
GOVERNMENT OF THE DISTRICT OF COLUMBIA 
BOARD OF ZONING ADJUSTMENT 

Appl"ication 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 
o f f i c e s ) i n an R- 5 - B Di s t r i c t a t pr em i s e s 21 4 8 0 S t re e t , 
N.W., (Square 69, Lot 821). 

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

FI~IDINGS OF FACT: 

1. The site is located on the southeast corner of the 
intersection of i2nd & 0 ~treets, N.W., and is known as 
premises 2148 0 Street, N.W. The site is I°ocated in an 
R-5-B District. 

. 2. The sj te is rectangular in shape wi-th a frontage of 
63 feet along 22nd Street and 100 feet along O Street. A 15 
feet wide public alley abuts the site to the rear. The.site 
comprises 6,300 square feet and is improved wi-th a four 
story plus basement masonry building. The structure covers 
the site except for a four foot eight inch set b~ck from the 
alley and an eight foot wide accessway to a 24 square foot 
court at the rear of the.structure. 

3. ';['he applicant owns the building and has leased the 
firsf throuv.h fourth floors to Cornell University for ten 
years with an option to renew. The University uses the 
building in conjunction with its Cornell-in-Washington 
program. The University is currently in the fouTth year of 
its lease. 

4. The surroundin~ area is zoned R-5-B and is primari­
lv residential in· use, including- both rowhoi:tse struct'ures 
a~d large apartment houses. ~ecause of its location within 
a block of both the Dupont Circle retail frontage along P 
Street and the CR mixed use portion of the West End, and 
because of its proximity to.the Francis Recreation Center 
and Junior High School on the edge of Rock Creek Park, the 
area is filled with pedestrian activity. 

5. In the · iIT1P1ediate neighborhood of tl.e subj'ect 
property to the north, there is a four story apartmerit house 
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and a eight story convalescent home across O Street. To the 
east, across the public alley, there is a two story apart­
ment building followe0. 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 building of Congressional Ouarterly is located 
diagonally across 22nd Street, ori the ·northwest corner of 
22nd and O Streets. 

6. The structure, formerly a 35 unit apartment build­
inr,, 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 
years a~o. The upper three floors have been renovated and 
have been used as faculty and student residential units for 
the Cornedl-in-Washington program ·since September, 1983. 
Pursuant to Board approval in BZA Application No. 14044, the 
first flonr was renovated for Cornell University for use as 
an institution of higher learning for Cornell University for 
a period of three years. 

7. Pursuant to 11 DC!'.ffi Sub-section 3108.1 the appli­
cant 1s seeking a special exception under 210.1 to continue 
to use the first floor of the premises as an institution of 
higher learninp.: for Cornell University .• 

8. Cornell University is an academic institution of 
hi~her le.arning establishe.d pursuant to a charter from the 
state of New York in 1865. The main campus is located in 
Ithaca, New York. Jt is fully accredited and authorized to 
confer de~rees. Cornell University qualifies as a universi­
ty under the Zoning Regulations. 

9. The Cornell-in-Washi.ngton program has been in 
existence for seven years and is designed to offer honor 
students from all colleges within Cornell UniversHy an 
opportunity to earn full academic credit for a se~ester in 
Washington, D.C. Students take courses from Cornell facul­
ty, conduct individual research or design projects and work 
as externs. 

10.. There are two components of the program conducted 
on site. Eligible students in one component.may enroll in 
courses in the other. The first component is the Publ-ic 
Policy Program which is designed to allow students to take 
advantage of the rich iesources of the Nation's Capitol to 
study Af!leri can publ 1 c policies and the institutions and 
processes through which they are formulated and implemented. 
A maier part of the prograM is the opportunity to work as an 
extern. The secnnd component of the program is th.e Archi­
te~ture pro~rarn, which is designed to provid~ a period of 
intensive exposure to the characteristics of urban -develop­
ment within fraP1-ework of a desi~n studio. The pror.ram is 
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structured to provide · students with the opportunity to 
combine an academic term with a period of professional 
employment. A student may elect to take courses in the fall 
or spring term and combine this work with an intership in 
the summer. 

11. The second, third and fourth floors of the subiect 
building area·used as a matter-of-ri~ht as residential units 
for housin~ resident facultv, v.raduate student advisors and 
students. Anoroval of the first floor for educational use 
will continue to allow the University to consolidate the 
entire program into a sin~le building. 

12. Use of the f"irst floor is for lecture and seminar 
rooms, a library with co~puter capability, 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 tau~ht during the day and some even­
ings, with the major portion of the courses taught on 
Thursdays and Fridays. The architecture studio and the 
1 i brarv are open at a 11 times. The 1 i"brarv is used for 
reserved r.eadj_ng- and computer work. . 

14 . The Corne 11 Club space is used as a repos i t.ory for 
files and other materials related to the membership and 
activities of th~ Club. Monthly Board and·periodic commit­
tee meetings are held in the Center. Approximately 1.5 
persons attend the committee 111eetlngs. The Club also 
conducts receptions at the be~inninr of each semester for 
the Cornell-in-Washih~ton students. 

