:

1117 NEW HAMPSHIRE AVE NW Unit:

SQUARE LOT PREMISES ADDRESS
70 195 1200 NEW HAMPSHIRE AVE NW
71 2001 1177 22ND ST NW, UNIT C-1
71 2002 1177 22ND ST NW, UNIT C-2
71 2003- 1177 22ND ST NW
2094

72 6 1121 NEW HAMPSHIRE AVE NW
72 7 1129 NEW HAMPSHIRE AVE NW
72 74 1143 NEW HAMPSHIRE AVE NW
72 76 2101 L ST NW
72 858 1101 NEW HAMPSHIRE AVE NW
72 2001

T1
72 2002

1
72 2003

2
72 2004

1117 NEW HAMPSHIRE AVE NW Unit:

3

OWNER AND MAILING ADDRESS

BSREF 1200 NEW HAMPSHIRE LLC
250 VESEY ST # 15TH FLOOR
NEW YORK, NY 10281-1052

TBRC LLC

ATTN: PAUL GUZZARDO # KAFELEOPOLD
3315 CADYS ALLEY NW

WASHINGTON DC 20007-3572

PRESIDENT / DIRECTOR
CONDOMINIUM ASSOCIATION
1177 22ND ST NW
WASHINGTON DC 20037-1253

GEORGETOWN SUITES LLC
1121 NEW HAMPSHIRE AVE NW
WASHINGTON DC 20037-1522

DISTRICT OF COLUMBIA

3924 MINNESOTA AVE NE
FLOOR 6

WASHINGTON, DC 20019-2661

BSREP Il DUPONT CIRCLE LLC
250 VESEY ST # 15™ FLOOR
NEW YORK, NY 10281-1052

2101 L STREET LLC
7114 E STETSON DRIVE #240
SCOTTSDALE, AZ 85251-3248

DAVID HORNSTEIN

GELMAN MANAGEMENT CO
2120 L ST NW STE 800
WASHINGTON DC 20037-1549

ELAINE JOHN RIGAS TRUSTEE
2039 NEW HAMPSHIRE AVE NW
WASHINGTON DC 20009-3414

ANGEL DONCHEV
3032 DENT PLACE NW
WASHINGTON DC 20007-2915

SHANKER K PATEL
6912 ELM ST
MC LEAN VA 22101-2826

ASHLEIGH WATSON
955 26TH ST NW APT 605
WASHINGTON DC 20037-2040



72 2005

72 2008
72 2006
72 2007
72 2009
72 2010
99 52
100 118
100 119
100 7002
100 905
100 7003-
7005
100 7009
100 7014
100 7015
100 906
100 7006-
7008
100 7010
100 2006
100 2007
100 2008
100 2009
100 2010
100 2011
100 2015
100 2018

4906-6131-7546, v. 1

1117 NEW HAMPSHIRE AVE NW
Unit:4

1117 NEW HAMPSHIRE AVE NW Unit:

7

1117 NEW HAMPSHIRE AVE NW Unit:

5

1117 NEW HAMPSHIRE AVE NW Unit:

6

1117 NEW HAMPSHIRE AVE NW Unit:

8

1117 NEW HAMPSHIRE AVE NW Unit:

9

2033 M ST NW

1155 21ST ST NW
1133 21ST ST NW
20TH ST NW

2020-2030 M ST NW
2020-2030 M ST NW

2020-2030 M ST NW
2020-2030 M ST NW
2020-2030 M ST NW

2020-2030 M ST NW
2020-2030 M ST NW

2020-2030 M ST NW

2055 L ST Nw, VU401
2055 L ST Nw, VU301
2055 L ST Nw, VU201
2055 L ST Nw, VU101
2055 L ST NW, VU001

2055 L ST NW, # 100
2055 L ST NW, #800
2055 L ST NW, #701

DONATO ALVAREZ &

MARISA C ALVAREZ TRUSTEES
1117 NEW HAMPSHIRE AVE NW,
WASHINGTON DC 20037-1500

ANNA REVA
1117 NEW HAMPSHIRE AVE NW, UNIT 5
WASHINGTON DC 20037-1500

ERNESTO D. LOPEZ LAYUG & MARIE A.
VILLANUEVA

1117 NEW HAMPSHIRE AVE NW, UNIT 6
WASHINGTON DC 20037-1553

MALORIE E LETCAVAGE
1117 NEW HAMPSHIRE AVE NW APT 8
WASHINGTON DC 20037-1553

VIJO CHERIAN
1117 NEW HAMPSHIRE AVE NW, APT 900
WASHINGTON DC 20037-1500

DELLINGTON PROPERTIES LLC
1156 15™ STREET NW

SUITE 605

WASHINGTON, DC 20005-1767

LCPC LAFAYETTE PROPERTY LLC
200 STATE ST STE 5 FL 5YH
BOSTON MA 02109-2628

2020 M STREET LLC
45 ROCKEFELLER PLZ # 7
NEW YORK NY 10111-0100

2030 M STREET LLC
45 ROCKEFELLER PLZ # 7
NEW YORK NY 10111-0100

VERIZON WASHINGTON DC INC
899 HEATHROW PARK LN
LAKE MARY, FL 32746-5612

ARN 2055 LLC

NATIONAL RESTAURANT ASSOCIATIO
233 S WACKER DR STE 3600
CHICAGO IL 60606-6383



100 2016
100 2017
100 2019
RES 140
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2055 L ST NW, #500

2055 L ST NW, #600

2055 L ST NW, #702

CENTER FOR GLOBAL DEVELOPMENT
2055 L STNW FL 5
WASHINGTON DC 20036-4983

THE ENDOCRINE SOCIETY
8401 CONNECTICUT AVE STE 900
CHEVY CHASE MD 20815-5817

NATIONAL RESTAURANT ASSOCIATION
EDUCATIONAL FOUNDATION

233 S WACKER DR STE 3600

CHICAGO IL 60606-6383

MS. TAMMY STIDHAM
NATIONAL PARK SERVICE

US GOVERNMENT PROPERTY
1100 OHIO DRIVE SW
WASHINGTON DC 20242-0001

ANC 2A

C/O WEST END LIBRARY
2301 L STREET NW
WASHINGTON DC 20037

ANC 2B
9 DUPONT CIRCLE NW
WASHINGTON DC 20036
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CERTIFICATE OF NOTICE

I HEREBY CERTIFY that a copy of the Notice of Intent to File a Zoning Application
(the “Notice”) for an application for Voluntary Design Review (the “Application”) for BXP
2100M LLC (the “Applicant”) to authorize construction of a new 10-story office building with
ground-floor retail (the “Project”) was mailed to Advisory Neighborhood Commission (“ANC”)
2A, ANC 2B, and to the owners of all property within 200 feet of the perimeter of the subject
property on March 10, 2026, at least 45 calendar days prior to the filing of this application as
required by Subtitle Z § 301.6 of the Zoning Regulations of the District of Columbia. A copy of
the Notice is attached hereto.

The Applicant presented the Application to ANC 2A on April 15, 2026 and held a special
community meeting regarding the Project on April 27, 2026. The Applicant has been in contact
with ANC 2B and plans to present the Application to ANC 2B at a forthcoming meeting.

The Applicant will continue to consider and address comments from the community and
agencies throughout the application process.

/s/ Lee S. Templin
Lee S. Templin

4912-7603-1658, v. 1



NOTICE OF INTENT TO FILE A ZONING APPLICATION

APPLICATION TO THE DISTRICT OF COLUMBIA ZONING COMMISSION FOR
VOLUNTARY DESIGN REVIEW

March 10, 2026

BXP 2100M LLC (the “Applicant”) gives notice of its intent to file an application for
voluntary design review for the parcel known as Lot 75 in Square 72 (the “Property”). The
Property is located at 2100 M Street, NW in Ward 2 and consists of approximately 41,196 square
feet, or approximately 0.95 acres, of land area.

The Property is bounded by 21 Street, NW to the east, M Street, NW to the north, New
Hampshire Avenue, NW to the northwest, an office building to the south, and a hotel to the west.
To the north of the Property, across M Street, NW, is Duke Ellington Park. The Property is located
in the D-5 Zone and designated High Density Commercial on the Comprehensive Plan Future
Land Use Map.

In this application, the Applicant proposes to raze the existing building located on the
Property and construct a 10-story building containing approximately 345,000 square feet of gross
floor area, including approximately 8,500 square feet of ground floor retail (the “Project”). The
Project has a maximum height of 130 feet plus a habitable penthouse. Vehicular access to the
Property will be provided from 21% Street, NW and the Project will include approximately 258
vehicle parking spaces. In the forthcoming application, the Applicant anticipates requesting
flexibility from the court and height setback requirements of the D-5 Zone, as well as other
potential flexibility or relief to be identified in the zoning application.

The Project is located within Advisory Neighborhood Commission (“ANC”) 2A. Pursuant
to Subtitle Z, Section 301.8 of the Zoning Regulations, the Applicant and its development team
will request an opportunity to present the Project to ANC 2A in the near future. The Applicant will
also reach out to representatives of ANC 2B, as the Property is within 200 feet of the boundary of
ANC 2B. A representative of the Applicant is available to discuss the proposed development with
all interested and affected groups and individuals.

