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ABSTRACT 

 

 

Community opposition is conceived as a protective action so not to disrupt the identity of 

a place and community. Much of the past research on opposition to development is focused on 

community opposition to affordable housing and homeless shelters, which leaves out other 

development projects. In order to complete my research on opposition to planned unit 

development projects in ANC 6D of Washington, DC, I employ several techniques to answer my 

research questions, including a combination of literature and case study reviews, dataset analysis, 

and stakeholder interviews. Through this research, I expect to find that developers are not 

actively engaging with the community throughout the development process. In this paper, I argue 

that the ways in which the community engagement phase of the planned unit development 

process is conducted, has a significant impact on the success and timeline of a project. By 

creating a community report, conducting surveys, and utilizing various social media platforms, 

developers, planners, and community members can work together to have successful 

developments. By creating a community report, conducting surveys, and utilizing various social 

media platforms, developers, planners, and community members can work together to have 

successful developments. 
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RESEARCH QUESTIONS 

 

How does community engagement processes affect the completion of housing, mixed-use, and 

commercial planned unit development projects in ANC 6D in Washington, DC? 

How does local history and community dynamics drive community-wide oppositions towards 

planned unit development projects in ANC 6D in Washington, DC? 

How can stakeholder engagement strategies, help facilitate the completion of PUD projects? 
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Introduction 

 “Deal with things upfront, before they become issues.” –Developer at The Wharf 

 

While this research project is the culmination of my studies in urban and regional 

planning, it is also an opportunity to demonstrate the intersection between my professional work 

and studies throughout the program. Having explored many aspects of the selling and buying 

process of real estate, the prospect of learning about property development drew me to this 

program. When choosing a topic, I wanted to look at a topic that I hadn’t seen examined in other 

urban planning readings and articles.  

The idea of NIMBYs (Not in My Backyard) and community opposition is often talked 

about in terms of opposing undesirable development in close proximity to the NIMBY’s 

property. These ideas of undesirable developments, usually come in the form of proposed 

affordable, low-income, or homeless shelters. For my research project, I did not want to focus 

solely on these typical types of projects, and instead wanted to analyze the ways in which 

community opposition affects planned unit development projects. The planned unit development 

process in Washington, DC allows for transparency during the development process between 

stakeholders, and also requires a considerable and well-documented community engagement 

process during development. Examining the ways in which interactions during and following the 

development process, can bring about best practices that would make the development process 

smoother overall for stakeholders.  

Choosing an area to focus my research on, started from a personal interest in 

neighborhoods in Southwest and Southeast Washington, DC. As I began to focus my project 

scope, I concentrated on the areas surrounding the three metro stations of L’Enfant Plaza, 
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Waterfront, and Navy Yard in ANC (Advisory Neighborhood Commission) 6D, as shown by the 

red dots in Figure 1. These three stations are located in areas with both recent and older 

development projects, where two locations have had large development projects, and future 

development projects scheduled. With the recent spur of development in ANC 6D; it is 

interesting to be able to compare the development processes between these three areas.  

Figure 1: ANC 6D 2013 Boundaries— Three Development Projects 

Source: Map by Office of Advisory Neighborhood Commissions, edited by Brandi Snowden. 

When looking at the relationship between community opposition and development, it was 

important to examine the process of a variety of project types. For my study, I chose to explore 

the development process of three projects within Washington, DC’s ANC 6D. These two 

planned unit development projects and one by-right development include residential and mixed-
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use developments. By delving into the development processes of The Yards, Capitol Square at 

The Waterfront townhomes, and The Wharf, best practices for stakeholder communication, and 

community involvement can be determined and implemented in future projects.  

This research project started as a way for me to connect my professional work, with the 

new knowledge that I have gained throughout the Urban and Regional Planning Program at 

Georgetown University. Initially forming from my curiosity of NIMBY dynamics that I had been 

exposed to in other classes, I was curious as to how I could form my research topic in relation. 

Through my professional work as a research analyst at the National Association of 

REALTORS®, I of hear of the many reasons behind current housing shortages. Beyond the 

economical factors, I wondered how individuals and groups could be affecting the development 

of new projects. I wanted to move away from concluding the simple correlation that NIMBY’s 

could be affecting housing supply, and instead wanted to find solutions and make 

recommendations that could help multiple groups of people.  
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Literature and Professional Best Practice Review 

 

In order to determine and identify ways in which the development process can be 

improved upon, it is important to first gauge the best practices that are currently being used. 

When consider the entire development process, the engagement and feedback phase can be 

overlooked as an essential process to a successful project. The uncertainty which new 

development brings, is most often met by fear and uncertainty from the community when 

projects aren’t properly introduced. 

Community Opposition  

 

 Resistance within communities towards impending projects often stems from different 

perceptions and attitudes of its members. One of the main causes of resistance is based on 

misinformation. By examining relevant literature, I will be able to understand why community 

members feel the way that they do, as well as determine ways to combat these sentiments. 

By organizing themselves, community members create a body of power through which 

they are able to express common ideals and goals. Jarvis describes community-led organizations 

such as community-led housing (CLH), “alongside social enterprise, local services and skills 

development”, are typically linked to community ownership and management of threatened local 

amenities such as shops, libraries, pubs and parks.”1 These organizations allow communities to 

see the benefits of development and preserve them locally. 

Through the processes of new developments, the ideal of ‘slow’ is used “to challenge the 

homogenizing effects of corporate development that appear to threaten a cherished local identity 

                                                 
1 Jarvis, Helen. 2015. Community-led housing and 'slow' opposition to corporate development: Citizen participation 

as common ground? Geography Compass 9 (4) (04): 202-13. 
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and way of life.”2 The process of slow local development, in comparison to corporate 

development, “seeks to address specified local needs, where residents exercise direct 

involvement in opportunities to shape their immediate built environment and live in alignment 

with social and ecological values”.3 By organizing development through community groups, they 

are able to create facilities that truly meet their demands and help create a sense place and 

identity.  

In their study, Pipes and Mattei examine the role that social media plays in real estate 

development projects.4 While NIMBY opposition is common, “21st Century opposition looks a 

whole lot different.”5 In the past, people opposed to projects could testify at a public hearing, or 

speak to news outlets without having their position widely heard. Today in the age of social 

media, the same person could start opposition pages on multiple platforms to promote their 

position, all while gaining a large backing. 

With “the very same social media tools that embolden, facilitate and enable those 

opposed to real estate developments can also be used, offensively and defensively, by the land 

use and development team to help secure positive public opinion and public support for a 

project.”6 Strategically using social media as a tool to gather support and backing from the 

community can provide developers with wide ranging feedback relating to the development 

project. Utilizing social media sites such as Facebook, Twitter, YouTube, and local 

neighborhood sites can help to provide transparency to the community about development 

progress, community meetings, and connecting with community stakeholders. 

                                                 
2 Ibid, 5. 
3 Ibid. 
4 Pipes, Casey,ESQ, CRE, and Kirk Mattei ESQ. 2017. Social media development = real estate development. Real 

Estate Issues (Spring 2017): 97-100.  
5 Ibid, 98. 
6 Ibid. 
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By utilizing these tools, development teams will not only be able to promote their own 

project development updates, but also to see how people in the community are responding to 

their project. Actively monitoring and updating social media channels can help to mediate 

community opposition by providing transparency and responding to concerns upfront. “If the 

real estate developer is not contributing to and monitoring the online conversations in real time, 

then the forces who are opposed to the project can continue to organize, grow and influence 

others unchecked, to the point where it may be too late.”7 

Community Identity 

 

 The Southwest and Southeast neighborhoods in DC consist of a broad range of 

community dynamics, which continue to change with each new development project. These 

changes lead to communities that are intermingled with members of different backgrounds and 

cultures. With these diversified areas, communities may struggle to maintain their distinctiveness 

in light of continued new development. 

