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P-ROCEEDI-NGS
6:41 p. m

CHAI RPERSON M TTEN: Good eveni ng, | adi es
and gentlermen. This is a public nmeeting of the Zoning
Comm ssion of the District of Colunbia for Mnday,
March 13, 2006. My nane is Carol Mtten and joining
nme this evening are Vice-Chairnman Anthony Hood and
Comm ssi oners M chael Turnbull and John Parsons.

| would Iike to rem nd everybody that if
you woul d l'i ke to follow al ong there are copi es of the
agenda on the table by the door. | would also like to
rem nd you that we do not take any public testinony at
our neetings unl ess soneone i s specifically invited by
t he Commi ssion to cone forward.

W are being recorded by the court
reporter and al so being webcast live so | would ask
you to remai n frommnaki ng any di sruptive noises inthe
hearing roomand | would ask you to turn off all cell
phones so as not to disrupt the neeting. Thank you.

Ms. Schellin, anything before we proceed
wi th the agenda?

M5. SCHELLIN: No, ma'am

CHAI RPERSON M TTEN: Ckay. Then | have a

fewthings. One is | would just like to -- this will
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be published as well. W are changing the date for
our April meeting fromApril 10th, which would be the
regul arly scheduled date, to Thursday, April 20 at
6: 30. W have one change in the agenda which is that
the item under Consent is being nmoved to hearing
action as ItemE. Wth that | will turnto the Ofice
of Planning for their status report.

IVB. STEI NGASSER: Madam Chai r,
Comm ssioners, instead of our normal status report
this nmont h Shyam Kannan of our office is going to go
through the industrial |and use study that the
Comm ssi on has asked for over the |l ast year through a
Power Poi nt presentation.

CHAI RPERSON M TTEN: G eat . W are
| ooking forward to this. Wlcone to the Comn ssion,
Shyam

MR. KANNAN: Thank you, Madam Chair. You
have four different stacks of docunments in front of
you. One is a repeat of the PowerPoint on the screen.
The other is a full text version of the report which
was conm ssioned. You have several stacks of maps.
| woul d ask you to take out the 11 by 17 naps that are
printed in full color. They are binder-clipped
behind. It will help us walk through this report.

Sointaking alook at the industrial |and
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use in the District of Colunbia, we have titled this
report, "Production, Distribution, and Repair,"”
primarily because the District, no |longer an
industrial city, really contains these three functions
in its industrial cores. Production, the nmaking of
things, distribution, the warehousing, shipping,
storage, and repair. This includes cars, vehicles,
and sone of the building contractors such as HVAC and
bui | di ng repair.

What we were asked to do is we were asked
to provide this Comr ssion with gui dance i n addr essi ng
zoni ng changes and future | and use deci si ons regardi ng
industrially zoned land. In this report we have a set
of recomendations not only for these |and use
deci si ons, but al so recomendations for strategically
managi ng this | and goi ng forward.

It is essentially supply and denand st udy
that | ooks at the supply and demand for industrially
zoned land in the District and it provides the tools
necessary to nake t hese deci si ons going forward. Wat
it does do, again, is it gives the Zoning Conm ssion
these tools to nake these decisions and it also sets
recommendations for better managing out supply of
i ndustrially zoned | and and stabilizing the market for

this |and. It also dovetails conpletely with the
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conprehensive plan. The teamthat was hired to assi st
us with this wote this in tandem wth the
conprehensive plan. This informs the conprehensive
pl an and vice versa.

What it does not do it does not recomend
whol esal e rezoning. It does not conduct |arge-scale
site selections for individual users, and it does not
attenpt to do the task of conpleting nunerous snall -
scal e plans for each of the industrial areas.

Before we begin with the actual content,
pi ece of term nology which is key again, we talked
about this wearlier but production, distribution,
repair, or we've been calling it for the past seven
nmonths PDR.  Industry is an outdated term It brings
to m nd snokestacks and hoke snelters and autonotive
manufacturers is not really what we have.