The design review application for the Project will be filed with the District of Columbia
Zoning Commission pursuant to Subtitle X, Chapter 6 and Subtitle Z, Section 301 of the Zoning
Regulations, not less than 45 days from the date of this notice, which is given pursuant to Subtitle
Z, Sections 301.6 and 301.7 of the Zoning Regulations. The project architects are Pickard Chilton
and Kendall/Heaton Associates. The transportation consultant is Wells + Associates. Land use
counsel for the Applicant is Goulston & Storrs. If you require additional information regarding the
Project or the proposed design review application, please contact David Avitabile at 202-721-1137
or Lee Templin at 202-721-1153.

4936-4325-9538, v. 6
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PICKARD CHILTON

2100 M STREET NW

2100 M St. NW
Washington, D.C. 20037

Owner

BXP

—— 2200 Pennsylvania Ave NW
Washington, DC 20037
tel. 202.585.0800
www.bxp.com

Design Consultant

- Pickard Chilton
980 Chapel Street
New Haven, Connecticut 06510
tel. 203.786-8600
www.pickardchilton.com

Architect of Record

Kendall/Heaton Associates
3050 Post Oak Boulevard, Suite 1000
Houston, Texas 77002
tel. 713.877.1192

R www.kendall-heaton.com

Landscape Architect

ParkerRodriguez
211 N Union Street, Suite 320
Alexandria, Virginia 22314
- tel. 703.548.5010
www.parkerrodriguez.com

Structural Engineer

Thornton Tomasetti

R 1330 Connecticut Avenue NW, Suite 300
Washington, D.C. 2003t
tel. 202.580.6300
'www.thorntontomasetti.com

Mechanical and Electrical Engineer

— GHT
1110 North Glebe Road, Suite 300
Adlington, Virginia 22201
tel. 703.243.1200
www.ghtitd.com

Civil Engineer

Wiles Mensch
100 M Street SE, #320
Washington, D.C. 20003
tel. 202-638-4040
wm-dc.com

‘Transportation Consultant

Wells + Associates
650 Massachusetts Avenue NW, Suite 600
Washington, D.C. 20001

- tel. 202.978.6222
www.wellsandassociates.com

Vertical Transportation

VDA

— 120 Eagle Rock Avenue, Stite 310
East Hanover, New Jersey 07936
tel. 973.994.9220
www.vdassoc.com

REVISIONS

Schematic Design

“This drawing fs not for construction or bidding purposes. Pickard Chilton
Avchitects, Inc. has prepared this drawing solely to communicate architectural
design intent. Pickard Chilton Architects, Inc. 5 not the Architect of Record
and therefore is not responsible for preparing construction documents or for

— techmical, lega, or construction-related matters. Pickard Chiton Architcts.
1 O O M t r e et N W Inc. is not responsibl for nor coes it make any representation conceming
2 : ; dimensional accuracy of this crawing or coordination of s drawing with
y Gocuments prepared by other discipines
W . D C 2 NOT FOR CONSTRUCTION
ashington, D.C. 20037

Voluntary Design Review —
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Abbreviations Legend

Symbols Legend

Materials Legend

Sheet Index

A

ACT

AFF

AFG
AFS
ACS DR
ACS FLR
ACS PNL
ACC

ACOUS INSUL
ACOUS PNL
ADDM
ADDL

ADH

ADJ

AGGR

AC

AP

ALT

ALUM

AMT

AHR

cl
CONG OPNG
CONF

ONN
CONSTR

CONTR
CF/CI

CF/Ol

cJ
CNVR
COORD
cu

cG
CORR
CSK
CFLG
CRT YD
cu

CF

Acoustical Ceiling Tile
Above Finished Floor
Above Finished Grade
Above Finished Slab
Access Door

Access Floor

Acoustical Insulation
Acoustical Panel
‘Addendum

‘Additional

Adhesive

Adjustable

Aggregate

Air Conditioning

‘Alarm Annunciator Panel
Alternate

Aluminum

Amount

Approximate
Architect

Architectural Finish

Area Drain

Asphalt

Assembly

Attachment

Audio Visual

Authority Having Jurisdiction
Automatic

Avenue

Average

Back of Curb
Back to Back
Backing
Balance

Baseboard
Basement
Beam
Bearing

Benchmark
Bituminous

Both Faces
Both Sides
Bottom
Boulevard
Bronze

Building
Building Line
Built-Up Roofing
Bulkhead

Cabinet
Cable Television
Canopy
Capacity
Carpet
Cased Opening
Casework
Cast-In-Place
Catch Basin
Ceiling
ement
Cement Plaster
Cementitious Backer Board
Center
Center Line
Center Matched
Centimeter(s)
Ceramic Glazed Structural

Ceramic Tile Base
Geramic Tile Floor

Chalk Board

Channel

Classroom

Cleanout

Clear

Clear Wired Glass
Closed Circuit Television
Closet

Cold-Formed Metal Framing
Cold Water Piping
Column

Column Line
Combination / Combined

Conerete Masonry Unit
Concrete Opening
Conference

Connect

Construction
Continue

Contractor

Contractor Furnished /
Contractor Installed
Contractor Furnished /
Owner Installed
Control Joint
Conveyor

Coordinate

Copper

Corner Guard
Coridor

Countersunk
Counterflashing
Courtyard

Cubic

Cubic Feet
Curb And Gutter
Curtain
Custodian

Cut Stone

Dampproof Course
Dampproffing
Deep.