15. The uses are entirely self-contained within the 
111asonry bui lcl:ing and do not ~enerate noise whi c-h wi 11 
proiect to the exterior of the structure. There erP. no 
outdoor recreationa·l facilities associatec'I. with the program. 

1 6 . The <.! en t .r a. I i z a t i on o f . t he re s i den t i a I space w i th 
the educational s.pace ef"fectively eliminates trips that 
would have been p.:enerated if students had to travel to 
another location. The University actively discoura1tes 
students from bringing private automobiles to the site. If 
a-- s--tud-ent -i-ns-is.t-s. on -b.ring:.ing .a car.. to ·t.he_ p_l;'Qg_:r;-_aJI!l _p_e. r..mi~.t 
provide ~ritten evidence to the Executive Director of the 
pro~ram that the car will be parked either in R private 
gara~e or off the area streets. The site was chosen by the 
University because of its close proximity to mass transit. 
A survey taken of- the students durinV, the Spring 1987 
semester concluded that. 97 percent of· the students rely on 
public transportaiin~ and walking as their main forms of 
transportation. 
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17. The Dupont Cfrcle Metrorail station is approximate­
ly 1,600 feet from the site. Numerous bus· routes operate on 
the street system leading to and 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 
anc'l six to eight minute interval.s during off-peak hours. 

18. There is a maxim~ enrollment of 75 students for 
the pro~rams. During the SprinF, 1987 semester, there were 
63 students enrolled in the propram and 57 lived in the 
residential units on the upper floors of the structure. The 
remaining 'students lived in the neip,-hborhoo<l. · Students must 
have hi~h academic credentials in order to participate in 
the Cornel 1-in-Washinp.;ton program, and the University 
expects its students to be exemplary residents while living 
in the c(ty. The maximum number of faculty and administra­
tive staff using the first floor at any given time is six. 

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

20. The Universjty.has no long range uses intended for 
the .site. other than those proposed in the application, 
~here will be no interium use of off campus property. 

21. Cornell representatives testified that in addition 
to complying- with all applicable laws and regulations 
regardinr, handicapped access, they would work with the owner 
in undertakinfr a studv to determine whether the bui I ding 
feasibly may be made acc~ssible 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 
:fror.:1 the. street to the first floor providing handicapped 

.access would have to be placed in public space, 

22. Cornell representatives testified that they would 
work with the owner in studyinp,- the feasibility of available 

·Clp~ions .·for effective trash management in order to insure 
that the trash dumpsters are used .. onl v bv Corne 11 and olher 
occupants of the b·uildinp:, including ·opt.ions to minimize or 
eliminate the need for trash dumpsters adjacent to .the 
alley, to employ a trash compactor in the building, or to 
secure access to and provide an enclosure for the trash 
dumps t eT. 

23. The Off ice of .Pl annin~, bv memorandum dated ~:fay 2 O, 
1987, stated that after a preliminarv review of Application 
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No. 14623, it was determined that a prehearing report would 
not be filed because the hearing on the case w0uld develop 
the j ssues sufficiently to enable the Board to reach a 
decision. In considering the oriv.inal application, Applica­
tion No. 14044, the Office of Planning, by report dated 
October 12, 1983, recommended that the application be 
approved wit~ certain condi.tions. The Office of Planning's 
recommendations regarding the imposition of · a maximum 
enrollment 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 buildinp:, also provided no off-street park.ing. 
DPW also noted that no matter what the use is, off-street 
parkinr. wi.11 remain the same. The availability of on-site 
housing" to accommodate most of the resident faculty, stu­
dents and ~raduate student advisors using the sjte, together 
with the hi~h level of transit service in the area, will 
minimize the neeil to drive automobiles to and from the 
building-. Additionally, there are several commercial 
parkinrr gara~es within three blocks of the site that are 
available for university use. The Board concurs with the 
DPW reports in the prior case and adopts the rationale of 
that report in the instant case. 

25. A letter from the Chairperson of Advisory 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 subject to the ssme 
conditions that were included in the previous BZA Order and 
fa~ a per~od of six years. · 

26. Ther~ were two letters in support of the applica­
tion.filed in the record in this case by area citizens. !n 
a l~tter dated July 6, 1987, a resident of Newport Place 
stated that the use of the property has not resulted in any 
adverse impacts on the area. The letter specifically noted 
the lack _of any adverse traffic impacts. Five residents of 
the bµ1ldinr, immediate east and across the alley from the 
subiect builning expressed their support of the application 
i n a 1 e t t er d at e d June 2 9 , 19 8 7 . 

27. There was opposition to the anplication at the 
pubnc hearing hy an individual property owner and ·the 
Residential Action Coantion. The opposition argued that 
the continued use of the first ·floor as an institution of 
higher learninp.; for Corne! 1 University. was. a comme::rcia"l ·use 
that is ·inappropriate for a residential area. The 
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opposition expressed concern over the· size of the Cornell 
Club, the trash management, ana the possibility of the upper 
floors functioning in the future as someth.ing other than a 
residence for Cornell stud.ents. The Board disagrees with 
these concerns and finds that each one of these concerns is 
addressed adequately by the conditions imposed in this 
order. 

