Government of the District of Columbia

Deputy Mayor for

Economic Development Office of Planning

415 12th Street, N.W.,
Washington, D.C. 20004

MEMORANDUM
TO: D.C. Zoning Commission
FROM: Fgeg\L. Greene
Direct
SUBJECT: Reed-Cooke Phase II Hearing Action Request
INTRODUCTION

This is the Office of Planning's (OP) preliminary report to the
zoning Commission on Phase II of the Reed-Cooke rezoning
initiative. Phase I, Application No. 86-12, covered the
residential portion of the Reed-Cooke area and was heard by the
Commission on October 20, 1986. As a result of Phase I action,
some 71 lots in 6 squares were rezoned from C-M-2 to R-5-B, and
one lot was rezoned from C-M-2 to C-2-B (see attached Zoning
Commission Order No. 523, April 13, 1987).

This report, in essence, concerns the remaining parts of the
Reed-Cooke C-M-2 area which were not acted upon in Phase I.
OP's October 20, 1986, report to the Commission included
proposed regqulations for the creation of a "Special Public
Interest District™ which would have created interim zoning
controls for designated Comprehensive Plan Specialized Planning
Areas. The Commission did not act upon the Special Public
Interest District proposal.
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Since that time, OP and the Zoning Commission have developed
significant experience in formulating overlay zoning districts.
Recent cases involving this concept include the Cleveland Park
and the Woodley Park Commercial Overlay Districts, the
Macomb/Wisconsin Commercial Overlay District, the Naval
Observatory Overlay Precinct District and the proposed Downtown
Shopping Overlay District.

Material submitted by the Reed-Cooke Neighborhood Organization
(RAM) includes a proposed overlay zone for portions of the C-M-2
area as well as updated survey material. For the purposes of
this preliminary report, OP has relied upon materials from Case
No. 86-12, materials submitted by RAM and the 18th and Columbia
Road Business Association, several tours and field visits,
information garnered from a District government interagency
investigation of alledged permit and code violations, and
additional research.

SUMMARY RECOMMENDATION

The Office of Planning recommends that a public hearing be
scheduled for Phase II of the Reed-Cooke Special Treatment Area
zoning initiative and that the zoning proposals included in the
body of this report be advertised for public hearing.

I. Background

The following findings include still valid excerpts from OP's
Phase I study and reports to the Commission and new material to
set the context for the present requested action.

- Reed-Cooke is designated as a Special Treatment
Area in the Land Use Element of the Comprehensive
Plan. In summary, this means it is an area that
has "unique physical, social, or functional
characteristics and features" that require
"case-specific planning actions". (Sec. 1119(b),
Comprehensive Plan)

- Reed-Cooke contains the only C-M-2 zone in the
Adams-Morgan community. This zoning category
permits medium bulk commercial and light
manufacturing uses, but prohibits new residential
uses. This zone runs generally along Champlain
Street, Kalorama Road, and Ontario Road.
Reed-Cooke also contains low to medium bulk
commercial zones (C-2-A and C-2-B) along 18th
Street as well as general residential zones (R-5-B
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and R-5-C) along the northern and eastern borders
of the Special Treatment Area. The C-M-2 area was
substantially reduced in Phase I.

The proposed actions in Phase II are zoning
proposals intended to rezone certain lots in the
old Reed-Cooke industrial zone that were not
rezoned in Phase I of this initiative. Other
non-zoning actions have recently been initiated in
coordination with other agencies such as the
Office of Business and Economic Development
regarding business development, the Department of
Public Works regarding parking and street
constraints, the Department of Consumer and
Regulatory Affairs regarding permit violations,
and the Metropolitan Police Department, the D.C.
Fire Department and the Department of Recreation.

Input from community representatives (comprising
residents, business people, property owners, the
Hispanic community and Advisory Neighborhood
Commissions) will be secured at each stage of this
zoning effort, including a careful review of the
citizens' resolution at their emergency town
meeting held on June 9, 1988, and material
submitted subsequently to OP which described
proposed zoning actions.

IT. Existing Land Use and Zoning

The general boundaries of the Reed-Cooke area are
Columbia Road on the north, l6th Street on the
east, Florida Avenue on the south and 18th Street
on the west., The Zoning Commission, in April
1987, approved rezoning of major clusters of
existing housing on six squares (Squares 2560,
2563, 2562, 2655, 2567, and 2571) in the area from
medium-bulk commercial and light manufacturing
(C-M-2) to medium density apartment houses
(R-5-B). Lot 838 in Square 2560 was changed from
C~-M-2 to C-2-B (medium bulk commercial-light
manufacturing to medium-bulk community business
center). The zoning changes were supported by
Advisory Neighborhood Commission (ANC) 1C, the
Reed-Cooke Neighborhood Association (RAM), and
other community organizations and leaders.
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Comments and recommendations from community
representatives were sought and received during
each stage of the planning process.

Existing land uses, in Reed-Cooke are divided
equally between residential, commercial/light
industrial, and public/utility categories.
However, these categories mask an unusually wide
variety of specific uses for an area encompassing
only seven city blocks. These uses include row
dwellings, apartment buildings, retail and office
space, warehouse/storage space, printing and auto
repair shops, a day care center, a Potomac
Electric Power Company (PEPCO) substation, a
public school, two churches and surface parking
lots. Reed-Cooke contains approximately 250
housing units; about 60 of them are single-family
row dwellings.

The business profile of the Reed-Cooke area had at
its core a blue collar employment enclave for a
considerable number of years. The area was once
the location of early automobile dealerships and
electronics and radio manufacturing companies,
These businesses co-existed with clusters of
residential housing, many of which remain viable
today. The area, which is tucked behind 18th
Street, remains relatively obscure to the
uninitiated visitor to the Adams-Morgan
neighborhood. This factor does not reduce the
significant contribution that Reed-Cooke makes to
the city's economy as a neighborhood employment
base. These businesses and their relationship to
the area are the focus of Phase II.

The existing zoning controls in Reed-Cooke and
adjacent areas may be summarized as follows:

The C-M-2 District permits medium bulk
commercial and light manufacturing uses, to a
maximum floor area ratio (FAR) of 4.0 and a
maximum height limit of sixty feet, with new
residential uses prohibited.

The C-2-A District permits matter-of-right
low density development, including office,
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retail and all kinds of residential uses, to
a maximum floor area ratio (FAR) of 2.5
withnon-residential uses limited to 1.5 FAR,
a maximum height of fifty feet, and a maximum
lot occupancy of sixty percent for
residential uses.

The C-2-B District permits matter-of-right
medium density development, including office,
retail, housing, and mixed uses to a maximum
height of sixty-five feet, a maximum floor
area ration (FAR) of 3.5 for residential and
1.5 for other permitted uses, and a maximum
lot occupancy of eighty percent for
residential uses.

The R-5-B District permits matter-of-right
development of general residential uses
including single-family dwellings, flats, and
apartments to a maximum lot occupancy of
sixty percent, a maximum floor area ratio
(FAR) of 1.8 and a maximum height of sixty
feet,.

The R-5-C District permits matter-of-right
medium/high density development of general
residential uses, including single-family
dwellings, flats, and apartment buildings, to
a maximum height of ninety feet, a maximum
floor area ratio (FAR) of 3.5, and a maximum
lot occupancy of seventy-five percent.

III. Existing Situation

The area is geographically small and land uses are
closely intertwined. This condition does not lend
itself to a simple zoning solution which would be
wholly beneficial to both the residential and
non-residential components of Reed-Cooke. Much of
it has existing buildings. There are five
significant clusters of housing in the area plus
other units closely interspersed with
industrial/commercial uses. The small geographic
area and intermingling of uses make buffering
relatively difficult and make the allocation of
space between commercial and residential expansion
more difficult. It also increases the potential
for adverse impacts of business activities on the
residential component of Reed-Cooke.
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- The streets are narrow (generally 30-foot
roadways, 50-foot rights-of-way), intersect at
oblique angles and, in two cases, are not through
streets. Some of the streets are one way and
parking is limited to one side of the street. The
capacity of this street network is extremely
limited for the remaining medium-density
commercial/light-manufacturing activities, given
today's automobile and truck-oriented
transportation system. The nearest Metrorail
station is a substantial distance away (either
Dupont Circle or Woodley Park). Underutilization
of land and of existing buildings is the principle
reason traffic circulation has not become
impossible. However, parking is a severe problem
throughout Adams-Morgan, including Reed-Cooke,

- A significant number of residential units, most of
them occupied by low and moderate income people,
have been protected by the Phase I rezoning. A
related, remaining issue includes residential uses
which are adjacent to light-manufacturing
activities (or isolated in the midst of such uses)
and are heavily impacted by noise, litter, and
vehicular traffic, raising public health and
safety concerns.

- There appears to have been an increasing number of
non-regulated or allegedly illegal conversions of
uses, additions to existing buildings and interior
and exterior construction work accomplished
without appropriate permits.

RAM Proposal

The Reed-Cooke Neighborhood Association (RAM) has submitted
several proposals for rezoning the Reed-Cooke Area. A July 4,
1988, proposal lists two alternatives with different zones for
approximately 30 of the total number of 49 properties on the
list., Major differences between the "Proposed” and "Alternate"
zoning categories in the proposal include: 1) residential vs
commercial zoning for 10 properties; 2) lower density commercial
zoning (generally C-1 and C-2-A) vs higher density commercial
zoning (generally C-2-A and C-2-B) for 15 properties; 3)
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commercial zoning (C-2-A) vs a new mixed use zone for 7
properties; and 4) 15 properties for which the proposed and
alternate zoning categories are the same. This last category
includes 10 properties for which R-5-B zoning is recommended for
both alternatives and five for which C-2-A zoning is recommended
for both alternatives. The remaining two properties include an
R-5-B zone vs R-5-C zoning. ‘

In addition, 23 properties are proposed for a commercial overlay
zone (in combination with C-1 or C-2-A zoning) in the "Proposed
zoning" column and 29 are proposed for a commercial overlay zone
(in combination with C-1, C-2-A or C-2-B zoning) in the
"Alternate Zoning" column. As outlined in the RAM submission,
the proposed overlay zone is designed to...

"prevent high traffic, late-night, noisy, polluting,
and/or otherwise undesirable uses in the new commercial
and/or mixed-use (commercial/residential zones..." in
the C-M-2 areas of Reed-Cooke,.

The overlay zone is to encourage small-scale office and service
business development oriented to the needs of the local
community. The overlay zone, as proposed, would prohibit
restaurants, clubs and public halls, hotels, bed and breakfast
establishments and rooming houses, theaters, sexually oriented
business, retail business with hours beyond 8 p.m., liquor
licenses, and short-term off-street parking with access from
"side" streets. The overlay is designed to encourage the
following uses.

