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I. INTRODUCTION. 

 

Walter Reed Gateway LLC, the contract purchaser, and Thomas Calomiris, the owner 

(collectively known as the “Applicant”), of the properties located at 6634 & 6640 Georgia 

Avenue, NW (Square 2947, Lots 815 & 808) (hereinafter referred to collectively as the “Subject 

Property”), submits this statement in support of a Map Amendment Application (the 

“Application”) to amend the Zoning Map of the District of Columbia (the “Zoning Map”) to 

rezone the Subject Property from RA-2 to RA-3. 

 As described herein, the proposed rezoning of the Subject Property from RA-2 to RA-3 is 

not inconsistent with the Comprehensive Plan (the “Comp Plan”), including the Comprehensive 

Plan Future Land Use Map (the “FLUM”), and the Generalized Policy Map, including the Upper 

Georgia Avenue Small Area Plan. The Subject Property is designated as Residential-Medium 

Density on the FLUM and is located in a Neighborhood Conservation area on the Comprehensive 

Plan Generalized Policy Map. The rezoning would result in more affordable units as this 

development would be designated as an IZ Plus (“IZ+”) development. Furthermore, the requested 

rezoning is not inconsistent with the Comprehensive Plan when analyzed through a racial equity 

lens. 

II. DESCRIPTION OF THE SUBJECT PROPERTY AND SURROUNDING AREA.  

The Subject Property is located in the RA-2 Zone and is bounded by Georgia Avenue to the 

east. To the north and south of the Subject Property are multi-family residential apartment 

buildings. To the west of the Subject Property are single-family homes in the R-1-B zone. The 

Subject Property is located one-half of a block from the Walter Reed Campus.  The MU-4 Zone 

begins one-half block to the south of the Subject Property. The Subject Property also lies in a 

qualified census tract, which suggests HUD has identified the census tract as an opportunity for 
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additional affordable housing and thus will attract additional national subsidy. Accordingly, the 

area is made up of a mix of uses, including single-family dwellings, small to large multi-family 

apartment buildings, a mix of small to large commercial uses, and the Walter Reed Campus. 

Photographs of the Subject Property and the surrounding area have been included with this 

Application.  

III. DEVELOPMENT CAPACITY.  

A. Zone Change Overview 

Development Standard RA-2 (existing) RA-3 (proposed) 

Height 50 ft., no stories limit 60 ft., no stories limit 

FAR 1.8 or 2.16 w/IZ 3.0, or 3.6 w/IZ 

Lot Occupancy 60% 75% 

Rear Yard 4 in./1ft. height; at least 15 ft. 4 in./1ft. height; at least 15 ft. 

 

The expectation is that the Map Amendment would allow for increased density—up to 3.6 

FAR. If the Map Amendment is granted, the total achievable GFA would be upwards of 81,200 

square feet. As described more fully below, 20% of that square footage is required to be set aside 

for affordable Inclusionary Zoning units. The current RA-2 zone designation has more limited 

potential in terms of lot occupancy, height, and FAR. The current zoning limits the Subject 

Property to an FAR of 1.8, or 40,600 square feet—approximately 48,700 square feet (FAR 2.16) 

for an IZ development. The Map Amendment allows additional density and increases the number 

of affordable units available on the Subject Property, as described below. 

 B. IZ Plus Analysis 

 In this case, going from the RA-2 Zone to the RA- 3 Zone will trigger a 100% increase in 

FAR if the maximum permitted FAR (3.6) is utilized. The change in percentage will be enough to 

trigger a 20% set aside requirement per Chapter C of the Zoning Regulations. Included with this 

Statement is an exhibit detailing approximate projected IZ square footage amounts (“IZ Plus 
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Analysis”) based on the maximum permitted footprint and FAR for the RA-3 zone. As 

demonstrated on IZ Plus Analysis, were a future development to maximize the permitted IZ lot 

occupancy (75%) and FAR (3.6) the total expected IZ square footage could be upwards of 15,700 

net square feet. If the average unit sizes range from 600 net square feet to 800 net square feet, a 

potential development could provide between 20-24 IZ units.  

