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MEMORANDUM -
TO: Zoning Commission e
-~
=
FROM:  ATow Affan
Director

DATE: November 18, 2003

SUBJECT: Z.C. 03-32
Cornell University — Further Processing & Special Exception

APPLICATION

The applicant, Cornell University, requests approval of an amendment to its approved campus
plan and further processing to permit the space expansion for current programs and
administrative functions to the basement of its building located in an R-5-B Zone District in
Square 69, Lot 82. Such amendment is permitted by grant of a special exception under §§210.2
352.1 and §3104, in accordance with §3035.1.

SUMMARY RECOMMENDATION
OP supports the amendment and further processing of Cornell University’s request to permit the
proposed expansion to include the basement of the building at 2148 O Street, N.W.

SITE AND AREA DESCRIPTION

The subject site is located on the southeast corner of the intersection of 22™ and O Streets, N.W.
The applicant, Cornell University, occupies the first floor of the building as the campus of its
Cornell-in-Washington program. The property was developed in 1926 as a four story, 35-unit
apartment building of approximately 26,077 square feet in gross floor area, including the
basement and four floors. Since 1983, three upper floors provide 27 residential apartments for
staff and students. These apartments are matter-of-right in the R-5-B Zone District. The
university currently owns the building and occupies the first floor for its academic programs.

THE ADOPTED CAMPUS PLAN
The current Cornell University Campus Plan was adopted pursuant to BZA Order 14044 (1983)
and subsequently renewed in 1987 (BZA Order 14623). Initially, the plan proposed use of the
first floor of the subject premises as an institution of higher learning for Cornell Umiversity,
including seminar rooms, lecture rooms, library, studio, faculty and administrative offices and
the Cornell Club of Washington. The administrative staff constitutes an Executive Director of
the program and one full-time administrative secretary. The Cornell Club room stores the
ZONIEG cg?%igg)gfgl@p files and provides space for club activities. The second, third and fourth floors are
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assigned matter-of-right residential units for student and faculty. All uses are contained within
the building and there are no outdoor recreational facilities associated with the program.

PROPOSAL

The University wishes to expand its campus space plan to include the basement of the building.
This expansion requires an amendment to the approved campus plan and further processing
pursuant to §3104, under §§352.2 and 210.1 of the Zoning Regulations.

ANALYSIS

§352.2 states that... “ A college or university use... shall be permitted as a special exception in
an R-5 District if approved by the Zoning Commission under §3104.” OP’s review of the
application’s compliance according to criteria outlined in §210.1 is as follows:

210.2 Use as a college or university shall be located so that it is not likely to become
objectionable to neighboring property because of noise, traffic, number of students, or
other objectionable conditions.

The university has occupied and operated its programs at this location for over twenty (20) years.

It offers selective programs for seventy-five (75) students, as specified in its original order. The

requested amendment to its campus plan involves increasing the existing space to include

occupancy of the basement level of the building to accommodate more on-campus room for
existing programs, including research rooms for established academics of the institution. This
increase does not involve an increase in the student population or additional programs. The
educational use will be self-contained within a masonry building and basement, therefore the
noise impact will be minimal.

Operation of programs on the first floor has not been objectionable to neighboring property for
the past 20 years. Since the material facts upon which original approvals were based have not
changed, OP does not believe that expansion of use to the basement would create any
objectionable conditions for the neighborhood.

210.3 In R-1, R-2, R-3, R-4, R-5-A, and R-5-B Districts, the maximum bulk requirements
normally applicable in the Districts may be increased for specific buildings or structures;
provided, that the total bulk of all buildings and structures on the campus shall not
exceed the gross floor area prescribed for the R-5-B District. In all other Residence
Districts, similar bulk increases may also be permitted; provided, that the total bulk of all
buildings and structures on the campus shall not exceed the gross floor area prescribed
for the R-5-D District. Because of permissive increases as applicable to normal bulk
requirements in the low-density districts regulated by this title, it is the intent of this
subsection to prevent unreasonable campus expansion into improved low-density
districts.

The gross floor area prescribed for all structures in the R-5-B District is 1.8 FAR. According to
the applicant’s submission, the academic and administrative uses, which will occupy the first
floor and the proposed basement, include approximately 1.6 FAR of the existing building.
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210.4 As a prerequisite to requesting a special exception for each coliege or university use, the
applicant shall have submitted to the Commission for its approval a plan for developing
the campus as a whole, showing the location, height, and bulk, where appropriate, of all
present and proposed improvements, including but not limited to the following:

(a) Buildings and parking and loading facilities;

(b) Screening, signs, streets, and public utility facilities;

(c) Athletic and other recreational facilities; and

(d) A description of all activities conducted or to be conducted on the campus, and of the
capacity of all present and proposed campus development.

