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700 PENN OVERVIEW

•
•

DEVELOPMENT BRIEF:
(Numbers rounded and should not be relied upon.)

GFA: 462,000 sq ft (above grade)
Residential: 254,000 sq ft (158 units)
Commercial: 197,000 sq ft (office & retail)
FAR: 3.36
Building height: 3-6 stories (46’-95’)
Parking: 330 spaces below grade

•
•
•

Total retail: 62,000 sq ft.
Ground floor/at grade: 40,000 sq ft.
Below grade: 22,000 sq ft total.
o 15,000 sq ft (S. Building)
o Explore feasibility of a supermarket, health club or
drug store.

Folger Park

Eastern Market

Metro

Marion Park

Garfield Park

Summary – ANC6B Hine PUD Subcommittee
Retail Working Group (1/31/2012)
•
•

RETAIL BRIEF (Numbers rounded and should not be relied upon.)

700
Penn

•
•
•
•
•
•

Encourage tenants who would not compete with current
nearby shops on 8th Street and vendors inside E. Market.
Below grade space is challenging. Interior height too short
for a cinema.
Shop shell space width is flexible but depth is fixed.
Apparel retail is hardest to situate.
Many major chains require pedestrian counts of 700/day.
What is needed? Define retail/merchandise mix.
Demographic instincts suggest kids, pets, food.
A daycare might not generate a lot of pedestrian traffic but
would need curb space for drop offs.

Ballpark / Navy Yard

8th Street

•
•
•
•
•
•

E. MARKET
RETAIL AREA

BARRACKS ROW

•

Library
of
Congress

8TH STREET CORRIDOR

•

Transform and enliven the streetscape.
Connect the Eastern Market retail area (7th Street) with the
Barracks Row retail area, just south on 8th Street.
Reopen the 700 block of C Street and activate the new
urban plaza on the SE corner of C and 7th Streets.
(C Street will be open to vehicle traffic on weekdays
and pedestrianized on weekends to accommodate
flea market vendors.)
Provide at least 2400 sq ft at grade for a childhood
development center.
Provide a prominent, high volume retailer for the NE corner
of 7th Street and Pennsylvania Ave.
Promote the creation of locally-owned businesses:
o Provide a minimum of 20% of retail space to small
and locally owned retailers.
o Provide at least 1000 sq ft of retail space at belowmarket rents to a single outlet local retailer.

L.O.C.

7th Street

•
•

Library
of
Congress

6th Street

Location – The 3-acre redevelopment is located on the site of
the former Hine Junior High School in the historic residential
Capitol Hill area of Washington, on the north side of
Pennsylvania Avenue (SE), a major commercial corridor, and
between 7th and 8th Streets (SE). 700 Penn neighbors the
bustling Eastern Market, Washington’s oldest food market, and is
approximately a half mile east of the US Capitol.

RETAIL-RELEVANT GOALS (from PUD process)

5th Street

Stanton Development retained AP Simmons to conduct a
demographic analysis and retail market study for their mixed-use
project at 700 Pennsylvania Avenue, SE Washington. This report
summarizes a larger report for Stanton - EastBanc LLC, which
analyzes retail development conditions and opportunities
surrounding the 700 Penn site. For convenience, many numbers
are rounded and approximate and should not be relied upon.

CAPITOL RIVERFRONT

Explore providing space for retail incubation:
•

•

Retail incubation is when a landlord encourages a start-up
retail business by providing discounted temporary space –
usually with public sector or other private sector partnership
support for supplies and training.
Due to its proximity to Eastern Market and accommodation
plans for the flea market on C Street, the North Building
would be ideal.
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H STREET CORRIDOR
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TRADE AREA AND KEY STRENGHS & CHALLENGES
TRADE AREA

3 KEY STRENGTHS, CHALLENGES & QUESTIONS

A trade area is the geographic region from which a given area
draws most of its retail customers. Trade area boundaries will
vary shop by shop as merchandise demand varies and is
influenced by the location and draw of major competitors,
regional access (influenced by transportation infrastructure,
topography, demography), and other factors. Due to these
factors, trade areas for dense, walkable urban neighborhoods
such as Capitol Hill are more complex to calculate than in
suburban areas.