- offices of companies, doctors, lawyers, dentists,
and other personal service providers;

- artists lofts;

- galleries;

- training centers, craft shops, and small business
incubators which do not generate noise which can

be heard outside the premises; and

- market rate and moderate income housing.
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The RAM "Proposed Zoning"” alternative includes a substantial
number of properties to be re-zoned to R-5-B. It appears that a
large portion includes the grounds of the Marie Reed School
which is now zoned C~M-2, This is the case with all of the
C-M-2 portions of Square 2558, Adjacent is Square 2562 which
includes the school but also includes a public utility facility
and a large storage facility at the southern end near Florida
Avenue.

In other squares, most of the proposed R-5-B zoning includes
vacant lots or uses which immediately abut residential uses or
commercial uses in converted residential buildings.

The "Alternate Zoning" has fewer properties proposed for R-5-B
zoning but still includes some C-M uses. OP notes that in
Square 2563, Lots 880, 81, 80 and 79 are listed as
non-residential uses which are proposed for R-5-B zoning under
both alternatives. Residential zoning is also proposed under
both the "Proposed" and "Alternate" categories for the C&P,
PEPCO and Security Storage properties. In Square 2566, Lots 803
and 36 are proposed for residential zoning under both
alternatives, as is the Colortone Press property in the same
square.

An additional proposal dated August 17, 1988, has also been
submitted by RAM (See Attachment). This proposal is a
consolidation of the July 4, 1988, proposals. It proposses
rezoning the existing C-M-2 areas to either C-2-A or C-1 with an
overlay or to R-5-B. (See page 2 of Augqust 17, 1988, RAM
proposal).

The August proposal also includes a detailed proposal for an
overlay zone to be mapped in conjunction with C-2-A or C-1
zones. There is a fairly extensive list of prohibited uses (See
XX01 Use Provisions) and permits a maximum height of 40 feet.

Business of Proposal

In discussions with representatives of the Reed-Cooke business
community, a draft zoning proposal was proffered., (See Attach-
ment.)
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It is generally less restrictive than all of the RAM proposals
and the OP proposal discussed below. The business proposal
would permit C-M uses, restaurants, hotels and inn's as special
exceptions,., Existing C-M uses would be allowed to be changed to
experimental, research or testing laboratories, laundry or dry -
cleaning establishments, wholesale or storage establishments,
light - manufacturing processing, fabricating or repair
establishments and printing, lithography or photoengraving
establishments. Permitted, existing uses would be allowed to
expand to a maximum of 3.5 FAR. (See XX01.3)

Heights of buildings would be limited to 60 feet except for
buildings with at least 1.0 FAR of residential use. Such
buildings would be allowed a maximum height of 65 feet,

Matter-of-right FAR in the proposed overlay district is 3.0,
which may be increased to 4.5 where residential uses are
incorporated. The proposed overlay zone also includes
provisions for "shared parking™ (Section XX04) and a section
which allows exceptions to the overlay regulations with Board of
zoning Adjustment approval (Section XX05).

Office of Planning Proposal

As a Special Treatment Area, Reed-Cooke has specific, adopted
objectives including: 1) the protection of existing housing and
encouraging the development of new housing; 2) the maintenance
of heights and densities at appropriate levels; and 3) the
encouragement of small scale business development that does not
adversely affect the residential community. The Phase I
rezoning largely accomplished the objective of protecting the
existing housing stock in the area. Conversion of residential
structures to non-residential uses has been stemmed by this
action. One significant by-product of the rezoning to
residential in Phase I is the stabilization of the area as a
community with a strong and continuing residential component.

For the remaining C-M-2 zoned areas, OP's preliminary report on
Case 86-12 stated that the existing height and bulk limits for
the C-M-2 District could be a threat to the area if an office
market developed in Reed-Cooke (See P, 10, OP Report of 9-2-88,
Case 86-12). Such a situation would, in our view, result in
extreme traffic congestion and would be contrary to other goals
for the area, including the development of residential uses and
small businesses. Most of the existing commercial
establishments in the Reed-Cooke area are housed in one- or
two-story buildings or in converted residential structures.



Page 10

Since the C-M-2 District allows a height of 60 feet and an FAR
of 4.0 (with no new residential uses permitted), and since very
few commercially used buildings are taller than two stories, the
replacement of existing buildings with full-height and full FAR
buildings would more than double existing non-residential

space. This potential situation, given the proximity of
residential uses and the condition of the street system, would
not be appropriate in light of the objectives of the
Comprehensive Plan for the Reed-Cooke Special Treatment Area.

In our Phase I report, OP had suggested several alternatives for
the existing, non-residentially used C-M-2 area. These included
a new lower density CR zone, a new Special Public Interest
District and the possibility of a new mixed-use zone (MX)
suggested by the Reed-Cooke community.

It is OP's view that the Special Treatment Area objectives can
be achieved through a combination of rezoning and an overlay.
Since the Zoning Commission heard and decided Case 86-12 (Phase
I), OP and the Commission have, as previously noted, developed
significant experience with this combination.

Conclusions and Recommendations

Essentially, OP's proposal in this case is a map amendment for
the remaining C-M-2 properties to be rezoned to C-2-B with an
overlay zone to permit selected light manufacturing uses to
continue or expand; also, to restrict certain other uses
normally allowed in the C-2-B District, and to provide some
flexibility. (See attached overlay)

C-2-B Zoning: The heavy commercial/light industrial area of
Adams-Morgan is a holdover from a very different past. This
area is not so dissimilar from old C-M styled areas in Capitol
Hill or those along the Georgetown Waterfront, most of which
have been rezoned. 1In Reed-Cooke, there are no major arteries
or rail or water routes which manufacturing areas generally need
for the movement of goods. The surrounding neighborhood has
gone through various cycles of change. Reed-Cooke is one of the
earliest of Washington neighborhoods to develop outside the
L'Enfant City.

The adjacent commercial streets, 18th Street and Columbia Road,
have also passed through several phases of decline and

resurgence. In recent years (particularly following the Zoning
Ccommission's action in restructuring the C-2-B zone in the late
1970s) commercial enterprise in these corridors has been on the
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upsurge. Adams-Morgan has become a destination for tourists and
area residents with its abundance of retail services, boutiques
and ethnic restaurants.

Along with its economic resurgence have come attendant problems
-most particularly the shortage of parking. The Commission
recently revised the Zoning Regulations to better control "bed
and breakfast" establishments in Adams-Morgan. This is another
clear indication of the area's attractiveness to visitors.

The Reed-Cooke area also has witnessed an increase in renovation
and repair of both residential and commercial buildings in
recent years. Of particular concern in this regard is the
shortage of parking to supply new commercial establishments
(particularly office uses) in Reed-Cooke and Adams-Morgan in
general. Full non-residential development of the C-M area with
its 4.0 FAR would very likely overwhelm the capacity of the
street system, so that it could not adequately serve newly
generated vehicular traffic. The general shortage of parking
for both residential and commercial uses throughout
Adams-Morgan, combined with the intertwining of residential and
commercial uses in Reed-Cooke proper, are not encouraging for a
balanced neighborhood of residential, light-manufacturing and
commercial uses.

As noted in our previous reports to the Commission about the
Reed-Cooke area, approximately 50 percent of the existing
commercial uses are C-2 rather than C-M uses. 1In an effort to
strike a balance among the stated objectives for the Reed-Cooke
Special Treatment Area, OP recommends that C-2-B is an
appropriate underlying zone for the current C~M zoned area. The
C-2-B District permits a fairly broad range of commercial uses
and has a strong residential component (3.5 FAR) which OP
believes is desirable in the Reed-~Cooke area. Given
Reed-Cooke's location, the prospects for new residential
construction should continue to improve. The limited C-2-B
commercial component of 1.5 FAR will continue to provide for
business development at a scale which is appropriate for the
area.,
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The Reed-Cooke Commercial/Light Industrial Overlay District:
Combined with an underlying C-2-B zone, the overlay zone
proposed by OP permits the continuation of commercial uses and
permits certain light-manufacturing uses if approved by the
Board of Zoning Adjustment. The overlay zone does not permit
certain uses such as bars, cocktail lounges, theaters, gasoline
service stations, car washes, or "drive-throughs" as accessory
uses, and proposes a height limit of 50 feet. Exceptions from
the requirements of the overlay 2zone are also provided in the
proposal. Seen in the context of Adams-Morgan as a whole, and
Reed-Cooke in particular, it is OP's view that the prohibitions
on certain otherwise permitted uses will ensure that the
Reed-Cooke area will not become an extension of the 18th Street
and Columbia Road commercial areas. 1Incentives for new housing
and small business development are included. Unlike the 18th
Street and Columbia Road commercial strips, there is, in
Reed-Cooke, an intermingling of low scale residential uses with
the commercial uses.

The 50-foot height limitation is, in OP's view, appropriate for
Reed-Cooke where the vast majority of residential structures are
row houses and 3- or 4-story apartment buildings. A height of
65 feet is allowed if at least 1.5 FAR of housing is included in
the project.

Attachments
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Xx00.1

XX00.2

CHAPTER XXXX: REED-COOKE OVERLAY DISTRICT

GENERAL PROVISIONS

The Reed-Cooke Overlay District is applied to the
non-residentially zoned portions of Squares 2557,
2558, 2560, 2562, 2563, 2566, 2567, 2571, and 2572 in
the Reed-Cooke Special Treatment Area as defined in
the Comprehensive Plan.

The purposes of the District are as follows:

(a)

(b)

(c)

(a)

(e)

To encourage a scale of development, mixture of
buildings and uses and other attributes such as
safe and efficient conditions for pedestrian and
vehicular movement, all of which will be as
generally required by the Comprehensive Plan for
the National Capital;

To implement the objectives of the Reed-Cooke
Special Treatment Area (Section 1128 of the
Comprehensive Plan), which are to:

(1) Protect current housing in the area, and
provide for the development of new housing;

(2) Maintain heights and densities at
appropriate levels; and,

(3) Encourage small-scale business development
that will not adversely affect the
residential community.

To encourage the retention of existing commercial
and light-manufacturing uses at a scale of
development and at locations which do not
diminish the quality of life for area residents;

To ensure that new non-residential uses provide
retail goods, personal services, other commercial
activities and employment opportunities which
contribute to the satisfaction of unmet economic
needs in the community; and

To protect adjacent and nearby residences from
damaging environmental and aesthetic impacts.



XX00.3

XX01

XX01.1

XX01.2

The Reed-Cooke Overlay District and the underlying
commercial zone district shall together constitute the
zoning regulations for the geographic area identified
in XX00.1. Where there are conflicts between this
chapter and the underlying zoning, the more
restrictive regulations shall govern.

The requirements of this chapter shall apply to all
new construction and to all additions, alterations or
repairs which, within any twelve (12) month period
exceed fifty percent (50%) of the assessed value of
the structure as set forth in the records of the
Office of Property Assessment as of the date of the
application for a building permit.

