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Comprehensive Plan and Zoning Map

Low Density Residential
Defines the District’s single family neighborhoods.  Single family detached and smi-detached housing units with front, back, and side yards are the 
predominant uses.

Moderate Density Residential
Defines the District’s row house neighborhoods as well as its low-rise garden apartment complexes.  Also applies to areas characterized by a mix of 
single family homes, 2-4 unit buildings, row houses, and low-rise aparment buildings.  In some older inner city neighborhoods with this designation there 
may also be existing multi-story apartments.

Medium Density Residential
Defines neighborhoods or areas where mid-rise (4-7 stories) apartment buildings are the predominant use.  Pockets of low and moderate density hous-
ing may exist within these areas.  This designation also may apply to taller residntial buildings surrounded by large areas of permanent open space.

High Density Residential
Defines neighborhoods and corridors where high-rise (8 stories or more) apartment buildings are the predominant use.  Pockets of less dense housing 
may exist within these areas.

Low Density Commercial
Defines shopping and service areas that are generally low in scale and character.  Retail, office, and service businesses are the predominant uses.  Ar-
eas range from small business districts that draw primarily from the surrounding neighborhoods to larger business districts uses that draw from a broader 
market area.  Their common feature is that they are comprised primarily of one- to three-story commercial buildings.

Moderate Density Commercial
Defines shopping and service areas that are somehwat more intense in scale and character than the low -density commercial areas.  Retail, office, 
and service businesses are the predominant uses.  Areas range from small business districts that draw primarily from the surrounding neighborhoods to 
larger business district uses that draw from a broader market area.  Buildings are larger and /or taller than those in low density commercial areas but 
generally do not exceed five stories in height.

Medium Density Commercial
Defines shopping and service areas that are somehwat more intense in scale and character than the moderate-density commercial areas.  Retail, of-
fice, and service businesses are the predomminant uses.  Areas generally draw from a citywide market area.  Buildings are generally larger and/or taller 
than those in moderate density commercial areas but generally do not exceed eight stories in height.

High Density Commercial
Defines the central employment district of the city and other major office employment centers on the downtown perimeter.  Characterized by office 
and mixed office/retail buildings greater than eight stories in height, although many lower scale buildings (including historic buildings) are interspersed.

Production, Distribution, and Repair
This category defines areas characterized by manufacturing, warehousing, wholesale and distribution centers, transportation services, food services, 
printers and publishers, tourism support services, and commercial, municipal, and utility activities which may require substantial buffering from noise-, air 
pollution- and light-sensitive uses such as housing.  This category is also used to denote railroad rights-of-way, switching and maintenance yards, bus 
garages, and similar uses related to the movement of freight, such as truck terminals.

Federal
Includes land and facilities owned, occupied and used by the federal government, excluding parks and open space.  Uses includes military bases, 
federal government buildings, the International Chancery Center, federal hospitals, and similar federal government activities.  The “Federal” category 
generally denotes ownership rather than use.  Land with this designation is generally not subject to zoning.

Local Public Facilities
Includes land and facilitiate occupied and used by hte District of Columbia government or other local government agences (such as WMATA), exclus-
ing parks and open space.  Uses include public schools including charter schools, public hospitals, government office complexes, and similar local 
government activites.  Because of the scale of this map, local public facilities smaller than one acre- including some of the district’s libraries, police and 
fire stations, and similar uses- may not be shown.
Institutional
Includes land facilities ocupied and used by colleges and universities, large private schools, hospitals, religious organizations, and similar institutions.  
Because of the scal eof this map, smaller institutional uses such as churches are generally hot shown unless they are located on sites that are several 
acres in size.

Parks, Recreation, and Open Space
Includes the federal and District park systems, including the National Parks, the circles and squares of the L’Enfant city and District neighborhoods, the 
National Mall, settings for significant commemorative works, certain federal buildings such as the White House and the US Capitol grounds and mu-
seums, and District-operated parks and associated recreation centers.  It also includes permanent open space uses such as cemeteries, open space 
associated with utilities such as the Dalecarlia and McMillan Reservoirs, and open space along highways such as Suitland Parkway.  This category 
includes a mix of passive open space (for resource conservation and habitat protection) and active open space (for recreation).

Mixed Land Use
Areas where the Mixing of two or more land uses is encouraged are shown using striped patterns.  The colors of the strips correspond to the specific 
land uses.  The general density and intensity of development within a Mixed Use are is determined by the specific mix of uses.  If the desired outcome 
is to emphasize one use of the other (for example, ground floor retail with three stories of housing above), the map may indicated the dominant use 
by showing it at a slighty higher density (in this case, “Moderate Density Residential/Low Density Commercial).  The Comprehensive Plan Area Elements 
may also provide additional detail on the specific mix of uses envisioned.
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Low Density Residential
Defines the District’s single family neighborhoods.  Single family detached and smi-detached housing units with front, back, and side yards are the 
predominant uses.