Degree

Demolition
Demountable Partition
Department

Depth

Detail

Diagonal

Diameter

Distilled Water
les\on

Door Opemng
Dou
Downspoul

Dumbwaiter

Each
Easement

ast
Edge of Slab

Elastometric

Electric

Electric Hand Dryer

Electric Water Cooler
Electric Outlet

Electrical Panel (Panelboard)
Elevation

Elevator

Emergency

Enclosure

Equipment

ESCAL Escalator LINO Linoleum
EXC Excavate Loc Location
EXH Exhaust LKR Locker
EXIST Existing LLH Long-Leg Horizontal
EXT LT Exit Light Ly Long Leg Vertical
EXP Expansion LVR Louver
EJ Expansion Joint LPT Low Point
EXP Exposed s Lower Left; Low Level;
EXT Exterior Lead Lined
EXT GR Exterior Grade
EGB Exterior Gypsum Board M
EIFS Exterior Insulation And
Finish System MACH Machine
MAINT Maintenance
E MGT Management
z MH Manhole
FAB Fabric MFD Manufactured
FWGC Fabric Wall Covering MFR Manufacturer
FC BRK Face Brick MFR REC Manufacturer's
FOC Face of Concrete ecommendation
FOC Face of Curb MFG Manufacturing
FOF Face of Finish MKR Marker
FOG Face of Glass MO Masonry Opening
FOM Face of Masonry MATL Material
FOS Face of Slab MAX Maximum
FOW Face of Wall MECH Mechanical
FIF Face to Face MDF Medium Density Fiberboard
FTD Facial Tissue Dispenser MTG Meeting
FRG Fiber Reinforced Gypsum MEL Melamine
FIG Figure MEMB Membrane
FC File Cabinet MTL Metal
FIN Finish MCB Metal Corner Bead
FIN BS Finish Both Sides MLEP Metal Lath And Plaster
Finish Face M Meter(s)
FIN FLR Finish Floor MEZZ Mezzanine
FFEL Finish Floor Elevation Mill Finish
FIN GR Finish Grade MM Millimeters(s)
FO Finished Opening MLWK Millwork
FTR Finned Tube Radiation MIN Minimum
FA Fire Alarm MIRR Mirror
FAAP Fire Alarm Annunciator Panel MISC Miscellaneous
FABL Fire Alarm Bell MS Mop Sink
FABX Fire Alarm Box MBH Mop/Broom Holder
FDC Fire Department Connection MTD Mounted
FDCC Fire Department MTG Mounting
Connection Cabinet MVBL Movable
FDV Fire Department Valve MULL Mullion
FE Fire Extinguisher MUNIC Municipal
FEC Fire Extinguisher Cabinet
FHC Fire Hose Cabinet N
FHR Fire Hose Rack NKL Nickel
FH Fire Hydrant NISIL Nickel Silver
FRA Fire Rated Assembly NOM Nominal
FRTW Fire Retardant Treated Wood N North
FSH Fire Sprinkler Head NA Not Applicable
FSP Fire Standpipe NIC Not In Contract
FP Fireproof NTS Not To Scale
FIXT Fixture NO Number
FHMS Flat Head Machine Screw
FLEX Flexible o
FLR Floor
FAR Floor Area Ratio occ Oceupy
FD Floor Drain OFF Office
FLUOR Fluorescent oc On Center
FLMT Flush Mount OPNG Opening
FT Foot (Feet) opp Opposite
Fv Foot Valve OPH Opposite Hand
FTG Footing OPT Optional
FDTN Foundation ORN Ornamental
FRT Freight 0/0 Out To Out
FFA From Floor Above oD Outside Diameter
FFB From Floor Below OA Overall
FURN Furniture OFD Overflow Drain
FFRE Furniture, Fixture And OHD Overflow Roof Drain
Equipment Overhang
FURN Furring OH DR Overnead (Caling) Docr
FUT Future OF I wner Furnished /
G Contractor Installed
g OF /01 Owner Furnished /
GA Gage Owner Installed
GALY Galvanized
GRDN Garden P
GEN General
PT Paint
GENCOND  General Conditions
GC General Contractor PMET Painted Metal
GL Glass
PNL Panel
GLBLK Glass Block
GFRC Glass-Flor-Raorosd A Sl Cup D) Depenser
oncrete
GFRG Glas-Flor-Raoros PTOR ::Zi;‘;“;f;g Srenser
Gypsur
GFRP Glase-Fiber-Reinforced e ;:ﬁ:;;c’wel Receptacle
z‘lﬂs'e’ PBD Particleboard
GLULAM  Glue Laminated Wood ds E::;";z o
a8 Greb Bar PVG Paving
GRBM Grade Beam PED Pedestal
GRLN Grade Line PGED Pegboard
GRTG Grating PEND Pendant
er Grease Trap PH Penthouse
GRL rille PERF Perforated
GDR Guard Rail PERM Permanent
GYM Gymnasium PERP Perpendicular
Gvp Gypsu PHS Phillps Head Screw
GYP BDGypsum Board PLAS Plastor
GYPPLAS  Gypsum Plaster PLAM Plastic Laminate
GPC Gypsum Plaster Ceiling PLBG Plumbing
GsB Gypsum Sheathing Board PLYWD Plywood
H PT Preumatic Tube
= POL Polished
HD Hand Dryer PT Post-Tensioned
HNDRL Handrail L8 Pound(s)
HDBD Hardboard PSF Pounds Per Square Foot
HDW Hardware PSI Pounds Per Square Inch
HRWD Hardwood PRCST Precast
HVAC Heating, Ventilating And PCC Precast Concrete
Air-Conditioning PREFAB Prefabricate
HT Height PREFIN Prefinish
HO Hold Open PREFMD Preformed
HC Hollow Core PREL\M Prellmmary
HM Hollow Metal PS G Prestressed Concrete
HORIZ Horizontal o
HB Hose Bibb PROP Property
HW Hot Water Pipe PA Public Address
HYD Hydrant PSH Purse Shelf
1 Q
INCAND Incandescent QUAL Qualty
N Inch(es) ary Quantity
INCL Included il Quarry
[} Inside Diameter ar Quarry Tile
D Inside Dimension ars Quarry Tile Base
IF Inside Face arF Quarry Tile Floor
INSTL Install
INSUL Insulation R
INT Interior R Radius
INV EL Invert Elevation RCPTN Reception
REC Recessed
J RWR Recessed Waste Receptacle
N Janitor REF Reference
JAN CLO Janitor Closet RCP Reflected Ceiling Plan
REF Refrigerator
K REINF Reinforce
a REBAR Reinforcing Steel Bars
KIT Kitchen REQ Require
KOP Knock-Out Panel REQD Required
KD Knocked Down RESIL Resilient
RB Resilient Base
L RF Resilient Floor
= REST Restroom
LAB Laboratory RAG Retum Air Grille
LAQ Lacquer RVL Reveal
LAD Ladder REV Revision
LAG Lagging RT Right
LAM Laminate(d) RH Right Hand
LNDSCP Landscape RHR Right Hand Reverse
LAU Laundry ROW Right-Of-Way
LAV Lavatory R Riser
L Lead Line RD Road
LLGB Lead Lined Gypsum Board RB HK Robe Hook
LH Left Hand RD Roof Drain
LHR Left Hand Reverse RH Roof Hatch
LB Library RTU Roof Top Unit
LT Light RFG Roofing
LTGA Light Gage i Room
L1G Lighting RO Rough Opening
LTwr Lightweight RAMS Round Head Machine Screw
Lwe Lightweight Goncrate RHWS Round Head Wood Screw
Los Line Of Sight RB Rubber Base
LIN Linear RTF Rubber Tile Floor
LCD Linear Ceiling Diffuser
LcD Liquid Crystal Display
LD Linear Diffuser
LF Linear Foot (Feet)

STOR
STRM

sT

STRB
STRB/HRN
STRUCT

Sanitary Napkin Dispenser
Sanitary Napkin Disposal Unit
Screen

Scupper

Seat Cover Dispenser
Service Sink

Shower Curtain Rod
Shower Drain
Shower Head
Similar

Skylight

Smoke Detector
Soap Dispenser
Solid Core

Sound Insulation
Sound Transmission Class
South

Speaker
Specification

Spot Elevation
Sprinkler

Square

Square Foot (Feet)
Stainless Steel

Storage
Storeroom
Street

robe
Strobe / Horn
Structural
Structural Clay Tile
Subfloor
Substitute
Substrate

Supply Air Grille
Suspend
Switchboard
Symmetrical
System

Tackboard

Telephone

Television

Tempered

Temporary

Terra Cotta
Terrazzo

Thermostat

Thickness

Through

To Be Determined

Tongue And Groove

Toilet Paper Dispenser

Toilet Paper Holder

Tolerance

Top And Bottom

TopOf

Top Of Beam

Top Of Concrete

Top Of Curb

Top Of Finish Floor

Top Of Floor

Top Of Footing

Top Of Slab

Top Of Steel

Top Of Wall

Topography

Towel Bar

Towel Dispenser

Towel Dispenser / Receptacle

Towel Rack

Towel Shelf

Tread

Treated

Trench Drain

Tube Steel

Typical

Undercut

Unexcavated

Unfinished

Unless Noted Otherwise
al

Utilty

Vacuum

Venmauon
Variable Air Volume
Verify In Field

Vertical

Vestibule

Vinyl Base

Vinyl Composition Tile
Vinyl Wall Covering
Volume

Wainscot

Wall Covering

Water Closet

Water Fountain

Water Heater

Waterproofing

Waterproofing Membrane
eight

Welded Wire Fabric

Welded Wire Mesh

Wide Flange
Window
Wire Mesh
Wired Glass
With
Without

00
Wood Base
Working Point
Wrought Brass
Wrought Iron

Yard(s)

Area Calculation

GSF
NSF
RSF
USF

BCA
FCA
FRA
FUA
GBA
GMA
MVP
OA
SA

Symbols

B Lwi o0 X @N
LEaC O x e

Gross Square Feet
Net Square Feet
Rentable Square Feet
Usable Square Feet

BOMA Terms
Building Common Area
Floor Common Area

Floor Rentable Area

Floor Usable Area

Gross Building Area

Gross Measured Area
Major Vertical Penetrations
Office Area

Store Area

And
Angle

At

By (Lowercase)
Centerline
Channel

Double Angel
Number
Plate

Plus or Minus
Square Feet

Sheet Number

'— Sheet Number
Category Number

Dicipline Letter

Room Name & Number

Room Name

-/

North Arrow

North

Column Symbol & Center Line

| :
Letters = Vertical

Numbers = Horizontal

A1 Starts At
Upper Left Corner

zzZ
2K
X
77z
77z

Vertical Elevation

Level 1
EL10'-0"

Spot Elevation
EL10'-0'

AL

Match Line

See 1/A201.1

Building Section Indicator

&~ View Number ~

S

™\ Sheet Number -

Wall Section Indicator

View Number —~

I Shest Number -

Detail Section Indicator

View Number —~

Shest Number

—-—

Callout Indicator

View Number ~

)
Nasor]

Sheet Number 7

Building Elevation Indicator

View Number =1

— ()
Sheet Number

Interior Elevation Indi

View Number ’ Sheet Number

Door Number

J—
&9

Door Number

I 203 I

Plumbing Fixture In

Revision Indicator

Material Patterns

Sand

Concrete

Precast Concrete
Terrazzo

Cut Stone

Brick Masonry

Conerete Masonry Unit

Structural Clay Tile
Masonry Unit

Steel

Aluminum
Omamental Metal
Continuous Wood
Framing

Wood Blocking
Finish Woodwork
Plywood
Glu-Laminated Wood
Gypsum Sheathing
Acoustic Geiling Board
Rigid Insulation

