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The Natlonal Capital Planning Commission, at its meetmg on Apnl 7, 2005 

approved the enclosed actiOn on the Takoma Neighborhood Commercial Overlay 

and related map amendment and found that they would not adversely affect the 

tdenttfied federal interests and are consistent With the Comprehensive Plan for the 

Nattonal Capital Also enclosed, for your informatlon, ts a copy of the Staff 

Recommendatlon for the proJect 

Sincerely, 

Patncia E Gallagher, AICP 
Executlve Dtrector 
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TAKOMA NEIGHBORHOOD COMMERCIAL ZONING OVERLAY 
TEXT AND MAP AMENDMENT TO DISTRICT OF COLUMBIA ZONING REGULATIONS 

In the area ofBlarr Road, Carroll Avenue~ and Cedar, Butternut and 4th Streets NW 
Waslungton, D.C. 

Submitted by the Zorung Commission of the District of Columbia 

April 7, 2005 

Commission Action Requested by Applicant 

Approval of federal mterests comments pursuant to Section 8 of the National Capital Planrung 
Act (40 U.S C.§ 8724(a)) and DC Code§ 2-1006(a)) 

Commission Action 

The Commission: 

Concludes that the Takoma Netghborhood Commercial Overlay and related map amendment 
would not adversely affect the Identified federal mterests and are consistent wtth the 
Comprehensive Plan for the National Capital 



STAFF RECOMMENDATION 

J 
NCPC File No. Z.C. 04 -16 NCPC 

TAKOMA NEIGHBORHOOD COMMERCIAL ZONING OVERLAY 
TEXT AND MAP AMENDMENT TO DISTRICT OF COLUMBIA ZONING REGULATIONS 

In the area of Blair Road, Carroll Avenue, and Cedar, Butternut and 4th Streets NW 
Washmgton, D.C 

REPORT TO THE ZONING COMMISSION OF THE DISTRICT OF COLUMBIA 

March 31, 2005 

Abstract 

The Zonmg Comnnss10n of the Distnct of Columbia has proposed a text amendment to the 
District of Columbia Zonmg Regulations to create the Takoma Neighborhood Commercial 
Overlay Distnct and a related map amendment to map the overlay Within the Takoma Central 
District The proposed overlay would encompass properties generally around the Takoma Metro 
Station, located along the frontages within 100 feet of Blarr Road, Carroll A venue, and Cedar, 
Butternut, and 4th Streets, N W , and would include Squares 3188 and 3278, and specific parcels 
on Squares 3187, 3275, 3276, 3352, 3353, 3354, 3356, 3357, and 3280 

Federal Interests 

The identified federal mterests in this case are the Takoma Historic DIStrict, m which the 
proposed overlay distnct IS located in its entirety except for Squares 3356 and 3357, and the 
Takoma Metro Station, located adjacent to it. 

Commission Action Requested by Applicant 

Approval of comments to the Dtstnct of Columbia Zonmg CommissiOn pursuant to Section 8 of 
the National Capital Plaruung Act (40 U.S.C. 8724(a)) and D.C. Code 2-1006(a). 

Executive Director's Recommendation 

The Commission. 

• Concludes that the Takoma Neighborhood Commercial Overlay and related map 
amendment would not adversely affect the identified federal interests and are 
consistent with the Comprehensive Plan for the National Capital. 
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The proposed text amendment and related map amendment were lilltiated to advance objectives 
Identified m the Takoma Central Dlstnct Plan (the Takoma Plan), approved by the Council of the 
Distnct of Columbta on June 4, 2002 The Takoma Plan provides gutdance to the Zonmg 
CommissiOn regardmg the D.C Comprehensive Plan, and estabhshes a vtston for future 
development, preservation and revttahzation of the Takoma Central Dtstnct 

Thts proposed text and map amendments are hsted as action 1tems m the land use section of the 
Takoma Plan Implementation Summary, lmkmg selected strategies With necessary 
implementation actions In tmplementtng an earher actton 1tem, the Zonmg Commtss1on 
approved the rezonmg of certam lots on Square 3187 from C-M-1 to C-2-A m 2002, wh1ch 
extended the C-2-A zone that underlies the proposed overlay zone. 

