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Faison Enterprises and Jemal's Citadel, LLC (Applicant) seeks approval for a consolidated Planned Unit 
Development (PUD) for the reuse of the building known as the "Citadel" to house a grocery store, 
offices, and an undecided retatl use. The property is in the Reed-Cooke area of Adams Morgan and is in 
the C-2-B (Commercial Business Center District) and the Reed-Cooke (RC) Overlay District. 

OFFICE OF PLANNJNG RECOMMENDATION 

The Reed-Cooke connnunity bas experienced a great increase in residential use over the past few years. 
The proposed reuse will make the building active again. improve the f~e and bring uses that are 
currently not available in a community where the residenti~ population is rapidly increasing. The uses 
Will also provide general employment opportunities. 

The Office of Planning believes that the project will not negatively impact the neighborhood if the 
proposed solutions proposed by OP, DDOT, and the ANC are incorporated into the project and 
recommends approval. OP further recommends that the applicant provide signed copies of the 
following doCUI_Ilents prior to final action: 

• A Tru,ck Management Plan. 
• An agreement to design and contribute to the cost of installing a traffic signal at 16th 

Street/I(a}orarna Road 
• First Source Agreement and a Memorandum of Understanding with the Minority Business 

Opportunity Conunission. 

801 North Capitol Street, N.E., Suite 4000, Washington, D.C. 20002 202-442-7600, tax 202-442-7637 or 7638 
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DESCRIPTION OF THE SITE AND SURROUNDING 'AREA 

The subject property is ail irregularly shaped lot on the northeast quadrant of the intersection of 
Kalorama Road and 17th Street (Square 256~, Lot 36) and is approximately 42A85 square feet (0;98 
acres) in area. The site is currently developed with a 40,675 square foot building constructed in 1940. 
Over the ye~. the bu,ilding- hli$ l;>e~ occ~pied l;>y a v~ety of-Q.~;es ~cl~ditlg ~ pu.blic hall, arcade, roller 
rink, an.d hitely a warehouse., Th~·bUiJdip.g has two l~vels ofund~rgr<>'Und p~king ~c~s~ed frow 
Kalorama Road and loading docks accessed from 17th Street The property is zoned C-2,.B and is ~so 
govemed.by the Reed-Cooke OVerlay. 

The Adams Morgan Reed-Cooke area is a.neighborhood of predominantly two- and three-story row 
hou~es .intersperSed with high, medium and low-rise apartments, old warehouses, offices, and 
neighborhood s~rvi_:Q.g retaii u~es. T}le area is undergoing revitalization with; many old commercial and 
war~house buildings ~e being r~pl~ce4 or renov~ted to ~COJ::I!mOd~te ap~eiJ,ts a,nd condoiJJittiu,ms. 
To the north artd east of the ~ite is the 1 o ... story Dorch~ster apartllient buildi~g and sllffa_ce pa,rkin.g m th~ 
R-5-B and R-5-D Districts; to the south, across Kalotarna Road are two.,.story row houses in the R-5-B 
District, and a new 4-story bUilding with ground floot office and arts center, in the RC/C-2,.B District. 
To the north, along 17th .Street are a number of buildings that are undergoing renovation and converSion 
from warehouse to residential uses, in the RC/C-2-B Districts. 

PROPOSAL 

Since the setdown of the proposal, the applicant has reduced the atea dedicated to office use a:nd has 
refined the calculation of the square footage of the space dedicated to each use as follows:. 

-3),195 sqWll"e foot grocery _$.tory (I:I~s Teeter $up~B{ket) 
29;594 square feet of o_ffice space (user not yet id~ntified) 
4,070 square feet of retail space (retail use not yet identified) 

To support these uses, the applicant is proposing a total of 126 parking spaces in art e~isting two-level 
underground parking garage accessed from Kalorama Road and two, 41-foot loading docks, accessed 
froml7tf:a Street. As stated above, the proposed uses will all be contained within the existing bUilding 
with only i.nttm.I~ chaJ1ge~. A E;igna~ fean;.re or the building is its curvect, ·barrel shaped roof. This 
sh_~pe give_s the m~ floor of the building a very high roof that the grocery store does not require or 
n~. Ule applicant h_a,s therefo're- propo~es to im;f;rt ~ flQor betw~eii the roof ~Q th~-ml:lin floor to 
accommodate the office use. Ill order to provid~ direct light to th~ office area, the cwve oftb.e lower 
portion of the roofwill be cutback and windows and glass. inserted. 

ZONING 

The sit~ is zop.ed RC/C-2-B. the C-2-B District "is designated. to serve commercial and residential 
fun_ction_s ~imilar to the C-2-A District, but with high-density residential and mixed uses" and ~~shall be 
comp~ct and Jpcate9 on ~erial streets, in uptown centers, and at rapid transit stops'' and ''building use 
may be entirely residential or a-. mixture of commercial and residential uses~" -

Zoning Coillii1ission Order 52-3 ... A, Ap~tl2.6, 1991, created th~ Reed-Coo],c~ Qverlay:pistrictto 
implement the policies of the Comprehensive Plan (Section 1128). The Reed-Cooke area was 
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designated as a Special Treatment a,rea priJnariJy to p:rote~t 'lb~ hou_sing in.the area but provide for 
commerCial uses that support-housmg and are not d.etrimental to the area. 