CONCLUSIONS OF LAW AND OPINION: 

Based on the recorrl, the Board cone 1 udes 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 applicant has met the burdP.n of proof. The use is so 
located that it is not likley to become objectionahle to 
neighborinp: propert~r owners because of noise, traffic, 
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 Plannin~ and Department of Public 
Works submitted no reports to the record on the subject 
application, both agencies recommended .approval of the 
previous application. 

The Board further concludes that the r,ranting of the 
special exception will be in harmony with the p-eneral 
purpose and intent of the Zonin~ Regulations and map and 
will not ·tend to affect adversely the use of neighborin~ 
properties in accordance with the said Zoning Regulations 
and map. The propnsed use on the first floor o-i: the subject 
building has provided a central and convenient location for 
Cornell faculty and students. The Board concludes that the 
operation of the facility has not imposed any adverse 
conditions upon the nei[hborin~ as a whole or, specifically, 
upon adiacent property owners. The Board further concludes 
that it has accorded to the ANC the irgreat weight" to which 
it is entitled. 

Accordingly, it is ORDERED that the application is GRANTED 
subiect to the followinp.: CONDITIONS: 

1. The use of the site shal I be 1 imi ted to the 
Cornell-in-Washington program. 

2. The Certificate cf Occupancy for the first floor of the 
bu5lding shall be issued for the period of time that 
Corn.ell can demonstrate to the Zoning Adminj strator 
that the second, thirc:1, and fourth floors of the 
building are occunied only for residential purposes by 
students and faculty ·affiliaterl with the 
Cornell-in-Washinf,ton. 
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3. The Cornell-in-WashinP."ton program shall have a maximum 
enrollment of 75 students. The maximum number of 
faculty and administrative staff usin~ the first floor 
at any given time wjll be six. · 

4. The Pniversity shall continue to implement its progr.am 
discoura~ing all students in the pro~ram from brin~ing 
privatP automobiles to the Washington metropolitan 
areR. 

5. The University shall prohibit students who reside in 
the structure from brin~ing private automobiles to the 
Washington metropolitan area unless the student 
presents evidence that the student has arranged for 
off-street parking for the term of enroll~ent in the 
Cornell-in-Washin~ton program. Further, the Universitv 
shall not authorize or permit any student to apply for 
residential parkin~ permit privileges, 

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

7. Social events at the ~ite shall be ljmited to a maximum 
attendance of 100 persons and shall relate exclusively 
to student and faculty activities except for the 
Corne 11 Club reception for incoming students a-t the 
beginning of each semester. 

8. The University, as tenant, will comply with. all appli..: 
cable local and federal laws and regulations regardin~ 
access to the buildinr for the hannicapped. To the 
extent that any ramps or other means of handicapped 
access are deemed required, the applicant is granted 
the flexibility under the approved Campus Plan to do 
so. 

9. "The Cornell-in-Ws.shington program shall in conjunction 
with the owner, study ways to implement a.trash rnanage­
m~nt program. If a more appropriate location for the 
dumpsters is identified pursuant to that study, appli­
cant is granted the flexibility uncler the approved 
Campus Plan to adjust the location of trash storage., 
not exclusive of possible interior locations. 

10. The Cornell Club will restricted to its current space, 
which is desj.g-nated as Room 9 on the approved Campus 
Plan submitted in this case. 

VOTE: 5-0 ( Charles R. Norris, Paula L, ,Tewell, WUliam F. 
Mcintosh, Lindsley W!lliams and Carrie L. 
Thornhill to grant) 

BY ORDER OF THE D,C. BOARD OF ZONING .AJ1.JUSTIVfENT 
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ATTESTED BY: 

FI~AL DATE OF ORDER: 

EDWARD T,. CURRY 
Executive Director 

oreC22 : 1987 

UNDER 11 DC1\1R 3103 • 1 , 11 NO DECISION OR ORDER OF TRE BOARD 
SHALL TAKE EFFECT UNTIL TEN DAYS AFTER RAVING BECOI\IB FINAL 
PURSUANT TO THE SUPPLEl\iffiNTAL RULES OF PRACTICE AND PROCEDURE 
BEFC1RE THE BOARD OF ZONING AnlUSTJl'ffiNT." 

THI8 OP.DER OF THE BOARD IS VALID FOR A PERIOD OF SIX MONTHS 
AFTER THR EFFF.CTIVE DATE OF THIS ORDER, UNLESS WITHIN SUCH 
PFRIOD AN APPLICATION FOF A BT.TtLDING PERMIT OR CERTIFI"CATE 
OF OCCUPANCY IS FILED WITH THE DEPAR'T'1'1TENT OF CONSUMER AND 
REr,ULATORY AFFAIRS. 

order14623/DEE4 