Moderate Density Residential
Defines the District’s row house neighborhoods as well as its low-rise garden apartment complexes.  Also applies to areas characterized by a mix of 
single family homes, 2-4 unit buildings, row houses, and low-rise aparment buildings.  In some older inner city neighborhoods with this designation there 
may also be existing multi-story apartments.

Medium Density Residential
Defines neighborhoods or areas where mid-rise (4-7 stories) apartment buildings are the predominant use.  Pockets of low and moderate density hous-
ing may exist within these areas.  This designation also may apply to taller residntial buildings surrounded by large areas of permanent open space.

High Density Residential
Defines neighborhoods and corridors where high-rise (8 stories or more) apartment buildings are the predominant use.  Pockets of less dense housing 
may exist within these areas.

Low Density Commercial
Defines shopping and service areas that are generally low in scale and character.  Retail, office, and service businesses are the predominant uses.  Ar-
eas range from small business districts that draw primarily from the surrounding neighborhoods to larger business districts uses that draw from a broader 
market area.  Their common feature is that they are comprised primarily of one- to three-story commercial buildings.

Moderate Density Commercial
Defines shopping and service areas that are somehwat more intense in scale and character than the low -density commercial areas.  Retail, office, 
and service businesses are the predominant uses.  Areas range from small business districts that draw primarily from the surrounding neighborhoods to 
larger business district uses that draw from a broader market area.  Buildings are larger and /or taller than those in low density commercial areas but 
generally do not exceed five stories in height.

Medium Density Commercial
Defines shopping and service areas that are somehwat more intense in scale and character than the moderate-density commercial areas.  Retail, of-
fice, and service businesses are the predomminant uses.  Areas generally draw from a citywide market area.  Buildings are generally larger and/or taller 
than those in moderate density commercial areas but generally do not exceed eight stories in height.

High Density Commercial
Defines the central employment district of the city and other major office employment centers on the downtown perimeter.  Characterized by office 
and mixed office/retail buildings greater than eight stories in height, although many lower scale buildings (including historic buildings) are interspersed.

Production, Distribution, and Repair
This category defines areas characterized by manufacturing, warehousing, wholesale and distribution centers, transportation services, food services, 
printers and publishers, tourism support services, and commercial, municipal, and utility activities which may require substantial buffering from noise-, air 
pollution- and light-sensitive uses such as housing.  This category is also used to denote railroad rights-of-way, switching and maintenance yards, bus 
garages, and similar uses related to the movement of freight, such as truck terminals.

Federal
Includes land and facilities owned, occupied and used by the federal government, excluding parks and open space.  Uses includes military bases, 
federal government buildings, the International Chancery Center, federal hospitals, and similar federal government activities.  The “Federal” category 
generally denotes ownership rather than use.  Land with this designation is generally not subject to zoning.

Local Public Facilities
Includes land and facilitiate occupied and used by hte District of Columbia government or other local government agences (such as WMATA), exclus-
ing parks and open space.  Uses include public schools including charter schools, public hospitals, government office complexes, and similar local 
government activites.  Because of the scale of this map, local public facilities smaller than one acre- including some of the district’s libraries, police and 
fire stations, and similar uses- may not be shown.
Institutional
Includes land facilities ocupied and used by colleges and universities, large private schools, hospitals, religious organizations, and similar institutions.  
Because of the scal eof this map, smaller institutional uses such as churches are generally hot shown unless they are located on sites that are several 
acres in size.

Parks, Recreation, and Open Space
Includes the federal and District park systems, including the National Parks, the circles and squares of the L’Enfant city and District neighborhoods, the 
National Mall, settings for significant commemorative works, certain federal buildings such as the White House and the US Capitol grounds and mu-
seums, and District-operated parks and associated recreation centers.  It also includes permanent open space uses such as cemeteries, open space 
associated with utilities such as the Dalecarlia and McMillan Reservoirs, and open space along highways such as Suitland Parkway.  This category 
includes a mix of passive open space (for resource conservation and habitat protection) and active open space (for recreation).