The Subject Property is located in the Rock Creek East Planning area. According to the 

published RCE Report, the increase in housing costs has made the area much less affordable for 

moderate-income families. Keeping the current zoning would not encourage any further 

development or redevelopment in this area. Even if new development were to occur on site, 

keeping the current zoning would only produce about 4,800 net square feet of IZ square footage 

(10% of the total IZ GFA of 48,700). This would equate to approximately 6 IZ units. Accordingly, 

the Map Amendment would effectively triple or quadruple the amount of IZ units possible on the 

Subject Property, helping to meet the affordable housing production goals and create more 

affordable housing for low to moderate income families. 

IV. STANDARDS APPLICABLE TO A ZONING MAP AMENDMENT AND COMPLIANCE WITH THE 

COMPREHENSIVE PLAN 

 

 A. Overview 

 

The requested Zoning Map amendment is submitted as a contested case pursuant to 11-Z 

DCMR § 202.1(e). Pursuant to the Zoning Act of 1938, approved June 20, 1938, as amended ((52 

Stat. 797; D.C. Official Code § 6-641.01 et seq. (2012 Repl.)) (the “Zoning Act”), there are a 

number of criteria that must be applied by the Zoning Commission in adopting and amending the 

Zoning Regulations and Zoning Map. The Zoning Act states that the Zoning Regulations are 

designed to “promote the health, safety, morals, convenience, order, prosperity, or general welfare 
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of the District of Columbia and its planning and orderly development as the national capital ….” 

The Zoning Act further provides that:  

“[z]oning maps and regulations, and amendments thereto, shall not be inconsistent with the 

comprehensive plan for the national capital, and zoning regulations shall be designed to 

lessen congestion in the street, to secure safety from fire, panic, and other dangers, to 

promote health and the general welfare, to provide adequate light and air, to prevent the 

undue concentration of population and the overcrowding of land, and to promote such 

distribution of population and of the uses of land as would tend to create conditions 

favorable to health, safety, transportation, prosperity, protection of property, civic activity, 

and recreational, educational, and cultural opportunities, and as would tend to further 

economy and efficiency in the supply of public services. Such regulations shall be made 

with reasonable consideration, among other things, of the character of the respective 

districts and their suitability for the uses provided in the regulations, and with a view to 

encouraging stability of districts and of land values therein.” D.C. Code § 6-641.02. 

 

Pursuant to Z § 304.7(d), an Applicant for a Map Amendment must provide a “detailed 

description of the Map Amendment’s consistency with the Comprehensive Plan and any other 

adopted public policies and active programs related to the subject site.” Rezoning the site and 

permitting development consistent with the RA-3 zone would encourage additional density in an 

underutilized site.  

B. Framework Element, Policy Maps, and Small Area Plan. 

 1. General Framework 

In terms of the general Framework Element outlined in Title 10A, Chapter 2, the 

Comprehensive Plan encourages balancing preservation, housing, and reinvigorating 

neighborhoods through development. It specifically notes that “the preservation of existing 

affordable housing and the production of new affordable housing both are essential to avoid a 

deepening of racial and economic divides in the city. Affordable renter-and owner-occupied 

housing production and preservation is central to the idea of growing more inclusively. 10-A 

DCMR 218.3. It also notes that “A priority must be placed on sustaining and promoting safe 
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neighborhoods offering health care, quality education, transportation, child care, parks, libraries, 

arts and cultural facilities, and housing for families. 217.2.” The proposal balances these goals by 

allowing for greater density and opportunity for production additional affordable family housing.  

2. Generalized Policy Map 

 Regarding the Comp Plan Generalized Policy Map, the Property is located in a 

“Neighborhood Conservation” Area. The proposed amendment is not inconsistent with the 

Generalized Policy Map as Neighborhood Conservation Areas still allow for limited 

redevelopment opportunities: “The guiding philosophy in Neighborhood Conservation Areas is to 

conserve and enhance established neighborhoods. Limited development and redevelopment 

opportunities do exist within these areas but they are small in scale. The diversity of land uses and 

building types in these areas should be maintained and new development and alterations should be 

compatible with the existing scale and architectural character of each area. Densities in 

Neighborhood Conservation Areas are guided by the Future Land Use Map.” (10A DCMR § 

223.5). 