 Langley Park, MD has faced identity struggles as well, when accounting for the large 

Latin American immigrant population in the community. In this study, several “community-

based organizations address the social, economic, political, and cultural needs of this community 

through”8 the development of a community museum. The Community Museum Project team 

uses “the museum as an educational tool in the service of social development” and “offers the 

community an active role in shaping and participating in the museum”9 development process.  

                                                 
7 Ibid, 100. 
8 Mieri, Magdalena, Judith Freidenberg, Kathleen Tracey, and Yixin Qiu. "Latino Community Identity and 

Development: The Case of a Community Museum in Langley Park, Maryland*." The Journal of Latino - Latin 

American Studies 2, no. 2 (Winter, 2006): 62-III. 
9 Ibid, 63. 
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Langley Park was able to use a community museum as “an agent for managing change 

that links education, culture, and power” and “establishing role for the museum as a mediator in 

the process of cultural transition”10. This study set various goals, including an initial step of 

facilitating a forum, “where community identity and development could take place”11. By 

facilitating an inclusive space, “Langley Park Latinos had an opportunity to share and reaffirm 

the value of culture in their communities, thus achieving that goal.”12 This study shows the 

importance of community identity, and can be applied to development techniques when engaging 

with the community and learning community backgrounds and dynamics. 

 When thinking of the identity of a community, we often think of the older population 

who has had an opportunity to establish themselves socially and economically. An often-

overlooked population are the youths who must find their identities in the classrooms, as well as 

in their communities. Raymond and Rosario examined conversations from a Chicago seventh-

grade class, “as data to show how students constructed histories in person”13, and how they 

perceived the changes in their neighborhood. Student were aware of the impending gentrification 

efforts taking place in their neighborhoods, and “talked about their families needing to move out 

of the neighborhood because of high rents and mortgages.”14  

 Thinking of the ways in which young people form their own identity, the “more local 

movements, such as urban development, displacement, and migration also create and sustain 

discursive resources for identity development and articulation.”15 It is also important to note that 

“it is not just the self who picks and chooses from the range of available discourses to create 

                                                 
10 Ibid. 
11 Ibid, 75. 
12 Ibid. 
13 Tucker-Raymond, Eli, and Maria L. Rosario. 2017. Imagining identities. Urban Education 52 (1) (01): 32-60. 
14 Ibid, 35. 
15 Ibid, 36. 
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identities, but identities are also ascribed to selves by others.”16 However, it is through a 

combination of self-articulation and ascribed attributes that create one’s identity. 

 As described by Spain, there are two distinct groups who contribute to the past and future 

of the community. “Been-heres have actually created the traditions that shape the community, 

while come-heres are attracted by their image of those traditions.”17 While these two groups are 

connected through these shared traditions, they “in fact, hold different perceptions of those 

traditions.”18 The issue faced in this situation becomes finding ways to successfully incorporate 

past and future community traditions. 

Stakeholder Management 

 The relationships between all stakeholders in the development process are important 

when looking at the problems that may arise throughout the process. Open communication 

between developers and the community members that will be impacted by the new development 

is crucial in order to gain community-wide acceptance of the project. The relationships between 

planners, developers, and community members are important to the processes, and designating 

the roles that each stakeholder will have. Further exploring the stakeholders in the Southwest and 

Southeast Washington, DC area will help to determine and improve the roles and limitation to 

which each stakeholder can participate and contribute in the development process. 

Community participation throughout the development process is an integral piece when 

making sure that the planning process is done “with the public, rather than ‘for’ them or indeed 

‘on’ them, as a subject.”19 “Participation is reasonably understood as a voluntary capacity. 

                                                 
16 Ibid. 
17 Ibid. 
18 Ibid. 
19 Jarvis, Helen. 2015. Community-led housing and 'slow' opposition to corporate development: Citizen participation 

as common ground? 6. 
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Arguably it is desirable to encourage a broad scope of community participation, but not all 

citizens want to be actively involved in local planning issues.”20 

 Along with community stakeholders, planners play an important role in fostering “the 

process of conflict negotiation”.21 “They may be called on to help develop stronger social and 

political ties, for example, in neighborhood organizing, or they may be asked to work with 

communities to achieve a goal”.22 During the development process, “planners must ensure 

citizen representation in collective decision making”23 from the community. 

 When considering the best ways to interact and engage with stakeholders, Conner’s 

article Representation and Collaboration: Exploring the Role of Shared Identity in the 

Collaborative Process examines how partnerships can be formed between stakeholders with 

shared identities and interests.24 While this study focuses on the ways, in which public school 

officials can engage with Native American community members, developers find this similar 

situation when working on a project. When working with the community throughout the 

development process, there needs to be collaborations. The study defines collaborations as “more 

than merely the interaction of two or more actors to solve a common problem; it is the exchange 

of ideas that takes place in a relationship of mutual trust and reciprocity.”25  

Several factors were identified in this study as being important to successful 

collaborations. These factors include “the presence of incentives to entice stakeholders to 

participate, an equal balance of power and resources among participants to build trust and mutual 

                                                 
20 Ibid, 7. 
21 Spain, Daphne. 1993. Been-heres versus come-heres: Negotiating conflicting community identities. American 

Planning Association.Journal of the American Planning Association 59 (2) (Spring 1993): 157. 
22 Ibid. 
23 Ibid. 
24 Conner, Thaddieus W. 2016. Representation and collaboration: Exploring the role of shared identity in the 

collaborative process. Public Administration Review 76 (2) (March): 288-301. 
25 Ibid, 289. 
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“buy-in” to the process, strong leadership, and strongly enforced rules of engagement.”26 Along 

with collaboration strategies, Conner credits having “similarity in values and belief systems”27 as 

helping to create necessary networks between actors and stakeholders.  

Conner also notes that the attitudes and perceptions of the stakeholders, by the outside 

group also affects the potential collaboration between the groups. While the outside group may 

be unfamiliar with current community dynamics, “the way in which groups are socially 

constructed in society can influence policy action and behavior toward these target 

populations.”28 Trust and understanding between stakeholders is necessary, and as well “issues 

of representation remain an important factor in building more meaningful and engaging 

partnerships through trust and mutual understanding between organizations and stakeholders.”29  

Planned Unit Developments 

As a land use control, Planned Unit Developments lead to opportunities for not only 

developers, but also entire communities. Planned Unit Developments, also referred to as PUDs, 

are unique in that they describe the type of development, and the regulatory process by which 

developers must follow.30 The regulatory process for Planned Unit Developments allows for a 

change to the current zoning law in order to meet development goals. In comparison to a matter-

of-right development, which meets the current zoning laws for that area, a Planned Unit 

Development must have the changes to the zoning regulations approved before being issued a 

construction permit. Through the Planned Unit Development Process, developers are given 

significant zoning relief, which allows them to build at a greater density, height, or closer to the 

                                                 
26 Ibid. 
27 Ibid. 
28 Ibid, 292. 
29 Ibid, 288. 
30 Center for Land Use Education. "Planning Implementation Tools Planned Unit Development." Resources - Plan 

Implementation - Center for Land Use Education | UWSP. November 2005. Accessed February 06, 2018. 
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property boundary lines. In comparison to a matter-of-right development, which meets the 

current zoning laws for that area, a Planned Unit Development must have the changes to the 

zoning regulations approved before being issued a construction permit. Looking specifically at 

Washington, DC, the Planned Unit Development process is managed by DC’s Zoning 

Commission. “The commission can grant zoning relief if it believes the proposed project— and, 

in particular, the way it deviates from what’s allowed by right— will allow for something better 

for the surrounding neighborhood or city.”31 

The Planned Unit Development process in particular involves significant community 

input and opportunities for community members to engage throughout the development process. 