W really have heavy uses of |and. These
i ncl ude t he construction rel at ed i ndustri es,
war ehousi ng and transportation, machi nery, equi prment.
Also nmunicipal functions that are critical to
conducti ng the business of government, waste hauling
and transfer street <cleaning and plow ng, road
constructi ons, sewer construction repair.

Al of theserequire, let's say, |and that

i s heavy-use | and.
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Just for a quick sense of, well, the
District has not always had a real industrial base.
However, when we | ook a | ook at who these users were,
we found out that they actually conprised a
surprisingly | arge conponent of the District econony.
In your stack of maps you have a map that says PDR
Cluster in the District of Colunbia. It is the only
one that is in black and white only with the water
showi ng bl ue. That shows you roughly what we found as
far as aggl omerations of these users in the District.

I n summary, they constitute 10 percent of
the District jobs with an additional 11,000 in the
DCE' s projections from 2002 to 2012. W found that
they are tightly linked to the District econony.
Those that were not really tightly |inked have al ready
left the District but as the District econony grows,
so do these uses and the need for these uses.

For exanple, this building has janitorial
services, building maintenance, elevator service,
| andscaping, repair, the need for new construction
HVAC | i ghting, painting, logistics, all of which need
tight turnaround tines, a close relationship to the
actual location in the District.

VWhat we are finding is that people that

are providing these services are choosing to stay in
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the District, pay higher rents to be in the district,
and settle for lower-quality land. They are really
the survivors and the base of all of the industrial
users of | and.

W al so found that these conpanies their
enpl oynment base actually consist of at Ileast 40
percent D.C. residents which is a fairly high nunber,
hi gher than District government, and certainly higher
than a |l ot of the different sectors of our econony.

W al so found very briefly, and t he report
goes into this in detail, between now and 2012 we
expect to see 65 percent of our enploynent growh in
prof essional, scientific and governnent |awering,
etc., etc., and 25 percent of our job growh in sales.

However, at the sane tine, we see that we
have 24, 000 unenpl oyed residents in the District and
these jobs tend to provide union benefit jobs at
nmedi an sal aries of about $40,000 which conpares to
about $16,000 for actually the whole sales job. Top
| evel these are well-paid fam | y-supporting jobs that
are going to District residents and we continue to
grow t hem as our econony grows.

The supply and denmand anal ysis reveal ed
that our imediate supply of land for these type of

activities is exceeded by the demand for this. W
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forecasted a demand of alnbst 100 acres in the next
one to three years coning fromboth public sector and
private sector uses. Wen we parsed out the existing
supply of industrial land and found out exactly how
much vacant we had to devel op, we found only 30 acres
of developable industrially zoned land in the
District.

O thisanmjority of it israilroad right
of way, roads, |andscaping, very small parcels that
doesn't represent 30 vast acres sitting around
somewhere that are easy to devel op. These are highly
parsel i zed pi eces of |and.

W also found our existing zoning
framework has contributed to the erosion of this | and
and the degradation of this land because it's
i nadequate to insulate these wusers from the
specul ative real estate market. Real estate rents for
i ndustrial typically go to $10 to $15 a square foot.

Whereas retail and commerci al officerents
are rmuch higher and residential nuch higher as well.
Because the existing zoning franmework does not
prohibit retail and office uses from CM zones, these
i ndustrial uses and PDR uses don't win the real estate
garme and we are seeing that they are getting squeezed

out . The bulk standards are also a little bit
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out dat ed.

Wiat we see nodern industrial wusers
typically Iike one and two story buildings with | arge
| ot coverage and the bul k centers that we have in our
current zoning framework really are 40, 60, 90 feet.
They don't resenble what is actually going on in
nodern industrial market so, again, they are not
hel ping these users stay healthy and stay in the
District and conduct the businesses they need to do.

We al so found that the users that are here
are struggling to remain in the District. W do get
a nunber of calls and we do get users that when we
surveyed themreally want to be here. W found that
nore than 65 percent of the existing industrial users
generate nore than half of their sales fromDi strict-
based busi nesses and they want to be here for a reason
but they are getting forced out.