Section 1400.2 of the Zoning Regulations states that the purposes of the RC Ovetlay District shall be to: 

(a) Implement the obj~r;tives qfthe.Reet!-Cooke Special TreatmentArea, which are to: 

(1) Protect cw:rent housing in the atea and provide fot the development of new hotJSi1J.g; 
(2) Maintain heights and densities at appropriate levels; and 
(3) Encourage small-scale business development that Will not adversely affect the residential 

community; 

(b) Ensure that new nonresidential f!,Ses serv~ (h~ local co71J.munity by providing retail goods, 
personal services, and oth_er a_ctivities (hat contribt!J~ to the satisfaction of unmet Socia(, 
service; atu;l employment needs in the Reed-Cooke a.nd Ad,ams-Morgan commu.nity; ant! 

(c) Protect adjacent and nearby residences from damaging traffic, parking, environmental, social, 
and aesthetic impacts. 

The proposed dev.elopm~nt of the site is not contrary to th~ purpose the Reed-Cooke Overlay District for 
non-residential developments a5 the proposed us~s will be benefici~l and will s~rve aiJ ~~ I)eed il) the 
neighborhood. All .the proposed uses will provide services to i neighborhood that ··l,J.as experienced a 
gr~at incre~e in residences over the past. four years and who have to travel outside of the neighborhood 
·to :find tbc;:~e s~ces. The applicant will provide on-site parking to serve its needs and 'is wbtking with 
the DDOT to find solutions to mjt_ig3te any 4Mnaging traffic and parking impacts that may result. The 
DDOT report will address is jssue. · 

Development Data 

The foflowWg table demonstrates the requirements ofthe RC/C-2-B district and the flexibility which. the 
applicant is r~qtJesting: 

Required/Allowed under 
.. . .. __ RC/.C-2:-B :PUD 

·.Area · l.~.QQO_sq. __ ft .. ~ · 

Lot Occupancy · 80% 

· Existing Proposa,l 

42·,485 sq. ft 42,48.5 $Q. ft. 
_55_fi. . .. ~~~Jt.:. . 

95.7% 95.7% 

OJl... OJl.. ____ _ 

Deviation 

NIA 
.J.S ft .. (~Xi,sting)_ .. 
([17 

15.7% ( eXisti;n~) 
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p~~ Supe~l,cet- 4~ spaces 
Qf):ice ~ 16 spaces-
Retail .. 5 --
1'0TAL- ~h ~c~s 

Parking Spaces Parking Spaces = 9 ft x i9 :ft. 
Drive isie Wi_clth"'" iS ft. 
Compact Sp~ce_s -"""" GrQtips of at 
le~st 5 $p~c~~ 

Loading Supermarket: 

N/A 

N/A 

N/A 

Supe~ket:. 93 spaces 
Nfk ___ -

Office - 25 spaces 
Retail- 8 
TOTAL- 126 spaces 
P~IQ_ng _sp_~c¢s = ~ofile less Compact Spaces-:.... 

-

than i 9 ft_. Wide Groups of less than 5 
Diive Isle Width- Some spaces 
spaces less tha:n 25 ft. ·some compact spaces 
Compact Spaces - Groups extend into the- drive 
of less than 5 spaces isle 
Su- etmarket: -- p -- - Supermarket: 

119adil,lg ber:th @ ~o ff•. cj.eep 2 loadin~ berths @ 41 ft. 1 -service delivery @ 20 
1 1Qa9mg berth @ 5~ :f:_l <ieep deep ft. deep 
1 ioa@tg pl~tfotln@ tOO sq. _:f:_l 2 loadin~ platforms @ 300 
1loadin- latform@ 200 s---. ft sq. ft - _gp_ - -- q 
_1 s~~ce delivery ® 20 ft. deep 

-- -- - --------- ------ --

ANALYSIS 

FLEXIBILITY 

The above:Development Data Table-:meets the requirement of Sections 2403.11. Sinqe the application 
was setdown, the applicant has revised. the design of the bu:ilding and some of the flexibility requested 
have been elimfuated or modified. -

Under-the RC/C-Z-a Q.istrict a FAR ofup to 1.5 is cillowed for commercial uses and the bUilding 
currently has an FAR Qf l.49_. With the ll.l~ertipn of the office floor and additional parking spaces, the 
non-:tesidential FAR will increase to 1. 77-, which is 0.27 FAR over the maximum afiowed under the. RC 
Overlay. The applica.nt~s has ~ubmitted that: the Zonf~g C~~is~io~-~an grau.~-~ a-dditional S% 
increase in FAR as provided in Section 2405.5. The 5% would be calculated b~~ Qn the 2.0-FAR thiit 
is allowed for commercial-uses listed in Section2405.2. OP does not ~gree With this Interpretation as 
the Reed-Cooke Overlay states in Section 1402:2-: 