In addition to the community being involved in the development process, developers are also 

“required to provide a benefits and amenities package to the community in exchange for the”32 

requested zoning relief. “So while a PUD often means a developer can build higher or denser 

buildings, it also means the community can get things like streetscape improvements, community 

resources, or additional affordable housing.”33 

To begin the Planned Unit Development process, developers must submit an application, 

which in Washington, DC is approved by the Zoning Commission. There are many participants 

involved in the Planned Unit Development Process in Washington, DC, including The Zoning 

Commission, The Applicant’s Team, Advisory Neighborhood Commission(s) (ANC), 

community groups, interested/affected neighbors, the Office of Zoning, the Office of Planning, 

and other city agencies.34 In addition to receiving and responding to questions and concerns from 

                                                 
31 Nick Burger. November 14, 2016. "Planned Unit Developments, explained." Greater Greater Washington. 

November 14, 2016. Accessed February 06, 2018. https://ggwash.org/view/43490/planned-unit-developments-are-a-

big-part-of-building-in-dc-heres-an-explanation-of-what-those-are. 
32 Ibid. 
33 Ibid. 
34 "Planned Unit Development (PUD) Summary." PUD Presentation | op. January 04, 2011. Accessed February 07, 

2018. 
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all of these participants, developers must also include detailed drawings & description of 

proposal, a traffic impact analysis, details of the public benefits and amenities, the project 

timeline, and may include a PUD-related zoning amendment, or relief requests from other 

specific zoning regulations.35  

 The entire Planned Unit Development process can include many steps, and may include 

steps similar to Washington, DC, such as meeting with agencies and the community, filing an 

application, a public meeting, traffics studies, submitting a list of proffers, a final action at a 

public meeting, and issuing an order.36 Another aspect to consider in the process is providing a 

plan for mitigating adverse impacts, which would result from the development of the PUD. 

Mitigation to the potential economic, visual, or community character impacts, may include 

“strict design review of structures, landscaping, off-site traffic impacts, signage, etc.”37 

“Following approval of an application by the Zoning Commission, the applicant may file an 

application for a building permit with the proper authorities of the District of Columbia.”38 Once 

the building application has been approved, the PUD boundaries will be designated on the 

Zoning Map.39 

 “Any case that requires zoning relief provides an opportunity for neighbors to weigh in on the 

planned project, through the ANC or the BZA.”40 Throughout the entire PUD process, the local 

community has the opportunity to voice opinions and concerns, as well as the opportunity to help 

                                                 
35 Ibid. 
36 Harriet Tregoning. "Planned Unit Developments." PUD Summary Handout | op. July 2011. Accessed February 

06, 2018.  
37 "Planned Unit Development (PUD)." Okanogan County Office of Planning & Development. Accessed February 

11, 2018.  
38 "IMPLEMENTATION." PLANNED UNIT DEVELOPMENTS . March 17, 2017. Accessed February 07, 2018. 
39 Ibid. 
40 Nick Burger. November 14, 2016. "Planned Unit Developments, explained." Greater Greater Washington. 

November 14, 2016. Accessed February 06, 2018. https://ggwash.org/view/43490/planned-unit-developments-are-a-

big-part-of-building-in-dc-heres-an-explanation-of-what-those-are. 
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shape their community through the community benefits package. “Because a PUD can provide 

substantial zoning relief, developers are expected to provide benefits to the community in 

return.”41 This is a unique situation for development projects, in that the developers are engaged 

heavily with members of the community in order to seek their support of the development 

project. 

 The developer is required to provide a benefits and amenities package to the community, 

as the zoning “exceptions clearly have some value; that means the developer has to ‘pay’ for 

them.”42 The value of the benefits and amenities package is assumed relatively equal to the value 

of the zoning relief. There are few restrictions as to what the benefits package can include 

however, “[t]he ‘benefits’ component accrues to the community, while the ‘amenities’ are 

typically more relevant for the residents of the development.”43 

 While benefits packages vary between projects, they typically fall into the categories of: 

architecture and landscaping, efficient and economical land utilization, safe vehicular and 

pedestrian access, transportation management measures, historic preservation projects, 

employment and training opportunities, affordable housing, social services or facilities, and 

environmental benefits.44 In Washington, DC, “[t]he developer works out an agreement with the 

neighborhood, refereed by the Zoning Commission.”45 “PUD benefits don’t have to be right on 

the development site, but they must be within a quarter mile or within the boundaries of the ANC 

                                                 
41 Ibid. 
42 Ibid. 
43 Ibid. 
44 Ibid. 
45 David Alpert. "Helping communities win better benefits agreements." Greater Greater Washington. March 19, 

2009. Accessed February 07, 2018. https://ggwash.org/view/1322/helping-communities-win-better-benefits-

agreements. 
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in which the PUD sits.”46 Benefits could include upgrading landscaping in the community, 

adding a park, requiring local hiring during the construction process, and changing traffic 

patterns in the surrounding area.  

Advisory Neighborhood Commissions 

In Washington, DC, there is a non-partisan body “of locally elected representatives called 

Advisory Neighborhood Commissioners.”47 Advisory Neighborhood Commissions (ANCs) 

Commissioners serve two-year terms48, and help to provide “people with a greater say in the 

matters that affect their neighborhoods”.49 “The ANCs were established to bring government 

closer to the people, and to bring the people closer to government.”50 

 There are currently 40 ANCs, with each ANC being subdivided into smaller areas called 

Single Member Districts (SMDs) that consist of around 2,000 people.51 “The ANCs' main job is 

to be their neighborhood's official voice in advising the District government (and Federal 

agencies) on things that affect their neighborhoods.”52 The recommendations made by the ANC 

do not have to be followed, but during the PUD process, the ANCs’ recommendations are given 

“great weight” towards the outcome. 

 

 

 

 

                                                 
46 Nick Burger. November 14, 2016. "Planned Unit Developments, explained." Greater Greater Washington. 

November 14, 2016. Accessed February 06, 2018. https://ggwash.org/view/43490/planned-unit-developments-are-a-

big-part-of-building-in-dc-heres-an-explanation-of-what-those-are. 
47 DC.Gov. "About ANCs." Advisory Neighborhood Commissions. Accessed May 06, 2018. 
48 Ibid. 
49 Ibid. 
50 Ibid. 
51 Ibid. 
52 Ibid. 
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Research Methodology 

 

In order to complete my research on the opposition to development projects in ANC 6D, I 

will employ several research techniques to answer my research questions. These techniques 

include a literature and zoning case reviews, and stakeholder interviews. By applying all of these 

techniques, I will be able to find answers for this lesser researched issue. 