Batt Insulation

ARCHITECTURAL PRECAST CONCRETE PAINTED GYPSUM
APC-1 Precast Exposed Concrete PG-1 Gypsum Wall / Ceiling
ocation: Typical Exterior Curtain Wall Frame (ALT) Inetor Wale/ Ceilings
Wanufacurer, 1D Type.
Type: PCI 119 Color: Pure Whits (To be Confirmed)
Fine Aggregate: White Silica Sand Number: SW7005
Coarse Aggregate: 1/2" to /4" Gray Limestone Finish: Flat
Pigment: Buff/Tan
Texture: Sandblasted
Color: Buff/Tan, Concrete Color: White METALS
Finish: ™D
MTL-1 Intenor Metal - Lobby
Lobby Wall Accents
ALUMINUM Nanagurer: Fimex
: Cladding
Finish: ColourTex - Bronze Satin
AL-1 Exterior Aluminum Coating
Location: Typical Exterior Curtain Wall Mulions .
Manufacturer:  Sherwin-Willams or Approved 2 Coat Equivalent ~ MTL-2 Inte:_lor_ MetaIE-‘ El‘ev?tobg Lv?lbubyg tor Gab Wall
Color: *Fluropon Classic Il Charcoal” M::u'f‘a’g‘ure’ R‘f:":x‘” -obby Walls, Elevator Cab Walls
Number: 3998159 ™ Giadding
Finish: ColourTex - Bronze Satin
AL-2 Interior Aluminum Coating
Location: Typical Interior Curtain Wall Mullions
Manufacturer:  Sherwin-Williams or Approved 2 Coat Equivalent
Color. *Fluropon Classic Il Charcoal” METAL PANEL
Number: 3998159
: " : " 3 MP-1 Metal Panel - Soffits
AL-3 Exterior Aluminum Coating - Vertical Fins Location: round Level Soffit, Terrace Soffits
Location: Curtain Wal Vertical Fins Manufacturer:  Alucobond Natural or Approved Equal
Manufacturer:  Sherwin-Williams or Approved 2 Coat Equivalent pe: rushed Stainlees FEVE
Color: "Fluropon Classic Il Charcoal" Cnor: Charcoal Grey
Number: 3998159
AL-4 Exterior Aluminum Coating - Column Covers
Location: Exterior Column Covers STONE
Manufacturer:  Sherwin-Williams or Approved 2 Coat Equivalent  ~
olo 8D
Number T80 ST-1 Natural Quarried Stone - Exterior Cladding
Location: Typical Exterior Curtain Wall Frame
AL-5 Interior Aluminum Coating - Column Covers Supplier: Franken - Schotter
Location: Interior Column Covers Type: Limestone, Vein Cut - Layer 11
Manufacturer:  Sherwin-Williams or Approved 2 Coat Equivalent Finish: Honed
Color: Color
Number: 8D Size: Reference drawings for panel sizes
AL-6 Interior Accent and Trim Metals ST-2 Granite Dimensional St°"|e
Location: Lobby and Elevator Walls Location: Ground Level Sill / Base
Manufacturer:  Fry Reglet Supplier: Polycor
Product: Trim and Reveals - Millwork Profiles b Picasso c
Color: Anodized - Buffed Satin Medium Bronze F\::.sh' ’;":r:;““’a' ut
Thickness: ~ TBD
ST-3 Natural Quarried Stone - Extenor Claddin,
GLAZING Exterior Garden Wall 9
Nanfaurer:  Franken - Schoter
: Limestone, Vein Cut - Layer 11
GL-1 Exterior Glszlng Visi F‘yn'?:h. Split Face v
Location: ypical Viion Glass Color
%ap';“'“‘”’e’ ‘Vn':f:{;;”vlvs'f:‘/uan:’f’d"‘“ Size: Reference drawings for panel sizes
Makeup: e Lte: 38" Mickiron HS ST-4 Natural Quarried Stone - Interior Walls
Location: Lobby Walls, Elevator Cab Walls
2 LoweE Coatin (42 Surface) Supplier
3. Air Space: 1/2"
4. Indoor Lite: 1/4* Mid-Iron HS e Limesione
5. Sealant: Black Color: Moca Creme
6. Air Spacer: Black, Anodized Aluminum w/ Argon e Reforence arawings for panel sizes
7. Overall Thickness: 1-1/8"
GL-1A Extenor Glazmg Vision with Frit Pattern ST-5 Natural Quarried Stone - Flooring
Locatio ical Vision Glass with Frit Pattem (ALT) Location: Lobby Fioor, Elevator Floor
Manfaciurer:  Viocon or viva Gudin Supplier D
Type: Insulated Vision Unit ;VHPI;_ b‘(’;:;c‘"e
Makeup: VNE35-63
i 1. Outdoor Lite: 3/8" Mid-Iron HS Golor: Moca Creme
2. Low-E Coating (42 Surface) Size: Reference drawings for panel sizes
3. Ceramic Frit Pattern (#2 Surface)
4. Air Space: 1/2"
5. Indoor Lite: 1/4* Mid-Iron HS
6. Sealant: Black STAINLESS STEEL
7. Air Spacer: Black, Anodized Aluminum w/ Argon
8. Overall Thickness: 1-1/8"
GL-2 Extenor Glazmg S andrel SST-1 St;lmﬁss Steglmlrfylccgnsr‘gie
pical Spandrel Glass
Manulaclurer Vlracon or Vitro / Guardian Manufacturer:  TBD
o Insulated Spandrel Unit : Stainless Steel Floor Grating
Makeup: VNE35-63 Finish:
1. Outdoor Lite: 3/8" Mid-Iron HS
2. Low-E Goating (#2 Surface)
3. Air Space: 1/2"
4. Indoor Lite: 1/4* Mid-lron HS WOO0D
5.Opacifier: Ceramic Frit TBD (#4 Surface)
6. Sealant: Blacl
7. Air Spacer: Black, Anodized Aluminum w/ Argon ~ WD-1 Intenor Wood Baffles
8. Overall Thickness: 1-1/8" M p ﬂl ; ‘bby Walls / Ceilings
lanufacturer:  Rulon
Product Baffles
GL-3 Exterior Glazing - Lobby / Retall Vision Finish: Walnut
Location: Lobby / Ret n Glass
Manufaciurer:  Vracon or Viro/ Guarcian
Y Insulated Vision Unit
Makeup: VE24-85 . WD-2 Interior Wood Veneer
1. Outdoor Lite: 3/8° Optiwhite HS Location: Elevator Lobby Ceiling, E\evalorCab Ceiling
2 LoweE Coatin (42 Surface) Manufacturer:  Dooge Veneers or Equivalent
3. Air Space: 1, Species: Walnut
4. Indoor Lite: 1/4° Optiwhite HS Crade: Promium AA
5. Sealant: Black St TBD
6. Air Spacer: Black, Anodized Aluminum w/ Argon Match: TBD
Overall Thickness: 1-1/8" Finish: TBD
GL-4 Exterior Glazing - Lobby / Retail Spandrel
Location: Lobby / Retail Spandrel Glass WD-3 Interior Wood Flooring
Manufacturer:  Viracon or Vitro / Guardian Location: Lobby Lounge Floor
Type: Insulated Spandrel Unit Manufacturer: ~ Kaswell Flooring Systems
Makeup: VE24-85 Type: Edge Grain Solid
1. Outdoor Lite: 3/8" Optiwhite HS Species: jalnut
2. Low-E Coating (#2 Surface) Finish: Top with Satin Polyurethane
3. Air Space: 1/2"
4. Indoor Lite: 1/4° Optiwhite HS
5. Opacifier: Geramic Frit TBD (#4 Surface) TERRACOTTA
6. Sealant: Black e
7. A Spacer: Black, Anoized Aluminum w Argon
Overall Thickness: TC-1 Terracotta - Exterior Cladding
Location: Typical Exterior Garage Enclosure
GL-5 Exterior Glass Guardrails Manufacturer:  Boston Valley, Shildan or NBK
Location: Terrace Guardrails Color: Custom Satin Glaze, Textured Warm White
Manufacturer:  TBD
Type: Low-Iron . .
Makeup: 1/2" Tempered TC-2 Terracotta - Exterior Cladding
Location: Typical Exterior Curtain Wall Frame (ALT)
Manufacturer: ~ Boston Valley, Shildan or NBK
GL-6 EX(E""' Glazmg Canopy Color: Custom Satin Glaze, Textured Warm White
atior pical Spandrel Glass
Manufacurer:  Viscon o Approved Equal
pe: Insulated Vision Unit
Makeup: 1. Mid-Iron HS Glass, thickness as
required by loading
2. Innerlay: Dupont Sentryglas Plus *SGP"
3. Mid-Iron HS glass, thickness as
required by loading
GL-7 Interior Glazing - Level 2 Atrium Storefront
Location: Level 2 Atrium Storefront
Manufacturer:  Viracon or Vitro / Guardian
Insulated Vision Unit
Makeup: VE1-85
1. Outdoor Lite: 1/4° Clear, Heat Strengthened
2.V1092 - Simulated Acid Etch (#2 Surface)
3. Alr Space: 1/2"
4.V1092 Simulated Acid Etch (#3 Surface)
5. Indoor Lite: 1/4* Clear, Heat Strengthened
6. Sealant: Black
7. Air Spacer: Black, Anodized Aluminum
8. Overall Thickness: 1"
LOUVER
Lv-1 Extenor Louver

Intake and Exhaust

Manulaclurev 8D

Type: TBD

Color: To Match AL-1

Notes: Louver to be sight-proof and frameless from
exterior view in all conditions
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ZONING DATA