USE PROVISIONS

The following uses are prohibited in the Reed-Cooke
Overlay District:

Bar or cocktail lounge

Hotel or inn

Theater, movie theater

Gasoline service station

Car wash

Restaurant, fast food restaurant

Drive-through accessory to any use

Any use prohibited in the CR District by
Subsection 602.1 of this title, except parking
lot as regulated in this chapter.

PN N SN A P~~~
S Qoo
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A use enumerated in paradraph (f) below shall be
permitted in the Reed-Cooke Overlay District if
approved by the Board of Zoning Adjustment as a
special exception subject to the following conditions:

(a) The proposed use shall further the policies of
the Reed-Cooke Special Treatment Area as
enumerated in the Comprehensive Plan for the
National Capital and the purposes of this chapter;

(b) No outdoor storage of materials, nor outdoor
processing, fabricating or repair shall be
permitted;
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XX01.4

XX02

Xx02.1

(c) There shall be adequate off-street parking for
employees, trucks and other service vehicles;

(d) The use shall not create objectionable affects on
residences in the neighborhood nor on the
character of the neighborhood as a result of its
operation, traffic, or other conditions;

(e) The Board may impose requirements pertaining to
the design, appearance, screening, noise
mitigation, or any other requirement that it
deems necessary for the protection of adjacent or
nearby property and the neighborhood; and,

(£) The uses permitted by this Subsection are: 1light
manufacturing, processing, fabricating or repair
establishment; warehouse or wholesale use;
research and testing laboratory; printing,
lithographing or photoengraving establishment;
and laundry or dry-cleaning establishment.

For a project determined to be of exceptional merit in
accomplishing the purposes of this overlay district
and the adopted policies of the Comprehensive Plan for
the Reed-Cooke area, the Board may approve a
nonresidential floor area ratio of up to 2.0 for new
uses and up to 3.0 for expansion of an existing use.

A parking lot or parking garage shall be permitted if
approved by the Board of Zoning Adjustment as a
special exception in accordance with the conditions
specified in Subsections 212.4 through 212.8 of
Chapter 2 of this title; and further provided, that
the Board shall have the authority to regulate all or
a portion of the parking spaces to be reserved for
residential parking, unrestricted commercial parking,
accessory parking for uses within 800 feet, or shared
parking for different uses by time of day.

HEIGHT AND BULK PROVISIONS

The maximum height permitted in the Reed-Cooke Overlay
District shall not exceed fifty (50) feet; provided,
that a building which contains a minimum of 1.5 FAR
devoted to dwelling units may be erected to a height
not to exceed sixty-five (65) feet.
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XX03

XX03.1

For the purposes of this chapter, no Planned Unit
Development shall exceed the matter-of-right height,
bulk and area requirements of the underlying District.

EXCEPTIONS

Exceptions from the requirements of this chapter shall
be permitted only if granted by the Board of Zoning
Adjustment after public hearing based on the following
criteria:

(a) The use(s), building(s) or feature(s) at the
size, intensity and location(s) proposed will
substantially advance the stated purposes of the
Reed-Cooke Overlay District and will not
adversely affect adjacent and nearby property or
be detrimental to the health, safety,
convenience, or general welfare of persons
living, working or visiting in the area;

(b) Exceptional circumstances affecting the property
make compliance with this chapter difficult or
impossible;

(c) Vehicular access and egress are designed and
located so as to minimize conflict with
pedestrian ways, to function efficiently, and to
create no dangerous or otherwise objectionable
traffic conditions;

(d) Noise associated with the operation of a proposed
use will not adversely affect adjacent or nearby
residences; and

(e) The Board may impose requirements pertaining to
the design and appearance of structures and
signs, as well as to landscaping and buffers
necessary to mitigate impacts associated with
the operations of uses as it shall deem necessary
to protect neighboring property and the
Reed-Cooke neighborhood and to achieve the
purposes of the Reed-Cooke Overlay District.
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Gounermment of the Bistiict of Columbia

ZONING COMMISSION

ZONING COMMISSION ORDER NO. 523
Case No. 86-12
(Reed-Cooke Map Amendment)
April 13, 1987

Pursuant to notice, a public hearing was held by the Zoning
Commission for the District of Columbia on October 20, 1986.
At that hearing session, the Zoning Commission considered
proposed amendments to the Zoning Map of the District of
Columbia. The public hearing was conducted in accordance
with the provisions of Section 3021 of the 32oning
Regulations.

On May 12, 1986, the Zoning Commission initiated action to
consider the review of various text and/or map amendments
that, among other issues and areas of the city, included the
Reed~-Cooke neighborhood.

During the following months, the Zoning Commission received
letters or comments from Councilmembers Clarke and Smith,
the 18th and Columbia Roaéd Business Association, Hoskinscn
and Davis, Inc., Advisory Neighborhood Commission (ANC) 1C,
the Reed-Cooke Neighborhood Association (RAM), the Legal 2id
Society and Andrew Wechsler, that addressed various issues
in the Reed-Cooke area, which included, but was not limited
to, conformance with the Comprehensive Plan, a moratorium
on demolition permits, the retention of housing, and the
loss of jobs in connection with the loss of commercial
property.

On September 8, 1986, at its regular monthly meeting, the
Zoning Commission considered a memorandum dated September 2,
1986, from the Office of Planning (OP) requesting the
expedited processing of Case No. 86-12 so that certair
residential uses would be retained. The Commission
determined that it would expedite the process and authorized
the scheduling of a public hearing for the case,

For the purpose of advertising for hearing, the Commissicn
approved a proposal, which was intended to provide for land
use control over future development of the area, and to make
the zoning not inconsistent with the Comprehensive Plan.

Attachment

Z.C. Order 523/86-12
Reed-Cooke Phase T
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The Land-Use Element of the Comprehensive Plan for the
National Capital designates the Reed-Cooke area as a
"Special Treatment Area", and defines it as a pocket of
C-M-2 in the Adams Morgan Community.

The notice of public hearing, which was published in the
District of Columbia Register on September 19, 1986,
includes a proposal to change the zoning of various lots in
Squares 2560, 2562, 2563, 2566, 2567, and 2571 from C-M-2 to
R-5-B.

The C-M-2 District permits medium bulk commercial and light
manufacturing uses, to a maximum floor area ratio (FAR) of
4,0 and a maximum height 1limit of sixty feet, with new
residential uses prohibited.

The R-5-B District permits matter-of-right development of
general residential uses including single-family dwellings,
flats, and apartments to a maximum lot occupancy of sixty
percent, a maximum floor area ratio (FAR) of 1.8 and a
maximum height of sixty feet.

The District of Columbia Office of Planning (OP), by
memorandum dated October 10, 1986, and by testimony
presented at the public hearing, supports R-5-B rezoning,
perticularly for major clusters of existing housing. The OP
believes that this is consistent with the Comprehensive
Pian, with the surrounding zoning and with the medium
density goal. Zoning options wou.d apply to the remainder
of the area. Mixed use or commercial-industrial =zoning
arplied to existing residences would be an encouragement for
redevelopment and in conflict with city goals.

Tne OP further believes that rezoning to R-5-B would fulfill
tte Comprehensive Plan designation of the residential
component as medium density. This zone district is also
mcderate enough in permitted FAR (1.8) to serve as a conser-
vation zone for row dwellings. The R-5-B is the predomirnate
surrounding residential zone. It should be noted that 1.8
FZR is only three stories at 60 percent lot coverage. Many
cléer row dwellings exceed 60 percent coverage, so that many
row dwellings of only two stories are not far below a 1.8
F2ZR. This margin leaves little incentive for land assembly
ard new development under R-5-B ccntrols. The R-5-B leaves
the smaller row houses with some opportunity for
construction of additions without going to the Board of
Zcning Adjustment (BZA) for approval. The alternative of
mapping R-4 (0.9 FAR) or R-5-A (1.0 FAR) would make most of
the existing row dwellings nonconforming structures, thereby
reguiring BZA approval of an addition to a nonconforming
structure.

Advisory Neighborhood Commission {ANC) 1C, by testimony
presented at the public hearing supported the proposal.
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ANC-1C, by letter dated Novemher 21, 1986, supports the OP
and the Reed-Cooke Neighborhood Ass'n. (RAM), with the
exception of the Colortone' Press property, for which it took
no position at this time. The submission by ANC-1C did not
comply with the requirements of Title 11, DCMR 3011.7 (c),
(d), and f(e) in that it did not state that the ANC gave
proper notice of its meeting, did not state the number of
members of the ANC that constitute a quorum, and did not set
forth the ANC's issues and concerns, other than very general
support of the rezoning proposal.

Councilmembers Betty Ann Kane, Hilda H. Mason, Frank Smith,
and John Ray, by testimony presented at the public hearing
and/or by letters, supported the proposal or the position of
the residential community groups.

The Commission heard testimony and received letters from
many persons in support of the proposal or modification
thereto. 1Issues associated with support for the proposal
included the following:

1. Retention and potential increzse of residential
uses;

2. Conformance with the Comprehensive Plan;

3. Less commercial-related traffic; and

4., Help provide for a good racial mix of people.

The Commission also head testimony and received letters from
many persons, that represented the business community, in
oppositicn to the proposal for the following reasons:

1. The proposal had no planning basis and lacked
adequate economic and fiscal impact studies;

2. That certain properties were proposed for rezoning
in error; that their exterior appearance read
residential but their uses were conforming
commercial uses;

3. The economic loss to affected business and
property owners;

4. The adverse social impact on the quality of life
for resident/business persons in the area;

5. Loss of tax revenues and jobs to the city; and

6. The adverse affect on the Whitman Walker Clinic.
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With the exception of one affected property, the Zoning
Commission concurs with the p051t10n of the Office of
Planning, ANC-1C, and others.

The Commission is mindful of the fact that in all area-wide
rezonlng actions, some propertles will become ron-conforming
in some manner. The Commission, however, believes that the
issues related to retention and preservation of housing and
non-inconsistency with the Comprehensive Plan over-shadows

the concerns of various business interests.

The Commission believes that the Whitman Walker Clinic,
which is a medical facility, should not be =adversely
affected because of its value and service <o the
neighborhood and the city. The Commission is mindful that
the owner of the clinic is completing a con*rehensive
renovation of the interior space of the existi-g conformlng
structure and use, The Commission believes tZ=2t rezoning
said property to render the structure and use as
non-conforming would be inappropriate and unwarranted.

A notice of proposed rulemaking was publisheé in the D.C.
Register on February 6, 1987 (34 DCR 1055). 2= a result of
that notice, the Commission received comments from the
Citadel Corporation Pension Plan, Albert Cecccze, the 18th
and Columbia Road Business Association, Linowes and Blocher,
the Reed-Cooke Neighborhood Association, and Cs=wres, Inc.