Because the Zoning Commission cases are available to the public, I will also locate the 

three developments’ cases on the DC Office of Zoning website, and analyze the corresponding 

cases. By analyzing the DC Zoning Case for each project, I will be able to understand the 

community sentiments during the construction process, and the types of benefits that were 

offered to the community. Through this analysis, I can gauge how successful the community 

engagement process was at pinpointing benefits that were important to the community and met 

community needs. 

Through three zoning case reviews, I will be able to target the best stakeholders in order 

to conduct interviews about community and personal roles in the development process. Key 

stakeholders would include community members and Commissioners of ANC 6D in 

Washington, DC, current and past developers of these projects, and local planners. By engaging 

stakeholders, I will be able to capture their needs throughout the development process in order to 

have a successfully completed project that all stakeholders involved can support.  

In addition to capturing the ideals of stakeholders, I will also conduct analysis of each 

interview in order to gauge how the community in engaged during the development process. By 

asking open-ended interview questions, I will be able to find out ways in which the community 

engagement process can be improved upon. Through analysis of the interviews, zoning cases and 
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reviewing literature, I will be able to determine best practices for community engagement 

throughout the planned unit development process that can be applied to future projects for 

successful development.  
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Overview of Case Studies and Zoning Cases 

 

 When choosing development projects, I was initially drawn to the recently and 

continually developed Southeast and Southwest Waterfronts. The three sites of The Yards, The 

Wharf, and Capitol Square at the Waterfront offer a chance to compare the development 

processes of different types of development projects. By comparing these three projects, the 

development processes of residential and mixed-use projects we can see how the community was 

involved in each. 

 In addition to my own observations of the three projects, I wanted to examine the public 

zoning cases related to each project during the development phase. Because each lot on the 

zoning map may contain multiple parts of the zoning cases, I will also be examining the multiple 

cases associated with each property. This will allow me see modifications added throughout the 

process, and also gauge the length of the Zoning Commission approval process. 

The Wharf 

 The Wharf is located at Maine Avenue, S.W., between 6th and 11th Streets, S.W. on 

Washington, DC’s Southwest Waterfront (see Figure 2), and the first phase was recently opened 

in October 2017. The Wharf is a mixed-use property, and features restaurants, retail, residences, 

and business. Developed by PN Hoffman and Madison Marquette, the Wharf is currently 

undergoing a Phase II development project that is slated to be completed in 2022. 
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Figure 2: The Wharf Location 

Source: Map by Office of Advisory Neighborhood Commissions, edited by Brandi Snowden.  

When looking at The Wharf on the DC Zoning Map under the PUD layer, there are 

multiple lots that are all associated with the property and developers PN Hoffman and Madison 

Marquette. Under case 11-03, there are multiple subsections listed on the map that correlate with 

the 128 exhibits of supplementary information.53 The dates of the exhibits range from February 

                                                 
53 "Case Number : 11-03." DCOZ Case Report. Accessed April 24, 2018.  
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2011 to August 2012, showing that the PUD process took around a year and a half to be 

approved. Case exhibits include the PUD application, the detailed list of public benefits and 

project amenities, letters of support and opposition from ANC 6D and community members, as 

well as multiple testimonies taking place throughout the process.  

  Zoning at the development site, was previously C-M-1. “Commercial-Light Manu-

facturing (CM) Zone Districts provide sites for heavy commercial and light manufacturing 

activities employing large numbers of people and requiring heavy machinery, with heavy truck 

traffic and loading and unloading operations.” “No new residential development is permitted 

under C-M-1 zoning.”54 The proposed zoning was changed to C-3-C. Under a PUD, “the 

permitted maximum building height increases from 90 feet to 130 feet and the permitted 

maximum density increases from 6.0 to 8.0 FAR, all of which may be for commercial use, 

including hotels and motels.”55 

 Throughout examining the many exhibits of this case, it was interesting to see variance in 

letters of support versus the letters and testimonies in opposition of the project. Some of the 

opposition to the application came from concerns of the proposed building height, blocking the 

water view and openness of the waterfront, traffic congestions, anchoring of visiting vessels, and 

the lack of overall community involvement throughout the development process. One of the 

statements in opposition to the project stood out to me, as it brings up things that I believe could 

be improved upon during the community engagement process. The testimony of a community 

member56 provided insight as to her views of the new developers coming into the area. They 

state, “the new developers come in and make grand pronouncements about huge buildings and 

                                                 
54 Ibid, Exhibit 125. 
55 Ibid. 
56 Ibid, Exhibit 85. 
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what the neighborhood needs, but once again they don't live here. They have barely visited here. 

They say they have had hundreds of meetings but with whom?”57 While referring to the 

developers, they say “they talk to people who will agree with them or people who want 

something from them. But do they want to talk to the 16,000 or so regular people who live and 

work and fight the traffic and walk to the fish market”.58 This opposition statement offers insight 

as to how community members felt about the community engagement process. From this general 

member’s perspective, they are not directly seeing the developer meeting with “regular people”, 

in comparison to individuals who hold a level of power in the community. 

 Exhibit 60 of the case lists the details of 18 public benefits and project amenities. The 

project benefits include the addition of: a cultural facility, parking facility, public infrastructures, 

connection to the Banneker Overlook, upgrades to the Fish Market, new public parks, affordable 

housing, training and employment opportunities, environmental benefits, Capital Yacht Club, 

and the Workforce Intermediate Program.59 In addition to these benefits, the developers are also 

adding a new business improvement district or similar entity in order to maintain the open spaces 

and parks, such as the 7th Street Park shown in Figure 3, created through the PUD benefits. These 

benefits can be utilized by residents and visitors of the area, and are well thought out to provide a 

variety of amenities.  

 

 

 

 

                                                 
57 Ibid. 
58 Ibid. 
59 Ibid, Exhibit 60. 
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Figure 3: 7th Street Park at The Wharf   

Source: Brandi Snowden. 

Capitol Square at The Waterfront 

 Capitol Square at The Waterfront is a “community of 93 luxury townhouses”60, and is 

located in the Southwest Waterfront neighborhood at 7th and G Streets in Southwest Washington, 

DC, as shown in Figure 4. “Capitol Square features 93 townhomes designed with traditional 

colonial exteriors and modern interiors.”61 Established in 2000, the townhomes were developed 

by EYA and display the name of the townhomes at the entrance (Figure 5). 

 

 

 

                                                 
60 "Welcome to Capitol Square." CAPITOLSQUARE.ORG. 2018. Accessed March 08, 2018.  
61 "Established Neighborhoods." Our Established Neighborhoods | Townhome Communities | EYA. 2017. Accessed 

March 08, 2018. 
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Figure 4: Capitol Square at The Waterfront Location 

Source: Map by Office of Advisory Neighborhood Commissions, edited by Brandi Snowden.  

Figure 5: Capitol Square Townhomes Entrance 

Source: Brandi Snowden. 
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When looking at the DC Zoning Map under the PUD layer, the lot for Capitol Square at 

The Waterfront was easily identifiable and contained two zoning commission cases, with the first 

case 98-10 being the main case that I focused on. For case 98-10, there are 40 exhibits of 

supplementary information to support the case. The dates of the exhibits range from February 

1998 to February 1999, showing that the PUD process took around a year to be approved. In 

addition to the PUD application, there were telling documents on the public benefits and 

amenities, letter of support from ANC 2D, a list of owners within 200 feet of the property, and a 

community report from the Southwest Neighborhood Assembly (SWNA). These documents 

provide insight as to the events leading up to the development of the townhomes.  

