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. Downtown Subject Area Process

* Working Group:

— October 2008 — April 2009
» Taskforce:

— June 2009
« Stakeholder meetings:

— May — October 2009
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DDD: Housing

* 1982 projection:
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— 2006 Comprehensive
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l_l/

UTION AVE WNsTlrunoJ

— Mt. Vernon Square Plan

- Under Construction & Planned

L|
ko ST Nw

. Pra-ExlstingorRecamly Compmed . :_
— Mt. Vernon Triangle e T — | O .

Plan

. Downtown Zoning Recommendations 4 .



DDD: Arts

1982 projection:
900,000 sf

- 1,218,000 square |,

feet of total arts
development
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. DDD: Historic Preservation

Transferable Development Rights
have helped restore the following
buildings:
— Warner Theatre
— Cavalry Baptist Church
— Church of the Epiphany
— Church of the Ascension
— St Patrick’s
— St Mary’s
— Old Masonic Temple
— Gallery Row

All significant historic buildings

in DD have taken advantage of |§
TDRs. “
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. DDD Goals: Retail

* 1982 projection:
5.6 M sf

— 1.6 M Built
— 0.4 M in development
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:EEEOL

 Goal may have been|
overambitious R

— Anticipated 0.5 FAR
retail on every site in}
downtown AT ~4 H | |

— Only required retail | &= : : = S Gl R s
on a portion of sites | A i) [ W] e
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Comp Plan
Future Land Use fiog

* All Areas designated
for high-density
commercial or mixed
land use

— Bulk of Central
Employment Area

— Downtown
Development
District

— Capitol Gateway
— Hotel Residential
— C-3 to C-5 Zones
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. Area Planning Guidance

DD - “balanced mixture of retail, hotel, residential,
entertainment, arts, and cultural uses.”

 CG - support for “retail, service, entertainment,
cultural and hotel” uses.

 HR - encourage the development of hotels and
apartment houses.

* C zones - providing “substantial amounts of
employment, housing, and mixed uses.”

* Central Washington (Comp Plan) - support of
housing and encouraging retail, entertainment, and
arts uses.
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Complex
Set of Zones

 Ten Base Zones

« Six Overlays
— Dupont Circle
— Downtown Development

* Housing Priority
Areas

— Hotel/Residential
— Capitol Gateway

— Five TDR Receiving
Areas

 Twenty-Seven Zone-
Equivalents

| Legend
Center City Zones
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' Complex Central Area Zones

Comm FAR Max FAR Max Method Base Height Max Height
R-5-E 0 6 N/A 90 90
DD/R-5-E 0 6 N/A 90 90
CG/R-5-E 0 6 PUD 90 90
C-2-A 15 3 PUD 50 65
C-2-C 2 6 N/A 90 90
SP-2 3.5 6.5 PUD 90 90
CG/CR 3 7 Housing 90 110
CG/C-2-C 2 6 N/A 90 90
C-M-3 6 6 N/A 90 90
DD/C-2-C (non-HPA) 2 6 N/A 90 90
DD/C-2-C (HPA) 3.5 N/A Housing 90 130
R-5-D 0 4.5 PUD 90 90
C-3-C 6.5 8 PUD 90 130
HR/C-3-C 6.5 8.5 PUD 90 130
CG/C-3-C 6.5 8 PUD 90 130
CG/C-3-C/TDR 6.5 10 TDR 90 130
C-3-C/TDR 6.5 10 TDR 90 130
HR/C-3-C/TDR 6.5 9 TDR 90 130
DD/C-3-C (non-HPA) 6.5 8 PUD 90 130
DC/C-4 8.5 8.5 N/A 110 130
C-4 8.5 11 PUD 110 130
DD/C-4 (non-HPA) 8.5 11 PUD 110 130
DD/C-3-C (HPA) 6 N/A Housing 90 130
DD/C-4 (HPA) 8 N/A Housing 110 130
DC/C-3-C/TDR 6.5 10 TDR 90 130
DD/C-5 10 12 PUD 130 160
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. Complex Central Area Zones

« Complexity not just across downtown, but
on individual lots.