On March 9, 19287, at its regular monthly mes=-ing, the
Commission considered the comments o the afz-ementioned

persons and determined that it needed additiorz’ information
relative to actual use of various properties vis-a-vis the
exterior appearance of the use of those prcps-ties. The

Commission requested the OP to submit an invenzory of uses
chart. The Cormission also provided an oppor=zznity for the

above-mentioned persons to comment on the char=.

On April 13, 1987, at its regular monthly mesting, the
Commission considered a memorandum dated March 25, 1987 from
the OP regarding the inventory of uses, a letter dated April
2, 1987 from the 18th and Columbia Road I usiness
Association, a letter dated April 3, 1987 <Zrom the
Reed-Cooke Neighborhood Association, and a ls=ter dated
April 3, 1987 from the law firm of Linowes anc Zlocher.

At that same meeting and subsequent to discus:zion of the
aforementioned submissions, the Commission dez=rmined that
it would not rezone lots 73, 79, 80, and Bl irn Sguare 2563,
because it was inappropriate to do so. The Cozmmission, also
determined that it needed additional informatic- to consider
the disposition of lot 880 in Sguare 2563. Ccnasequently,
the Commission requested the OP to provide it with
photographis and additional material that woulZ help the
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Commission to better understand the use and improvement on
lot 880 in Square 2563.

On April 20, 1987 at a special meeting, the Commission
considered two memoranda dated April 17, 1987 from the OP.
Subsequent to discussion, the Commission voted 2-1 not to
rezone lot 880 in Square 2563. Because the Commissior did
not have a majority vote to carry the motion, the Chairman
left the record open for a member of the Commission, who was
not in attendance, to cast an absentee vote. On April 27,
1987, said member of the Commission voted not to rezone lot
B80 in Square 2563.

The Zoning Commission believes that the proposed amenéments
to the Zoning Map of the District of Columbia are in the

best interest of the District of Columbia, are consis<tent

with the intent and purpose of the Zoning Regulations and

Zoning Act, and are not inconsistent with the Comprehezsive
Plan for the National Capital.

The proposed action of the Zoning Commission to rez:zoe
various properties in the Reed-Cooke area was referrei to
the National Capital Planning Commission, pursuant tc the
District of Columbia Self-Government and Governmen=zl
Reorganization Act. The NCPC, through its Executivs
Director and by report dated February 4, 1987, found <+hat
the proposed action ¢f the Zoning Commission would ==
adversely affect the Federal Establishment or other Feieral
interests in the Naticnal Capital, nor be inconsisten* with
the Comprehensive Plar for the National Capital.

The submission by Adviscry Neighborhood Commission - 22 did
not satisfy the Zoning Commission's procedural requirezents
for an ANC to be accorcded the "great weight" to which it
would be entitled. The Zoning Commission notes that +he
special statutory role of ANCs also entails specif:ic
procedural responsibilities., The Zoning Commission =s
therefore of the view that the "great weight" requirement
does not apply to the submission of ANC-1C. Nonetheless,
the Zoning Commission has considered that submission iz its
decision.

In consideration of the reasons set forth herein, the Zcning
Commission for the District of Columbia hereby orders
APPROVAL of the following amendments to the Zoning Mz: of
the District of Columbia:
1. CHANGE FROM C-M-2 TO C-2-B
SQUARE 2560 - lot 838; and

2. CHANGE FROM C-M-2 TO R-5-B
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a. SQUARE 2560 - lots 32, 41, 42, 43, 44, 809,
817, 827, 852, 853, 854, 855, 856, 857, 858,
and 859;

b. SQUARE 2562 - lots 66, 67, 68, 69, 70, 71,
72, 73, and 825;

c. SQUARE 2563 - lots 74, 75, 82, 83, B4, 85,
834, 858, and 888;

4. SQUARE 2566 - lots 9 and B822;

e. SQUARE 2567 - lots 49, 50, 51, 52, 53, and
54; and

f. SQUARE 2571 - lots 69, 70, 71, 72, 73, 74,
75, 76, 77, 78, 79, 856, 857, 858, 859, 860,
861, 862, 863, 864, 865, B66, 867, B68, 869,
870, 919, 924, and 959.

Vote of the Zoning Commission taken at the public meeting on
December 8, 1986: 4-0 (John G. Parsons, George M. White,
Lindsley Williams, and Patriciaz N. Mathews, to approve C-2-B
and R-5-B - Maybelle T. Bennett, not voting, not having
participated in the case).

This order, exclusive of one troperty, was adopted bv the
Zoning Cnmmission at its public meeting on April 13, 19¢7,
by a vote of 4-0 (Patricia N. M=zthews, George M. White, John
G. Parsocns and Lindsley Williams, to adopt as amended -
Maybelle T. Bennett, not voting not having participated in
the case).

On April 20 and 27, 1987, the Commission voted the
disposition of that one remaining property by a vote of 3-1
(Patricia N. Mathews, John G. Parsons, and George M, White,
not to rezone lot 880 in Square 2563 -~ Lindsley Williams,
opposed and Maybelle T. Bennett, not voting not having
participated in the case).

In accordance with the provisions of Section 3028 of the
Zoning Regulations, this order is final and effective upon

publication in the D.C. Register, that is on _ 2 9 MAY 1887 .

Lkl ot

TINDSLEY WPLLIAMS EDWARD L. CURRY T
Chairman Acting Executive Director

Zoning Commission Zoning Secretariat



THE REED-COOKE NEIGHBORHOOD ASSOC.
2450 Ontario Rd., NW._, Washington, DC 20009 (202)328-3358
July 4, 1988

Mr. Fred L. Greene, Director
Office of Planning

415 12th St.,, N.W.
Washington, DC 20004

Dear Mr. Greene:

The Reed-Cooke Neighborhood Association offers the enclosed comments and
proposal for your forthcoming presentation to the Zoning Commission on:the Phase 11
Rezoning of the CM-2 Area of Reed-Cooke. We have attempted to be as responsive as
possible and are furnishing information on all points as requested.

We cannot overemphasize the importance of hearing this case immediately. Land
assemblage and real estate developments in our neighborhood have progressed to such a
point that, unless the rezoning is accomplished now, market forces and development
pressures will eliminate the possibility of any meaningful planning effort. There is no point
in closing the barn door after all the horses have escaped. Fortunately, there are still horses
left to save if the Office of Planning and the Zoning Commission act promptly.

We understand that the initial focus of your work will be somewhat more narrow
than you would have liked. Out Association looks forward to working with OP on the
larger issues of development, environment, traffic circulation, parking, and zoning in the
entire Adams-Morgan community, once the CM-2 rezoning has been resolved. The Reed-
Cooke case has been before the Zoning Commission since 1980. It simply cannot wait any
longer.

GENERAL PRINCIPLES

We understand your desire to solicit input from all sources. But we urge you to
adhere to four general principles as you prepare your proposal:

(1) Al valid input must be within the context of the three mandates of the
Comprehensive Plan for the Reed-Cooke Special Treatment Area. In Phase I, the handful
of business interests and their counsel argued for the Zoning Commission simply to do
nothing. Any similar proposals which deny the applicability of the Comprehensive Plan to
Réed-Cooke are without merit. The Law of the District of Columbia, as enacted by the
Council and signed by the Mayor, sets the binding framework in which the planning
process must proceed.

(2) Input should be solicited from relevant parties: those who live, work, or own
property within the Reed-Cooke neighborhood bounded by 16th and 18th Sts. and
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Cclumbia Rd. and Florida Ave. NW. For instance; non-resident commentators have no
legitimate say in the development of our neighborhood.

(3)  The announcement for each lot should be as restrictive as the most restrictive

posal OP has received. For instance, even should OP decide to propose C2-B rezoning
of a CM-2 lot, if RAM has requested R5-B, the announcement should not preclude the
Zoning Commission from adopting R5-B.

(4)  The community, RAM, the ANC, the Mayor’s Citizens Advisory Council (CAC),
and market forces have consistently rejected industrial uses for Reed-Cooke. The OP
proposal must eliminate all industrial/’PTE’ zoning in the area.

It should be noted that we have offered on many occasions since 1986—to
opposing counsel and property owners including Citadel after Z.C. 86-12 hearing, to the
Secretary of the Business Association during CAC meetings, in a newspaper advertisement
in the InTowner in March 1988, and three times in the last three months to the Secretary
and Treasurer of the Business Association—to meet with any Reed-Cooke property owners
and/or the 18th and Columbia Business Association to work out a mutually acceptable
proposal. As of this time, those offers have received no response. In spite of this lack of
cooperation by these business interests, we have attached a proposal which would provide
for residentially-compatible expansion of small service businesses and offices favorable to
local proprietors. Such an expansion would have the added benefit of providing a lunch
clientele for the many nearby restaurants, removing some of the pressure for noisome late-
night, nightclub operations. In short, the attached plan proposed by the Reed-Cooke
Neighborhood Association meets all the requirements of the Comprehensive Plan.

PROBLEMS WITH OP’S PRESENT OUTLOOK

The Community. Please be aware that your recent letter of June 15, 1988,
seems to operate on premises in fundamental conflict with: (1) the mandates of the
Comprehensive Plan Land Use Element for the Reed-Cooke Special Treatment Area; (2)
the consistent advice over the last four years from RAM, ANC 1C, and the CAC; and (3)
the resolutions unanimously adopted by the Adams-Morgan Emergency Town Meeting of
June 9, 1988, the largest protest meeting ever held in Adams-Morgan (over 300 in
attendance).

The Law. The policies established for Reed-Cooke special treatment area in
Section 1128 of the Land Use Element of the Comprehensive Plan are (direct quotation,
emphasis supplied):

1) Protect current housing in the area, and provide for the development of new
housing;

2) Mainain heights and densities at appropriate levels;,

3) Encourage small-scale business development that will not adversely affect the
residential community.

OP’s Attitude. Your letter states, “The basic thrust of these zoning controls will
be twofold. First they are intended to protect and stabilize Reed-Cooke’s housing stock
outside of the rezoned R-5B areas. Second, the new zoning controls will be structured to
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encourage the upgrading of the Reed-Cooke business community in a fashion that will not
be detrimental to the surrounding residential area.”

Expansion of Housing. To a significant extent, Zoning Commission Order
No. 523 (completing Phase I) addressed the first half of the first objective. Your letter,
however, goes no further than Order 523. It does not describe a rezoning effort that will
“provide for the development of new housing,” as mandated in the Comprehensive Plan.
The stabilization you speak of falls far short of encouraging the growth of housing supply.
mandated by the Council and Mayor. Order 523 preserved the existing housing supply
gthougg) at least 50 units of housing already converted to non-residential uses were
ignored).

To meet the mandates of the law and the clear needs of the community, the OP
proposal must provide for new housing opportunities. RAM’s attached proposal addresses
this need by complementing the existing R-5B zone at the northern end of Champlain
Street, where several medium scale apartment buildings already exist; by recapturing
several rowhouses and a small apartment building at the lower end of Ontario Rd. north of
Kalorama Rd.(former residences lost to commercial conversion during the years of delay in
gaining Phase I); and by replacing other parts of the CM-2 zone with either R-5B or with
commercial zoning that allows housing uses presently forbidden by the incompatible
industrial zoning.