 3. Future Land Use Map 

The proposed Map Amendment is consistent with the designation on the FLUM. As 

indicated on the FLUM, the Subject Property is designated as Medium-Density Residential. The 

RA-3 (previously R-5-C) Zone is a corresponding zone district under the medium density 

residential designation: 

This designation is used to define neighborhoods or areas where mid-rise (4-7 stories) 

apartment buildings are the predominant use. Pockets of low and moderate density housing 

may exist within these areas. The Medium Density Residential designation also may apply 

to taller residential buildings surrounded by large areas of permanent open space. The R-

5-B and R-5-C Zone districts are generally consistent with the Medium Density 

designation, although other zones may apply. 10-A DCMR 225.5 
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4. Small Area Plan- Upper Georgia Avenue 

 

Finally, the proposed Map Amendment is compatible and consistent with the Upper 

Georgia Avenue Small Area Plan. The Upper Georgia Avenue Great Streets Redevelopment Plan 

is a revitalization strategy and framework for future development along the corridor from Decatur 

Street north to Eastern Avenue. A number of Comprehensive Plan policies related to the Upper 

Georgia Avenue focus area are discussed below in D.6. The Small Area Plan provides more detail 

regarding the specific area in which the Subject Property is located, designated as “Zone 3- Piney 

Branch Sites: Aspen Street to Rittenhouse Street.” The Small Area Plan notes that Zone 3 has some 

potential for new retail, housing and development. It also notes that additional residential 

development would be helpful to create a livelier destination that is active with evening and 

weekend activity: 

Revitalization of this zone as a lively neighborhood center with increased day, evening, 

and weekend usage will be spurred by the redevelopment of opportunity sites and the 

implementation of planned streetscape improvements. With incremental improvements to 

the public realm, this zone could be transformed from today’s auto-dominated 

intersection into a pedestrian-dominated retail and office location. Upper Georgia SAP, p. 

54 

 

C. Racial Equity Lens 

As a result of the most recent Comp Plan amendment process, a primary focus of the Comp 

Plan, as reflected throughout its various policies, is achieving racial equity. The Framework 

Element of the Comp Plan defines racial equity as the moment when “race can no longer be used 

to predict life outcomes and outcomes for all groups are improved.” 10A DCMR § 213.7. Indeed, 

the importance of equity to District residents was made abundantly clear when the DC Office of 

Planning (OP) conducted its DC Values survey in Spring 2019. In addition to equity, District 

residents also expressed concerns about rising costs and inequitable access to opportunities for 
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housing, businesses, employment, and other necessities. Overall, livability, equity, and safety were 

considered the most critical values. 10A DCMR §§ 107.17 – 107.22. As stated in the Framework 

Element, equity is both an outcome and a process. 10A DCMR § 213.6. Equity exists where all 

people share equal rights, access, choice, opportunities, and outcomes, regardless of characteristics 

such as race, class, or gender. It is achieved by targeted actions and investments to meet residents 

where they are, to create equitable opportunities. An important factor to advancing racial equity is 

to acknowledge that equity is not the same as equality. Id.  

As a process, we apply a racial equity lens when those most impacted by structural racism 

are meaningfully involved in the creation and implementation of the institutional policies and 

practices that impact their lives, particularly people of color.” 10A DCMR § 213.9. For its part, 

the Commission shall apply a racial equity lens when reviewing zoning requests against the 

relevant standard of review set forth in the Zoning Act and/or the Zoning Regulations.  

In this case, the Commission shall evaluate the requested Zoning Map amendment through 

a racial equity lens to make its determination as to whether the requested rezoning is not 

inconsistent with the Comp Plan as a whole. In its supplemental report filed in Z.C. Case No. 20-

24 (the “Barry Farm Text and Map Amendment”), OP stated “[t]he direction to consider equity as 

part of its [Comp Plan] consistency analysis indicates that the equity analysis is intended to be 

based on the policies of the Comp Plan and part of the Commission’s consideration of whether a 

proposed zoning action is ‘not inconsistent’ with the Comp Plan, rather than a separate 

determination about a zoning action’s equitable impact. And as is the case whenever the 

Commission considers Comp Plan consistency, the scope of the review and Comp Plan policies 

that apply will depend on the nature of the proposed zoning action.” See Z.C. Case No. 20-24, 