A pubhc hearing for the pmpose of constdenng the text and map amendments to estabhsh and 
map the Takoma Neighborhood Commerctal Overlay Zone was scheduled before the Zonmg 
Commission on October 28, 2004, but deferred unttl January 24, 2005 The proposed actlon 
was approved at the Zoning Commission's March 14,2005 Pubhc Meetmg 

Proposal 

The proposed zonmg overlay dtstnct would tmplement gutdelmes and standards for 
revttaltzatton related to histone preservation, market economics, land use, urban design, and 
transportation envisioned m the Takoma Central District Plan (the Takoma Plan) approved on 
June 4, 2002. It would encourage ground level retail actiVIty concentrated along comdors 
leadmg to the Metro station, creatmg a gateway and VIllage center to adjacent restdentlal 
neighborhoods Encouragmg a mtx of retail and residential uses in thts location would reVItahze 
the area's economy, while enhvenmg the streets to enhance the expenence and safety ofwalkmg 
between transtt and home 
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Accordmg to Subsection 1300.3 of the D1stnct of Columbia Zonmg Regulations, the purposes of 
neighborhood commerctal overlay districts are generally: 

• To encourage a scale of development, a ImXture of bmldmg uses, and other attributes, 
such as safe and efficient condltions for pedestrian and vehtcular movement, all of which 
wlll be as generally reqmred by the Comprehensive Plan, 

• To encourage retention and establishment of a vanety of retail, entertamment and 
personal service establishments, predommantly m a continuous pattern at ground level, so 
as to meet the needs of the surroundmg area's residents, workers and visitors, and 

• To limtt the maximum permitted height of new bmldmgs so as to encourage a general 
compatibility m scale between new and older bmldings 

In addition to the general purposes of the neighborhood commercial overlay, the Takoma 
Neighborhood Commercial Overlay District would· 

• Reserve sufficient open space to proVIde adequate light and air to encourage retail and 
service uses, and pedestrian circulation m the vicimty of the Takoma Metro station, 

Thus, the street wall of each new bulldzng frontzng on a deszgnated street would set back 
thirteen (13) feet from the curb line 

• Require a mffilmum clear floor-to-ceiling height on the ground floor sufficient to 
accommodate the needs of netghborhood-servmg retail, servtces and office uses, 

Thus, the ground floor level of each new bUJldzng would have a mznimum clear floor-to­
cezlmg hezght of fourteen (14) feet, and 

• Allow and encourage residential development to help meet the need for housmg, enhance 
safety, and provtde sufficient restdent population to support neighborhood-servmg retatl, 
services and office uses 

Thus, portions of bUlldmgs wzth a mzmmum clear floor-to-ceiling hezght of 14 foet on the 
ground floor level would be permitted a total building hezght of .fifty-five (55) feet so as 
not to decrease the number of allowable reszdentzal floors above the retazl. 

Spect:fic proposed changes are underlined and in bold italics in the chart that follows, relatiVe to 
the current underlymg C-2-A zonmg· 



Standard 

Floor Area Ratio 

Height 

Lot Occupancy % 
Residential 
Recreation Space 

Rear Yard 
Side Yard 
Front Yard 

Courts 

Roof Structures 
Ground (!..oor-to-
ceiling height 

C-2-A 
Zone 

C-2-A 

2.5 residential, 1.5 
other permitted 

50 feet, 
no sto!J!.Iimit 

60% 
20% 

(except one-family 
dwelling, flat, hotel) 

15 feet 
Varies 
None 

3 inches/foot of 
height, at least 12 feet 

18.5 feet (max) 

Single Family Housing D 
Gorden 1\po.rtments & Townhomes • 

Office . 