RAM views these modest proposals as rezoning rather than downzoning. The
police powers of zoning require only that a rezoning not deny an owner the opportunity to
make a reasonable return on the property, not that he/she be assured of the highest
conceivable return in an overheated speculative market. All existing uses would be
grandfathered. To some extent, this would help protect the small commercial renters by
slowing the substitution of new uses for present uses. Should present owners sell their
properties or develop them in line with the rezoning, the current real estate market for both
residential and commercial properties in Reed-Cooke is so active that the owners would
certainly make a handsome profit.

Only three residential examples need be considered: The apartment building at 2370
Champlain St.—in the heart of the CM-2 zone and facing a towing lot with active drug
sales—was converted 3 years ago to cooperatives, some appraised in excess of $200,000.
The row house at 2422 Ontario Rd.—adjoining public housing and surrounded on all
almost sides by CM-2 properties, many in a degraded state—was sold at a record price and
is being totally rehabilitated at considerable expense as a private residence. Finally, the
Euclid Mews Condominiums at 1656-1690 were constructed as upscale residences despite
their location at a corner infested with drug activity and a boarded up, abandoned grocery.
There is serious money to be made in residential construction in all parts of Reed-Cooke.
Residential rezoning will not deny property owners a reasonable return on their properties.
Furthermore, in certain instances it will enhance the value of the properties. For example,
the proposed residential uses of lots 28-29 (block 2567: Kalorama Rd.) and lot 884 (block
2563: 2363-2369 Champlain St. which would have been developed by the developers of
2370 Champlain St.) were abandoned because the industrial zoning presented
insurmountable obstacles to financing and timely progress with the projects.

Our community is dedicated to promoting both a growing and balanced supply of
housing. We have encouraged low-income cooperatives like the recent success at 2201-07
Champlain St. known as “the Last Holdouts.” Without our support and the Phase I
rezoning, these housing units would have been converted to commercial office space. As
the example of the Last Holdouts demonstrates, the degraded environment associated with
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industrial zoning will no longer protect low-income housing in Reed-Cooke. Rather it aids
in commercialization which will displace increaling numbers of residents. The answer is
rezoning.

Appropriate Heights and Densities. We are also extremely concerned by the
absence in your letter of any reference to special treatment area policy #2, namely the
maintenance of appropriate heights and densities. Due to the narrow streets and already
choking traffic, this policy is critical. With few exceptions, present heights are 2 storeys.
Amelioration of the now infamous Adams-Morgan traffic and parking problems and
preservation of our prized views from one of Washington’s few hills generally favor low to
moderate densities for both residential and commercial classifications. Your office will
need to give adequate consideration to these matters.

ATTACHMENTS

In response to your letter’s specific requests for information, our Neighborhood
Association has prepared the following documents:

. Map 1 showing location and streets.

. Map 2 showing landmarks, major existing and proposed developments.

. Map 3 showing existing building heights.

. Map 4 showing zoning prior to Zoning Commission order 523, May 1987.

. Map 5 showing existing land use and zoning, with parcels and buildings, as of
June 1988.

. Map 6 showing existing general zoning patterns.

. Map 7 showing RAM-proposed rezoning for remaining CM-2 lots and 1745
Kalorama Rd.

. Map 8 showing block and lot numbers.

. Chart showing the areas RAM proposes to be rezoned from CM-2 (or in the case of

1745 Kalorama Rd., from C2-A) to more compatible residential or commeércial
zones. This chart chows block and lot numbers, street addresses, land uses,
building heights, ownership if known, building users, proposed rezoning, and
alternative proposed rezoning. OP should verify ownership listings, as RAM has
been able to confirm only some of the changes since 1986. Note, too, that lot
numbers for blocks 2554 and 2562 were taken from available Baist maps and do
not reflect lot consolidations since the building of the Marie Reed Community

Leaming Center.
. Explanation of the proposed overlay zone.
. Development recommendations for some of the major underutilized or developable

properties in the Reed-Cooke area.
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. Map 9 showing traffic volumes in Reed-Cooke in 1984.

. Maps 10 and 11 showing alternative circulation patterns for traffic in Reed-Cooke.
These alternatives have been endorsed on two occasions by meeting of the
Ncig(}ixborhood Association with ANC single-member district representatives in
attendance.

ENVIRONMENTAL PROBLEMS

Reed-Cooke’s environmental problems include:

traffic snarls on long, narrow streets

dangerous heavy truck traffic on residential side streets

severe shortage of residential parking in evening hours

noise from industry, traffic, and inebriated pedestrians

ugly streetscapes with industrial buildings abutting residences and churches
empty and paved-over tree boxes

unmaintainable curb strips

trash from the business district

garbage from poorly managed restaurants and apartment buildings

public urination and defecation

illegal commercial construction in violation of building and zoning regulations
crime: murder, drug dealing, assault, robbery, burglary, auto vandalism
alley-way dumping

® & 0 & ¢ 0 & & & 0 o 0 0

Many of these problems could be solved or ameliorated with proper planning.
Industrial zoning in any form should be eliminated. Only a few industrial uses
remain (two auto repair shops, two carpentry shops, one warehouse, and three
graphics/printing operations). All others have fled in the face of market forces over the last
twenty-five years. But the industrial zoning allows overly dense development, forbids
residential uses, and encourages lots to be used as dangerous, ugly outdoor dumping
grounds for commercial and industrial enterprises.

In the entire CM-2 zone, virtually every single lot has been the source of major
problems to residents. Ontario Rd. garages owned by the Leapley Co. have been used as
an unfenced storage site for dangerous construction supplies including explosive poisonous
chemicals. Despite a fire there in July 1987, no enforcement activity by the city has been
noted. The carpentry shop in the old Hendricks-Miller building on Champlain St. and
Phil’s Graphics have regularly conducted open-air construction projects on weekends
which have disturbed the peace with noise pollution. (At the Zoning Hearing, RAM will
provide a detailed list of the violations experienced at all the CM-2 sites.) The city is
simply incapable of enforcing the regulations and laws to protect residents from these
hazards and intrusions. Proper rezoning would end these conflicts of use.

For the requested information on environment and neighborhood planning studies,
we refer you to the complete RAM submission for Zoning Commission Case 86-12. It is
several inches thick. This file includes the first neighborhood and Adams Morgan
Organization-proposed rezoning of the area, filed on May 7, 1981, as well as three other
detailed proposals since then. Your office has received more than a score of letters and
memoranda since Order 523 closed Case 86-12. These have documented deteriorating
conditions with respect to building code and zoning enforcement, development pressures,
and crime. We believe the case file in Z.C. 86-12, subsequent correspondence, and the
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Emergency Town Meeting—at which your representative Alvin McNeil promised an
immediate scheduling of a zoning case—document the need for a hearing at the Zoning
Commission to be announced at once and held by October 1988.

We expect to review the OP draft prior to its submission to the
Zoning Commission. Given the short time, we promise to submit comments within
two days. Once Phase II has been scheduled, we will offer OP our full cooperation in
completing this planning effort.

Sincerely,

(éi[usq/c;g}zte.xu&' it
- 7

Edward G Jackson, Sr.
President

Attachments

cc: The Zoning Commission
The Council of the District of Columbia
Mayor Marion Barry
Ms. Carol Thompson
ANC1C
Kalorama Citizens Association
18th and Columbia Business Association
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MAP 8: BLOCKS AND LOTS
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Block Building Type of Name of Proposed Alternate
Lot Street Address Height Use User Owner Zoning Zoning
Block
2560
Lot west side . surface parking lot 1st Church, 1st Church, R-5-8 C-2-A, with
875 | Champlain Christ Christ overlay
Scientist Scientist
882 - 2390 3-story commercial Lorkas " -
artist studio do Dravillas
64 " 2370 1-story commercial Phils’s Roach & " .
printing Seagraves
860 - 2350 surface parking lot - Dravilla’s C-2-A with new mixed
overlay use zone
876 " - * " - Citadel Corp. " -
or other
subsidiary or
bo':iher f
subsidiary o
Edw,
Morgan
864 g ; C = — = 5 =
832 " 2325 2-story commercial Servistar - . .
Hardw. store
a8 - . surface parking lot " - - ~
29 r T 0 r r s = 3
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Block Building Type of Name of Proposed Alternate
Lot Street | Address| Toioht Use User Owner Zoning Zoning
80 - . 2316 - " " - Ca-A it [New mexed
33 overlay use e
838 | northside 1745 3-story vacant, . 1745 R-5-B C-2-A with
Kalorama formerly Kalorama See notes overlay
apts. Associates
Block Address Type of Name of Alternate
Lot Street Building Use User Owner Proposed Zoning
Height Zoning
Block
2563
Lot eastside | 2363/69 1-story commercial Hendricks- | Perry Miller R-5-8 R-5-8
884 | Champlain structure and | & supporting Miller etal
surface lot parking Typographic
73 . 2359 2 story offices A.Cecco R-5-B R-5-8
887 " 2337-49 surface parking lot Bell R-5-B R-5-B
Note: alley Transp’tation
closing needs
clarification.
816 ” 2335 2-story commercial Graphitron T.Bork Cc1 C-2-A
Printing with overlay | with overlay
833 " 2333 2-story commerdcial offices " . "
866 " 2329 " " " " "

v

note on 1745 Kalorama. At the time of Phase I rezoning, this building had been vacited as an apartment building and
was scheduled to become an AIDS treatment clinic. RAM supported commercial rezoning for this property to enable this
necessary public use to proceed. However, since the AIDS treatment clinic located elsewhere and the property is still
vacant, RAM favors recapturing the former apartment uses through residential re-zoning.
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Block Building Type of Name of Proposed Alternate
Lot Street | Address| ooy Use User Owner Zoning Zoning
879 " - 1 story 4 commercial Metro " c-1 Cc-2-A
. structure an Services; 1

associated Messenger wits overlay Wik ove~ lay
surface Delivery;
parking and &
storage lot CIA Auto
Brokers
47 " 2311 - " " "
877 " - 1 story gas station Amoco " C-2-A with "
overlay
883 " 2301 * 2-story mixed Liquor store 1631 " -
commercial, with apts. Kalorama
residentail above Associates
98 north side 1731 1story industrial Nery’s Citadel C-2-A .
Kalorama . Auto Repair | Corporation
97 " 1725 2-story institutional King King R-5-8 R-5-8
Emmanuel Emmanuel
Bapt. Church | /Bapt.Church
862 west side 2226 1story commercial Ontario Citadel R-5-8 c1
Ontario and industrial | Laundromat, | Corporation with overlay
& or affiliated
Auto Repair owner