 “The property is situated in the Southwest Redevelopment Area of Ward 2 in the city 

block bounded by 7th, 9th, and G Streets, S.W. and the Southeast-Southwest Freeway.”62 The 

proximity to the Freeway can be seen in Figure 6. At the beginning of the PUD process, the 

property at 7th and G Streets was unzoned, and used as a surface parking lot. The development 

proposed changing the current zoning to R-5-B, “designed to permit a flexibility of design by 

permitting in a single district all types of residential development.”63 

                                                 
62 "Case Number : 98-10. Exhibit 6." DCOZ Case Report. 
63 Ibid. 
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Figure 6: Capitol Square PUD Site Location 

Source: DC Zoning Commission, Case 98-10, Exhibit 36. 

Throughout the case documents, it is interesting to see the various letters and testimonies 

of support for the proposed project, and the list of benefits and amenities. Exhibit 24 of the case 

details the list of eight public benefits and project amenities from the PUD project.64 The benefits 

include: housing, completion of the Southwest redevelopment area, urban design, transportation, 

revenue for the district, site planning, local business opportunities, and first source employment 

opportunities.65 Not included, is the ways in which these benefits were selected. Some of the 

benefits and amenities in this document, in current projects would not be considered amenities or 

public benefits because they are requirements for development. Under the transportation benefit 

                                                 
64 "Case Number : 98-10. Exhibit 24." DCOZ Case Report. 
65 Ibid. 
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and amenity, falls off-street and on-street parking as seen in Figure 7, which currently has a 

specific requirement on new development projects. The other benefits of housing, revenue for 

the district, and site planning almost seem like obvious additions to the community, while there 

do not seem to be any direct amenities given to the community. 

Figure 7: Capitol Square Parking (On-street and off-street)  

 

 

 

 

 

 

 

 

 

 

 

 

Source: Brandi Snowden 

 

Exhibit 26 of the case is a booklet on the Southwest neighborhood, that was provided by 

ANC 2D at the hearing on November 30, 1998. The Southwest Neighborhood Association 

(SWNA) published the booklet, seen in Figure 8, in May 1998 with the tagline of 

Southwest…Closer Than You Think66. The booklet gives an overview of the Southwest 

neighborhood and area history, the mission of the SWNA, and most importantly the challenges 

                                                 
66 "Case Number : 98-10. Exhibit 26." DCOZ Case Report. 
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and solutions for the areas problems. The booklet details that in 1996 and 1997, the Southwest 

community “was being threatened by the impending relocation of the 4,500 employees of the US 

Environmental Protection Agency from Waterside Mall”, while “there was no apparent 

replacement tenant for this one million square foot building.”67 As well, the neighborhood 

population was declining, and “the community recognized that its waterfront 

was an underutilized resource, with great potential for further development.”68 

Figure 8: Southwest…Closer Than You Think 

Source: DC Zoning Commission, Case 98-10, Exhibit 26.  

 In order solve these impending problems, the SWNA employed Urban Land Institute 

(ULI) to complete a study and prepare recommendations. Included in their recommendations was 

the addition of “between 95 and 175 units of new, market-rate housing targeted to younger 

                                                 
67 Ibid. 
68 Ibid. 
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adults.” This fits closely with the later approved development of the 93 Capitol Square 

townhomes. Because the project was able at the time to fit into the “goals of the Urban 

Renewal Plan for Southwest”69, and compliment the design of the surrounding area I believe that 

this project had the support of the local community. Perhaps most telling as to the success of this 

development, is the Zoning Commission Order, Exhibit 39 of the zoning case. Detailing the 

findings of fact, number 27 on the list states “there was no opposition to the application.”70 

The Yards 

 Located at M Street SE and 1st Street SE in the Navy Yard Neighborhood (Figure 9), The 

Yards began development in 2008, with parts of the first phase of the mixed-use project being 

completed between 2010-2016. Developer Forest City has undertaken the redevelopment project 

that will feature “5.5 million square feet of retail, office and residential uses spread across 25 

buildings on a 48-acre waterfront site.”71 The Yards Park opened in November 2011, and is 

currently maintained by the Capitol Riverfront BID. Objectives for the space are to encourage 

open space, promote a lively, interactive waterfront environment, discourage parking, and pride a 

development area for retail and cultural uses. The second phase of The Yards is Slated for 

completion in 2030, the second phase of The Yards will feature “an additional 3 million square 

feet of mixed-use development.”72 

 

 

 

 

                                                 
69 Ibid. 
70 "Case Number : 98-10. Exhibit 39." DCOZ Case Report. 
71 "The Yards." Forest City Realty Trust. Accessed April 30, 2018. 
72 Clabaugh, Jeff. "Big Phase 2 Unveiled for The Yards in DC." WTOP. April 10, 2018. Accessed April 30, 2018. 
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Figure 9: The Yards Location 

Source: Map by Office of Advisory Neighborhood Commissions, edited by Brandi Snowden.  

 This development differs from the other two developments, as it is not a planned unit 

development. When examining this Zoning Commission case, I was not able to compare the 

exhibits directly with the other two cases as the process of by-right development differs from the 

PUD process. The main Zoning Commission case for the first phase development of this 

property is Case 03-06. With 70 exhibits of case documents, the dates range from February 2003 

to March 2004. Included in the case exhibits are maps, letters of support, a design framework 

draft, and a statement from ANC 6D. Unlike the other two cases, there is only one opposition 

letter included in the case documents.  

Prior to development, the property was owned by the U.S. Government and was 

unzoned73, and in this case, new zoning is proposed without it being a PUD. Exhibit 3 of the case 

                                                 
73 "Case Number 03-06. Exhibit 1" DCOZ Case Report. Accessed April 30, 2018.  
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details the proposed specifications of The Southeast Federal Center (SEFC) Overlay District as 

shown in Figure 10, that “is intended to provide for the development of a vibrant, urban, mixed-

use waterfront neighborhood, offering a combination of uses that will attract residents, office 

workers, and visitors from across the District and beyond.”74 

Figure 10: SEFC Zoning Overlay 

Source: DC Zoning Commission, Case 03-06, Exhibit 2. 

                                                 
74 Ibid, Exhibit 3. 
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Similar to the Capitol Square case, included in The Yards case is a neighborhood study. 

The Congress for the New Urbanism prepared the Near Southeast Neighborhood & Waterfront 

Workshop Report, for The U.S. General Services Administration and the DC Office of Planning, 

as shown in Figure 11.75 Completed in October of 2000, “the Near Southeast Neighborhood and 

Waterfront Workshop was held May 19 to 21, 2000. “It was intended to bring together key 

neighborhood citizens, community leaders, and stakeholders with an interdisciplinary group of 

experts to discuss the future of the Near Southeast Neighborhood and Waterfront in Washington, 

D.C.”76 Like the Southwest report, “the workshop did not go to the point of designing specific 

buildings or improvements, or writing detailed zoning amendments. Rather, it set forth a general 

vision and direction that could then be further refined by the various parties involved and set the 

tone for future requests for proposals.”77 

 

 

 

 

 

 

 

 

 

 

                                                 
75 Ibid, Exhibit 4. 
76 Ibid. 
77 Ibid. 
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Figure 11: Near Southeast Neighborhood & Waterfront Workshop Report 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: DC Zoning Commission, Case 03-06, Exhibit 4. 