"For {he purposes of this Chapter, no Planned Unit Development shall exceed the matter-of-right 
height, bt,Jik, anti ar_eq requirements of the underlying .District,-, 

Therefore, any increase in non-residential FAR would require varia1.1~e relieffrom tb~ requi.ren.tents of 
Section 1402.2. As requested by the Zoning Co:mmission, the applicant has submitted legal arguments 
regarding the interpret~tion of the wqrd ''bulk;' to support their assertions. Conclirreiltly, the applicant 
has also presented arguments tp support a variance reiief. 

The property is WJ.jq~e as it is developed with a bUilding originally designed as an armory and features a 
massive oblong dome of q_~t Gop,qret~ arches and roof that covers approximately tWo-thirds of the area 
of the main floor. The applicant con~i4ered det:nolishingthe b~ildi~g b~t w~s encouraged to retain it 
since suggestions of demolition \Vete coUiiteted with the threat of historic designation. 

---
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Since there is little likelihood that demolition would be all<;>wed, the building has been redesigned to 
accommodate the proposed uses. The building has a large vaulted ceiling that requites significant 
energy to heat and cool, is inefficient in its space assignment, and is noi fully needed by the proposed 
s11permarket. the ill$~on of a new floor within the existing domed area increases the overall FAR. 
Sec<mdly, the red~~ign Q(th~ builQ.hlg to acco:tnlJlodate at) ~d<Jition~ floor ofparkip.g at).4loa_ding 
Increases the overall FAR. The building as it exists approximates the maximum FAR allowed and any 
efficientreuse of the building would Increase the FAR beyond the·maximum allowed. 

Due to the existing shape of the building the applicant's desire to increase the amount of onsite parking 
and loading areas cat). only ·be done, in areas that are included in the FAR calculations and the existing 
footprit).t of the b-gjJding" will nQt change. Of the total FAR of the building, 0.18 FAR is ~sociated with 
areas dedicated to pa,rlting and lo~ding. -

The ·increase in ·FAR Will not be detrimental to the public good as it allows the applicant to provide an 
additiohal floor of parking for customers Who W6tild otherwise have to patk on neighborhood Streets 
where there is alre3dy a shortage of parking spaces. Additional parking spaces in the garage Would also 
discourage ~ffic probleJllS associated with illegal p'arking near the supermarket. 

The proposed increase in FAR will b~ consisten~ with th~ int~nt·ancJ, pWJ>OSe$ of the ZoJJ.iAg Regulations 
and in particular the Reed-Cook Ovetlay as the increase in FAR will result only from internal changes to 
the building with no change in ~e building's footprint. Further, increasing the number of parking 
spaces on-site will protect adjacent and nearby residences from damaging traffic and patking impacts. 

Loading 

As shown in the table, the grocery store reqllires a 55-foot and JO ... foot loading berth and a 20-foot 
ser\rice delivery atea. The liuilding curtendy has two loading berths that will be reconfigured to provide 
2loading berths at 41-feet each. ·The applicant has requested flexibility to deviate from the requfrements 
and change the length of the loading berths because they do not anticipate any trucks that Wiil require a 
SS-:foot loa<Jjng berth coming to the ~ite •. The, supermarket's delivery trucks are limited to forty feet in 
length and ·other vendors will be requested to liniit th~ir delivery truck sizes to forty feet. 

The loading dock will open between 8:00~ a,n_d 3:00pm wee~days· and 8:00a,m and 2:00ppt Saturdays. 
The applicant proposes that the overhead doors will open only to allow trucks to ent~r a,nd ~it the 
loading dock and will remain closed during. unloading and other tim~s. A side door to the loading area 
will be accessible between 1:00am and 2-:00pm ·Weekdays .and betwe.en 8:00atn and 2:00pm Saturdays, 
and only accept newspapers on Sundays. 

The applicant has submitted an outline of a Truck Management Plan but reserved the fmal details to be 
provided at a later date. 

Parking 

The building currently has two levels of underground parking that has been reconfigured to 
accommodate 1_26 parking $p~ces to s~e the grocery-store, the office, and the retai1 use. An additional 
nihe stacked spaces are provided. The Zoning Regti}ations, Section 2115.1, require that parking spa<::~ 
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be a minimum of nine feet in width and nineteen feet' in length. Compact spaces must be a minimum of 
eight feet in width and sixteen feet in length, and be placed 'in· groups of at least five contigilous spaces 
wftb ~~cess from Ute sa,me i~le. Further, parking aisie widths must be at leasttwenty..:five feet for ninety 
degree angle parking and at le8$t sevent~e9 fe~t for $i~ty degr~ angle p~]Qng. 