Strengths/Assets
• Significant “passerby” foot traffic accessing Metro (daily
commuters and visitors) and visiting Eastern Market.
• Strong mix between daytime office workers (most offices
along Pennsylvania Avenue extending northwest), local
residents on weekday nights and weekends, and outside
visitors on weekends. Such diversity in uses and activities is
very uncommon for Washington, DC
• Relatively compact neighborhood and strong streetscape
which help define image. Capitol Hill is ranked as the most
pedestrian friendly neighborhood in Washington and also
has the most cyclists commuting to work of any DC
metropolitan neighborhood. This means the right retail
program can capture additional “destination”-bound foot
traffic and cyclists in a broader area than otherwise.

Primary trade area
• ½ mile radius (10 minute walk) from 700 Penn.

7th & C Streets
(SW corner)

Artist’s impression, - 700 Penn looking north
Eastern Market Metro plaza

Secondary trade area – The secondary trade area is defined
more broadly, extending approximately a mile outwards, and
includes (in order of capture):
•
•
•
•

North: Capitol Hill residential neighborhood until H Street.
South: Barracks Row and as far south as the Navy Barracks
and Capitol Riverfront developments.
West: residential neighborhood and offices surrounding the
US Capitol.
East: the residential neighborhood until the Anacostia River.

Tertiary trade area – Boundaries of tertiary trade areas in urban
areas can vary considerably because of population density and
demographic characteristics, transportation connectivity, and
competitive market availability and existing attractions (e.g.,
retail, institutions, cultural landmarks). 700 Penn’s tertiary trade
area is most strongly influenced by the following factors:
•
•
•

Directly adjacent to Eastern Market metro (blue and orange
lines).
Major thoroughfare, Pennsylvania Ave.
Eastern Market’s flea market and Barracks Row commercial
corridor, which pull outsiders from outside the immediate
neighborhood and broader Washington metropolitan area.

Artist’s impression, - 700 Penn looking north
Eastern Market Metro plaza

Challenges
• Many new retail developments in Washington are relying on
increased resident populations with new infill housing at high
densities. Capitol Hill’s residential area is in a historic
preservation area and is largely built out, with few
opportunities for infill residential development. It is unlikely
the population density will rise as in other areas in the
District. However, future growth will occur in the Capitol
Riverfront area to the south and along H Street to the north
and elsewhere in the District and should be captured.
• Parking scarcity is unfavorable for many national and
regional retailers.
• Lacks a clear retail market position or identity for nonresident shoppers (other than dining and the flea market);
challenge to apparel retailers.
Questions
• With just ~40,000 sq ft of ground floor retail, what is an
appropriate mix between restaurants and apparel retailers?
• What types of restaurants are lacking on H Street and
Barracks Row?
• What are ways to increase customer traffic by capturing
surrounding office workers? And likewise, capturing new
residents from the Capitol Riverfront and H Street corridor
areas? (Both an approximately 15-20 minute walk).
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DC NEIGHBORHOOD DEMOGRAPHICS COMPARISONS (1/2 mile radius)

NUMBERS ROUNDED

Adapted from 2010 ESRI:
www.wdcep.com/dc-profile/neighborhoods/

Capitol Hill
(Eastern Market)

Chevy Chase
Fr. Heights

Cleveland Park

DuPont Circle

Georgetown
(Wisc & /M)