Mixed Use- Residentiol/Of1iu./R.ct4il E;m 
Mixed Use- ResidentioJIOffice ~ 

Ground floor Retail • 

InstitutioMI ~ 
Ope:Spocc D 

Proposed 
Chanee 

None 

55 feet, 
no sto!J!. limit 

None 
None 

None 
None 

13 {!et (!om 
curb line 

None 

None 
14feet 

(minimum) 
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Applicable 

--

to buildings reg_uired to 
erovide designated 
ground fl.oor retail 

--
--

--
--

to eroeerties with 
(jontage along identifl.ed 

streets 
--

--
to designated use areas 

PREFERRED LAND USE PATTERN with UNDERLYING C-2-A WNE 
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Staff has determined that the proposed zonmg text and map amendment are consistent With the 
Comprehenszve Plan for the Natwnal Capztal Federal Elements The Comprehenszve Plan 
mcludes policies that support transit-onented development at Metrorail stations and provision for 
sidewalks between destinations and transit stations in its Transportation Element. Although this 
proposal IS not on a Federal mstallation, the general pnnciples of the proposal are conststent With 
The Plan. In addition, porttons of the overlay west of the Metrorail station lead to a Federal 
ITIStallation 

Additionally, staff concurs wtth the Office of Planning (OP) report that the proposed zonmg text 
and map amendment are consistent wtth the Comprehenszve Plan for the National Capital 
Dzstrzct Elements The Comprehenszve Plan Generaltzed Land Use Map designates thts area for 
a mixture of low denstty restdentlal development charactenzed by single-fannly detached and 
semi-detached housmg, and low density commerctal charactenzed by shoppmg and service areas 
that are generally low m scale, character and activity that provide a hmited range of retail goods 
and services, as predommant uses. The adopted Takoma Central Dtstnct Plan offers additional 
recommendations for the core areas to be a miXture of land uses mcludmg smgle-family 
housmg, garden apartments and townhouses, miXed use retail, office and residential, and office, 
mstltutlon and open space The Takoma Plan served as the unpetus for the proposed zomng text 
and map amendment 

CONSULATION 

Advisocy Neighborhood Cornmisstons 

The Zoning CommiSSion recetved letters signed by thirty-three citiZens in reference to the 
subject proposal. Letters m support of the overlay zone outnumbered those agaiTISt by a ratio of 
almost two-and-one-half to one Although only 10 cttlzens opposed the overlay, one of those 
opposmg the proposal was a Commissioner of ANC 4B02 who represented what she 
characteriZed as a minority optmon of the Advtsory Netghborhood CommiSsion 4B and included 
eight survey forms filled out by her neighbors. The maJonty of surveys that Commisstoner 
Wheeler collected and included opposed the overlay zone as proposed. She requested that the 
Zoning Board constder adopting the following provisions mcluded in her proposal: 

• Leave the maxunum buildmg hetght of 50 feet at current C-2-A zoning rather than 
increasmg to 55 feet 

• Require a 15 foot setback for stdewalks from the street wall to the curb lme rather than 13 
feet as proposed. 

• Requrre a buffer between commercial and residential zones by reqwnng 
• a minunwn 8 foot setback from property hnes shared by commercial ana residential 

properttes. 
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• a mmunwn 4-foot setback from bulldtng lme of upper stones m bwldmgs above 
rooflmes of homes m adjacent residential zone. 

• compatlbthty of bwldmg facade, landscaping, streetscapmg, sidewalk treatment, 
street :funuture, etc With adjacent restdenttal zone. 

D.C. Office ofPlannmg 

The D.C Office of Plannmg (DCOP) Fmal Report dated October 28, 2004, recommends 
approval of the proposed amendment to Chapter 13 of the Dtstnct of Colwnbta MuniCipal 
Regulations (DCMR), Zonmg, to create the Takoma Neighborhood Commercial Overlay 
Dtstncts m a C-2-A zone dtstnct With revtsion to mcorporate OP recommendations, and 
approval of a map amendment to establish the new zonmg overlay dtstnct on special lots located 
on Squares 3187, 3188, 3275, 3276, 3278, 3280, 3352, 3354, 3356, and 3357. Based on concern 
for viability of ground floor retail of certam frontage due to Its Isolation from established 4th 
Street commercial comdor and adjacency to restdential zoning, and concern With marketability 
due to lack of parking. DCOP responded With proposed changes that would· 

• Exempt some restdenbal developments from the ground floor retatl reqwrement 
• Thus, Subsectzon 1310 5 would be revised to read 

Bwldings occupymg or constructed on lots along the Blarr Road frontage of Square 3187. and 
Cedar Street frontage of Square 3352 and 3353 wtthm the Takoma Overlay Distnct 4o not have 
to provide the designated retail and servtce establishments on the ground level required by 
3102 1. nor comply With the ground level regwrements of 1310 9 and 1310.10. if the ground 
leve1Is devoted exclustvely to restdentlal uses. 