The loca:tion.ofthe existing supp.ort colilttitls in the garage dictates the layout of the garage. The 
applicant has revised the layout since the setdown and most of the parking spaces now met the staildatds 
for a s~dard or-coqtpact wace. However, flexibility is requested since there are approximately thirteen 
angles spa_ces that ·may cause ~ v~hicle to extend abo~t a foot i.nto the drive i~le. Those spaces will be 
assig11ed to special employees so that users can be informed of their limitations. and. take pr~cau.tions nc:>t 
to impede traffic movetnent along the drive isle: IIi addition, some compact spaces are not in group~ of 
five. 

The parking de~ignated to the supermarket will mostly be to accommodate the customers. Parking for 
the employees will be limited and employees wiJl be encowaged to ~se public transportatjon through the 
use of metro passes. Qn..,street parking within the Reed-Cooke ~e~ is very limited, as tn@Y of the · 
homes do not have parking on theit lots. In addition, on weekends on-street parking is hard severely 
limited since Adams Morgan draws visitorS from the wider metro atea artd there ate very few parking 
g~ages in the area. In order to minimize·customers parking on adjacent streets, the applicant is 
providing excess parking spaces ~d a grocery pick-up ~one ·In the g~age. T~is wili also be 
en~oura:ged . .io pick up and drop-off customers inside. the garage. · · 

Limitations on Expandin~ Non-Conformin~ Uses 

Section 2001.3 allows forenlargemtmts ~d adQitiQn.s to p.ou-coiJ.forrorog struc~es ifthe addition 
conforms. to the use a:nd structure requirements and if there is rio increase or ext~ns1on of any non­
conforming aspect of t:Q.e structure. As shown above, the building has a number of nonconformities in 
particular FAR. and rear yard. The building is coil.Strticted on the property Without any rear yatd. 
Although both wiil add some building mass there will be no change in the rear yard requirement as there 
is none. The applicant is therefore requestip.g flexibility from these requirements~ 

Reed-Cooke Overlay Uses 

Section.1401.1(\>) prohibits "off .. premises alcc:>holic beverage sales.~• The .a'pplic.ant is con.Sidering 
submitting an application to Ul,e Alcohol Beverage Control (ABC) Board for a license to pennit the sale 
of wine and beer in the proposed. grocery store. In conversation With OP the Zoning Administrator has 
stated the prohibition refers to liquor stores aild does not apply to gtocecy stores sifi¢e. it is only a small 
portion of the ovemil ~al~s within the store. the applicant has stated that they are willing to limit 
alcohol sal~s to beer and wine. OP is willing to support any agreement betw~n tbe appiicant and the 
community on this issue. Member of the cottu.'llunity has also been requested to .limit single sales of beer 
!llld tbe ho:urs of alcohQl to below those permitted by the ABC Board. the applicant would like this 
issue to be addressed by the ABC Boa.rd, which also has a 'public hearing process. 

the applicant originally proposed a. restaurant for a portion of the bUilding at the· comer of 17th Street 
and Kaloram.a Road. I::t.9wever, because of the prohibition hy theOiteed-Cooke Overlay and commuility 
opposition the applicant has withdrawn that s:uggestion. The appli~t ha.s not dete~ed·a p~c~la:r 
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use for the space but has subnritted that any use will be one that is pe~itt~ ~Y-:right in the C-2-B/RC 
Overlay Districts. 

ISSUES 

Rolli'S of Operation 
The supermarket hours of operation was widely debated. Although the SlJ.permgkc;:t is within a 
commercial district it is sutrounded oil all sides by residential uses. One of the purposes of the overly is 
to protect residences from the impacts of nonresidential uses. The community believes that 7 a.m. to 11 
p.m. ,i_s ap. appropriate time Jor th~ supermarket. to be open. However, the applicant would like these 
house hours to only be in e{fc;:ct· tor tlle fi.r§t ye~ ;mel cluring the summer period (Memorial Day to Labor 
Day) the hours be,extended.to mid.,.mght. Further, after the first ye~, the applicap.t wou1d like to match 
the hours of other groceries over 30,000 square feet within a one-mile radius that eJ{ceecls the sta._ted 
hours or apply for a modification to the PUD to increase the houtS. OP tecortlttlettds that the hours of 
operation be limited to 1 a.m. to 11 p.m. If the applicant would like to extend those hours in the future a 
modificatioll to the PUD wo~ld be required. 

On-Street Parking 
Parking for residents Without onsite parking is limited because ofpersons who visit the greater Adams 
Morgan Area. Many residents are concerned that patronS to the supetmarket will further limit the 
availabilityt{)f parkillg of on-street spaces. ln trying to minimize on-street parking, the applicant haS 
increased spaces in the underground parki.ilg garage. The applicant has also requested the alteration of 
the existing patkihg &paces along Kalorama Road and 1 ih Street. .An atl_l!lysis ofthe request is · 
addressed in DDOT's Report. 