Glover Park

H Street

U Street & 14th

POPULATION

13,000

10,200

8,500

20,0000

10,000

8,000

16,000

27,000

48%

47%

38%

35%

54%

43%

52%

38%

Average HH income

$103,000

$145,000

$122,500

$121,000

$180,000

$139,000

$86,000

$90,400

Median HH income

$80,000

$115,000

$94,000

$87,000

$155,000

$106,000

$65,000

$61,000

Median Disposable income

$56,000

$78,000

$56,000

$48,000

$84,000

$58,000

$42,000

$39,000

Age 0-19

14%

14%

9%

4%

12%

12%

15%

10%

Age 20-34

33%

22%

40%

53%

44%

48%

37%

50%

Age 35-64

42%

38%

40%

35%

31%

30%

40%

36%

Age 65+

8%

25%

12%

8%

13%

10%

10%

6%

Median Age

37

46

36

33

31

30

35

32

Apparel & Services

$18,000

$17,500

$18,000

$34,000

$20,000

$12,500

$12,000

$27,000

Entertainment & Rec

$33,000

$32,000

$31,000

$58,0000

$36,000

$22,000

$20,000

$45,000

Food at Home

$45,000

$43,000

$44,000

$85,000

$48,000

$30,000

$30,000

$68,000

Food away from Home

$34,000

$32,000

$33,000

$64,000

$36,000

$23,000

$22,000

$50,000

Household Furnishings

$19,000

$18,000

$18,000

$32,000

$21,000

$12,500

$12,000

$25,000

Personal Care

$4,000

$4,000

$4,000

$7,500

$4,000

$3,000

$2,600

$6,000

Avg. spent per HH

$34,000

$45,000

$38,000

$32,000

$57,000

$40,000

$24,000

$25,000

Metro count
(Weekday/weekend)

6,000 | 8,500

9,500 | 8,800

4,500 | 5,500

23,000 | 23,000

22,000 | 18,000
(Foggy Bottom)

N/A

N/A

7,000 | 10,000

Walk Score

98

82

89

98

95

91

92

91

Owner-occupied
INCOME

AGE

NEIGHBORHOD EXPENDITURES
(in 100K)

MOBILITY
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SUMMARY OF SURROUNDING DEMOGRAPHICS & RETAIL
FLEA MARKET AT EASTERN MARKET SUMMARY
•
•
•
•
•

WCEP estimates Capitol Hill has a retail leakage of more
than $43 million a year.
Age: 75% of residents are between 20-64 years old and only
8% are 65+.
Median household income (½ radius) : >$80,000 (1 mile
radius: $63,000
Median home value (½ radius): $665,000. (1 mile radius:
$494,000.)
3 mile radius: over 240,000 people (104,000 total
households).

At the time of the survey (June 2012), the flea market holds up to
150-200 vendors.
(Some numbers are rounded.)
Total visitors annually:
433,000
Monthly visitors seasonal range:
winter: 22,000-27-500
spring & summer: 41,000-55,000

DC PLANNING ANALYSIS, PENNSYLVANIA AVE. SE
Retail analysis from Pennsylvania Avenue SE Corridor and
Land Development Plan. (2008). DC Planning.
•

•

•

•

DC Planning estimates retail demand based upon an
analysis of a variety of retail store types from selected retail
trade locations, including trade areas outside of the
immediate submarkets. (Retail demand is derived from
household income expenditures, driven by incomes).
Growth typically follows household growth.
The Potomac Avenue area around Penn Ave. will be able to
accommodate will accommodate an additional 200,000 to
250,000 sq ft of local-serving retail.
According to DC Planning, Pennsylvania Ave SE is not an
ideal location for destination retail, particularly given the
proximity of planned retail locations that would serve this
demand (a critical mass of retail from between 500,000 to 1
million square feet is typically needed to create a destination
retail core.)
Retailers would need to draw from a much larger market
area for retailers to consider the Pennsylvania corridor.

Average visitors on Sunday:
winter: 5,500
summer: 11,000
fall: 8,250
Visitor ages:
18-34: 47%
35-64: 50%
65+: 4%

Tenants on 8th Street / Barracks Row (2011)

VACANT (4%)
GOODS RETAIL
(12%)
SERVICE RETAIL
(15%)

PROFESSIONAL
(32%)

Area of residency:
the District: 57%
DC metropolitan: 28%
outside DC metro: 15%
Source: 2012. “The Flea Market at Eastern Market Visitors Survey,” WBA Market Research for
The Flea Market at Eastern Market. 6/26/2012.