W exam ned the quality of this | and and,
on one hand, we found there is a great need for it.
On the other hand, we found that there was al so a | ot
of it which for a variety of reasons cannot be used
for industrial purposes. Proximty to residentia
fabric, shallow !l ot depths, the perception of real or
perceived contam nation which nakes acquisition

redevel opnent difficult, poor access to how we
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i nfrastructure.

Sonme of the |and, however, is very, very
healthy and is currently housing both nunicipal or
federal governnent or private sector users that are
using it as viable industrial cores. Then in the
m ddl e there is land that is under-utilized, | and that
coul d be much nore intensely used but, again, because
of the pressures the private real estate market has
been allowed to degrade it prevents reinvestnent in
t hese | and bases.

Per haps nost startlingly we found that
when we |ooked at District governnment and how we
managed our own inventory, we found that nost of the
District agencies could not adequately provide
currently land-use inventories or projections which
made it difficult to calculate our future needs.
However, we were able to cone to at least a m ninum
proj ection of what our short-term needs were.

We also found that w thout centralized
| and use nanagenent a | ot of our District government
agenci es conpet e agai nst each other in the open market
against the private sector, against our sister
agencies often driving up prices even further and
allowing land to go to the hi ghest bidder or the first

shoot er really r at her t han bei ng al | ocat ed
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strategically.

The inplications here are that there is
definitely a certain anmount of healthy PDR | and t hat
must be protected in certain areas. W have
identified what areas they are. W also found that
there are areas that are under perform ng and these
under perform ng areas in order to absorb the demand
must increase the anount of intensity that they are
handl i ng.

We are | andl ocked. W have 69 acres. W
are not going to create new | and but we have to use
what we do have nore intensely. W also know w t hout
centralized managenment the District is going to
continue to get squeezed out of its own narket and
there is the potential for negative i npact on our core
i ndustri es.

The constructiontrades are aninteresting
exanple. W know that building costs, construction
costs, continue to rise. If we force the building
trades and construction trades to nove further and
further from the District, we inpact construction
costs at a tine when there is a tenuous real estate
mar ket .

The recommendations that cane from this

then are in these categories. W canme up with --
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after conducting | and-use i nventori es, nar ket studies,
surveys of businesses, surveys of the real estate
comunity, we convened a technical advisory conmmittee
to analyze the District's needs, etc., etc., we were
able to come up with | and use categories for | and that
we need to keep, land that needs to be used nore
i ntensely, areas where potential public uses may be
| ocated i f an opportunity arises, and al so areas that
nmake sense for some sort of change of use.

We also made recommendations for this
Comm ssion and the Ofice of Planning to exan ne for
nodernizing its zoning franmework. W  nade
recommendations for centralized | and managenent and,
in some cases, areas were we nay want to consider | and
banki ng for rmunicipal uses again if the opportunity
arises and the real estate narket permts.

W also have recommendations for co-
| ocation and efficiency inprovenents, technol ogical
i nprovenents, and al so case studies of other cities
t hat have exanmined this issue, struggled with it, and
found a way to not only preserve necessary industri al
| and but al so conduct econom ¢ devel oprment obj ectives
at the sane tine.

The map in front of you that is -- you

have a series of maps in front of you. One says,
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“Industrial Areas Policy Map." It has four different
colors and it's napped -- the maps are nunbered 2.1,
2.2, 3.1. It isthe last 11 by 17 map in your stack.

This summary map i ndicates the four |and
use categories that this study revealed. The green
areas are areas that we cause retention and
reinforcenent, areas that have healthy supplies
currently of well-used PDR | and by heal t hy busi nesses
and/ or munici pal functions. There are areas coded in
yell ow for evolution and intensification areas that
are under perform ng that have been either hit hard by
| ong peri ods of neglect and/or the real estate market,
and areas that need to be strengthened so they can
handl e additional capacity.

There are areas where we have coded in
brown as strategi c municipal use. Wat this neans is
areas that should an opportunity arise we have
identified as being suitable for the siting of certain
muni ci pal functions. This is really on a case-by-case
basis for certain needs in certain areas. | want to
caution you it does not indicate a takings or a |land
grant. These are areas where we think we may be able
to find sone | ocation opportunities.