On StreetLoading 
The -on-si~e-loading areas will be ~uppl~ented by on-street loading spaces along 17th Street. The 
reduction.in the office space eliminates the need fo_r a loading dock.: siitce the office space has been 
reduced to below 30,000 square feet. The applicant is working with th¢ ODOT on differtmt scenarios 
regarding the reassignment and placenient of on-street loading spaces, and times when they may be used 
for parking to alleviate the critical shortage of on-street parking in the Reed.,Cooke area. 

Loading for the grocery store will be made solely at the 17th Street loading dock ot its side door so as not. 
to conflict with traffic ;md pedestrian movement along Kalorama Road. Deliveries to the supermarket 
will be about twenty per day on week.:d_ays, ten on weekends and newspapers on Sundays. During times 
of speeial events or emergencies there m~y be increases in the number of deliveries. 

The length of the trucks serVicing the grocery was a concern because Kalorama Road a,nd 17w Street are 
I1fln"OW road$ an_d longer trucks could block the toad and. cafise traffic backups. Secondly, the longer 
trucks may not be able to acc~ss the lmuling dock. Therefore, the applicant has limited their truck Sizes 
to forty feet. However, a request has been made to PDOT to r~strict the lettgth oftr'lJ.cks that can use the 
cl,li'b near its l9ading berth on 17th Street to forty feet (40.0 ft.} an<J provide the:approp:riate signage. This 
request will be addressed in tbe DPOt Report. 

Currently, there is only one loading 'zone along Kalorama Road_. The applic;mt req1.1e$ted additioiJ.al 
loadi:Qg zones be provided along Kaloralila Ro~d With restrictions placed on the hours for deliveries and 
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idling .. Off site loading areas are necessary because of the overlap in times when deliveries are made 
~d some trucks that unload.:frorh the sides cannot be accommodated in the loading dock. The delivery 
schedq.le of some vep.dors· cotJ,ld ai~o be ~fected b~cause they wo\lld have t9 w~t to ~ter the loading 
dock. With this in mind, OP recommends that the ioading dock manager ~nswes that. most d~liveries do 
not take place outside the loading doc~. 

Facade Improvements 
The dome :of the roof will be retained except the sicie will be remodeled and windows inserted around 
th~ are~ where t,b~t n~w offlc~s wi.ll be lo~at~. m a<Jditjop., p.ew ep.tranc~s to ~cess the office, the 
supermarket, and the other proposed r~tail U$e wotdd be, in.trodq.ced a,long K3l.~orna. Ro~. New 
Windows, marquee, and identification signs will be introduced along Kalorama Road· and at the comer of 
K.alorama Road/17 the Street. 

The 17tP Street frontage is a stark, gray wall With only the loading dock entrance. Improvements that 
can be made along 171P Street are lilnited because of vaults below the sidewalks. However, in order·to 
.softep. ~d make this sid~walk a lllOr~ pl~as~t pedestrian walkway the applicant proposes to establish a 
tree box with approvaJ from DOOT, repave the.sidew3lk,, insta,ll "wall w$h.ing.,light fimtres to 
supplement existing street lights and illuminate the side of the building which will notrefl~t into other 
areas. The applicant has also ·volunteered to maintain the trees along K.alorama'Road anq 17ili Street. 

PUD EV ADUATION STANDARDS 

The purpose and standards for Planned Urtjt Developments are outlined in 11 DCMR, Chapter 24. 
Section 2400.1 states that a PUD is "designed to eiicoUtage high quality developments that provide 
public benefits/' The proposed development will be constructed on a property that is currently 
tmdertJ:tillzed a11d tb~ applicant 'is trying to preserve the unique Citadel building that has existed in the 
·community for over 60 y~~s. It.s recop.figwation to ai:~oiiJ)Jlodate the proposed uses has pre~et,1ted 
ma:ny.challenges and in order to overcome some of the functipna1 requirelllents, as w~Uofthose 
reqtqted by the Building Code, all the requirements of the Zoning Regulations are, not met. The· 
applicant has therefore req~ested that the proposal be reviewed as a consolidated PUD. This will allQw 
the·utilization of the flexibility stated in Section2400.2. 

The overallgo·al is to permit flexibility ofdevelopmentands·other incentives~ such as increased 
bu,ild,ing hmght and den$ity; 'provided, that the project offers a commendable number of quality 
public be,n~jit$ and that it protect$ (ln4 advam;es the pu61ic health, safety, welfare, and. 
convenience. " 

Section 2403 outlines further outlines the standards under which the application is evaluated. 

2403.3 The impact of the project Qn tbe surrounding q,rea and,the. operaticm of city services and 
facilities shall not be found to be unacceptable, but sha.ll instead .be found to be either 

. favor:able, capable of being mitigated, ot acceptable given the quality ofpubltc benefits 
~in the project. 