PROJECT ADDRESS 2100 M STREET NW
ZONE DISTRICT D-5
SQUARE, SUFFIX, LOT SQUARE 0072, LOT 0076
LAND AREA (SF) 41,496 SF
LOT OCCUPANCY
DCMR 11 SUBTITLE I, SECTION 202.1
ALLOWED: 41,496 SF (100%)
PROPOSED: 39,752 SF (95.7%)

BUILDING HEIGHT
DCMR 11 SUBTITLE |, SECTION 540.1

ALLOWED: 130FT PLUS 20FT PENTHOUSE
PROPOSED: 130FT PLUS 20FT PENTHOUSE
GROSS FLOOR AREA TABULATION
LEVEL (GFA)
10 31,255
09 31,282
08 33,784
07 33,784
06 33,784
05 33,784
04 33,763
03 33,763
02 32,919
01 36.224
TOTAL 334,342
FLOOR AREA RATIO
DCMR 11 SUBTITLE |, SECTION 539.3
ALLOWED: 6.5 FAR (NONRESIDENTIAL)

9.05 FAR (WITH DENSITY CREDITS VESTED
IN PROPERTY?)
PROPOSED: 8.1 FAR

*105,000 SQ FT OF DENSITY CREDITS TRANSFERRED TO
PROPERTY PURSUANT TO INSTR. NO. 2008019718

PENTHOUSE GFA
DCMR 11 SUBTITLE C, SECTION 1505.1
ALLOWED: 0.4 x 41,496 SF = 16,598 GFA
PROPOSED: 14,203 GFA
*10,274 HABITABLE PENTHOUSE AREA
GREEN AREA RATIO
DCMR 11 SUBTITLE I, SECTION 208.1
REQUIRED: 0.20 MIN
PROPOSED: 0.20 MIN
STREETFRONT

DCMR 11 SUBTITLE |, SECTION 203.1
MINIMUM 75% OF BUILD-TO REQUIREMENT WITHIN
4FT OF PROPERTY LINE UP TO HEIGHT OF AT LEAST
15FT (APPLICABLE FOR ANY ABUTTING STREETS
NAMED FOR U.S. STATES)

* FLEXIBILITY REQUESTED TO ALLOW FOR SETBACK FROM
PROPERTY LINE TO BE INCREASED TO 6FT ON NEW
HAMPSHIRE AVENUE

REAR YARD

DCMR 11 SUBTITLE |, SECTION 1-205.2
A REAR YARD NEED NOT BE PROVIDED FOR A THROUGH LOT,
INCLUDING A LOT FRONTING ON THREE OR MORE STREETS

CLOSED COURT
NONE REQUIRED; IF PROVIDED, 2.5" PER FT OF HEIGHT, 12" MIN.

* FLEXIBILITY REQUESTED
SIDE YARD
DCMR 11 SUBTITLE |, SECTION 206.1
NONE REQUIRED; IF PROVIDED, MUST BE AT LEAST 4FT WIDE

NONE PROVIDED

ZONING PARKING REQUIREMENT

DCMR 11 SUBTITLE C, SECTION 701.5 & 702.1
OFFICE 0.5 SPACES PER 1K SF IN EXCESS OF 3K SF
= 0.5 * (336K SF - 3K SF) = 167 SPACES REQUIRED

*OFFICE GFA CALCULATED AS BUILDING GFA - RETAIL GFA +
HABITABLE PENTHOUSE AREA.
(334,342 SF - 8,742 SF + 10,274 SF = 335,874 SF = 336K OFFICE GFA)

RETAIL 1.33 SPACES PER 1K SF IN EXCESS OF 3K SF
=1.33 * (8.8K SF - 3K SF) = 8 SPACES REQUIRED

PARKING PROVIDED

LEVEL STD (9'X18") TANDEM  ADA (9'X18") CMPCT (8'X16') TOTAL
B1 26 10 07 09 52
B2 86 06 00 06 98
B3 86 08 00 06 100
TOTAL 198 24 07 21 250

*CURRENT PLANNED SPACES = 250; FINAL 250 +/- 5%
** FLEXIBILITY REQUESTED TO MODIFY NUMBER & DISTRIBUTION OF PARKING TYPES
PROVIDED DURING DEVELOPMENT OF DESIGN

COMPACT SPACES
ALLOWED:
PROVIDED:

ADA SPACES

ADA SECTION 208.2
REQUIRED:
PROVIDED:

BICYCLE PARKING
DMCR 11 SUBTITLE C, SECTION 802.1
OFFICE - LONG TERM

REQUIRED: 96
PROPOSED: 96
OFFICE - SHORT TERM
REQUIRED: 09
PROPOSED: 09
RETAIL - LONG TERM

REQUIRED: 01
PROPOSED: 01
RETAIL - SHORT TERM
REQUIRED: 03
PROPOSED: 03

SHOWERS / LOCKER FACILITY

MAX 49% OF TOTAL (SECTION 712.3)
21 COMPACT SPACES /250 TOTAL = 8.4%

5 STANDARD PLUS 2 VAN ACCESSIBLE
5 STANDARD PLUS 2 VAN ACCESSIBLE
ALL LOCATED ON B1 LEVEL

1 BIKE PER 2,500 GSF (FOR FIRST 50);

1 BIKE PER 5,000 GSF (AFTER FIRST 50)

1 BIKE PER 40,000 GSF

1 BIKE PER 10,500 GSF

1 BIKE PER 3,500 GSF

>25,000 SF: (MIN. x 2 SHOWERS); PLUS 2 SHOWERS PER
ADDITIONAL 50,000 SF, MAX. 6 SHOWERS

SHOWERS REQUIRED:
SHOWERS PROVIDED:

06
06

# OF LOCKERS = LONG TERM PARKING * 0.6

LOCKERS REQUIRED:
LOCKERS PROVIDED:

LOADING DOCK
LOADING BERTHS (12'X30')

59
59

REQUIRED: 03

PROVIDED: 03

LOADING PLATFORM (100 SF EACH)
REQUIRED: 03

PROVIDED: 03

DELIVERY SPACE (20'X10'")
REQUIRED: 01

PROVIDED: 01
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‘documents prepared by other disciplines.
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COMBINED MANHOLE

UTILITY LEGEND

CONCRETE METER VAULT

TEE WITH THRUST BLOCK

NOTE: CONTRACTOR TO FIELD VERIFY EXISTING INVERT ELEVATION PRIOR TO STORM DRAIN,
SANITARY AND WATER MAIN TRENCHING OR INSTALLATION.

UTILITY KEYNOTES:

NEW DIP CLASS-56 WATER MAIN PER DC WATER STANDARDS AND SPECIFICATIONS.
PIPE TO BE 20" IN LENGTH.

NEW DIP CLASS-56 DOMESTIC SERVICE LATERAL PER DC WATER STANDARDS AND
SPECIFICATIONS. BACK—FLOW PREVENTION ASSEMBLY TO MEET ASSE-1013, REFER TO DC
WATER STANDARD DRAWING DG-23.03 FOR STANDARD CLEARANCES REQUIRED FOR ACCESS TO
BACKFLOW PREVENTION ASSEMBLY INTERIOR TO THE BUILDING.

NEW 8" DIP CLASS 56 FIRE SERVICE LATERAL PER DC WATER STANDARDS AND
SPECIFICATIONS, BACK—FLOW PREVENTION ASSEMBLY TO MEET ASSE-1048. REFER TO DC
WATER STANDARD DRAWING DG-23.03 FOR STANDARD CLEARANCES REQUIRED FOR ACCESS TO
BACKFLOW PREVENTION ASSEMBLY INTERIOR TO THE BUILDING.

NEW TEE WITH CONCRETE THRUST BLOCK PER DC WATER STANDARDS AND SPECIFICATIONS.
REFER TO DC WATER STANDARD DRAWING W-40.01

NEW WATER VALVE WITH 4’ CONCRETE CASING PER DC WATER STANDARDS AND
SPECIFICATIONS. REFER TO DC WATER STANDARD DRAWING W-20.01.

CONNECT NEW 12" DIP WATER MAIN TO EXISTING WATER MAIN USING 12" SOLID MECHANICAL
JOINT SLEEVE PER DC WATER STANDARDS AND SPECIFICATIONS. CONTRACTOR SHALL TEST PIT
THE EXISTING 12" WATER MAIN TO VERIFY THE QUTSIDE DIAMETER PRIOR TO ORDERING
MATERIALS AND INSTALLATION.

NEW PVC SCH-40 SANITARY SEWER LINE PER DC WATER STANDARDS AND SPECIFICATIONS.
REFER TO PLAN AND PROFILE FOR SIZE. REFER TO DC WATER STANDARD DRAWNG S-15.01

NEW PRECAST CONCRETE MANHOLE WITH 48" DIA, PRECAST BASE OVER EXISTING 12" DIA.
SEWER PER DC WATER STANDARDS AND SPECIFICATIONS, REFER TO DC WATER STANDARD
DRAWING S-20.11.