HOUSING (16%)
RESTAURANT/BAR
(21%)
Source: 2011. “Market Analysis Summary and Needs Assessment Summary,” Barracks Row
Main Street. Business Census..
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Metro Plaza "

RETAIL MARKET STUDY (SUMMARY)
700 PENNSYLVANIA AVE., SE • CAPITOL HILL
AP SIMMONS FOR STANTON-EASTBANC LLC

RETAIL ANALYSIS (SUMMARY)
PROPOSED CONCEPTUAL RETAIL MIX

UNION
STATON

With the right retail mix, 700 Penn has the potential to be a
pulsing hotspot complementing Eastern Market and Barracks
Row. However, with a limit of approximately 40,000 sq ft of
ground floor retail, the developer will need to give careful
attention to prioritizing specific types of retailers and tenants to
achieve this “buzz.”

700 Penn can have an ideal retail mix that serves the primary
needs and desires of residents, office workers, and visitors.
Most other retail developments in Washington do not and cannot
hit all three; these three customer markets should be kept in mind
when evaluating potential tenants.
EVALUATING RETAIL ATTRIBUTES
Key perspectives in evaluating each potential retail tenant include
determining:
•
•
•

What do customers and area residents desire?
What is the business climate and what marketing factors
affect retailers seeking a profitable location?
To what extent is the proposed retailer:
o
o
o
o
o
o
o

Office worker-driven?
Resident-driven?
Event-driven?
Nightlife/scene driven?
Student-driven?
Driven by passerby traffic?
Destination-driven?

SPECIALITY RETAIL
Complementary retail categories follow restaurants creating
synergy and increasing critical mass. Some tenants are
destinations or landmarks in their own right and provide a diverse
set of opportunities for activities associated with the site than if it
were dominated by restaurants.

THE
CAPITOL

SITE

This balance is a key challenge and more art than science. The
landlord must seek to understand which retail uses complement
others, what restaurants and other entertainment options fit in the
market and can attract sufficient customers.

H STREET CORRIDOR

Existing restaurants in red. Office workers from
Capitol Hill South are underserved by restaurants.

Specialty retail tenants initially require proactive recruitment
strategies – cafes, bakeries, and apparel. There seems to be
significant leakage in specific retail product and apparel
categories among Capitol Hill’s affluent households. (Many
neighborhood residents go to Georgetown, Northern Virginia, or
Bethesda to shop on weekends.)
Suggestions:

RESTAURANTS.
•
The phases of emerging retail in neighborhoods are well
established. Restaurants are the first category type to appear in
a retail environment that is transitioning. The trend for chefdriven restaurant concepts often appear first, and might be
appropriate especially given the existing restaurant mix in the
Barracks Row corridor (which is more casual). Principles and
suggestions:
•
•

•
•

•

•

Restaurants become destinations drawing customers from
outside the immediate area as well as establishing a regular
clientele from within the neighborhood.
Restaurants prefer to cluster. As they become successful
and trendy, they create a “buzz,” while their destination
stature anchors the neighborhood of the commercial corridor.
Possible branding/program concepts: connection with
Eastern Market.
Customers: Capitol Hill families and casual lunches for
nearby office workers in the Capitol Hill area . E.g., pizzeria.
Recommended placement: along C Street.
Because of Capitol Hill’s prestige and the unique character
character of the neighborhood, the developer should not shy
away from looking at chef restaurateurs in markets outside
the DC metropolitan area..
Place a restaurant that will have relatively high volume on
the SE corner of C to activate the plaza.

•

Determine the desired mix between restaurants and apparel
retailers (primarily women’s fashion and accessory
boutiques) as well as other specialty retailers, which would
be in lieu of some restaurant uses. It may be possible to
create a cluster of such boutiques (in addition to restaurants)
if three or four established boutiques are retained.
To distinguish 700 Penn from other metropolitan retail
centers with similar shops, consider targeting established
boutiques without a presence in the Washington area.

CONCLUSIONS
Capitol Hill’s retail market is highly complex with retail voids and
surpluses. At first glance, it might look like there is sufficient
unfulfilled retail demand to support the development of many new
businesses. This is the potential obstacle to developing
significant numbers of new business for 700 Penn because there
may not sufficient unmet demand in any major demographic
segment on Capitol hill to support enough new businesses to
comprise a strong cluster. This area on Capitol Hill should be
marketed as a collection of places (Eastern Market, Barracks
Row, and eventually 700 Pennsylvania Ave.), rather than a single
“place.”
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