Areas in red which indicate |and use

change. Land use change neaning areas that are
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suitabl e for sone sort of other than industrial going
forward. Wat this reflects is our analysis of the
market, suitability for continued use, the existing
site conditions, efficiency of location as well as
actual opportunities if they do exist.

Very briefly, all of these different tasks
put together flow very neatly from a |ogica
framewor k. These deci sions were not nmade in a vacuum
and we took a variety of sources to cone up wth,
first of all, our analysis froma | and use perspective
of does it make sense for this land to be used for
i ndustrial purposes going forward, nmeshing that with
what we know the econom c and nmarket demand is for
this land, and finally nmaking recomendations and
usi ng professional judgnment what this land could be
used for going forward. 1Is it going to be used for
continued industrial purposes? |f so, what purposes
m ght make sense.

W also made reconmendations for a
noder ni zed zoni ng f ramewor k, specifically a
strengt hened M zone which would be retooled to be an
industry only District specifically permtting heavy
and intense industrial uses such as cenent, asphalt
bat chi ng and waste transfer; a retooled CM zone that

woul d, No. 1, prohibit high inpact uses, but also
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restrict certain comunity uses, restrict certain
office and retail, and perhaps in certain cases take
a second | ook at the bul k standards in these areas.

There are two new zoni ng concepts again
that we want the Zoni ng Comm ssion and the O fice of
Planning to take a | ook at for potential future use.
One is the IP concept or In-Place Industrial Park.
Thi s woul d be an i ndustry only specific area rmuch |i ke
the M zone but permtting a |lower |evel of intensity
uses that woul d benefit fromtighter security, buffer
fromsurroundi ng residenti al and surroundi ng | and uses
that would allow for joint marketing.

QO her cities have experinmented with these
t hi ngs. You probably heard of themas nanufacture and

devel opnent zones or pl anned manufacturing districts.

This, again, we feel will help stabilized the real
estate market in certain areas. And MXD which is
really a true nixed-use zone. Areas that are

i ndi cated that nmay be right for a true m x of uses in
certain cases allowing residential in order to allow
these areas to evolve into sonething el se.

W feel this will guide |land use and | and
use changes to targeted areas and protect areas that
we deem vital for the District's econonmy. W also

| ook at centralized | and managenent and we recomrend
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a much stronger role for OPM W think that wthout
centralizing | and managenent and continuing as i s, we
essentially are allowing are District agencies to
continueto functioninefficiently and conpete agai nst
each other in the open | and market.

W' ve seen what the results of this can
provide. W think with coordinated and centralized
property managenment we can devel op a conprehensive
property inventory. We can project future space
needs, coordi nate uses, and pursue co-location.

W can advise on capital budgeting and
per haps we can expl ore whether or not there exist the
authority to assenble and bank land for future
muni ci pal  functi ons. W also would allow a
centralized authority to inplenment efficiency and
envi ronnent al prograns such as green buil ding.

W al so feel that after exam ni ng sone of
the uses that were projected by the agencies that
fleet reduction is a goal that the District should
consider and possibly enbrace. Ri ght now many
agenci es manage their own fleets, at | east havi ng t hem
within their control, although EPW really does the
lion's share of repair and mai ntenance of this fleet.

By consol idating fl eet operations into one

or gani zati on, agencies would be relieved at the need

NEAL R. GROSS
COURT REPORTERS AND TRANSCRIBERS
1323 RHODE ISLAND AVE., N.W.
(202) 234-4433 WASHINGTON, D.C. 20005-3701 www.nealrgross.com




10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

19

to manage their own fleets. Resources could be
depl oyed where needed. New technol ogies could be
rolled out. The overall nunber of cars and vehicles,
light trucks and even heavy vehicles, coul d
potentially be reduced.

| nmentioned land acquisition or |and
banking. This is an inherently opportunistic affair.
It's nore inportant than a policy statenent. Wat it
isisthe ability to recogni ze and sei ze opportunities
when they arise. Currently we are dealing with the
situation where there is land that we know has faced
significant real estate pressures and, in many cases,
has been zoned away and will never return to PDR or
i ndustrial use.