NEW PVC SCH-40 STORM SEWER LINE PER DC WATER STANDARDS AND SPECIFICATIONS. SEE
PLAN AND PROFILE FOR SIZE. REFER TO DC WATER STANDARD DRAWING S-15.01.

NEW CONNECTION TO EXISTING STORM / SANITARY SEWER MANHOLE. REFER TO DC WATER
DETAIL $-25.01, REQUIRES AN APPROVED MANHOLE ENTRY SEAL.

NEW 72°X72°X72" CONCRETE WATER METER VAULT WITH 4" WATER METER PER DC WATER
STANDARDS AND SPECIFICATIONS. REFER TO DC WATER DETAIL DG-23.01.

NEW DIP CLASS 56 6"X4” REDUCER PER DC WATER STANDARDS AND SPECIFICATIONS,

NEW 12" WATER VALVE WITH 4’ CONCRETE CASING PER DC WATER STANDARDS AND
SPECIFICATIONS, REFER TO DC WATER STANDARD DRAWING W-20.01.

NEW PRECAST CONCRETE MANHOLE FOR NEW 10" THRU 21" DIAMETER SEWER (48" DIAMETER
PRECAST BASE) PER DC WATER STANDARDS AND SPECIFICATIONS. REFER TO DC WATER
STANDARD DETAIL $-20.01.
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Washington, D.C., April 8, 2026

Plat for Building Permit of: SQUARE 72 Lot 75
Scale: 1inch = 40 feet

Recorded in Book 153 Page 48
Receipt No. 26-02537 Drawn by: B.S.

Furnished to: DIANA HERNDON

“I hereby certify that the dimensions and configuration of the lot(s)
hereon depicted are consistent with the records of the Office of the
Surveyor unless otherwise noted, but may not reflect actual field
measurements. The dimensions and configuration of A&T lots are
provided by the Office of Tax and Revenue and may not necessarily
agree with the deed description(s).”

VineantCoatznz.

for Surveyor, D.C.

SR-26-02537(2026)

DISTRICT OF COLUMBIA GOVERNMENT I hereby certify that on this plat on which the Office of the Surveyor has drawn the dimensions of this lot, I
O FE] C E O F THE S U RVEY O R have accurately and completely depicted and labeled the following:

1) all existing buildings and improvements - including parking spaces, covered porches, decks and
retaining walls over four feet above grade, and any existing face-on-line or party wall labeled as such, well
as projections and improvements in public space - with complete and accurate dimensions;

2) all proposed demolition or raze of existing buildings duly labeled as such; all proposed buildings and
improvements - including parking spaces, covered porches, decks and retaining walls over four feet above
grade, any existing face-on-line or party wall labeled as such, as well as projections and improvements in
public space and the improvements used to satisfy pervious surface or green area ratio requirements - with
complete and accurate dimensions, in conformity with the plans submitted with building permit
application ; and

3) any existing chimney or vent on an adjacent property that is located within 10 feet of this lot.

I also hereby certify that:

1) my depiction on this plat, as detailed above, is accurate and complete as of the date of my signature
hereon;

2) there is no elevation change exceeding ten feet measured between lot lines; or if so, this elevation
change is depicted on a site plan submitted with the plans for this permit application;

3) I have/have not (circle one) filed a subdivision application with the Office of the Surveyor;

4) I have/have not (circle one) filed a subdivision application with the Office of Tax & Revenue; and

5) if there are changes to the lot and its boundaries as shown on this plat, or to the proposed construction
and plans as shown on this plat, that I shall obtain an updated plat from the Office of the Surveyor on
which I will depict all existing and proposed construction and which I will then submit to the Office of the
Zoning Administrator for review and approval prior to permit issuance.

The Office of the Zoning Administrator will only accept a Building Plat issued by the Office of the
Surveyor within the two years prior to the date DCRA accepts a Building Permit Application as complete.
I acknowledge that any inaccuracy or errors in my depiction on this plat will subject any permit or

certificate of occupancy issued in reliance on this plat to enforcement, including revocation under Sections
105.6(1) and 110.5.2 of the Building Code (Title 12A of the DCMR) as well as prosecution and penalties

under Section 404 of D.C. Law 4-164 (D.C. Official Code §22-2405).

Signature: Date:
Printed Name: Relationship to Lot Owner:
If a registered design professional, provide license number and include stamp below.
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2100 M Street, NW
Voluntary Design Review Application

Comprehensive Plan Evaluation
I.  Introduction

As set forth below, the Project is not inconsistent with the Comprehensive Plan (“Comp
Plan”).! The Comp Plan guides the District’s development, both broadly and in detail, through
maps and policies that address the physical development of the District. 10A DCMR § 103.2.
The Comp Plan also addresses social and economic issues that affect and are linked to the
physical development of the city and the well-being of its citizens. The Comp Plan provides
the “big picture” of how change will be managed in the years ahead and, thus, is intended to
be interpreted broadly. 10A DCMR § 103.5.

Pursuant to Subtitle X § 604.5, as part of its review the Commission must find that the
Project is “not inconsistent” with the Comprehensive Plan (“Comp Plan”). The Commission’s
consideration of relevant Comp Plan policies must include consideration of racial equity, in
compliance with the Commission’s current Racial Equity Tool. See Subtitle Z § 301.10(m). The
Commission may need to consider and balance policy consistencies with potential policy
inconsistencies and make an overall determination as to whether the Project is not inconsistent
with the Comp Plan when read as a whole.

As detailed below, the Applicant has conducted a thorough evaluation of the Project’s
consistency, including related requests for zoning flexibility, for consistency with the GPM,
FLUM, and applicable Comp Plan policies. Overall, the Applicant finds the Project to be not
inconsistent with the Comp Plan when read as a whole, and specifically will advance
numerous Comp Plan policies within the Central Washington; Land Use; Economic
Development; Environmental Protection; and Urban Design Elements.

The following sections of this statement reflect the Applicant’s thorough evaluation of the
Project’s overall consistency with the Comp Plan, including when viewed through a racial equity lens.
Given the wide range of overlapping policy topics addressed in the Comp Plan, certain Citywide
Elements have little to no applicability to the Project. Notwithstanding, in conducting its Comp Plan
evaluation the Applicant has thoroughly reviewed the goals and policies of every Comp Plan element.
For those Citywide Elements that are directly applicable to the Project, a brief narrative is provided
explaining the basis for the Applicant’s determination that the Project is not inconsistent with that
particular element. Finally, in accordance with guidance provided by the D.C. Court of Appeals (the
“Court”), the Applicant’s evaluation also included a specific assessment of whether the Project is
inconsistent with any Comp Plan policies. As discussed further below, the Applicant has not identified
any categorical inconsistencies between the Project and the Comp Plan. The Applicant did, however,
identify one issue related to the Property’s GPM designation that could be viewed by some as being
an inconsistency. While the Applicant does not view this as an inconsistency as a result of language
contained within the Framework Element’s guidelines for using the FLUM and GPM, to the extent

1D.C. Law L23-0217 (Comprehensive Plan Amendment Act of 2017) and D.C. Law 24-0020 (Comprehensive Plan Amendment Act of 2020),
including the Generalized Policy Map (“GPM”) and Future Land Use Map (“FLUM”) (D.C. Resolution R24-0292).



the Commission believes this to be an inconsistency, the Applicant submits that this inconsistency is
far outweighed by the Project consistency with the FLUM and numerous Comp Plan policies.

Racial Equity and the Comp Plan

As part of its Comp Plan evaluation, the Commission must consider the Project through a
racial equity lens. 10-A DCMR § 2501.8. Equity is a primary focus of the Comp Plan, especially
in the context of creating/increasing access to opportunity. The Framework Element states that
equity is both an outcome and a process, and exists where all people share equal rights, access,
choice, opportunities, and outcomes, regardless of characteristics such as race, class, or gender. 10-A
DCMR § 213.6. The Comp Plan emphasizes that considerations of equity, and particularly racial
equity, must be part of a District agency’s evaluation and implementation of Comp Plan policies and
actions. The Commission does this by requiring Applicant’s to utilize the Commission’s Racial
Equity Tool to organize and inform their Comp Plan evaluation.

Evaluation of Comp Plan Policy Guidance

Per Part | (Racial Equity Analysis Submissions — Guidance Regarding the Comprehensive
Plan) of the Commission’s Racial Equity Tool, the Applicant conducted a thorough evaluation of
the Project’s consistency with the Comp Plan. Overall, the Applicant finds the Application to
be not inconsistent with the Comp Plan. Regarding racial equity, the Applicant finds that
the Project has potential to have positive or neutral impacts / outcomes on racial equity, with
the potential for positive outcomes in physical improvements to surrounding public space,
increased access to economic opportunity through short- and permanent job creation.

In accordance with guidance provided by the D.C. Court of Appeals, the Applicant was
careful to identify any instances where the proposal may be viewed as being inconsistent with
certain Comp Plan policies. Upon review, the Applicant did not identify any potential
inconsistencies between the proposed mixed-use (office and retail) building and relevant
Comp Plan policies that would warrant a balancing against Comp Plan consistencies.