Mixed Land Use
Areas where the Mixing of two or more land uses is encouraged are shown using striped patterns.  The colors of the strips correspond to the specific 
land uses.  The general density and intensity of development within a Mixed Use are is determined by the specific mix of uses.  If the desired outcome 
is to emphasize one use of the other (for example, ground floor retail with three stories of housing above), the map may indicated the dominant use 
by showing it at a slighty higher density (in this case, “Moderate Density Residential/Low Density Commercial).  The Comprehensive Plan Area Elements 
may also provide additional detail on the specific mix of uses envisioned.
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RA-2 EQUIVALENT
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Total Residential Non-Residential Total Residential Non-Residential

97,518 N/A
319,674 355
84,326 N/A
192,710 214

56,858 5 170,574 182 3.0 3.0
16,180 4 33,600 14 2.1 2.1

15,146 R-5-B 3 45 24,654 12 3.0 3.0 0.0 1.6 1.6 0.0

15,875 R-5-B 3 45 24,654 12 3.0 3.0 0.0 1.6 1.6 0.0
72,444 5 217,332 286 3.0 3.0
39,363 4 83,400 28 2.1 2.1

181,844
1,746,459

Total Residential Non-Residential Total Residential Non-Residential

56,970 169,342 131 2.97 2.97
57,515 172,266 200 3.00 3.00

FAR

3.0 2.3

Building & Use

Approved Use

Residential

2 138,989 138,989 R‐5‐A / C‐2‐A C-2-A

1 104,303 104,303 R‐5‐A C-2-A

* Mixed use buildings will have retail on the ground floor and residential above.  Maximum Lot Occupancy for retail in all zones is listed as 100%.
Maximum Lot Occupancy provided for all Residential uses in R-5-B and C-2-A zones is 60%.

Proposed Lot 
Occupany (%)* GFA (SF) # of Units

Permitted FAR (PUD)

44,891 6 65 43% 312,909

112,941 4 + 1 65 3.0 3.0 2.0

TOTAL =  1,928,303 1,760

2.0

3.0 2.0

86% 120,525

46,534 4 60

3.0 2.0

TOTAL RETAIL = 
TOTAL RESIDENTIAL = 

131,383 48 3.0 3.0 0.0Residential (rowhome) 33,132 3 45 36%R-5-B

3.0 n/a

Residential (rowhome)

7 111,807 R‐5‐A R-5-B Residential 68,284 60 61% 3.0 3.0 0.0 0.0Residential (2/2)

134 3.0 3.0 3.048,395 4 606 56,050 40,175 R‐5‐A R-5-B Residential

5 53,494 38,348 R‐5‐A R-5-B Residential

3.0

3.0 3.0 n/a

0.0 0.0Residential (2/2)

87% 115,044 128 3.0

42,958 60 59% 3.0 3.0

Residential (rowhome)

Residential 347 3.0 3.0 2.0 3.0 3.0 0.0

Retail
81% 0.7

Residential
Retail 2.1 0.984,288 4 + 1 65 92% 3.0Residential

Residential

0.004

Lot Information Zoning Building & Use

Block Number Proposed
Area (SF)

Proposed Area (SF) 
per Prop. Use

Existing 
Zoning

Proposed
Zoning Proposed Use  Total Building 

Footprint (SF) Number of Stories
Proposed

Building Height 
Max (FT)

Proposed FAR

3 91,767 91,767 R‐5‐A / C‐2‐A C-2-A

4 73,038 R‐5‐A R-5-B

# of Units

1.4 1.4 0.0

Lot Information

ZR16 ZoningApproved
Zoning

Proposed Area (SF) per 
Prop. Zone

Proposed
Area (SF)Block Number GFA (SF)Proposed Lot 

Occupancy (%)

Proposed
Building Height 

Max (FT)
Number of StoriesTotal Building 

Footprint (SF)

Approved FAR (PUD) Proposed FAR
FARZoning

8 91,222 70,708 R‐5‐A

51 71% 3.0 3.0 0.07 114,485 R-5-B RA-2 81,675
Residential

Zoning Tabulations

Zoning tabulations proposed - phase II pud application

approved approved

*Parameters approved pursuant to the First-Stage Order in Z.C. Case No. 14-18, effective as of November 6, 2015

approved
approved

zoning tabulations from approved phase I pud - case no. 14-18 Effective as of November 6, 2015*
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Zoning Analysis

Site Area: 56,970 sf
Approved Zoning (R-5-B PUD) - Allowable by ZR16 RA-2* Provided 

FAR 3.0 Residential (per approved Phase 1 PUD application) 2.97 169,342 GFA

Building Height PUD - 60' tall 49' 4"
stories-no limit

Penthouse FAR = .4 max No habitable penthouse
Height = 12' typ./15' allowed at stairs, elev., and mech
Setback = 1:1 1:1

Lot Occupancy 60% 70% Relief Requested

Rear Yard 4 inches per foot of height not < 15 feet (48' x 4" = 15' 10" Required) 17

Side Yard None required; If provided None provided
3 inches per foot of height not < 8 feet