Exhibit 176 at p. 3.  
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The Map Amendment will further the goals around racial equity. Specifically, the change 

in zoning will facilitate the creation of a new development that will include affordable and market-

rate housing. By rezoning the Subject Property through this IZ+ Zoning Map Amendment, any 

redevelopment will create significant market rate and affordable housing, above what would be 

required as a matter-of-right. The amendment will also provide a different type of housing than 

what has traditionally been located on this site (a partially vacant, 12-unit, market-rate apartment 

building vs. a majority affordable 70-110 unit building). The Applicant’s intention is to provide 

majority affordable housing, specifically for lower income families. Instead of this lot providing 

12 partially vacant units, it can be made available for many families and many of the units will be 

affordable units. New development would create new patrons for small businesses along Georgia 

Avenue (MU-4 Zone is located one-half block south). Residents would also have access to jobs 

and amenities at the new Walter Reed Campus. Due to the location of the Subject Property, in 

Ward 4, a Rock Creek Area Element, affordable housing will be brought further west, which is 

consistent with the goals of the Comprehensive Plan. In conclusion, the Map Amendment is not 

inconsistent with the Comprehensive Plan, including the Comprehensive Plan’s racial equity goals. 

Therefore, as detailed above, the Commission’s approval of the rezoning would further actions 

that would increase racial equity. 

D. Other Citywide Elements 

1. Land Use Element:  

 

Some of the main goals of this element include providing adequate housing, particularly 

affordable housing; conserving, creating, and maintaining inclusive neighborhoods, while 

allowing new growth that that fosters equity, including racial equity, and accessibility; and 
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enhancing neighborhood commercial districts and centers. While not an exhaustive list, the 

proposed Map Amendment advances the policies of the Land Use Element as follows: 

 

Action LU-1.4.B: Zoning Around Transit  

With public input, develop and use zoning incentives to facilitate new and mixed-use 

development, and particularly the provision of new housing, and new affordable housing 

in high opportunity areas to address more equitable distribution, 307.20 

 

Policy LU-1.4.6: Development Along Corridors  

Encourage growth and development along major corridors, particularly priority transit 

and multimodal corridors. Plan and design development adjacent to Metrorail stations 

and corridors to respect the character, scale, and integrity of adjacent neighborhoods, 

using approaches such as building design, transitions, or buffers, while balancing against 

the District’s broader need for housing. 307.14 

 
Policy LU-2.1.3: Conserving, Enhancing, and Revitalizing Neighborhoods  

Recognize the importance of balancing goals to increase the housing supply, including 

affordable units, and expand neighborhood commerce with parallel goals to preserve historic 

resources, advance environmental and sustainability goals, and further Fair Housing. The 

overarching goal to create vibrant neighborhoods in all parts of the District requires an 

emphasis on conserving units and character in some neighborhoods and revitalization in 

others, including inclusive and integrated growth and meeting communities and public 

facility needs. All neighborhoods have a role to play in helping to meet broader District-wide 

needs, such as affordable housing, public facilities, and more. 310.10 

 

Policy LU-2.1.10: Multi-Family Neighborhoods  

Maintain the multi-family residential character of the District’s medium- and high-density 

residential areas. Limit the encroachment of large-scale, incompatible commercial uses into 

these areas. Make these areas more attractive, pedestrian-friendly, and transit accessible, and 

explore opportunities for compatible commercial development which provides jobs for 

nearby residents. 310.17 

 

 The proposed Map Amendment will encourage new housing and new affordable housing, 

on the Subject Property. The Subject Property fronts on Georgia Avenue which is a Priority 

Corridor in the District and this would encourage growth along that corridor. It will create more 

opportunities for individuals and families who cannot afford a single-family home in this area to 

live in this area, fostering growth and equity. The additional density will also help foster growth 
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of the Neighborhood Commercial Center one-half block south (6400-6500 blocks), as well as the 

Main Street Mixed-Use Corridor a few blocks to the south (6000-6300 blocks).  

2. Transportation Element 

While not an exhaustive list, the proposed Map Amendment advances the policies of the 

Transportation Element as follows: 

Policy T-1.1.4: Transit-Oriented Development  

Support transit-oriented development by investing in pedestrian-oriented transportation 

improvements at or around transit stations, major bus corridors, and transfer points. 