It's inmportant for us to get ahead of this
curve and plan for our future needs. Wth limted
| and the District holds the responsibility of managi ng
it's land and managing it's scare resources, a
portfolio of assets. This would allow us to hedge
agai nst future uncertainty.

Where opportunities exist this really
i ndi cates targeting soft sites that are currently not
expensive in the real estate market and/or blighting
uses, perhaps setting aside portions of our [|arger

sites, and setting aside areas inside certain areas
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that may have interim uses including inpalenment or
fl eet storage. This would apply to both noni ndustri al
as well as currently industrial areas.

Qovi ousl y reduci ng overal | demand for this
land is a long-term solution or |ong-term objective
that the study recomends. Wthin D.C. Governnent
sharing facilities for warehouse and record storage,
sharing fleet and fleet mintenance facilities,
marrying certain parks and/ or recreational facilities
with existing DCPS facilities. One exanple which we
think mght be the closest on the horizon but DPWs
pl anned facility at West Virginia Avenue which could
house nore than DPW are exanples of ways that we can
reduce the District's overall demand for industrial
| and.

W also found through the process of
bri ngi ng on the GSA, National Park Service, and ot her
federal agencies there my be intergovernmental
opportunities or opportunities between the District
Government and our sister agencies. For exanpl e,
joint mail and drop screen for D.C and federal
agenci es, secure warehousing and storage, |joint
facilities for |andscapi ng and park mai ntenance. W
uncovered certai n opportunities that may al |l ow sone of

our utilities to share facilities and reduce their
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overal |l demand for |and.

Ve al so | ooked at t echnol ogi ca
i nnovations. As the District grows, these demands are
only gong to continue to grow. The study points out
t he |i nkage between our core industries and the fact
that as our core industries grown, they do grow the
demand for these heavy services. Minicipal services
are the same. As we add househol ds and jobs, this
only increases the extent to which the District is
responsibility for providing street sweeping, snow
removal , trash hauling, waste transfers, etc.

There are technol ogi cal ovations that are
on the horizon that we feel can reduce the overal
demand for industrial land going forward. The three
that are listed here are noving from conpressed
natural gas busses to diesel gas hybrids. Reason
bei ng that the garages required for diesel gas hybrid
buses may be stacked.

The fl eet storage and the bus parking for
CNG buses may not be. Again when we are tal king about
anywhere between 8 and a half to 14 acres for an urban
bus garage reducing this footprint by whatever it gets
reduced by when you stack that is significant gainin
| and.

W have also explored prelimnarily the
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concept of distributed generation which is noving
| arge single sources of power generation such as the
one at Benning Road to smaller generative capacities
that would feed into a central grid. San Franciscois
already noving towards inplenmenting distributor
generation and |arge scale. W have had several
prom si ng di scussions just prelimnarily with PEPCOto
expl ore whet her or not this m ght reduce their overal
demand for this heavy | and.

Finally, exploring green building and
green technol ogies definitely not only is a boon to
t he environment but then also reduces the nmen on our
st ormwat er managenent and wat er and waste nmanagenent
infrastructure in general. W think that the plan in
NOVA is starting to really tackle this head on and
enbrace this and the District would do well to follow
suit if it wants to reduce the overall amount of |and
it needs for these heavy surfaces.

Finally, it emerged over the course of
this as we exam ned who t he enpl oyees were and who t he
busi nesses were that were struggling to remain inthe
District and provi de these services, that there is an
enornmous opportunity for economc devel opnent by
preserving sone PDR | and.

Qobvi ously when we stabilized the narket
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for industrial land and we allow business owners to
invest in this land again and generate the jobs and
provide the jobs in the District that are being
generated by the growth in econony, we provide uni on-
| evel jobs with median wages that far out-pay the
entry-level jobs that we are creating in retail.