 

In summary, several actions were detailed in the report that could be implemented in the 

future. These actions include developing the SEFC as a mixed-use project, allowing public 

access to the waterfront, and retaining and developing historic buildings. Within the developed 

plan, there are sections dedicated to economic development, housing and community 

development, and environmental strategies. The community building & outreach sub-section of 
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the plan highlights that during economic development, there is a need for “transparency and 

inclusion of stakeholders in the process.”78 
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Stakeholder Interviews 

 

When thinking of the development process, there are many people who have an invested 

interest in the new development. Stakeholders in these projects vary, but include: developers, 

community members, planners, ANC 6D, and business owners. By interviewing with 

stakeholders, I will be able to fully understand how each are involved in the development 

process.  

When conducting stakeholder interviews I talked with developers and other stakeholders 

in order to compare processes and best practices. I talked with a developer from The Wharf, an 

ANC 6D Commissioner, and DC Office of Planning Ward 6 Planner. For each interview, I asked 

general questions about the development process and ways in which they think the PUD process 

could be improved. Talking with a commissioner from ANC 6D, and the Ward 6 Planner at the 

Office of Planning gave me a better understanding of the community and planner roles during 

the planned unit development process. Having had experience working directly with developers 

in order to make sure that their concerns and ideas are heard, they provided immense feedback as 

to what is and isn’t working in the community engagement process. 

During these interviews with various stakeholders, I loosely used a template of sample 

questions. This allowed me to gather and compare responses between different groups of 

stakeholders. By comparing the responses, I was able to draw conclusions towards the areas of 

the community engagement process that are working and those areas that need to be improved. 
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Sample Stakeholder Questions: 

 

• Overview of company, role, and experience 

• Overview of project, background, proposed timeline 

• What was the previous project land use? What are the proposed zoning changes? 

• How long was the community engagement process? 

• What were some strategies for receiving feedback/opposition from stakeholders and 

community members? 

• Where there incentives and community benefits were provided to the community? 

• How does the PUD process compare to general development projects, in terms of community 

opposition? 

• How can stakeholders better present constructive feedback so that their concerns are heard? 

• Is there a part of the community engagement process that you would have or have done 

differently in development projects? 
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Developer Interviews 

Interview with Developer from The Wharf  

The first interview that I conducted was with a developer from The Wharf. They were 

involved with the wharf development as a Partner and led the community engagement initiatives 

throughout The Wharf’s development. The community engagement process began for The Wharf 

development in 2007, immediately following the project being awarded to the developers PN 

Hoffman and Madison Marquette by the District of Columbia.79 They described this project as 

being unlike other development projects because they were directly involved in the community 

engagement process. 

During the community engagement process, they stated that it was critical to listen to 

community members, and to talk through issues. Having inclusiveness and transparency were 

two strategies employed for this development, while they noted that simply checking boxes was 

not an approach. In addition to residents in the surrounding neighborhoods, they also considered 

and included the 94 boat residents on the Southwest waterfront. When working with the 

community, the Southwest community had strong feelings about the new development and 

worked with ANC 6D throughout the process. As mentioned, then Chair of ANC 6D, Andy 

Litsky, has praised the community engagement process in two separate New York Times 

articles. During development, Andy stated that the “team have gone out of their way to bring the 

community into the process and come up with something beneficial to the neighborhood. They 

are the new neighbors, and we welcome them to the neighborhood.”80 In a different article 

released one month before The Wharf opened, Litsky “praised the developers for involving the 

                                                 
79 "The Wharf." Bacon Development – Project Gallery. 
80 Meyer, Eugene L. "Contrite Over Failed Urban Renewal, Washington D.C. Refreshes a Waterfront." 
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community and responding to its concerns. He said he expected the Wharf ‘to soon be taking its 

place as the centerpiece of one of the most dynamic neighborhoods in the country.’”81  

Several advisory groups and sub-groups were created during the community engagement 

process, in order to gauge opinions on specific areas. The Development Advisory Group was 

comprised members including representatives from the surrounding condos, ANC 6D, and 

council members from Wards 4, 5, 7, and 8. This group met every month, later quarterly, to 

receive a development and construction update, bring up concerns and questions, and then report 

back to their constituents. From this group two additional sub-groups were created including the 

Community Construction Group, who were alerted of scheduled construction, and the 

Community Benefits Group. The Community Benefits Group worked to determine amenity fees 

for market rate, workforce, and affordable housing units, as well as determining benefits such as 

having a percentage of workers being local residents. During the development process, there was 

special outreach arranged in all Wards to promote the new housing, and encourage many to 

apply.  

While listening to the feedback from residents, a Heritage Committee was created in 

order to preserve and remember historic events and spots throughout The Wharf. On their 

recommendation, history markers were added to highlight events, as well as engraved pictures 

depicting events. Later this year, they described the coming addition of a heritage trail that will 

lead to Tiber Island. Additionally, Hoffman agreed to build a community park and created a 

charrette group of ANC members to help choose the design and landscaping. Another group 

formed by the ANC, the PUD Negotiating Group, met with the development team and went over 

every detail before presenting development plans to the ANC.  

                                                 
81 Meyer, Eugene L. "A Decaying Waterfront in Washington Returns to Life."  
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In addition to listening to members of the community for their input, the developers also 

created employment opportunities for area residents. During development, job fairs were help to 

hire for current construction opportunities, as well as operations jobs when the development was 

complete. In the first phase of development, 1,000 people from Wards 7 and 8 were hired, and 

they plan to continue this hiring process during the second phase of development.  

When considering changes to the community engagement process for the second phase of 

development, they stated that “I think we did it right the first time”. They stated that they were 

willing to listen and evolve from community feedback, which should be a model for other 

development projects. Also importantly noted, was that the costs of doing it right the first time 

are miniscule compared to having to fix issues later. 
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ANC 6D Interviews and Meeting Overview 

Delving into this research, I knew that I wanted to include the community’s perspective, 

as it would be integral towards determining issues and solutions. The areas surrounding all three 

of the developments fall under DC’s ANC 6D. Covering areas in Southwest, Navy Yard, and 

Buzzard Point, members of ANC 6D have had experience working with developers as new 

construction projects are discussed. Given the recent construction projects in ANC 6D such as 

The Wharf, The Yards, and coming construction of the DC United Stadium, I found the 

information relayed to me by commissioners of the ANC to be valuable. 

In addition to conducting interviews with Commissioners of ANC 6D, I also attended the 

April meeting. I wanted the ability to have my own perspective on the community dynamics of 

the community, to compare with the views that I received during interviews. During the meeting, 

I was able to gain knowledge on current community sentiments in regards to currently proposed 

projects. 

ANC 6D April Meeting 

 On April 9th, I attended the monthly business meeting for ANC 6D. This meeting was 

open to the public for transparency, and included several portions in the agenda for attendee 

participation. During the meeting, there were three specified times listed in the agenda in which 

attendee participation was permitted. Participation was permitted during the following agenda 

items, Community Concerns, and Meeting Announcements.82 As well during the meeting, there 

was a presentation by developers Forest City for their proposed Yards West new development. 

Throughout the meeting, many agenda items were raised, particularly in the 

Development, Planning, and Transportation that were of interest to my research topic. Several of 

                                                 
82 "MONTHLY BUSINESS MEETING AGENDA." Advisory Neighborhood Commission 6D. Accessed April 17, 

2018.  
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the businesses presented to the ANC commissioners in order to gain their support for changes to 

the outside of their businesses. Being my first ANC meeting, it was interesting to see how each 

commissioner had particular issues that they raised in response to the proposals made. 