Courtyards Open Min. Width: 4" per ft of height not < 10' (49' 4" x 4" = 16' 4" Required) Provided as required
Closed Area: Twice square of req'd width not < 350 sf No closed court provided

Green Area Ratio 0.4 0.4

Parking Requirement
Residential 1 space per 3 D.U. (130 / 3 = 44 Required) 68

Bike Parking
Residential Residential: Long-Term - 1 for each 3 units (130 / 3 = 44 Required) Provided as required

Short-term - 1 for each 20 units (130 / 20 = 7 Required) Provided as required
Loading
Residential (>50 units) 1 loading berth at 30' + 1 20' service space + 100 sf platform Provided as required

Site Area: 57,515 sf Current Zoning: R-5-B
Allowable by Zoning (R-5-B PUD) Provided 

FAR PUD - 3.0 Residential 3.00 172,266 GFA

Building Height PUD - 60' tall 51'
stories-no limit

Penthouse FAR = .4 max No habitable penthouse
Height = 12' typ./15' allowed at stairs, elev., and mech
Setback = 1:1 Relief Requested

Lot Occupancy 60% 73% Relief Requested

Rear Yard 4 inches per foot of height not < 15 feet (48' x 4" = 15' 10" Required) 17

Side Yard None required; If provided None provided
3 inches per foot of height not < 8 feet

Courtyards Open Min. Width: 4" per ft of height not < 10' (51' x 4" = 16' 10" Required) Provided as required
Closed Area: Twice square of req'd width not < 350 sf No closed court provided

Green Area Ratio 0.4 0.4

Parking Requirement
Residential 1 space per 6 D.U. of publicly assisted housing for elderly/handicapped 50

(200 / 6 = 33 Required)
Bike Parking
Residential Residential: Long-Term - 1 for each 3 units, (150 / 3 = 50) + (50 / 6 = 8) = 58 Req. 10 Relief Requested

reduced to 1 for each 6 units after the first 50
Short-term - 1 for each 20 units (200 / 20 = 10 Required) 10

Loading
Residential (>50 units) 1 loading berth at 30' + 1 20' service space + 100 sf platform Provided as required

Less than height allowable

Relief Requested

* RA-2 the ZR16 equivalent to approved Phase 1 PUD zoning of R-5-B
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F.A.R. Diagrams 

980' Perimeter exposed (62%)

B Garage

B Res

A Res

B Res A Res B Res A Res

B Res A Res B Res

440' Perimeter Exposed (28%)

A Garage

TORTI GALLAS URBAN, INC.

Torti© 20002  202.232.3132Gallas Urban , Inc. H Street NE, nd Floor,Washington, DC13262016 2

MID-CITY FINANCIAL

6/14/16

Brookland Manor

Bldg A 1st/Bldg B Lower

Building A GSF

1st Floor 39,710 SF
2nd Floor 39,510 SF
3rd Floor 39,480 SF
4th Floor 39,485 SF

158,185 SF

Bldg A 2nd/Bldg B 1st Bldg A 3rd/Bldg B 2nd

Bldg A 4th/Bldg B 3rd

Area Plans

Bldg B 4th

Building B GSF

1st Floor 16,459 SF
2nd Floor 40,448 SF
3rd Floor 41,660 SF
4th Floor 41,820 SF
W 4th Floor 22,412 SF

162,798 SF

Bldg A Garage

Garage B

Level Area in FAR
1st Floor 14,270 SF

Building B Total 176,244 SF

Garage A

Level Area in FAR
East Garage 14,073 SF

Building A Total 165,545 SF

Floor Garage Res Total
Garage 10,630           -                 10,630           
1st -                 39,678           39,678           
2nd -                 39,678           39,678           
3rd -                 39,678           39,678           
4th -                 39,678           39,678           
Total 10,630           158,712         169,342     

Floor Garage Res Total
Lower 15,522           10,205           25,726           
1st -                 40,488           40,488           
2nd -                 41,820           41,820           
3rd -                 41,820           41,820           
4th -                 22,412           22,412           
Total 15,522           156,745         172,266     

Zoning GFA
Building A Area

Building B Area
Zoning GFA
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Zoning Diagram

DN

B. SR LOT
R-5-B

57,515 SF
3.00 FAR (@ 4 flrs)

73% LOT OCC.
51' HEIGHT

A. APT LOT
R-5-B

56,970 SF
2.97 FAR (@ 4 flrs)

70% LOT OCC.
49' 4" HEIGHT
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Service and Loading Diagrams

SERVICE ELEVATOR
(BUILDING A)

LOADING BERTH AT 30'  +
20' SERVICE SPACE

LOADING BERTH AT 30' +
20' SERVICE SPACE

SERVICE ELEVATOR
(BUILDING B)
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