The applicant submitted a conceptual drawing for the proposed basement level offices. OP’s
assessment of the concept plan determined that the layout, including mainly offices and meeting
spaces does not necessitate a review of the requirements outlined above. All proposed changes
are interior structural changes involving redesign of the basement to accommodate office space
and meeting rooms needed for current staff and student use.

The proposed uses for the rooms would not affect current loading and parking facilities, signage or
recreational facilities, nor will it produce a change in the activities currently conducted on campus. The
original long-range campus plans were previously approved according to the prior BZA Orders and OP
believes the requested amendment does not change the material facts upon which prior approval was
based.

210.5 Within a reasonable distance of the college or university campus, and subject to
compliance with § 210.2, the Commission may also permit the interim use of land or
improved property with any use that the Commission may determine is a proper college
or university function.

The application does not propose an interim use of land or property.

210.6 When a major new building that has been proposed in a campus plan is instead moved
off-campus, the previously designated site shall not be designated for, or devoted to, a
different major new building unless the Commission has approved an amendment to the
campus plan applicable to the site; provided, that for this purpose a major new building
is defined as one specifically identified in the campus plan.

No new building has been proposed.

210.7 In reviewing and deciding a campus plan application or new building construction
pursuant to a campus plan, the Commission shall consider, to the extent they are
relevant, the policies of the District Elements of the Comprehensive Plan.

The proposed amendment involves minor interior modifications, not involving new building
construction, or any other major operational or programmatic changes to the campus plan.
Therefore, in this instance, consideration of the policies of the District Elements of the
Comprehensive Plan is not applicable.
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210.8 As an integral part of the application requesting approval of new building construction
pursuant to a campus plan, the college or university shall certify and document that the
proposed building or amendment is within the floor area ratio (FAR) limit for the campus
as a whole, based upon the computation included in the most recently approved campus
plan and the FARs of any other buildings constructed or demolished since the campus
plan was approved.

The proposed amendment is within the FAR limit for the campus as a whole.

210.9 Before taking final action on an application for use as a college or university, the
Commission shall submit the application to the D.C. Office of Planning and the D.C.
Department of Transportation for review and written reports.

The Department of Transportation’s report will be submitted separately.

COMMUNITY COMMENTS
According to the applicant, ANC 2B voted unanimously to support the amendment to the

campus plan.

RECOMMENDATION

The proposed amendment is completely within the campus plan boundary, with minimal impact
predicted on parking, vehicular circulation or other conditions, which may be deemed
objectionable by the neighborhood. The university does not propose an enrollment increase in
the student population nor to its staff. The amendment seeks only to provide additional office,
meeting and conference rooms for existing programs and established academics.

The proposed FAR is within the conditions of the previous campus plan approval as described in
the applicant’s submission. OP has no information that the university’s current activities have
become objectionable to residents of the neighborhood. Therefore, granting the special
exception will be in harmony with the general purpose of the Zoning Regulations and Zoning
Map and OP supports the amendment to allow an increase of Cornell University’s campus space
to include the basement level of the building at 2148 O Street, N.W., and amendment of
conditions 1 and 2 outlined in its previous BZA Order # 14623, as follows:

1. The use of the first floor and basement shall be limited to the academic and
administrative functions of the Cornell-in-Washington program.

2. The Certificate of Occupancy for the first floor and basement of the building shall be
issued for the period of time that Cornell can demonstrate to the Zoning Administrator
that the second through fourth floors are residential only, for students and faculty
affiliated with the Cornell-in-Washington program.

with conditions 3 through 10 of the Order to remain in effect.
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GOVERNMENT OF THE DISTRICT oFf COLUMBIA
BOARD OF ZONING ADJUSTMENT

Application No. 14623, of 2148 O Street Associates, Limited
Partnership, pursuant to 11 DCMR, Sub-section 3108.1 for a
special exception under Section 210.1 to use the first floor
of the subject premises as an institution of higher learning
for Cornell University (seminar' rooms, lecture rooms,
library, studio, Cornell Club, faculty and administrative
offices) in an R~5~B District at premises 2148 O Street,
N.W., (Square 69, Lot 821).