B Generalized Policy Map

As shown in Eigure 1, the Property is designated as “Institutional” on the GPM. According
to the Framework Element, the stated purpose of the GPM is to “categorize how different parts of
the District may change . . . It highlights areas where more detailed policies are necessary, both
within the [Comp Plan] and in follow-up plans, to manage this change.” 10-A DCMR § 225.1. The
GPM should be used to guide land-use decision-making in conjunction with the Comp Plan text,
the FLUM, and other Comp Plan maps. “Boundaries on the map are to be interpreted in concert
with these other sources, as well as the context of each location.” 10-A DCMR § 225.2.

The GPM has four (4) main designations: Neighborhood Conservation Areas,
Neighborhood Enhancement Areas, Land Use Change Area, and Commercial/Mixed Use Areas.
It then includes “Other Areas,” which include parks and open space, land owned by or under the
jurisdiction of the District or federal government, federal lands with federal buildings, Downtown
Washington, and major institutional land uses. Regarding these areas, the Framework Element
states, “[t]he fact that these areas are not designated as Conservation, Enhancement, or Land Use
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Change Areas does not mean they are exempt from the [Comp Plan] or that their land uses will
remain static.” 10-A DCMR § 225.22 (emphasis added).

The Applicant is not
aware of the reason the Property
is designated as “Institutional” on

the GPM, which appears to date
A back to when the current form of

NEIGHBORHOOD
CONSERVATION

the GPM was adopted in 2006. To

REA

the Applicant’s knowledge, the

hrl FEE Property has never been part of a
= college, university, or other major

M L institutional campus, and the

U existing building has been used as
Sp— a typical commercial office

WASHINGTON

building since its construction in
1969. It is possible that the
g Property’s institutional

designation is a reflection of the
existing building being anchored
by the Urban Institute, a
prominent D.C.-based nonprofit
research organization and think
Figure 1: Excerpt of GPM showing the Property designated tank founded in 1968, for 50 years
as Institutional. until it relocated in 20109.
Notwithstanding, despite the Property’s GPM designation, the Applicant does not believe the
Project is inconsistent with the GPM. As expressly acknowledged by the Framework Element, just
because the Property is designated as institutional in the GPM does not mean its land use will
remain static. Thus, the Comp Plan itself recognizes that the use of an area designated as
Institutional on the GPM could change to something other than institutional. Further, the GPM is
intended to be read in together with the FLUM which, as discussed below, depicts the Property
within an area designated for high density commercial development. Based on this interpretative
guidance provided by the GPM and Framework Element, the Applicant finds the Project to be not
inconsistent with the GPM. However, to the extent the Commission considers there to be an
inconsistency, the Applicant submits that any such inconsistency is far outweighed by the Project’s
consistency with the FLUM and numerous Comp Plan policies related to land use, economic
development, and urban design.

4922-4229-4693, v. 2



_ Future Land Use Map (“FLUM”)

As shown in Figure 2,
the Property is located within an
area on the FLUM that is
designated for High Density
Commercial development.? The
Framework Element describes
the High Density Commercial
land use designation as defining
the central employment district,
other major office centers, and
other commercial areas with the
greatest scale and intensity of use
in the District. Office and mixed
office/retail  buildings  with
densities greater than 6.0 FAR
are the predominant use,
although high-rise residential
and many lower scale buildings
(including historic buildings) are
interspersed. The Project is not

Figure 2: Excerpt of FLUM showing the Property designated for High inconsistent with this FLUM
Density Commercial development. land use designation.

Area and Citywide Element Evaluation

I Near Northwest / Central Washington Area Element

The Property is located on the boundary of the Near Northwest Planning Area and the
Central Washington Planning Area, which runs along 21st Street. While technically located within
the Near Northwest Planning Area, the Property and much of the immediate surrounding
development more readily align with the policy goals and objectives set forth in the Central
Washington Element. In fact, the Applicant did not identify any policies in the Near Northwest
Element that apply to the Property or Project, but found several that did apply within the Central
Washington Element.

Overall, the Project is not inconsistent with applicable policies within the Central
Washington Element. The Project will promote a continued mix of uses and help retain Central
Washington as the premier office location and dynamic employment center in the region by

2 The extreme northern tip of the Property appears to extend into an area that is designated for parks, recreation, and
open space (PROS). This is most certainly due to cartographic error given the large scale of the FLUM. As stated in
the Framework Element, the boundaries of the FLUM do not follow parcel lines and are intended to be interpreted
broadly. The boundary of the PROS area to the north of the Property should realistically follow the curve of M
Street.
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replacing an older vintage office building with a new, trophy-class office building that will bring
new vitality to a centrally located site and prominent intersection within downtown (CW-1.1.1,
CW-1.1.2). The elegance and high quality of the Project’s architectural design reinforces the visual
prominence of the Property, and the physical qualities that set Washington, D.C. apart from all
other cities. Specifically, the site’s location at the confluence of two important grid streets and one
important avenue within the historic L’Enfant Plan directly informed the proposed design of the
building (CW-1.1.23). Indeed, not only did this inform the massing and sculpting of the overall
building form, but the Project’s material palette also balances the symbolic monumentality of the
site’s location within the nation’s capital with a distinct and impressive expression of a local
downtown (CW-1.1.11). Finally, the Project will help reenergize downtown’s public spaces and
street life through its proposed ground floor design and reconstruction of adjacent public space.
The ground floor of the proposed building will be highly transparent and activated with ground
floor retail and amenity spaces for building tenants (CW-1.1.12). The Project will further promote
active street life through the provision of main lobby entrances on both street frontages, and
streetscape improvements that will make adjacent spaces feel more comfortable, attractive and
safer. (CW-1.1.16).

Land Use Element

The Project is not inconsistent with applicable policies of the Land Use Element as it would
advance the continued reinvestment and vitality of downtown Washington, replacing an existing,
older vintage, vacant office building with a high quality, trophy-class office building that
strengthens downtown’s role as the primary economic and employment center in the region while
also improving the pedestrian environment through active ground-floor uses, multiple entrances,
and streetscape enhancements (LU-1.2.1). The Project will deliver a high-value office and mixed-
use development within the Central Employment Area (“CEA”) that makes efficient use of
transportation facilities and reinforces the District’s urban character (LU-1.2.2, LU-1.2.3). The
massing of the proposed building embraces the site’s unique edge conditions and provides context-
sensitive transitions through carved upper-level volumes and setbacks responsive to the
surrounding context (LU-1.2.6). Overall, the Project’s height, mass, and design are tailored to its
commercial setting and surrounding streets, including a carefully articulated facade, enhanced
public realm, and a scale intended to be compatible with the existing neighborhood fabric (LU-
2.4.6).

Environmental Protection Element

The proposed Project will advance several policies contained within the Environmental
Protection Element. The proposal will meet or exceed applicable Green Area Ratio (GAR)
requirements and the District’s minimum stormwater retention requirements, reflecting an
integrated site and landscape design approach that will help manage runoff, support green
infrastructure, and improve the environmental performance of the Property. In addition, to the
Project’s roof and landscape design will contain green roof areas, other landscaping, and cool roof
materials that will help reduce contributions to the urban heat island effect by incorporating greener
and more sustainable building and site elements (E-1.1.2, E-4.2.1).

Economic Development Element

4922-4229-4693, v. 2



The proposed Project will advance several policies contained within the Economic
Development Element. Most notably, the proposal will support the recovery of the downtown
office sector, which is one of the District most important core industries, by delivering new, high-
quality office space suited to major employers that are essential to the District’s economy (ED-
1.1.1). The proposal also reinforces the concentration of jobs and business activity within in
Central Washington, and will help maintain the District’s competitive position in the region
through a prominent, transit-accessible, amenity-rich workplace environment with active ground-
floor uses, strong pedestrian connections, and an architecturally distinctive design (ED-1.1.2, ED-
1.1.6). Finally, the Project will locate new office growth in the downtown core, one of the Comp
Plan’s preferred areas for office development, through infill redevelopment of an established
commercial site rather than displacing that growth elsewhere (ED-2.1.1, ED-2.1.3, ED-2.1.5).