Particularly, the ways that commissioners raised concerns over things that could become 

problems for customers and pedestrians in an application for a sidewalk café addition. One 

commissioner raised concern for the close proximity the café would have with an exit to the 

Navy Yard metro station, which shows their dedication to the wellbeing residents and visitors to 

the community.  

The attendee participation portion of the meeting had a Community Concerns agenda 

item, when residents were able to raise issues that they are seeing in the community. During the 

Community Concerns portion, there were three issues raised that included parking permitting 

and sidewalk stability. Responses to these issues were discussed to be followed up on, so that 

reasonable action could be taken. Hearing a variety of community concerns allowed me to see 

how the ANC handled and responded to new development projects, but also how they must work 

with the community to facilitate their best interests. 

Interview with ANC 6D Commissioner  

 I was able to speak with an ANC 6D Commissioner, who has had personal experience 

working with developers throughout the development phase. As part of the PUD process, they 

detailed the steps in which developers must follow. Because the PUD process includes zoning 

changes, developers are required to present their proposed project to the local ANC at a public 

meeting. At this meeting, developers describe and present what they intend on building. After 

this meeting, the ANC works with community groups through community meetings at churches 

and libraries to determine any concerns the local community has.  
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 The Commissioner makes the point that developers should have done their research 

before presenting their development plan, in order to gauge community sentiments and 

determine how they think the project would be of benefit. This process of community feedback 

through the ANC can go back and forth, with the ANC being the singer off on these development 

projects. Through this community engagement process, a set of community benefits is also 

determined to be approved by the ANC. After the negotiation has been reached, there will be 

vote among the ANC commissioners to determine support of a project with the outlined benefits 

attached. Without the support of the ANC, the Zoning Commission would not hear the case and 

the developer would need to return to the ANC to gain their support. 

 The community benefits that are negotiated are entered into the Zoning Commission 

application, and must be agreed upon before the final order is written. However, these benefits 

can be renegotiated until the final order is written. The benefits that are negotiated can include 

monetary, deliverables, or new development items. For example, a monetary value can be 

negotiated to be put into a community foundation formed by the ANC that can be used later to 

fund community projects. Deliverable benefits could include founding local youth camps, or 

providing tickets for the community to events. Development benefits would include landscaping 

upgrades, and construction of community parks.  

The Commissioner described that for the developer, it is in their best interest to find the 

best benefits to move their project to completion. Describing a PUD situation in a different ANC, 

they said that at the Zoning Commission hearing, that there was a disconnect in the benefits that 

were being offered by the developer, and those proposed by the ANC. Having this lack of 

agreement on the proposed benefits slowed down the process, as the Zoning Commission would 

not hear the case until the discrepancies had been addressed. Specific to the new development of 
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The Wharf, the Commissioner recalled specific action items that developers had to achieve 

because this PUD project included a transfer of DC land to the developer. 

In response to the overall community engagement process, the Commissioner said that 

the process works well, and that the key to success is a partnership between the community, 

ANC, and developer. As they previously stated, before presenting ideas to the community, the 

developer must know the community and put focus on them. The Commissioner stated that if a 

developer understands the neighborhood and social climate, then they will be successful. 

Without that neighborhood knowledge and promotion of an inclusive and diverse development, 

the development process can be held up.  

They note that it is important for developers to facilitate community outreach, and tailor 

their proposed amenities towards things that would be important to the community. In reference 

to developers, the Commissioner said that “when they understand, things work magnificently”. If 

the developer doesn’t understand the community, the ANC can oppose the development until 

they take into account community sentiments.  
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DC Office of Planning Interview 

 Throughout the process of researching and determining which stakeholders to interview, I 

decided that it was important to include the planning perspective. Adding the planning 

perspective was necessary in order to gauge how planners are involved in the PUD process, and 

take into consideration any suggestions for improvements. Because all of the projects in research 

area are located in ANC 6D, I reached out to the Ward 6 Planner at the Office of Planning to get 

her feedback on the PUD process, and on the development processes of these three projects. 

Interview with DC Office of Planning Ward 6 Planner  

 After getting in touch with the Ward 6 Planner at the DC Office of Planning, who was 

able to clarify the role that planners play in the PUD process. They noted that it is their job to 

make recommendations to the Zoning Commission about the PUD project in question. During 

the PUD process, developers must additionally present their proposed project to the Office of 

Planning (OP) to obtain feedback and concerns. After a project has been presented and 

negotiated with the Office of Planning, they detailed that the OP will write a recommendation 

report to the Zoning Commission showing their support of the proposed project. In terms of the 

agreed upon community benefits, the ANC takes the lead on negotiating benefits that they think 

would best benefit their community.  

 When thinking about ways in which the community benefits aspect of the PUD process 

could be improved upon, the Planner stated that for developers they must know the community. 

When engaging with community members, they also pointed out that it is important for 

developers to engage using multiple platforms. This could include holding in-person meetings, 

online meetings, and could even be held at their own condo in order to fully engage with a 

variety of people of different ages.  



47 

 

The planner described Southwest as having a large social infrastructure, outside of the 

ANC. Because there are many community groups, they suggested that these groups also be 

focused on for engagement by developers. Thinking of the timing of the meetings, by engaging 

with multiple groups developers should be strategic such as holding meetings in the morning for 

senior citizens, and in the evening for working citizens.  

The overall suggestion for the process is for the developers to make an effort to know the 

community and the community dynamics. They also noted that The Wharf shows a good 

example of how community engagement takes place before development, and continuing after 

the first phase of development. Also during this interview and with the ANC 6D Commissioner, 

the need for developers coming into the community to be able to understand and connect with 

community members is stressed.  
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Recommendations for Successful Development  

 

 After gathering the information and data as defined in my research methodology, I was 

able to draw conclusions and make recommendations. Examining the community engagement 

aspect of the PUD process throughout my study, I was able to learn about current approaches. 

Based on these current approaches as described by stakeholders, examining the zoning cases, and 

reviewing relevant literature, I determined that there are several ways in which the community 

engagement process can be improved in order to facilitate a more cohesive development process. 

Comparisons 

During the interview process, I noticed some similarities between the stakeholders 

perceptions of the PUD process overall, as well as the community engagement process led by 

developers. When talking with The Wharf developer, ANC 6D Commissioner, and Office of 

Planning Ward 6 Planner, I saw similarities in how they all described the PUD process as one 

that worked well when completing the right steps. The Wharf developer described the detailed 

steps that were taken in order to include numerous community members in the planning process 

of The Wharf, and to getting to know the community. Both the ANC Commissioner and Planner 

stressed being able to understand the community dynamics and history for developers as being 

imperative to a successful PUD process.  

 Another common theme that was mentioned by the developer and ANC Commissioner 

was the ability for individuals and community groups to block the start or continuation of 

developments that they do not feel will fit the community, or personally oppose. While those 

opposed feel this is the necessary step, this causes delays in development time and redesign from 

the developer. However, this shows how the PUD process differs vastly from by right 

developments as they give the community power and the upper hand in these situations.  
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 During the ANC 6D meeting that I attended, developers Forest City of The Yards were 

present to introduce their plans for the new phase of their development. Although this project is 

not a PUD project, their presence at this meeting shows that they still acknowledge the power 

that the ANC holds and are still actively engaging with the community for support of their 

project. Looking at the Zoning Commission case for The Yards, I also noticed that there was 

only one letter in opposition to the development. This is likely because the public opinion has 

less of an impact on the Zoning Commission case’s approval. 