HEARING DATE: July 8, 1987
DECISION DATE: July 30, 1987

FINDINGS OF FACT:

1. The site is located on the southeast corner of the
intersection of 22nd & O Streets, N.W., and is known as
premises 2148 O Street, N.W. The site is located in an
R-5-B District,

2. The site is rectangular in shape with a frontage of
62 feet along 22nd Street and 100 feet along O Street. A 15
feet wide public allev abuts the site to the rear., The site
comprises 6,300 sqguare feet and is improved with g four
story plus basement masonrv building. The structure covers
the site except for a four foot eight inch set back from the
alley and an eight foot wide accessway to a 24 square foot
court at the rear of the structure,

3. The applicant owns the building and has leased the
first through fourth floors to Cornell Universitv for ten
vears with an optien to renew. The Universitv uses the
building in conjunction with its Cornell-in-Washington
program., The University is currently in the fourth vear of
its lease.

—4.> The surrounding grea is zoned R-5-B and is primari-
ly residential in use, ineluding both rowhouse structures
and large apartment houses, Because of its locetion within
a block of both the Dupont Circle retail frontage along P
Street and the CR mixed use portion of the West End, and
becavnse of its proximity to the Francis Recreation Center
and Junior High School on the edge of Rack Creek Park, the
areg is filled with pedestrian asctivity,

5. In the immediate neighborhood of the subject
nroperty to the north, there is a four story apartment house
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and & eight story convalescent home across O Street. To the
east, across the public alley, there is a two storyv spart-
ment building followed bv two and three story rowhouse
structures. To the south, there are two and three story
rowhouse structures. To the west, across 22nd Street which
is 90 feet in width, there are two story rowhouses. The six
story office bullding of Congressional Ouarterlv is located

diagonallv across 22nd Street, on the northwest corner of
22nd and O Streets,

6. The structure, formerly a 35 unit apartment build-
ing, contains approximately 26,077 square feet of gross
floor area on four floors and in the basement. The building
was vacant for over a year before Cornell moved in four
vears ago. The upper three floors have been renovated and
have been used as faculty and student residential uwnits for
the Cornell-in-Washington progrsm since September, 1983.
Pursuant to Board approval in BZA Application No. 14044, the
first floor was renovated for Cornell Universityv for use as

an institution of higher learning for Cornell Un1vers1ty for
a period of three years.

7. Pursuant to 11 DCMR Sub-section 3108.1 the appli-
cant is seeking a special exception under 210.1 to continue
to use the first floor of the premises &s an institution of
higher learning for Cornell University,

8. Cornell University is an academic institution of
higher learning estasblished pursuant to & charter from the
state of New York in 18F5, “Themuim cempus is located in
Ithaca, New York, 1Tt is fullyv accredited and suthorized to
confer degrees, Cornell Universitv qualifies as a universi-
tv under the Zoning Regulations,

89, The Cornell-in-Washington program has been in
existence for seven years and is designed to offer honor
students from all colleges within Cornell University an
opportunity to earn full academic¢ credit for a semester in
Washington, N.C. 8Students take courses from Cornell facul-

ty, conduct individual research or design projects and work
as externs.

180. There are two components of the progrem conducted
on site., Eligible students in one component mayv enroll in
courses in the other. The first component is the Public
Policvy Program which is designed to allow students to take
advantage of the rich resources of the Nastion's Capitol to
studv American publie policies and the institutions and
processes through which they are formulated and implemented.
A maior part of the program is the opportunityv to work as an
extern. The second component of the program is the Archi-
tenture prosgram, which is designed to provide & period of
intensive exposure tn the characteristics of urban develop-
ment within framework of a design studio. The program is
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structured to provide students with the opportunity to
combine an academic term with a period of professional
emplovment. A student mav elect to take courses in the fall
or spring term and combine this work with gn intership in
the summer.

11. The second, third and fourth floors of the subiect
building area used as a matter-of-right as residential units
for housing resident facultv, praduate student advisors and
students. Avoproval of the first floor for educational use
will continue to allow the University to consolidate the
entire program into a single building.

12. Use of the first floor is for lecture and seminar
rooms, & library with computer capebility, an architectural
studio, faculty and administrative offices and an office for
the Cornell Club of Washington. The administrative staff
will consist of the Executive Director of the program and
one full-time secretary,.

) 13. Courses are taught during the day and some even-
ings, with the major portion of the courses taught on
Thursdays and Fridavs. The architecture studio and the

-library are open at all times. The library is used for

reserved reading and computer work,

14. The Cornell Club space is used as a repository for
files and other materials related to the membershin and
activities of the Cluh. Monidhly Board and periodic commit-
tee meetings sre held in the Center., Approximatelvy 7135
persons attend the committee meetings. The Club also
conducts receptions at the beginning of each semester for
the Cornell-in-Washineton students.