P urban Design Element

The Project is not inconsistent with the policies of the Urban Design Element. Most
notably, the design responds directly to the site’s unusual triangular geometry, its highly visible
location at the intersection of M Street, New Hampshire Avenue, and 21st Street, and its immediate
relationship to Duke Ellington Park in a way that reinforces important public views and strengthens
the surrounding streetscape. The proposed design expressly recognizes the site as part of a
significant moment in the L’Enfant Plan, with the building’s prow-like configuration, prominent
corner treatment, and orientation toward the park helping to preserve and frame views along
adjoining streets and open spaces, while establishing an appropriately distinctive architectural
presence at a prominent downtown location (UD-1.1.3). The proposal also will contribute to a
more active and engaging pedestrian environment by replacing the current vacant building with
high-quality office space sitting atop an animated ground floor with lobby and retail uses, multiple
entrances, opportunities for outdoor seating, and varied frontage conditions intended to enliven the
sidewalk, improve permeability between the building and the public realm, and create a more
welcoming experience along each street frontage (UD-2.1.A, UD-4.2.2, UD-4.2.6). In addition,
the building’s massing is carefully articulated through carved volumes, upper-level setbacks, and
varied roof forms that reduce visual bulk, avoid a monolithic appearance, and create a more gradual
and visually appealing transition to surrounding development, while still maintaining a coherent
street wall (UD-2.2.4, UD-2.2.5, UD-4.2.1, UD-4.2.5, UD-4.3.3). Finally, the facade composition
is designed to complement the surrounding area through high-quality materials, strong vertical
articulation, and a clearly expressed base-middle-top organization, while selective projections and
enhanced corner treatments add depth and texture to the building, and help create a more
comfortable, pedestrian-scaled urban form (UD-4.2.3, UD-4.2.4).

P potential Comp Plan Inconsistencies

The foregoing Comp Plan analysis thoroughly demonstrates the numerous ways in which
the Project aligns with the policies and goals of the Comp Plan, including the FLUM and GPM.
However, as set forth in decisions by the Court, it is not sufficient to simply identify the policies
that would be advanced when evaluating a proposal for consistency with the Comp Plan. Rather,
because there is intentional overlap within and between the Comp Plan elements, a Comp Plan
evaluation must recognize any potential inconsistencies and explain why said inconsistencies are
outweighed by other Comp Plan policies and/or competing considerations. The Implementation
Element reflects similar guidance: “[r]ecognize the overlapping nature of the [Comp Plan]
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elements as they are interpreted and applied. An element may be tempered by one or more of the
other elements.” 10-A DCMR 8§ 2504.6. In conducting its evaluation, the Applicant was careful to
identify any instances where the Project may be viewed as being potentially inconsistent with
certain Comp Plan policies.

As previously discussed, the Applicant did not identify any categorical inconsistencies
between the Project and the Comp Plan. However, the Applicant did note the Property’s
“Institutional” GPM designation could be view by some as being at odds with the proposed office
building. The Applicant does not view this as an inconsistency due to language in the Framework
Element expressly acknowledging that sites designated as Institutional on the GPM may not always
be used for institutional purposes. In addition, the Property’s location within the Near Northwest
Planning Area could be seen as an inconsistency. As noted above, the Project does not further policies
within the Near Northwest Planning Area. However, the Property is situated on the border of the
Central Washington Element and the Project furthers numerous policy goals within that area. To the
extent the Commission sees either of these as inconsistencies with the Comp Plan, the Applicant
submits that the inconsistencies are far outweighed by the Project’s consistency with the FLUM and
numerous Comp Plan policies.

1. Racial Equity as a Process

The Framework Element states that racial equity is a process, and that as the District grows
and changes, it must do so in a way that builds the capacity of vulnerable, marginalized, and low-
income communities to fully and substantively participate in decision-making processes. 10-A
DCMR 8§ 213.7. As a process, a racial equity lens is employed when those most impacted by
structural racism are meaningfully involved in the creation and implementation of the policies and
practices that impact their lives. The Commission’s Racial Equity Tool emphasizes community
outreach and engagement, which are expected to begin at the inception of any proposed zoning
action. All submissions to the Commission shall be accompanied by a discussion of efforts taken
by applicants to engage the community early in the zoning process. The information contained in
Table 2 addresses the questions set forth in Part 11 (Community Outreach and Engagement) of
the Racial Equity Tool. As demonstrated below, the Applicant has engaged with the community,
and it will continue to do so throughout the design review and development processes.

Table 2: Community Outreach and Engagement

Description of affected community (including defining characteristics).

The most directly affected community is the portion of the Near Northwest Planning Area that
surrounds the Property, especially people who live and work within walking distance. Since the
Project proposes an office redevelopment, rather than a residential redevelopment, the affected
community is likely broader than just immediate abutting neighbors and could include: residents
living in the West End, Dupont Circle, and Foggy Bottom neighborhoods; nearby workers and
office-serving businesses that rely on daytime foot traffic; commuters and transit users who use M
and 21 Streets and adjacent Metrorail/bus service; and nearby property owners and landlords
whose properties may be affected by changes in rents, land values, and commercial activity.

Characteristics of the affected community that influenced outreach plan / efforts.

The area of the affected community can be generally described as a high-income, highly educated,
renter-heavy urban area with strong office and service economy components. It is considered to
be a high-opportunity area with strong transit access, valuable real estate, and significant
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employment concentration. The resident population is mixed, although predominately comprise of
White residents, with small household sizes, relatively few children, and a sizable senior
population. It contains both affluent households and more economically vulnerable
subpopulations.

Community outreach timeframe / dates of major meetings and points of engagement

The Applicant introduced the Project to ANC 2A at their regularly scheduled public meeting on
April 15, 2026. The Applicant also gave a special community presentation of the Project on April
27,2026. The Applicant plans to attend the upcoming meeting for ANC 2B’s permitting committee
in May.

Members of the affected community that would potentially benefit by the proposed
zoning action.

Residents that live nearby will benefit from the new ground floor retail within the Project, as well
as the improvements to adjacent public space that will be constructed as part of the Project.
Workers and visitors to the area will similarly benefit from the presence of additional ground floor
retail uses.

Members of the affected community that would potentially be burdened by the proposed
zoning action.

Residents, workers, and visitors may temporarily be burdened by the Project during construction
due to noise, dust, and pedestrian and vehicular constraints around the site. No long-term or
permanent burdens are anticipated.

Potential positive outcomes of the proposed zoning action identified by the affected
community.

At the community meeting held on April 27, 2026, members of the affected community noted the
potential benefits of the Project, bringing new office workers and visitors to the area to support
existing retail and activate the long-underutilized corner property. The community noted that the
law firm tenant, Sidley, would likely attract many visitors that would required lodging in the
nearby hotels. The community anticipates that the Project will have positive economic impacts on
the District.

Potential negative outcomes of the proposed zoning action identified by the affected
community.

The community noted potential impacts to light and air on the nearby Yours Truly hotel to the west
of the Property. The Applicant has been in communication with the owners of the hotel.

Changes / modifications made to the proposed zoning action that incorporate / respond to
input received from the affected community.

No feedback has been received from the affected community to date that required changes or
modifications to the Project.

Input received from the affected community not incorporated into the proposed zoning
action.

No feedback has been received from the affected community to date that required changes or
modifications to the Project.

Efforts taken to mitigate potential negative outcomes identified by the affected community.

No mitigation efforts have been required to date.

2. Racial Equity as an Qutcome

As an outcome, racial equity is achieved when race no longer determines one’s
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socioeconomic outcomes, and when everyone has what they need to thrive no matter where they
live or their socioeconomic status. 10-A DCMR § 213.9. Table 3 considers the Project relative to
any anticipated positive and negative impacts and/or outcomes to racial equity. Upon consideration,
any impacts / outcomes resulting from the Project are likely to be positive or neutral as they relate
to racial equity, with the potential for positive outcomes in physical improvements and access to
economic opportunity.

| Table 3: Evaluation of Zoning Action Through a Racial Equity Lens

Direct Displacement The Project will not cause direct residential displacement as the
site does not contain any residential use. The Property is
currently improved with a vacant/underutilized office building.
The existing building will be razed, and the subject property will
be redeveloped with the Project.

Indirect Displacement The Project will not lead to indirect economic or cultural
(SCllalel i [aTale O L) displacement within the immediate area.

Indirect displacement occurs when new uses significantly alter
neighborhood dynamics or raise property values and rents,
resulting in long-standing residents or businesses having to move
out or close down. In this case, the Project is located within the
downtown core of the District, and largely surrounded by office,
institutional, lodging, and high-end multi-family residential
buildings. The area surrounding the Project is fully built out and
characterized with some of the highest property values in the
city. Based on these factors, the Project is unlikely to trigger the
type and amount of growth in the area that has the potential to
increase property values and cause indirect displacement of
existing residents in the immediate area. Additionally, the
Project will not cause cultural displacement as it is not located in
an area that is characterized by residents with a long-established
neighborhood history that is at risk of being pushed out.

Housing The Project will not cause any direct changes or have any direct
impact on housing.
Physical The Project will result in positive changes to public space,

streetscape, infrastructure, and the environment. As part of the
project, the adjacent public space and streetscape will be
reconstructed to DDOT standards, including sidewalks, tree
boxes, bike racks, and other street furnishings.

Access to Opportunity The Project is expected to have neutral outcomes related to
access to opportunity.
Community The Project is expected to have neutral outcomes overall as

related to the Affected Community. The Property has been used
for commercial office purposes since 1970, when the existing
building was constructed. The Project will replace the existing,
outdated office building with a new, high-quality office building.
Given its location in the West End of downtown and on the edge
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of the Central Employment Area, the proposed revitalization of
the Property for continued office use is appropriate, and not
likely to cause displacement of existing residents (owner and
renter) due to increased residential property values.
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