O her cities have taken a look at this
very question and instituted prograns to address this.
Boston probably has the nost well-known exanple in
t heir Backstreets program W have incipient prograns
that nmay be foundations to build on. Arch D.C
operated out of Southeastern University and the Ace
Ment ori ng Programin the Building Industries Institute
are two exanpl es of ways that prograns seek to natch
up entry level enploynment or vocational education
enpl oyment with enploynment opportunities in the
construction building trades.

Al so, the nunmber of 8A businesses to get
on the federal contracting or governnent contracting
angl e is something that District governnment can pursue
aggressivel y. The single biggest barrier to snal
busi nesses being included in the 8A schedule is
obviously the tinme it takes to nmarket thenselves to
t he federal governnent.

The Small Business Adm nistration has
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recently unveiled Sub Net which is their electronic
nmet hod of including |ocal contractors in the schedule
and we think that the District Governnment nmay do wel |
to of fer assistance to small busi nesses wanting to be
l[inked in with this.

Qobviously attention paid to naking sure
that we include LSDBE businesses, nmany of whom are
affiliated with buil ding and contracting with food and
beverage distribution with nmechanical trades in the
District, would be sonme way that the District can
provi de econom c inpetus to the industries which its
econony i s generating.

Finally, we know that the land that we
have i ndicated is rightful | and use change. Cbviously
there will be occasions when these properties are
going to cone to the Zoning Commi ssion for a rezoning
appl i cation. The O fice of Planning is currently
working with a set of rezoning criteria that this
Comm ssion and the O fice of Planning can use going
forward to entertain these changes and to provide
specific criteria for what a | and use change request,
what hurdle that would need to pass in order to
qualify for this change. This would apply to areas
that are indicated in red for | and use change anounts.

Thank vyou. |'"'m happy to take any
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guesti ons.

CHAI RPERSON M TTEN: Thank you very mnuch.
My only regret about your report is that it's about 10
years too late for really getting out in front of
things but this is very conprehensive. Thank you.

MR. KANNAN:  You're wel cone.

CHAlI RPERSON M TTEN: Questions from the
Comm ssion? M. Hood.

VI CE- CHAI RPERSON HOOD:  Yes, Madam Chai r.
| would agree with your comments. It's late but |
think it's better late than never.

Forgive me. M. Shyamis your nane?

MR. KANNAN. M. Kannan. Call ne Shyam

VI CE- CHAI RPERSON HOOD: M. who?

MR. KANNAN: Just call me Shyam

MB. STEI NGASSER: Shyami s his first nane.

VI CE- CHAI RPERSON HOOD: Ckay. Your | ast
statenent, everything in red, point ne to that map you
were talking in terns of.

MR. KANNAN: Sure. You have a series of
nunbered maps and the final map just says at the top,
"I ndustrial Areas Policy Map." That is a sumary of
all the different categories. The nunbered naps
sinply break out each category on a separate nap.

It makes it a little bit easier to see
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because the scale of the map is so large there are
areas that are difficult to see next to each other.
The map you want to | ook at to see the red areas woul d
be either the Industrial Areas Policy Map or the nmap
that has titled at the top, "Areas for Land Use
Change. "

VI CE- CHAI RPERSON HOOD: Ckay. And you
said everything that is in red is, | believe,
signified by Areas for Land Use Change.

MR. KANNAN: That's correct.

VI CE- CHAI RPERSON HOOD: (Okay. Now, let's
go to map, | think, 3.1.

CHAI RPERSON M TTEN: Wiile M. Hood is
turning to that map, are all of these nmaps in the
report available in the Ofice of Planning's Wbsite
or can the general public access it?

MR. KANNAN:. Not as of yet. W are inthe
process of having it desktop published sothat it's in
a nore user-friendly format. There are sonme of the --
you have a series of naps and the best way to have
those is in user-friendly format, the big stack of
i nventory maps that show exactly what we found in the
area. W anticipate having that on the website within
t he next three weeks.