* Many lots have conflicting regulations in 3
separate chapters
— CG/C-3-C/TDR receiving zone
— HR/C-3-C/TDR receiving zone
— DC/C-3-C/TDR receiving zone

e DD receiving zones not shown on map
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. Proposed New Zones

 DD-1: 6 FAR, 0 Commercial, 90’
— Residential zone, replaces R-5-E zones
« DD-2: 7 FAR, 3.5 Commercial, 110’
— Replaces most C-2-C, SP-2 & CR zones
« DD-3: No max FAR, 3.5 Commercial, 130’

— Replaces C-2-C zones in HPA, 3.5 housing
requirement
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. Proposed New Zones

 DD-4: No max FAR, 6.5 Commercial, 130’

— Replaces all variations of C-3-C zones, some
properties have housing requirement

« DD-5: No max FAR, 8.0 Commercial, 130’

— Replaces C-4 zones in HPA, 2.0 housing
requirement

« DD-6: No max FAR, 10 Commercial, 130’+
— Replaces C-4 and C-5 zones
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. TDR Issues

» Existing TDR program has limited
remaining viability
— Only 3M sf of short term TDR potential
remains to fill 21M sf of demand
— HP TDRs have been completely used

— Arts and Retail TDRs have not played a major
role

— Current TDR system only benefits preferred
uses in the DD

§ Downtown Zoning Recommendations 16



. TDR Issues

'DR Generation by Use:

000

1.000,000

1990

TDR Supply Analysis

Never Transferred

ked

Total Generated

Potential Supply
Total TDR Supply

366,000
7.985 000
1,172,000

9 523 000

3,247,000
12,770,000
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. CLD Issues

 CLD program needs more flexibility
— Overly complex
— Not bankable
— Contractually ties multiple properties together
— Supply and demand don’t always match

. Downtown Zoning Recommendations 18
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. Recommendation 2: Housing

* Housing promoted throughout area:

— Every lot has a base and max FAR
— All bonus density focused on housing

— Housing Credits could be generated by any
housing built within the base FAR limit

— Bonus density achievable by either:
 Building housing
* Buying housing credits (HC)

. Downtown Zoning Recommendations
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. Combine and Simplify TDR & CLD

* Housing Credits
generated and transferred
within Trade Areas

» Value would vary by Trade = o
Area i

 Pre-Existing TDRs and
CLDs would be
transferrable to any trade
area

1=l
-

Ca T
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. Housing

Methods to achieve bonus density:

DD/HPA Build Housing only
DD/non-HPA PUD or Purchase TDR
TDR Receiving Purchase TDR only
CG Housing or PUD

Other PUD only

Build Housing or
Purchase HC
Build Housing or
Purchase HC
Build Housing or
Purchase HC
Build Housing or
Purchase HC
Build Housing or
Purchase HC

. Downtown Zoning Recommendations
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. Combine and Simplify TDR & CLD

» HC transferable as a commodity
— HC transferred within trade areas

« Existing TDR & CLD credits would serve
as HC until exhausted

— Can transfer to ANY trade area
— May have additional rights

* More options, no loss of existing rights

@ Downtown Zoning Recommendations



. Combine and Simplify TDR & CLD

« Combined program can:

— Support housing
— Allow greater flexibility
— Preserve existing rights

— Add bankability
— Increase transparency

. Downtown Zoning Recommendations 25



. Recommendation 3: Retail
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. Recommendation 3: Retail

* |dentify retail

requirements only by

street

* Maintain all existing
retail requirements
and two based on
planning guidance:

— Connecticut Ave
NW

— First Street NE
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. Recommendation 4: Historic Preservation

* Allow generation of Housing Credits for full
building restoration of historic landmarks
below 6.0 FAR

— All existing DD landmarks have already taken
advantage of this provision

— There are multiple historic buildings in the
expanded area

— There is the potential for the creation of
additional landmarks in the future
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. Recommendation 5: Arts

» Retain existing Arts requirements

— Approved arts recommendations would apply:

» ageneral 0.5 FAR Arts requirement that is transferrable
between properties,

a CLD-type system to transfer arts requirements,
removal of requirements for “arts-related uses,”
a revised list of arts uses,

limitation of the amount lobby exhibition space can count
toward requirements, and

standardization of design and ceiling height standards.
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. Parking

* No parking minimums

 Promoting improved
transit use _

» Ensuring unbundling of §
residential units from &
parking spaces
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' Recommendation 6: Residential Parking

 Residential
Parking

— Goal of less than
1 space per unit
to ensure
unbundling

— Recommend 0.9
maximum space
per unit
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. Recommendation 7: Surface Parking

» Surface Parking

— Discouraged by
Comprehensive
Plan and land
use goals

— Recommend
requiring special
exception with
time limits for
new lots
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. Zoning Review 2008

* Website: www.dczoningupdate.org

Travis Parker
(202) 741-5243
Travis.Parker@dc.gov

Art Rodgers
(202) 442-8801
Art.Rodgers@dc.gov

Jennifer Steingasser
(202) 442-8808
Jennifer.Steingasser@dc.gov

Stephen Cochran
(202) 442-8806
Stephen.Cochran@dc.gov
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