%7 *d IdVHD II 3SVHd WVd

Block Building Type of Name of Proposed Alternate
Lot Street Address Height Use User Owner . Zoning Zoning
—
880 " 2330 1 story institutional, Church, Bell R-%5-B ., €1
commercial offices & | Transp'tation with overlay
and industrial{ Carpentry | Pension Fund
shop
81 - 2426 2 story commercial offices D.H. Wood " R-5-B
80 " 2428 - " D.H. &) " ”
Wood
79 " 2430 - ” ” - -
4
Block Address| Building Type of Name of Owner Alternate
Lot Street Height Use User Proposed Zoning
Zoning
Block
2572
812 north side ? approx. 3 industrial | movie studio | Citadel Corp. C-2-A C-2-8
Kalorama story- or affiliated | with overlay | with overlay
Edw. Morgan
company
Block
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Block Building Type of Name of Proposed Alternate
Lot Street Address Height Use User Owner Zoning Zoning
lots west side ? 2story public Marie Reed U.S. Park/ R-5-8 C-2-A

redra | Champlain institutional | Community D.C. Govt with overlsy
wn Learning

Center
800 northdwest ” 1storyto 2 ite:’ail and‘ RKilimaniaro notknown C-2-A C-2-8
side story ndustria estaurant & ovelsy
Florida Ave nightclub. wit oerlay |wih
auto repair
garage

Block

2362
aa- east side " 2 story public Marie Reed D.C. Gowvt. R-5-B R-5-8
a1; Champlain institutional Learning

91 Center

(mar

be old

fot

nos.)
lots " 1 story Pepco PEPCO R-5-8 R-5-8

redra industrial substantion
wn and garage
lots east side 1story commercial Cap cap R-5-B R-5-C

redra | Champlain/ telephone Telephone
wn north side garage

Florida Ave
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r
Block Building Type of Name of Proposed Alternate
Lot Street | Address| it Use User Owner Zoning Zoning
west side 1701 approx. 3 industrial Security Security R-5-8 R-5-C
94 Ontario/ Florida stories Storage Storage
north side Ave warehouse
Florida Ave
Block
2567
58 south side 1730 1 story commercial vacant €.7. Morgan C1 C-2-A
Kalorama etal wiHe overlay | with overlay
59 " 1728 - - "
60 . 1726 - o "
check " - 3 story commercial Trans- not known C-2-A C-2-8
824 Century with overlay | with overlay
office bldg.
heck ™ - ~ - - - - 3
826
28 " ? 3 story commercial vacant not known
or industrial | parking/offic
e structure
79 r w r "
81 alley - surface - - . . .
) Address] Building Type of Name of Owner Proposed Alternate
Block Street Height Use User Zoning Zoning
Lot
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Block Building Type of Name of Proposed Alternate
Lot Street Address Height Use User Owner Zoning Zoning
Block
2566
839 eastside 1707/13 2 story warehouse National National splitof lot C-2-A
Ontario & Geographic | Geographic | withR-5-8 | with overlay.
north side Society .contract fronting
Kalorama being Ontario
disputed
803 east side - 1story garages Dennis R-5-B "
Ontario & Leapley
north side
Kalorama
36 " 2339 2 story commercial, Leapley - R-5-B -
former company
apartment offices
bidg./
837 east side 1 story commercial offices American C-2-A with e
Ontario & Association overlay
north side

Kalorama

on Maryland
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Block Building Type of Name of Proposed Alternate

Lot Street Address Height Use User Owner Zoning Zoning

800, | northside | see803 as803 above | c-2-A c-2A

801, Kalorama Wi ovuhr with 0"‘"‘)’

802

not
certai

n of

lot
desig
natio

n
839 see above see see above for
above lot 839

check | north side not 2 story industrial | Armed Forces | notknown C-2-A with Cc-2-8

90 Kalorama listed Pathology overlay

& Institute
north side warehouse
17th street
95 17thstreet | 2412R 2 story industrial Colortone A.J. Hackl R-5-B R-5-8

rear alley

printing Press




"PROPOSED OVERLAY ZONE

Purposes. The purposes of the proposed overlay zone are to
prevent high traffic, late-night, noisy, polluting, and/or otherwise
undesirable uses in the new commercial and/or mixed-use
(commercial/residential) zones formed from the rezoning of the
old CM-2 industrial zone, and to encourage small scale office and
service business development that can serve local community
needs, provide entrepreneurial opportunities and jobs to
neighborhood-oriented merchants, and a lunch-time clientele for
the nearby concentration of restaurants.

Importance. This overlay is essential because of the physical
structure of the neighborhood, the lack of buffering, the narrow
streets, and the already intolerable problems with noise, traffic,
parking, trash, rodents, rowdy behavior, and public urination and
defecation, which have spread from the adjoining 18th St. and
Columbia Rd. business district into the Reed-Cooke Neighborhood.

Prohibited in Overlay:
liquor licenses of all varieties;

restaurants, fast food outlets, discotheques, nightclubs, and
public halls of all varieties;

hotels, bed and breakfasts, rooming houses;

theaters (film or live performance), sexually explicit
establishments, and other forms of entertainment;

short-term (for terms less than one week’s duration)
offstreet parking entered or exited from side streets (e.g.,
Champlain St., Kalorama Rd., or Ontario Rd.);

retail businesses with hours beyond 8 p.m.
Encouraged in Overlay

offices for companies, doctors, lawyers, dentists, and other
personal services;

artists lofts;
galleries;

training centers, craft shops, and small business incubators
which do not depend on machinery which can be heard
outside the premises at any time whatsoever;

new housing units for market-rate and moderate income
householders.



‘DEVELOPMENT OPTIONS
Colortone Press/Community Recreation Center

Despite intensive efforts involving the Colortone Press, the Adams-
Morgan Community Development Corporation, the Reed-
Cooke Neighborhood Association (RAM), no viable mixed use
project has gotten beyond the conceptual stage for the
solution of the bizarre alley-way location of the Colortone
Press. This printing establishment sits surrounded on three
sides at extremely close quarters (12 - 15 feet) by residential
apartments and row houses. It has no street frontage.

Its trucks and automobiles clog the alley, damage residential
property, and present a hazard to the many children.
Deserted at night, the site has witnessed several murders,
assaults, and regular drug activity over the last few years.
One of RAM’s officers younger brothers was run over and
killed as a child by a truck (prior to Colortone’s use of the
building). Any facility of this nature on the site as it currently
exists will operate in unavoidable conflict with adjoining
residential uses.

It is time to plan for the day when Colortone Press, like all of
its competition, leaves its awkward, inefficient downtown
site. The only appropriate zoning for the site is residential.

The community is engaged in discussions with the Department of
Recreation about the feasibility of planning a recreation
facility to serve the needs of local youth and provide a magnet
that counteracts the prevalent drug culture. With
appropriate site modifications, the site could also be used as a
needed Adams-Morgan branch library. Such developments
should be encouraged.

The community is also willing to consider a plan to keep Colortone
in the area. But such a plan should be made as a Planned
Unit Development so that the many technical, safety, design,
and traffic issues could be authoritatively addressed as an
integrated whole. The rezoning proposal would not prevent
such a PUD in the unlikely event Colortone is able to secure
adequate financing to procede.

The Morgan Annex: In conjunction with the development of the
Colortone Press site for a community recreation center, the
Morgan Annex should be sold for the private development of
market-rate housing. The funds from this sale, which
should be substantial with a completed phase II rezoning,
could be used to underwrite the purchase and development of
the proposed recreation center at the Colortone site.

Another alternative would be the conversion of the Annex into an
Adams-Morgan branch library with much needed public
meeting rooms. (Neither of the existing schools in the area



have meeting rooms comfortable for small or medium size
groups of adults.)

The Champlain St. Mall (Citadel’s Portal Project)

A huge project has been proposed for the west side of Champlain
St. that would incorporate adjoining lots on 18th St. N.W.
The project is massive. It would place a 6-storey high, full lot
coverage mall abutting two-storey rowhouses rezoned
residential in Phase I. It proposes the first hotel and the first
side-street liquor-licensed restaurants in Reed-Cooke. It
proposes movie theaters with 450 seats, restaurants along an
alley with many residential buildings, and underground
parking for 600-750 cars. This parking would be accessed
from Champlain St. and bring literally thousands of more
cars per day down streets that have already been labelled in
one OP memorandum as experiencing a ‘traffic nightmare.’
The hotel would compound this traffic problem and block the
magnificent views of the residents of 2370 Champlain St.

RAM’s proposed rezoning would allow a much more modest
mixed-use project. The RAM proposal would confine the
restaurants and parking access to 18th St. It would also
support small-scale start-up entrepreneurs rather than the
trendy boutiques that are much more likely with the Citadel
proposal. Finally, it would limit the height to appropriate
levels mandated by the Comprehensive Plan. The rezoning
should not accommodate anything resembling the existing
Citadel proposal which was advanced without community
participation or consultation.
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RAM

THE REED-COOKE NEIGHBORHOOD ASSOC.
2450 Ontario Rd., N.W., Washington, DC 20009 (202)328-3358

August 17,1988
URGENT; HAND DELIVERY

MEMORANDUM

To: Mr. Fred Greene, Director of Planning

From: Edward G. Jackson, Sr., President, RAM

Re: The Residents’ RAM Plan for Reed-Cooke Rezoning

Since 1980, residents of Adams-Morgan have been working for the
Reed-Cooke Rezoning case to encourage housing and protect our
neighborhood from commercialization. The Council’s decision to add the
Reed-Cooke Special Treatment Area to the Comprehensive Plan in 1984
should have been the turning point. But the wolf is still at our door as plans
continue for inappropriate development of the Reed-Cooke CM-2 industrial
zone that weaves through the heart of our residential neighborhood. In less
than one year, three separate announcement dates for this overdue zoning
case have come and gone without action.

Enclosed find a revised and corrected draft of the Residents’ RAM
Plan for the Reed-Cooke Rezoning Case, Phase II. This Submission
replaces the July 4 submission by RAM. The present submission includes
a summary, a detailed overlay, and a corrected zoning chart and map.
Alternate designations have been withdrawn because of their
misinterpretation by the Office of Planning. (They were not an alternate
‘plan’, but rather individual alternate designations for certain lots). The
Overlay description has been expanded to a format recognized by OP. As
the culmination of an eight-year effort by residents, we believe this plan
deserves full consideration by the Zoning Commission.

Please announce and set down for early hearing the Residents’ RAM
plan at the September 15 meeting of the Zoning Commission. We have
earned the right to have our proposal heard without further delay.

Sincerely,

Edward G. Jackson, Sr.
President, RAM

Attachment
August 17, 1968 RAM Droposal



RESIDENTS’ RAM PLAN FOR ADAMS-MORGAN’S
REED-COOKE NEIGHBORHOOD
Reed-Cooke Neighborhood Assoc. (RAM), 2450 Ontario Rd. NW, Washington, DC 20009

:  To implement the Comprehensive Plan’s 3 goals for the Reed-
Cooke Special Treatment Area (the CM-2 industrial zone on Champlain St.,
Ontario and Kalorama Rds. in Adams-Morgan below Columbia Rd. and
between 16th and 18th Sts.): (1) Preserve and expand housing
opportunities; (2) Maintain appropriate heights and densities; (3) Provide
for residentially-compatible business activity.