The proposed uses will complement the housllig in this area as the residential population has recently 
increased with.the development of several new residential developments in the Vicinity, some of which 
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are currcm.tJy un.der co~truction. The major impact o:f the development will be the introduction of 
additional traffiq; _p~king, a11d lo~g. Currently, the n~ighborhood experiences heavy traffic 
movenietJ.ts especially between Thursday 31J.4 Sawrday nilibts when, they receive spjll Qver traffic from 
the .18th Street ·and Columbia Road retail! entertainment atea.S when pa:trons also utilize th~ on-street 
parking in the::neighborhood. The applicant haS committed to reducing these impacts by providing 
addition~ p~king spaces, limiting the hours of operation, limiting delivery hourS and trtlck sizes, noise 
and light :rn~tigation :ro~a,sure~. 

To address.con.cerns regarding potential congestion from ~ustomer an.d tnJck: traffic on neighborhood 
streets, DDOT reviewed- a number of options of traffic movements. The option cho$eP. t<) be 
implemented includes converting Kalorajlia Road to one-way westbound between 16th Street and 17th 
Street and 17th Street. northbound betWeen Kalotama Road and Columbia Road. These changes will be 
addressed further in the by :bOOt. 

PUBLIC BENIFITS 

The applica:nthas identified many items that they consid~r public benefit_s .. OP believe~ tbat :ro~y of the 
identified .items mitigate the impacts of the development of the cotnm:uriity as required by the Reed­
Cooke Overlay and· the Comprehensive Plan. 

OP considers the following items public benefits: 

• DDOT has recommended that the applicant design and contribu~e to the cost of i~allipg a q-affic 
signal at 16th Street/Kaloraina Road. OP considers this a mitigation measure that will benefit the 
community if installed. At this time, there is no written agreement between the applicant an4 
ODOT for-the purchase ot the traffic light. An agreement should be provided prior to· final action 
on this PUD. . - -

• The applicant proposal to retain and ad3pt the existing bqi.ldwg i~ a public benefit. The building is 
not designated a historic structure but. the preservation ofthe buildi!lg's Qi$titlctive fo1111 is worthy 
of architectural merit. Tlie adaptive reuse of the building will retain much of tbe original fabric, 
especialiy those elements such as the curVed toof, that ate central to its architectural importance. 

• H8.rris Teeter has indicated that they are Willing to recruit, hire, and train associates from within 
the community. Harris teeter has indicated. that they have made contacts with some comrtninity 
organiz~tions; However,-no written and signed agreement has been made. If this is to be 
consid~red a$~ a,:ro~nity, tb~a written agreement should be provided prior to final action. 

• The applicant has submitted that they will p~icipate in a First S~mrce Agreement with the District 
of Columbia Department of Employmen~ Se:rvi~es mid a MemorandUlll or Understanding with the 
Minority Business OppQtfilirity Commission during their construction phase. They anticipate that 
tb~y will have signed· agreements' prior to the final otdet. 

Section 2403 outlines way in which public benefits and project amenities ofth~ proposed PUD are be 
~J4ribited and documented: 

2403.9 Public benefits and project a.menitie$ of the prQpo~ed PUD may be exhibited and 
documented in any of the following ot additional categories: 

(a) Urban design, qrchitecture, landscaping; or creation or preservation of open spaces; 
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The existing bUilding is a. large distinctive structure that has been deteriorating over the yea.rS. The 
building will be retain¢, renovated and enhanced through the· use of improved lighting, vintage signage, 
it;n.provero~nt to the sidew~~. bmdsc~ping~ and the in.trQduction ofnew:wfu.cJ.oW~ ~Und the ha,se of the 
dome. ~provements will also be made to ·soften the 17th Street side of the building to present a pleasant 
view to pedestrians and ftltlite residents of the building across the street. The applicant has offered to 
maintain the trees'in the open space adjacent to the building. 

(b) Site planning, and effiCient and economiqg.l(a,n4 utili~ation; 

The buildihg occupies nearly one hundred percent of the site and the introduction of the office space into 
the domes area of the building is an efficient use of the building. 

(c) Effective. and safe vehicular andpedestrian acces$, transportation management 
measures, connectiim~ to public transit $ervice, and other measures to mitigate 
adverse traffic impacts; 

The applicant is providing on-site parking above what is required to accoriifilodate its uses and 
discourage visitors to the· site from using on-street parking. the proposal to make Kalorama Road and 
17th Street one-way i~ an effo:rt to i:rnprove ~ffic movero.~ts in qle vici!lity of' the site. The applicant 
has proposed to provide a Truck Management Plan to help monitor and mitigate the effects of tru~ks 
coming to the site to IiiinimiZe blocking the surrounding streets. The sidewalks around the building 
·provide easy pedestrian access to the site. The supermarket has also offered to provide metro checks to 
its eroployee~ to encourage the use of public transportation. 

(d) Employment and training opportunities.; 

The grocery store tenant has agreed to work With neighborhood organizations to provide employment 
and trai~ng opportunities for residents· of the neighborhood. Details of these agreements should be 
provided pnor to tinal ord~. 