Encourage development projects to build or upgrade the pedestrian and bicycle infrastructure 

leading to the nearest transit stop to create last-mile connections. Pedestrian movements and 

safety should be prioritized around transit stations. 403.10 

 
Policy T-1.3.1: Transit-Accessible Employment  

Support more efficient use of the region’s transit infrastructure with land use strategies that 

encourage employment locations near underused transit stations. Work closely with the 

federal government and suburban jurisdictions to support transit-oriented and transit-

accessible employment throughout the region. This would expand the use of major transit 

investments such as Metrorail. Encourage approaches that improve transit access to jobs for 

low-income residents. 405.7 

 

 The proposed Map amendment will produce transit-oriented development around a Bus 

Priority Corridor. 

3. Housing Element 

While not an exhaustive list, the proposed Map Amendment advances the policies of the 

Housing Element as follows: 

Policy H-1.1.1: Private Sector Support  

Encourage or require the private sector to provide both new market rate and affordable 

housing to meet the needs of present and future District residents at locations consistent with 

District land use policies and objectives. 503.3  

 

Policy H-1.1.3: Balanced Growth  

Strongly encourage the development of new housing, including affordable housing, on 

surplus, vacant, and underused land in all parts of Washington, DC. Ensure that a sufficient 

supply of land is planned and zoned to enable the District to meet its long-term housing 

needs, including the need for low- and moderate-density single-family homes, as well as the 

need for higher-density housing. 503.5 
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Policy H-1.2.9: Advancing Diversity and Equity of Planning Areas  

Proactively plan and facilitate affordable housing opportunities and make targeted 

investments that increase demographic diversity and equity across Washington, DC. Achieve 

a minimum of 15 percent affordable units within each Planning Area by 2050. Provide 

protected classes (see H-3.2 Housing Access) with a fair opportunity to live in a choice of 

homes and neighborhoods, including their current homes and neighborhoods. 504.17 

 

Action H-1.2.H: Priority of Affordable Housing Goals  

To advance racial equity in housing, prioritize public investment toward housing production 

and preservation serving very-low and extremely-low income households. Prioritize public 

investment in the new construction of, or conversion to, affordable housing in Planning Areas 

with high housing costs and few affordable housing options. Consider land use, zoning, and 

financial incentives where the supply of affordable units is below a minimum of 15 percent 

of all units within each area. 504.29 

 

 The proposed Map Amendment will encourage new affordable and market rate housing. 

This will help meet the need for higher-density and affordable housing in the area. It will also aid 

in advancing the goal of achieving more affordable units in the area, as described in more detail in 

the IZ+ analysis. 

 Map 5.1 of the Comp Plan illustrates the location of affordable housing projects in the District, 

overlaid on a map that characterizes neighborhoods by an index of housing costs versus neighborhoods 

that are Racially or Ethnically Concentrated Areas of Poverty (R/ECAP), as defined by HUD. The 

Subject Property is located in both a R/ECAP neighborhood with relatively high housing costs. The 

additional housing, both affordable and market rate, may assist in decreasing overall housing costs by 

creating IZ units, as well as increase the supply of housing in the area.  

4. Environmental Protection Element 

While not an exhaustive list, the proposed Map Amendment advances the policies of the 

Environmental Protection Element as follows: 

Policy E-4.1.1: Maximizing Permeable Surfaces  

Encourage the use of permeable materials for parking lots, driveways, walkways, and 

other paved surfaces as a way to absorb stormwater and reduce runoff. 615.3 

 



6634 & 6640 Georgia Avenue 

Map Amendment Application 

 
 

13 

Policy E-4.1.2: Using Landscaping and Green Roofs to Reduce Runoff  

Promote an increase in tree planting and vegetated spaces to reduce stormwater runoff 

and mitigate the urban heat island, including the expanded use of green roofs in new 

construction and adaptive reuse, and the application of tree and landscaping standards for 

parking lots and other large paved surfaces. 615.4 

 

 The proposed amendment would allow for the development of new buildings compliant 

with the Green Energy codes, which could include green roofs and other planting elements 

currently not on site. 

 

6. Rock Creek East Area Element:   

Per the Comprehensive Plan: 

Rock Creek East also faces the challenge of retaining its economic and social diversity in the 

face of rising housing costs. Appreciation of single-family home prices in the Petworth and 

Brightwood neighborhoods was among the fastest in the District between 2006 and 2016. 