Summary: The RAM plan recognizes the constraints of the surrounding
neighborhood: long, narrow, primarily residential side-streets; congestion
and noise spreading from 18th St. and Columbia Rd.; limited parking;
vanishing housing, especially for low-income families; need for balanced
development with commercial separated from residential uses.

Overlay:  All non-residentially zoned properties would be covered by an
‘overlay’ that would encourage residential and acceptable commercial uses
(e.g., offices and personal services) and prohibit: bar, cocktail lounge, inn,
bed and breakfast, hotel, movie theater, public hall, gas station, restaurant,
fast food, repair garage, car wash, drive-throughs, parcel delivery service,
broadcast station, and short-term parking lot or garage if entered or exited
from any street other than 18th St. NW. Existing non-conforming uses
would be grandfathered in. No legitimate business will be driven out.

Rezoning: Kalorama Rd. and the south half of Champlain St. would be
rezoned for commercial/residential mixed use. Ontario Rd. north of
Kalorama Rd. and the north half of Champlain St. would be rezoned
residential. No industrial zoning (CM-2) would remain.

From CM-2 (industrial) to C2-A (commercial/residential mixed use) with

[West side of Champlain St.]Block 2560: Lots 860, 876, 864, 832, 48, 49, 40-33.

[East side of Champlain St.] Block 2563: Lots 877, 883.

[North side of Kalorama Rd.] Block 2563: Lot 98. Block 2572: Lot 812. Block 2566: Lots 837,
800, 801, 802, 839 (except Ontario Rd. frontage), 90.

[South side of Kalorama Rd.] Block 2567: Lots 58, 59, 60, 824, 826, 28, 29, 81.

[Northwest side of Florida Ave.] Block 2558: Lot 800.

From CM-2 (industrial) to C1 (commercial /residential mixed use) with overlay:
[East side of Champlain St.] Block 2563: Lots 816, 833, 866, 879, 47.

From CM-2 (industrial) to R5-B (residential):

[West side of Champlain St.] Block 2560: Lots 875, 882, 64. Block 2558: Marie Reed
Learning Center lots.

[East side of Champlain St.] Block 2563: Lots 884, 73, 887. Block 2562: Lots 44-41, 91, 94, and
lots of Pepco Substation and C&P Garage.

[North side of Kalorama Rd.] Block 2563: Lot 97.

[West side of Ontario Rd.] Block 2563: Lots 862, 880, 81, 80, 79.

[East side of Ontario Rd.] Block 2566: frontage part of Lot 839, 803, 36.

[Alley off 17th St.] Block 2566: Lot 95.



RAM : THE REED-COOKE NEIGHBORHOOD ASSOCIATION
2450 Ontario Road, NW Washington,D.C.20009

To : D.C.Office of Planning, D.C. Zoning Commission, D.C. City Council

From : Stephen Cochran, AICP, Chair, Reed - Cooke Neighborhood Association
(RAM) Zoning and Planning Committee

Re : Revised Rezoning Proposals for Phase Il

Date : August 10, 1988

RAM's final rezoning proposal for Phase 1l is attached. This version incorporates
minor changes to our proposal of July 4, 1988. These changes are listed below.
With these refinements, our rezoning proposals are brought into greater
consistency with the objectives of the RAM zoning plan for Reed-Cooke. These
objectives are:

1. To concentrate commercial activity along Kalorama Road, by use of mixed
use C-2-A zoning with an overlay zone that prohibits activities most
disruptive of the neighborhood.

2. To step-down the intensity of commercial zoning along lower Champlain
Street as sites get farther from the 18th Street commercial corridor, by use of
C-2-A zoning with an overlay on the west side of lower Champlain and C-1
zoning with on overlay on the east side of lower Champlain Street.

3. To consolidate the residential zoning along upper Champlain St. and the
middle portion of Ontario Road, by use of R-5-B zoning.

The map of RAM-proposed rezoning has a corrected legend reflecting the inclusion
of proposed C-1 zoning along the east side of lower Champlain Street.

The attached chart differs from the July version in the following ways:

eCompany names and ownerships have been updated, but still need to be
rechecked thoroughly by the City.

®1745 Kalorama Road, Square 2560, Lot 838 has been eliminated from the
rezoning proposal.

©1739 Kalorama Road, Square 2567, Lot 58 is now proposed for C-2-A zoning,
with an overlay, rather than for C-1.

eThe overlay zone is more clearly shown to apply to all proposed commercial
zoning, with the exception of Square 2558, lot 800. This had been intended
in the July 8 proposal, but two properties had been ambiguously labeled.

eThe “Alternate Zoning” column is withdrawn in its entirety as it was being
misinterpreted as a complete alternative proposal rather than its intended
use as providing alternatives on a case-by-case basis for individual lots.



CHAPTER XXXX: REED-COOKE RESIiDENTIAL/COMMERCIAL
OVERLAY DISTRICT

XX00 General Provisions

00.1 The Reed-Cooke Residential/Small-Scale Commercial Overlay
District is applied to the non-residentially zoned properties in the
Reed-Cooke neighborhood and includes the following Lots and
Squares: .

002  The purposes of the District are as follows:

(a) To encourage a scale of development, mixture of buildings and uses
and other attributes such as safe and efficient conditions for
pedestrian and vehicular movement, all of which will be as
generally required by the Comprehensive Plan for the National
Capital;

(b) To implement the objectives of the Reed-Cooke Special Treatment
Area (Section 1128 of the Comprehensive Plan) which are to:

@ Protect current housing in the area, and provide for the
development of new housing;

(2) Maintain heights and densities at appropriate levels; and

3) Encourage small-scale business development that will not

adversely affect the residential community.

(c) To encourage the retention of existing commercial uses at a scale of
development and at locations which do not diminish the quality of
life for the area residents;

(d) To ensure that new non-residential uses provide retail goods and
personal services and commercial activities which contribute to the
satisfaction of unmet economic needs in the community; and

(e) To protect adjacent and nearby residences from damaging
environmental and aesthetic impacts.

003 The Reed-Cooke Residential/Small-Scale Commercial Overlay
District is mapped in combination with the underlying commercial
zone district and not instead of the underlying district.

004  All uses, buildings and structures permitted in accordance with
this chapter and the appropriate regulations of the underlying
district shall be permitted in the combined District except as
otherwise modified in these regulations.



00.5  All restrictions and prohibitions provided with respect to the
Districts combined with this chapter shall also apply except as
specifically modified by this chapter. Where there are conflicts
between this chapter and the underlying zoning, the more
restrictive regulations shall govern.

00.6  The requirements of this chapter shall apply to all new construction
and to all additions, alterations or repairs which within any twelve
(12) month period exceed fifty percent (50%) of the assessed value of
the structure as set forth in the records of the office of Property
Assessment as of date immediately preceding the date of the
application for a new structure, addition, repair or enlargement.

XX01 Use Provisions

XX01.1 No bar; cocktail lounge; hotel; inn; bed and breakfast; motion
picture theater; gasoline service station; gasoline service station as
an accessory to a parking garage or public storage garage; repair
garage; restaurant; fast food restaurant; drive-in restaurant; off-
premises alcohol beverage sales; parking lots, parking garages or
mechanical parking garages offering rental of parking spaces for
less than one week’s duration if entered or exited from any street
other than 18th St. N.W.; streetcar or bus passenger depot;
automobile and truck sales; boat or other marine sales; motorcycle
sales and repair; automobile rental agency; billiard parlor or pool
hall; video game parlor; funeral mortuary or other establishment;
parcel delivery service; radio or television broadcasting station and
antenna tower in conjunction therewith; or automobile laundry
shall be permitted in the Reed-Cooke Residential/Small-Scale
Commercial Overlay District.

XX01.2 No drive-through accessory to any use shall be permitted in the
Reed-Cooke Residential/Small-Scale Commercial Overlay District.

XX01.3 New dwellings shall be permitted in the Reed-Cooke
Residential/Small-Scale Commercial Overlay District in
accordance with the standards and requirements of Chapter 7 of
the Zoning Regulations for the C2-A District.

XX01.4 Except for the uses listed in Sections XX01.1 and XX0L2 of this
chapter, all uses permitted in the C-1 and C-2 districts respectively
shall be permitted in the respective portions of the Reed-Cooke
Overlay District.

XX01 Height and Bulk Provisions

XX02.1 The maximum height permitted in the Reed-Cooke
Residential/Small-Scale Commercial Overlay District shall not
exceed 40 feet with no limitation on the number of stories.



XX02.2 For the purposes of this chapter, no Planned Unit Development
shall exceed the matter-of-right height, bulk and area requirements
of the underlying District.
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PHASE It REZONING “#

MAP 7: RAM-PROPOSED REZONING.
PHASE Il

Ml

to C-2-A and C-1 with overlay



Block Building Type of Name of Proposed
Lot Street Address Height Use User Owner Zoning
Block
2560
Lot west side - surface parking lot 1stChurch, | 1st Church, R-5-B
875 Champlain : Christ Christ
) Scientist Scientist
882 " 2390 3-story commercial DEC Dev. "
artist studio {Royce Lanier
etal)
64 " 2380 1-story commercial | Phils’s Photo Harold & "
Phil Baldush
860 " 2350 surface parking lot - Citadel Corp. | C-2-Awith
or other ove-
subsidiary of rlay
Edw.
Morgan
876 ” - L ” - ” ”
864 " - L ” - n ”
832 " 2325 2-story commercial Servistar " "
Hardw. store
a8 " - surface parking lot ” " "

49

"

”

”




Block Building Type of Name of Proposed

Lot Street Address Height Use User Owner Zoning
40 — " 231 6 " ” ” " C- z.‘, wette

33 Overlsy
Block Address Type of Name of

Lot Street Building Use User Owner Proposed

Height Zoning

Block
2563

Lot east side 2563/69 1-story commercial Hendricks- DEC Dev. R-5-B
884 | Champlain structure and | & supporting Miller (Royce Lanier

surface lot parking Typographic et al)

73 " 2359 2-story offices A.Cecconi R-5-B

887 " 2337-49 surface parking lot Bell R-5-B
- Transp’tation
816 " 2335 2-story commercial Graphitron T.Bork C-1
Printing with overlay
833 " 2333 2-story commercial offices LehrCo "
(Robert
Lehrman)
866 ” 2329 " ”n ”n ”