(e) Hou.s.ing and affordable hoZJSing; 

The applicant is not making any contribution to ~ord_l~ble bousjng. The Ho\l.Sing Linkage req®'eme11t 
of Section.2404 is not applicable becau~e of the additional FAR req~ested only 0.07 FAR is dedicated to 
office use which is much lower thaii the amottilt of office space that is permitted as a matter of right. 

(j) Environmental benefits, such as stonnwater runoff controls and preservation of open 
space or trees; 

The stormwater runoff from the site will not change and there are currently no trees oil the site. The 
applicant has offered to maintain the trees along Kalorama Road. 

(i) Uses of special value to the neighborhood or the District of Columbia as a whole; 

The existi11g building i~ an ~posing $tructure witbi:Q the cofl!ID..ynjty Qtat has rero.~~ed vacan~ (or a 
nUiflber of years and has begun to deteriorate. The proposed reuse :makes· the building active again, 
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improves the fayade and brings uses tQ.at are ciltrently not available iil a community where the 
residential .population is rapidly increasing. 

COMPREUENSIVE PLAN AND PUBUC PQLJCW.S 

Section 2403.4 of the Zoning RegulatioliS r~uires that the application is "not incom;istent With the 
Comprehensive Plan and With other adopted public policie~a.tld active- progta.ms related to the subject 
site." The Generalized.Land Use Map (Attachment 2) recommends the. subject site for moderate density 
residential ... Atthe time of the creation of the Reed-Cooke Overlay (Zo;ning Commission Order 523-A) 
the Zoning Commission took this i.pto con~id~t_ion and fol,IPd tb_at this w~ I)ot 41,cop$ist~nt with the 
Coropreh~IJ.$jVe PlaiJ. ~it it:nplemc;:n~ed it~ objective$ @d poli~ies~ The site Js within 'an area developed 
With a mixtuie of office, ret~l ~d predominantly residential uses. 

the project is cO:n$iStettt with the major themes of the Comprehensive Plan. 

• Section 102 .. Stabilizing and IInpreving District Neighborhoods, 
• Section 103 - increasing the Quantity and Quality of Employment Opportunities in the 

District; · 

• Section 107 - Preserving and EnsUring CommUnitY hi:put 

the proposed reuse and rehabilitation of.the·building will help in.the redevelopment of the area. the 
l!Se$ will provide;: gen~al employm~t opportwri~ies: The applicant is committed tp working with 
community organizations to recruit, hire, and train persons who would otherwise not be given the 
opport,unity. 

The application is consistent with Chapter 2, Economic Development Element.. A major policy of this 
element is to provide necessary framework for the expansion and enhancement of economic 
developm~nt activiti~s. Sectiol! 200.11 addresses economic development out~ide of the Central 
Employmel)t Area: 

200.11 Ecenomic development outside ofthe Central Employment Area i$ of equal importance 
to the District. 
(a) Revitalization of older business areas i~ a high priority; and 
(b) The effortS outlined in this section, together With the seeding of new businesses, 

will expand the economic base of the District, create jobs, enhance residential 
neighborhoods, and attract businesses ~d consumers from the entire region. 

The propos_ed development will improve the existing building by putting an underutilized building into 
productive use and providing a mix of uses to serve,the residents as well 3.$ attracting employees to the 
area. The proposed Harris Teeter supermarket is a new business to. the City and its success could 
pos~ibly encom-age the $Up~rrn~ket cba,in to op~n ~t other locati.ons within the City. 

The proposal is also consistent with the Land Use Element, Section 1108, Policies li1 Support of the 
Commercial Areas Objectives. 
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• Section 1108.1(3.), wbi~h is to "Pron1ote appropriate coiruiiercial development, including 
centers for retail·and office uses, .. " 

• Section 1108.1 (k), which is to ~'Protect residential areas adjoining p.ew coimilercia.l centers 
from nega~ve pb~jc~1 impacts thro"Qgh the .use of open-and green-space buffers, use and 
intensity modulation between-r~sidenti~ and n~:mre~lden_tial ~~as, traffic circulation and 
parking manag~ment initiatives and other related techniques, implemented by mew of 
public actions to modify' eXiSting hmd use controls, traffic and parking regulations, and 
public sector and privat~ sector sen8itivicy to. neighborhood concetns;" 

• Section 1108.1 (1), which is to ''Ensure that residential coinmunines are adequately protected 
froin de~tal;>Hiz.lng iiltpacts from·new commercial uses and commercial uses ... " 

The proposal support the policie~ in that the b\lilding is sw:rou,ndec;i by r~idential use and the applicant 
Jlas proposed many ways of mitigating the impacts related to-~ wcre~e in tr~c;. ttQi$e, parking and 
lighting. The applicant has offered to continue working with the community after the initi~l ope_ning of 
the supermarket to address and mitigate any unforeseen problems that may arise. However, there is not 
a written and Signed agre~ent to bind the applicant to such a commitment. 