Many apartments in areas like Brightwood and Brightwood Park have been converted to 

condominiums. The increase in housing costs has made the area much less affordable for 

Rock Creek East’s moderate-income families and for its large population of low- and 

moderate-income older adults. On the other hand, demographic changes are making the area 

more ethnically diverse than it used to be. The area’s Hispanic/Latino population has 

continued to increase since 2000, accounting for over 20 percent of residents in 2015. 2200.8 

 

Looking to the future, residents seek to retain the residential character, appearance, and 

historic continuity of their neighborhoods. Sustaining these qualities has resulted in plans and 

development that are carefully and strategically directed to accommodate growth. At the 

same time, plans also seek to conserve neighborhoods, enhance environmental quality, 

provide an effective transportation network, improve health care and educational services, 

reduce crime, upgrade public facilities and infrastructure, and expand housing choices. 

2200.9 

 

About 58 percent of the housing units in Rock Creek East are single-family homes, compared 

to 37 percent District-wide. In 2017, 20.6 percent of the area’s homes were single-family 

detached units and 37.5 percent were single-family attached units (row houses and 

townhouses). Only 21.6 percent of the area’s housing stock consists of multi-family buildings 

of 20 units or more, compared to 35.4 percent for the District as a whole. 2204.1 

 

 

Policy RCE-1.1.3: Directing Growth  

Concentrate economic development activity, employment growth, and new housing, 

including affordable housing, in Rock Creek East around the Georgia Avenue-Petworth 

and Takoma Metro station areas, along the Georgia Avenue NW corridor, along Kennedy 
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Street NW, at key nodes along 14th Street NW, at the former WRAMC site, and at the 

AFRH site. Provide improved pedestrian, transit, and bicycle access to these areas, and 

improve their visual and urban design qualities to create a unique destination for the local 

community to enjoy. 2208.4 

 

Policy RCE-1.1.6: Development of New Housing  

Encourage the retention of existing public housing units within the Rock Creek East 

Planning Area, along with other measures to increase housing choices and improve 

housing affordability for area residents. This should include the production of new 

housing for a mix of incomes and household sizes along Georgia Avenue NW, and the 

encouragement of mixed-income housing in the industrially zoned area west of Georgia 

Avenue between Upshur and Shepherd Streets NW, and on District-owned land along 

Spring Road near the Georgia Avenue-Petworth Metro station. A particular emphasis 

should be placed on providing affordable housing for older adults and families. 2208.7 

 
Policy RCE-2.3.1: Upper Georgia Avenue NW  

Develop upper Georgia Avenue NW (from Decatur Street to Eastern Avenue NW) as a 

walkable shopping street with five distinct and clearly identifiable activity centers along its 

course. Encourage development that reinforces this nodal pattern, with new retail or local-

serving office development clustered at key locations and new housing or mixed-use 

development on underutilized commercial properties in between. Conserve existing housing 

along the corridor, supporting its maintenance and renovation, and encourage affordable 

housing options. 2213.6 

 

Policy RCE-2.3.5: Upper Georgia Avenue NW Development  

Additional residential development, including affordable and moderate-income housing, can 

create more vibrant and inclusive destinations at the zones along the corridor. 2213.10 
 

The proposal balances the goals and policies of the Rock Creek East Area Element, and more 

specifically the Upper Georgia Avenue/Walter Reed policy focus area by providing new, high-

quality market-rate and affordable multi-family housing on Georgia Avenue, NW. This creates 

more housing choices in an area that has a lower overall housing stock of multi-family buildings 

compared to the district as a whole. It also helps further the specific goals of the Upper Georgia 

Avenue, NW focus area.  

 

V. CONCLUSION.  
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The Applicant is submitting this Application to amend the Zoning Map for the Subject 

Property from RA-2 to RA-3 as is consistent with the Comprehensive Plan, the FLUM, and the 

policies noted above.  

 

 

Respectfully submitted, 

 

___________________________________ 

      Martin Sullivan 

      Sullivan & Barros, LLP 

     Date:  November 30, 2022 

 

___________________________________  

Alexandra Wilson 

Sullivan & Barros, LLP 

Date: November 30, 2022 

 