15. The uses are entirelv self-contained within the
masonryvy building and de not pgenerate noise which will
proiect to the exterior of the structure. There sre no
outdoor recreational facilities associated with the program.

16, The centralization of the residential space with
the educational space effectivelvy eliminates trips that
would have been generated if stundents had to travel to
another locsation. The University sactivelyv discourages
students from bringing private automobiles to the site. If
a student insists on bringing a car to the program, he must
provide written evidence to the Executive Director of the
program that the car will be parked either in a private
garage or off the area streets. The site was chosen by the
Universitv because of its close proximitv to mass transit,
A survey taken of the students during the Spring 1987
semester concluded that 97 percent of the students rely on

public transportation and walking as their main forms of
transportation.
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17. The Dupont Circle Metrorail station is spproximate-
lv 1,600 feet from the site. Numerous bus routes operate on
the street system leasding to snd from the Dupont Circle
area. Service is provided to most areas of the city and the
suburbs at two to four minute intervals during peak hours
and six to eight minute intervals during off-pesk hours.

18. There is a maximum enrollment of 75 students for
the programs. During the Spring 1987 semester, there were
63 students enrolled in the program and 57 lived in the
residential units on the upper floors of the structure. The
remaining students lived in the neighborhood. Students must
have high academic credentials in order to participate in
the Cornell-in-Washington program, end the University
expects its students to be exemplary residents while living
in the city. The maximum number of faculty and administra-~
tive staff uvusing the first floor at anv given time is six.

19. The University has installed a security system for
the safety of all students and residents of the bhuilding.
Additionally, all windows and doors are secured and a gate
has been constructed to secure the rear courtyard area. At
the beginning of each semester, the students are given an
orientation by the local police department to educate them
about certain aspects of urban living. Maintenance of the
building, including trash removal, is performed bv a private
contractor,

20. The Universjty has no long range uses intended for
the site other than those proposed iIn the wappidivetion,
There will be ne interium use of off campus propertv.

21. Cornell representatives testified that in sddition
to complyving with all applicable laws and regulations
regarding handicavped access, thev would work with the owner
in undertaking a studv to determine whether the building
feasibly may be made accessible to the handicapped. The
lot lines coincide with the building line so that the
building's entrance is in public space. As a result, a ramp
from the street to the first floor providing handicapped
gaccess would have to be placed in public space,

22, Cornell representatives testified that thev would
work with the owner in studving the feasibilitv of available
options for effective tresh management in order to insure
that the trash dumpsters are used only by Cornell and other
occupants of the building, including options to minimize or
eliminate the need for trash dumpsters adjacent to the
glley, to employ a trash compactor in the building, or to
secure access to and provide sn enclosure for the trash
dumpster.

23. Thre Office of Planning, bv memorandum dated Mav 20,
1987, stated that after a preliminarv review of Application

+2029555564 T-174  P.014/017  F-753
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No. 14623, it was determined that a prehearing report would
net be filed because the hearing on the case would develop
the issues sufficiently to enable the Roard to reach a
decision. In considering the original application, Applica~
tion No. 14044, the Office of Planning, by report dated
October 12, 1983, recommended that the application be
approved with certain conditions, The Office of Planning's
recommendations regarding the imposition of a maximum
enrcllment of 75 students and car restrictions were incor-
porated by the Board as conditions in Order No. 14044,

24, There was no report filed by the Department of
Public Works (DPW) in this case. In Case No. 14044, DPW, by
memorandum dated September 21, 1983, reported that the
applicant has made no provision for a parking facility to
serve the proposed use. There is no practical way to
provide off-street parking on the site. The Department of
Public Works noted that the former use of the site, as an
apartment building, also provided no off-street parking.
DPW also noted that no matter what the use is, off~street
parking will remein the same, The availability of on-site
housing to accommodate most of the resident faculty, stu-
dents and graduate student advisors using the site, together
with the high level of transit service in the area, will
minimize the need to drive automobiles to and from the
building. Additionallv, there are several commercial
parking garages within three blocks of the site that are
available for universitv use. The Rcoard concurs with the
NPW repaorts in the prior case and adopts the rationale of
that report in the instant case.