Block Building Type of Name of Proposed
Lot Street Address Height Use User Owner Zoning
879 " - 1 story commercial Metro Citadel -1

structure and Servi.es; Corporation .
asso?ated Meslsenger &) wite
surface Delivery;
parking and & overlay
storage lot CIA Auto
Brokers
47 g 2311 - " " "
877 " - 1-story gas station Amoco Unknown C-2-A with
overlay
883 " 2301 2-story mixed Liquor store 1631 "
commercial, with apts. Kalorama
residentail above Associates
98 north side 1731 1-story industrial Nery's Citadel C-2-A
Kalorama Auto Repair | Corporation | with overlay
97 " 1725 2-story institutional King King R-5-B
Emmanuel Emmanuel
Bapt. Church | /Bapt.Church
862 west side 2526 1-story commercial Ontario Citadel R-5-B
Ontario and industrial | Laundromat, | Corporation
& or affiliated
Auto Repair owner




Block Building Type of Name of Proposed
Lot Street Address Height Use User Owner Zoning
880 " 2330 1-story institutional, Church, Bell

commercial offices & Transp’tation Al
and industrial Carﬁentry PensionFund | R-&8
. shop (Citadel)
81 " 2426 2-story commercial offices D.H. Wood "
80 " 2428 “ " D.H. &J "
Wood
79 ” 2430 ”n ” ”n ”
4

Block Address| Building Type of Name of Owner

Lot Street Height Use User Proposed
Zoning

Block
2572
812 north side ? approx. 3- industrial movie studio | Citadel Corp. C-2-A

Kalorama story- or affiliated | with overlay
Edw. Morgan
company
Block

2558




Block Building Type of Name of Proposed
Lot Street Address Height Use User Owner Zoning
lots west side - ? 2-story public Marie Reed U.S. Park/ R-5-B

redra | Champlain institutional | Community D.C. Govt
wn Learning

. Center
800 north west " 1-story to 2- retail and Kilimanjaro not known C-2-A
side story industrial | Restaurant & no overlay
Florida Ave nightclub.
auto repair
garage

Block

2562
44- east side " 2-story public Marie Reed D.C. Govt. R-5-B
41; Champlain institutional Learning
91 Center

(mar

be old
lot

nos.)
lots " 1-story Pepco PEPCO R-5-B

redra industrial substantion
wn and garage
lots east side 1-story commercial Cc&p c&pP R-5-B

redra | Champlain/ telephone Telephone
wn north side garage

Florida Ave




Block Building Type of Name of Proposed
Lot Street Address Height Use User Owner Zoning
west side 1701 approx. 3- industrial Security Security R-5-B
94 Ontario/ Florida stories Storage Storage
north side Ave warehouse
Florida Ave
Block
2567
58 south side 1730 1-story commercial vacant E.T. Morgan C-2-A
Kalorama etal with overlay
59 n 1 728 n ” ” ‘
60 " 1726 ” ”n ” l‘
" " 3-story commercial Trans- Leapley Co. C-2-A
824 Century with overlay
office bidg.
826
28 " 1700 3-story commercial vacant 1700 ’
or industrial parking/ Kalorama
office Rd Ltd
structure Partnership
(Michael
Minkoff)
29 ”n n n
81 alley - surface - - - -




Kalorama

Block Building Type of Name of Proposed
Lot Street Address Height Use User Owner Zoning
i ———————————
Address| Building Type of Name of Owner Proposed
Block Street Height Use User Zoning
Lot
Block
2566
839 east side 1707/13 2-story warehouse National National splitof lot
Ontario & Geographic | Geographic with R-5-B
north side Society fronting
Kalorama Ontario
C-2-A
w/overlay
on Kalorama
803 east side - 1-story garages Dennis R-5-B
Ontario & Leapley
north side
Kalorama
36 " 2339 2-story commercial, Leapley ” R-5-B
former company
apartment offices
bldg./
837 east side 1-story commercial offices AAM DC C-2-A
Ontario & with overlay
north side




Block Building Type of Name of Proposed
Lot Street Address Height Use User Owner Zoning
800, north side | see 803 as 803 above C-1-A
801, | Kalorama .
802 wit
not
certai
n of Over h_y
lot
desig
natio
n
839 see above see see above for
above lot 839
90 north side 1701 2-story industrial | Armed Forces| 1701 Kalo- C-2-A
Kalorama Pathology | ramaRdLtd | with overlay
& Institute Partnership
wotletle side warehouse (Michael
17th street Minkoff)
95 17th street | 2412R 2-story industrial Colortone A.). Hackl R-5-B
rear alley printing Press




xx00.3

xx00.4

xx00.5

xx01

xXxx01.1

xx01.2

All uses, buildings and structures permitted in
accordance with this. chapter and the appropriate
regulations of the underlying district shall be
permitted in the combined District except as otherwise
modified in this chapter.

All restriction and prohibitions provided with respect
to the District combined with this chapter shall also
apply except as specifically modified by this chapter.
Where there are conflicts between this chapter and the
underlying district, the provisions of this chapter
shall govern.

The requirements of this chapter shall apply to all new
construction and to all additions, alterations or
repairs which within any twelve (12) month period exceed
fifty percent (50%) of the assessed value of the
structure as set forth in the records of the Office of
Property Assessment as of the date immediately preceding
the date of the application for a new structure,
addition, repair or alteration.

USE PROVISIONS

The following uses shall be permitted as a special
exception in accordance with the requirements of Section
xXxX05:

(a) Any use first permitted as a matter-of-right in a
C-M District;

(b) Restaurant; and

(c) Hotel or inn.

The following uses shall be prohibited:
(a) Bar or cocktail lounge;

(b) Fast food restaurant;

(c) Theater;

(d) Gasoline service station;

(e) Automobile laundry; and

(f) Drive-through accessory to any use.



%xx01.3

xx%x01.4

xx02

xx02.1

xx02.2

The following special provisions shall apply to a use
first permitted in a.C-M District which existed on the
effective date of this Overlay District:

(a) The use may be changed to one of the uses listed in
Section xx01.3(b) without requiring approval of the
BZA, provided that only that area which was devoted
to the use on the effective date of this section
may be changed and the new use, if first permitted
in the C-M District, shall comply with the
standards of external effects for uses in the C-M
District as set forth in Section 825.

(b) The following uses are permitted as provided for in
Section xx01.3(a):

(1) Experimental, research or testing laboratory:
(2) Laundry or dry-cleaning establishment;
(3) Wholesale or storage establishment;

(4) Light manufacturing, processing, fabricating
or repair establishment; and

(5) Printing, lithographing or photoengraving
establishment.

(c) The use may be expanded, provided that the total
gross floor area devoted to the use shall not
exceed three and one-half (3.5) FAR and the new use
shall comply with the standard of external effects
for uses in the C-M District as set forth in
Section 825. Only the use which existed on the
effective date of this Overlay District shall be
eligible to expand under this section.

The special provisions of Section xx01.3 shall also
apply to a printing, lithographing or photoengraving
establishment which existed on the effective date of
this Overlay District.

HEIGHT PROVISIONS

Except as provided below, the height of a building or
structure shall not exceed sixty (60) feet.

A building which contains a minimum of one (1.0) FAR
devoted to dwelling units may be erected to a height
not to exceed sixty-five (65) feet.



Xx03

xx03.1

xx03.2

XxX03.2

xx04

xx04.1

xx05

xx05.1

%xx05.2

BULK PROVISIONS

Except as provided below, the maximum floor area ratio
shall be 3.0, which may be devoted to any use permitted
in the overlay District.

The maximum floor area ratio may be increased to 4.5, as
follows:

(a) 1In order to exceed three (3.0) FAR, two square feet
(2 ft2 ) of gross floor area devoted to dwelling
units shall be provided for each square foot
provided in excess of three (3.0) FAR.

(b) The maximum floor area ratio for uses other than a
dwelling unit shall be three and one-half (3.5).

Any area devoted to accessory parking for uses in the
building shall not be included in the gross floor area
of the building.

SHARED PARKING

The parking spaces required by this title for dwelling
units may be shared with the parking spaces required
for other uses under the following circumstances:

(a) The other uses shall not be residential uses; and

(b) The parking shall be available exclusively for the
dwelling units between the hours of 6:00 P.M. and
8:00 A:M. Monday through Friday, and all day
Saturday, Sunday and District of Columbia holidays.
The parking shall be available exclusively for the
other use during the remaining hours.

BZA APPROVAL OF EXCEPTIONS

The Board of Zoning Adjustment may grant exceptions to
the height and area requirements of this chapter. The
Board may also approve those uses allowed as special
exceptions as set forth in Section xx01.1.

In exercising the authority set forth in Section xx05.1,
the Board shall apply the following criteria:

(a) The application shall be not inconsistent with the
policies of the Reed-Cooke Special Treatment Area
as set forth in the Comprehensive Plan;

4



Proposed Reed-Cook Special Overlay District DRAFT

xx00 GENERAL PROVISIONS

xx00.1 The purposes of the Reed-Cooke Special Overlay District
are as follows:

(a) To encourage a scale of development, mixture of
buildings and uses and other attributes such as
safe and efficient conditions for pedestrian and
vehicular movement, all of which will be not
inconsistent with the Comprehensive Plan for the
National Capital;

(b) To implement the objectives of the Reed-Cooke
Special Treatment Area (Section 1128 of the
Comprehensive Plan) which are to:

(1) Protect current housing in the area, and
provide for the development of new housing;

(2) Maintain heights and densities at appropriate
levels; and

(3) Encourage small-scale business development
that will not adversely affect the residential
community;

(c) To encourage the retention of existing commercial
and light manufacturing uses at an appropriate v
scale of development and at locations which allow A
for the enhancement and expansion of those uses -
which also does not diminish the quality of life
for area residents;

(d) To ensure that new non-residential uses provide
retail goods and personal services and commercial 7
activities as well as employment opportunities
which contribute to the satisfaction of the
economic needs of the community; and

(e) To protect adjacent and nearby residences from
damaging environmental and aesthetic impacts.

xx00.2 The Reed-Cooke Special Overlay District is mapped in
combination with the underlying zone district and not
instead of the underlying district.

.
~y

Draft Reed-Cooke Overlay
Zone by Business Representatives




(b)

(c)

(d)

(e)

(£)

(9)

The application shall not be inconsistent with the
purposes of the Overlay District;

The use, building, height or bulk at issue will not
adversely affect adjacent or nearby property or be
detrimental to the health, safety, convenience or
general welfare of persons living, working or
visiting in the area;

Vehicular access and egress are designed and
located so as to minimize conflict with pedestrian
ways, to function efficiently and to create no
dangerous or otherwise objectionable traffic
conditions;

There shall be adequate off-street parking and
loading for employees, trucks and other service
vehicles;

The Board may impose requirements pertaining to the
design and appearance of buildings and structures,
signs, landscaping and operations of the proposed
use as are necessary to protect neighboring
property and to achieve the purposes of this
Overlay District; and

The Board shall refer the application to the Office
of Planning for coordination, review and report, to
include the reports of those District agencies and
departments which the Office of Planning deems
appropriate.