• Requrre any change of ground floor uses m exempted residential developments to comply 
with requirements of the Takoma Neighborhood Commercial Overlay 

• Thus, Subsectzon 1310 6 would be revlSed to read. 

If ground floor residential uses are established pursuant to 13105. no certrficate of occupancy for 
a pennttted non-restdential use on the ground level may be tssued, unless the ground level of the 
subtect bulldmg compiles with 1310.9 14 foot floor-to-cellmg hetght at ground level), and 
1310.10. (which would perrmt a total buildmg hetght of fifty-five (55) feet). 

Analysts ofFederal Interests 

The area of the proposed overlay mcludes a portion of the Takoma Park Historic District, which 
was listed as a locallustonc district subject to the D.C. Histonc Landmark and Hlstoric Dlstnct 
Protection Act of 1978 (D.C. Law 2-144) m 1980, and ltsted m the National Register ofHistonc 
Places in 1983. The historic district contains both residential and commercial bwldings, of 
which approximately 160 are contnbutmg buildings datmg from 1883 to 1940. 
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The proposed overlay was developed m consultation With the staff of the D C. Histone 
Preservation DIVISion (HPD) for Its possible effects on the architectural and histone character of 
the historic distnct. Comrmssmn staff has consulted at some len~ with the HPD staff not only 
on the techmcal aspects of the overlay but on the possible future development of the distnct and 
on the ramifications for future project and design review by the HPD staff and Histone 
Preservation Revtew Board The HPD staff supports both the objectives and the proposed text of 
the zonmg overlay, behevmg that the fabnc of the histone bwldmgs and the character of the 
histone distnct will not be affected m an adverse manner by the proposed text. 

As always, proposed future alterations to histone buildmgs and proposed new development 
Wlthm the histone distnct Will be reVIewed by the D.C. Htstonc Preservation Review Board m 
regularly scheduled pubhc meetmgs Staff recommends approval of the proposed amendment 
With the assurance that it has been revtewed by the HPD staff (whtch ts part of the D.C. Office of 
Plannmg), that the zomng amendment proposes modest changes to the bwldmg hetght and 
building hne that will be accommodated through destgn revtew of future projects by the HIStoric 
Preservation Revtew Board (HPRB), and that the zomng proposal 1s mtended m part to 
encourage greater pedestnan safety and actiVIty m the commercial heart of Takoma DC and near 
the Metrorall Station. 

HPD staff and the NCPC Preservation Officer concur that the zoning changes proposed for 
buildmg hetght and street wall are modest enough that they would not adversely affect the 
htstonc dlStnct, which 1s the Federal mterest m this project Additionally, 1f Issues mse when 
future projects are submitted for revtew, they wtll be addressed locally by the HPRB. 

Therefore, HPD staff and the NCPC Preservation Officer beheve that the vtews expressed by the 
ANC Commtssmner would be appropnately addressed at the local level by the processes m place 
for that purpose through the HPRB. Although the ANC CommiSsioner charactenzes vtews 
expressed in her letter as a mmonty opmton, that term ts not recogntzed. Therefore, 1t 1s not 
giVen the great wetght that would be attributed to a maJonty optmon of the ANC. Although the 
ANC did not take an offictal pos1t1on to oppose the overlay, the president of Plan Takoma, the 
neighborhood association, wrote to express that organtzation's support. The majonty of those 
who stgned letters and surveys still support the overlay 

Staff does not oppose mcorporation of DCOP staff recommendations to exempt certam street 
frontages wtth a stronger relationship to adjacent residential areas than to estabhshed commercial 
comdors. However, the basts for such recommendations, mcludmg concern for viability of 
ground floor retail and concern With marketability due to lack of parkmg, remams local m Its 
mterest rather than Federal 