25. A letter from the Chairperson of Advisorv Neighbor-
hood Comission 2B dated June 26, 1987 was filed in the
record stating that the ANC voted 4-0, with one abstention,
to approve the subject application subjeet to the same
conditions that were included in the previous BZA Order and
for a period of six years,

26, There were two letters in support af the applica-
tion filed in the record in this case bv area citizens. JIn
a letter dated July 6, 1987, a resident of Newport Place
stated that the use of the property has not resulted in anyv
adverse impacts on the area. The letter specifically noted
the lack of anv adverse traffic impacts. Five residents of
the building immediate east and across the alley from the
subiect building expressed their support of the application
in a letter dated June 29, 1987.

27. There was opposition to the epplication at the
publie hearing by an individual propertv owner and the
Residential Action Coglition. The opposition argued that
the continued use of the first floor as an institution of
higher learning for Cornell University was a commer.:ial use
that is inappropriate for a residential ares. The
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opposition expressed concern over the size of the Cornell
Club, the trash management, and the possibility of the upper
floors functianing in the future as something other than a
residence for Cornell students. The Board disagrees with
these concerns and finds that each one of these concerns is

addressed adequately bv the conditions imposed in this
order,

CONCLUSIONS OF LAW AND OPINION;

Based on the record, the Board concludes that the
applicant is seeking a special exception, the granting of
which requires compliance with the requirements of Section
3108.1 of the Zoning Regulations. The Board concludes that
the spplicant has met the burden of proof. The use is so
located that it is not likley to become objectionable to
neighboring propertyv owners because of noise, traffie,
number of students or other objectionable conditions.

By the previous BZA application the Board approved the
plan for the use of the building. The Board notes that
although the Office of Planning and Department of Public
Works submitted no reports to the record an the subject

application, both agencies recommended approval of the
previous applicsation, )

The Reard further concludes that the granting of the
speciel excepition will be in harmonv with the general
purpnse anrd intent of the Zoning Repuiations and map and
will not tend to affeet adverselv the use of neighboring
properties Iin accordance with the said Zoning Regulstions
eand map. The propesed use on the first floor of the subject
building has provided a central and convenient location for
Cornell faculty and students. The Board concludes that the
operation of the facjlity has not imposed anv adverse
conditions upon the neighboring as a2 whole or, specifically,
upon adiacent property owners. The Board further concludes

that it has accorded to the ANC the "great weight!” to which
it is entitled.

Accordingly, it is ORDERED that the application is GRANTED
subject to the following CONDITIONS:

1. The use of the site shall be limited to the
Cornell-in-Washington program.

2. The Certificate of Occupancy for the first floor of the
buiiding shall be issued for the period of time that
Cornell can demonstrate to the Zoning Administrator
that the second, third, and fourth floors of the
building are occupied only for residential purposes bv
students and faculty affiliated with the
Cornell-in-Washington.



Nov=14-03

10:57am  From=HOLLAND & JSWlGHT LLP 3 SOUTH

+2029555564 - _
APPLICATION NO. Wfg23 =174 P.O17/017  F-7H3
PAGE 7

3. The Cornell-in-Washington program shall have a maximum

1in.

VOTE:

enrollment of 75 students, The maximum number of
faculty and administrative staff using the first floor
at any given time will be six,

The University shall continue to implement its program
discouraging all students in the program from bringing

private sutomobiles to the Washington metropolitan
area,

The University shall prohibit students who reside in
the structure from bringing private automobiles to the
Washington metropolitan area wunless the student
presents evidence that the student has arranged for
off-street parking for the term of enrollment in the
Cornell-in-Washington program. Further, the University
shall not authorize or permit any student to apply for
residential parking permit privileges.

The Universitv shall strictly enforce its rules and
regulations regarding the conduct of the students.

Social events at the site shall be limited to & maximum
attendance of 100 persons and shall relate exclusively
to student and faculty activities except for the
Cornell Club reception for incoming students gt the
beginning of each semester.

The University, as tenant, will complv with ail appli-
cable local! agnd federal laws and regulations regarding
access to the building for the haendicapped. To the
extent that anrv ramps or other means of handicapped
access are deemed required, the applicant is granted
the flexibilitvy under the approved Campus Plan to do
so.

The Cornell-in-Washington program shall in conjunction
with the owner, study wevs to implement a trash manage-
ment program. If a more appropriate location for the
dumpsters is identified pursuant to that study, appli-
cant is granted the flexibility under the approved
Campus Plan to adjust the location of trash storage,
not exclusive of possible interior locations.

The Cornell Club will restricted to its current space,
which is designated a2s Room 9 on the approved Campus
Plan submitted in this case.

5-0 ( Charles R. Norris, Paul2 L. Jewell, William F.
McIntosh, Lindsley Williams and Carrie L.
Thornhill to grant)
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