The Land Use· Element outlines design_ates th~ Reed-Coolte area: ·as a special treatment area. that are 
defines in Section 1118.2 as: 

" ••• ::.areas that exhibit unique physical, social, or functional characteristics and features and 
require·case-specific pl3.nning actions. Special treatifient areas may be defined by functional 
criteria, S\lch as byfu.~ need for well-targeted and coordinated planning program initiatives to 
achieve common objectives, or II1~Y 1;>~ des.ignated in ord_er to encourage specialized activities. 
Special treatment areas may incorporate parts of contjgu~ms are~. These areas !llay include 
neighborhoods or atea:S of the District that eXhibit uni4ue culturau 'design or arcbitec~r and 
ethnic characteristics." 

The area covered by the Reed-Cooke Overlay is also designated as the; Reed-Cooke Special Treatment 
Area._. Section 11Z7.Z Q"Qtlmes the policies established for the Reed-Cooke Special treatment Area as 
follows: 

(a) Protect current housing. in the area, and provide for the development of new housing; 
(b) Mazntazn heights and densities at appropriate leve.ls,' and · 
(c) Encourage smaU-scale. business development that will not adversely r;z./Jel;t tbe 

residential community. 

The subject site is SUJTQ~ded l;>y resldeQtial us~s and the structure is not conducive to residential 
development if the bUilding were to be pres~rved. Demoli.s.rong tbe l;>uilditlg apci redeveloping the site 
with housing is a limited option, since there is a liigh probability that it could be d.esignated a8 ~ hi.storic 
site. NJ.y addition tQ include r:esidential use would involve a great increase m FAR and height over that 
allowed in the RC Overlay. 

The proposed development will be consistent with these policies as it will maintain: the existing height of 
the bu_ilding apd the den_sity requested is appropriate (or the area. The proposed uses will complement 
the neighborhood; as. it will provide commercial \lSeS. th~t will serve the existing neighborhood. _Because 
the .proposed development involVes reusing an existing building w~ not built to tod~y·~ st~dards, as 
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well as the fact that this is an urban area. there are some challenges that will need to be overcome. The 
.applicant has worked with DOOt and the ANC to find solutions that :will mitigate problems relating to 
tnifnc, parking 3,!1d lo~_ng.' so that resideQ.ts of the _n~igbbQrhood are not adversely affected. 

AGENCYREFERRALS AND COMMENTS 

OP, the applicant, and the ANC has had -many meetings with DDOT to find creative ways in which to 
resolve some of the parking, loading, and ~affi.c issues that currently exist and mitigate any additional 
affects that the proposal may create~ DPOT Wi_ll address Ulese issues in. a separate report. 

COMMUNITY COMMENTS 

There is suppqrt within the.comili.Unity for the proposed development. However, there is al~o concern 
about the impacts ofintensity of the development, the hours· of operation ofthe supefinatket, traffic, -and 
loading. A number of meeting and discussions with various community organizations such as ANC-1 C, 
th~ :R,~~d-Cooke Nelgbl>orhood ~soc1_atio:Q. a:Q.4 :resid~~ts who :resid~ directly to the south of the subject 
property have taken pla_ce. Many ofthe issues have bee:Q. re$olved but $OJ.lle-concefi1~ remain. The ANC 
and the ·applicant have been discussing a Memorandum ofUnd_erstanding but to date it has not been 
ratified and signed. · 

On April 28, 2005 the ANQ voted on a resolution to support the application and recommends· that the 
ZQiti_ng· Cororoi_ssion.approve the application contingcmt on changes to the Memorandum of 
Understanding. - -

RECOMMENDATION 

All the proposed uses will provide .services to a neighborhood that has experienced a great increase in 
resiq~c~s ov~ ~e past foU,r years and who have to travel <;>utside or the neighborhood to find these 
,services_. The proposed reu.se will m~e, the building a~tiv.e agai:Q., imp:rov~ the fayade a,nd \Jri:p.g uses 
that a:te currently not available in a cortnnunity. The uses will also provide general e_mployroent 
opporttiili ties. 

The applicant is incorporating many improvements to minimize any negative impacts on the community 
and is working with the community and DDOT to find solutions to mitigate an:y adverse traffic and 
parking impacts that may result. 

Tbe Offi~e ofPl~:Q.g believes tb~t fue project wilhtot negatively impaet the-neighborhood if the 
proposed solutions proposed by OP, DDOT, and the ANC are incorporated into the proje~t ~d therefore 
recommends approval .. OP teeommerids -that the applicant provide signed copies of the followfug 
document!) prior to tin~l action: 

• A Truck Management Plan. 
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• .AP ~gree:rn~:n,t to desigQ 3,11d contribute·to the cost of installing a traffic signal.at 16th 
Street!Kalorruna Road.. · .. 

• First. Source Agreement and a Memorandum of Understanding with the-Minority Business 
Opporturtity Commission. 

ATTACilMENTS: 

1. Zoning Map 
2. Comprehensive Plan Map 
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