 While comparing the cases with the interviews I noticed some differences between how 

developers feel they have engaged with the community, and how average citizens in the project 

area feel. When talking with The Wharf developer about any aspects of the community 

engagement process that could be changed in the future, they stated that they had done it right 

the first time, and that they didn’t feel that anything needed to be changed for future 

development. However, while examining parts of the Zoning Commission case for The Wharf, 

one letter of opposition in particular stood out to me. The letter of opposition by a community 

member showed a disconnect between the perceptions of community members and developers of 

reaching out to community members for their input.  

 It was also interesting to see how the PUD process has changed between the development 

of the Capitol Square Townhomes, and The Wharf. The Capitol Square townhomes went through 

the PUD process in 1998 and received no documented opposition to the project, and included a 

list of public benefits and project amenities that are written in more general terms compared to 

the level of detail that is described by the benefits at The Wharf. While there are letters of 

support included for Capitol Square development, there is not the same volume of letters. It is 

possible that in addition to letters from the ANC, letters from other stakeholders and members of 
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the community help the PUD process to be approved. Additionally, letters of opposition have 

become common additions of more recent projects, as residents are more aware of the 

development and are encouraged to voice their opinions. 

Recommendations 

 After considering the feedback from interviews and information found in the Zoning 

Commission cases, I determined that there are ways in which the community engagement 

process of PUDs could be improved to facilitate a smoother and faster development. Based on 

techniques and practices determined from reviewing the literature and of similar industries, I was 

able to determine three recommendations that could be tried and adapted in future PUDs. These 

three recommendations could be introduced by planners, and take into consideration aspects of 

from the Zoning Commission cases that stuck out to me as working well, or needing 

improvement. Based on the information I have gathered throughout this study, it would be in the 

developers best interest to establish a relationship with the community. In today’s age of 

development, without the support of the community the development can be opposed by the 

community or even stalled from being completed. 

 Looking back on the Capitol Square at The Waterfront and The Yards Zoning 

Commission case, the reports Southwest…Closer Than You Think and Near Southeast 

Neighborhood & Waterfront Workshop Report provides information on the Southwest and 

Southeast neighborhoods’ area history, mission, and challenges and solutions for area problems. 

The reports, both included as an exhibit in the Zoning Commission cases, has benefits that 

directly work towards these goals or to provide solutions to what was outlined in these 

documents. Having this resource available to developers who are coming into a community they 

might be unfamiliar with, is beneficial to both developers and community members. Having 
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these challenges and a mission outlined helps guide developers to understand the area, and the 

type of development and amenities that the community is looking for.  

 Both of these reports appear to have been one-off reports that have not been duplicated 

since. I would recommend making a report similar to these available every two to five years that 

shows an updated vision and goals for the community. The reports would also detail potential 

problems that the community might face in the future. Making these reports public would help 

current and potential developers to better understand the area and help guide their development 

plans, and in PUDs to help determine what benefits and amenities would best suit the area.  

 While The Wharf conducted immense community engagement techniques, it still seems 

as though they missed out on hearing from the large group of stakeholders, that is more general 

community members. Looking through the documented outreach meetings, by The Wharf 

developers, I see information similar to that as described by The Wharf developer during our 

interview. The majority of the outreach meetings took place with groups such as ANC 6D, Arena 

Stage, Capital Yacht Club, and the Community Benefits Committee83. While these meetings 

involve affluent stakeholders, likely of small groups, only four out of the 320 outreach meetings 

specifically state involving 125 or more participants84. By having multiple meetings with the 

same groups, developers can miss opinions and concerns from more general members of the 

community. 

 By employing the use of surveys, developers can get a sense of sentiments from a larger 

group of people in the community. Using a random sample of residents in ANC 6D, developers 

can use the results to apply as representative to the community as a whole. Developers can use 

surveys to gauge community sentiments toward the project, at different stages in development. 

                                                 
83 "Case Number : 11-03. Exhibit 59" DCOZ Case Report. Accessed April 24, 2018. 
84 Ibid. 
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Additionally, the results of the surveys could be compared to the results from the outreach 

meetings to ensure that the ideals for development practices, and community benefits and 

amenities align. Surveys also help community members to feel involved in the development 

process, and to have an outlet to voice their concerns. 

 Publicity of projects currently in development can lead to more engagement from the 

community. By actively promoting details of the development, developers can show their interest 

in gaining community feedback. While The Wharf describes adjusting meeting times to 

accommodate an older population of residents, they do not describe tailoring engagement 

strategies towards younger residents.  

 In order to better facilitate input from a younger population of residents, developers 

should utilize social media to provide updates on development, inform of public meetings, 

summarize findings from meetings, and to monitor discussions and issues that may arise online. 

Developers should actively monitor and update various social media channels, which can be used 

to cater to different age ranges. Using social media adds a level of transparency to the 

development process, and allows developers to immediately respond to questions and concerns. 

Without active engagement online, opposition and concerns for a project can grow and turn into 

problems. 
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Conclusion 

  

Considering the three recommendations for improvements to community engagement 

process, I realized that I described three things that I actively do in my current role at The 

National Association of REALTORS®. As a Survey Research Analyst, I work to complete 

timely reports based on survey data from our general membership. In order to promote these 

survey results to members and consumers, I also manage four of the Research Department’s 

social media accounts. By posting and cross promoting our current projects, and actively 

monitoring feedback through comments, I am able to respond timely to questions and concerns 

raised by consumers and members. Because I actively engage with members and consumers on 

social media, we have high engagement rates among all of our posts and receive positive 

feedback. 

Throughout the course of my research project, I ran into areas of difficulty that limited 

my data collection abilities in particular. During the stakeholder interviewing process, I wasn’t 

able to reach all of the stakeholders that I had initially planned on speaking with. I had planned 

on interviewing developers from all three of the development projects, in order to compare the 

developers community engagement strategies and ways to improvement community engagement 

during the PUD process. I also spoke in person with another ANC 6D commissioner at the April 

meeting that I attended, but was unable to set-up a timely interview to get their perspective of the 

PUD process.  

Additionally, the limitations of conducting this study include the number of projects that I 

chose to study. In future research, this study could be replicated on a larger scale. This could 

include comparison of a larger number of PUD and by-right developments in ANC 6D, as well 
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as studying a larger or different area. The potential of future research could help further refine 

the community engagement process of PUDs, to create guidelines that would set expectations 

and outcomes from all stakeholders during development. Because power is concentrated at a 

local level during the PUD process, I would also expect to find that community sentiments in 

other ANCs regarding new development would differ from those in ANC 6D. Additionally, the 

project size would potentially affect the level of community engagement and length of time it 

takes for PUD process to be approved.  

Initially while making my hypothesis, I expected to find that developers were not actively 

engaging in the community and that recommendations would need to be made so that these 

practices would be utilized. In actuality, I found that of the two most recent projects, both the 

PUD and by-right development actively engaged with AND 6D, and the community to present at 

public meetings and conduct numerous community outreach meetings. Although I wasn’t 

expecting to find this level of community involvement, I still realized by conducting interviews, 

analyzing the zoning cases, and reviewing relevant literature that there were still ways in which 

the community engagement process could be improved to facilitate a smoother development 

process. By creating a community report, conducting surveys, and utilizing various social media 

platforms, developers, planners, and community members can work together to have successful 

developments. 
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