CHAI RPERSON M TTEN: Ckay. Thank you.
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VI CE- CHAI RPERSON  HOCD: Some of ny
guestions nay al ready be in here, this narrative that
you supplied, sol'mgoing to ask himbriefly so | can
understand before | get to that enjoyabl e reading.
Most of the industrial areas -- | guess you said don't
call themindustrial areas. You said PDR activity so
that's the new word.

MR KANNAN: Yeah.

VI CE- CHAI RPERSON HOCD:  Mbst of your PDR
activity looks likeit's basically concentrated in one
specific area of the city. Aml correct to say that?

MR. KANNAN.  Well, noving fromnorth to
south we can start in the area that | ooks like it says
CSX-1 Lanond Riggs and that would include the Takoma
Park Historic District which doesn't function right
now as an industrial area. It really functions as a
retail and commercial nmain street and it's proximty
to a metro with the already present residential
nei ghbor hoods does not rmake it an area where we think
reintroducing heavy uses would bring us anything
except for noise conplaints and nui sance conplaints
from the existing neighborhood. Movi ng down you
probably can see the area around the Fort Totten netro
and around the Brookl and netro.

VI CE- CHAI RPERSON HOOD: So basically in
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Ward 5.

MR. KANNAN:  Well, Lanmond Riggs woul d be
Ward 4.

VI CE- CHAI RPERSON  HOQOD: | know Lanond
Riggs. |'mtal king about as we conme down where you're

tal king about Fort Lincoln, Bladensburg, and that
area. W are basically tal king about nost of -- from
what | see on the map it signifies that nost of the
PDR use that is available is in the Ward 5, Ward 7,
possi bly 8 area.

MR, KANNAN: Correct. Most of the
industrial land that historically existed in the
District was built around the rail core, the CSX
lines, the B&O lines. There was an amount in what is
now Georgetown that used to be beer distributing and
brewi ng area and warehousi ng district but that really
converted to nonindustrial uses quite a while ago.

What remains is really what energed after
Uni on Station when all of a sudden the railroad based
frei ght warehouse and distribution services. Yeah,
you do see this concentration and they closely
parallel. 1In fact, they alnost identically parall el
in sone cases the existing rail core.

VI CE- CHAI RPERSON HOQOD: Let nme ask you

how do we get -- |I'm looking at the things that
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identify the different pressures, the PDR and the
under-utilization and the friction. Howdo we get al
that so close together? It may be in the narrative so
forgive me but how do we get all the areas of
pressure, the areas of healthy PDR activity, areas of
under-utilization, the areas of friction all right
t here toget her.

Li ke, for exanple, one case, |'m|l ooking
here at, | guess, the northeast corner. Anyway, you
have an area of friction that |ooks |ike maybe ri ght
across the street you have an area of healthy PDR It
probably would be better if | read this but give ne
t he sound byte version.

MR. KANNAN: Poor | and managenent has | ed
to the evolution of two sinultaneous | and devel opnent
patterns sinultaneously. No. 1, increased growh in
these industries and at the same tinme |ack of either
proper buffering. In some cases no buffer at all
nmeans that you have these industries growing right up
agai nst residential nei ghborhoods which are in and of
t hensel ves heal t hy.

Now, we took a | ook at these areas and we
did indicate in the report where we found specific
areas where the existing concentration of industrial

busi nesses abut s heal t hy concentrati ons of residenti al
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fabric with as little as an alley or sometines even
wi thout an alley or a fence.

What that doesn't indicate, though, that
does not indicate that those businesses are not
healthy or that the residences or the residential
fabric with the surroundi ng | and use context m ght be
| ess than appropriate. There are a variety of
i nstances here that | can point to.

Sonme of them are actually up in Ward 4.
We found nunerous areas where you had existing
i ndustrial businesses and then naybe a chain-Ilink
fence, maybe not hing, and then residential beginning.
Qobvi ously those are the areas where we hear nui sance
conpl aints, where we hear noi se conpl ai nts.

The two concerns are difficult ones to
make out because on one hand you have a very
successful business and right next door you have a
homeowner or resident that perhaps is l|less than
ent hused about the activities that are taking place
ri ght next door which are heavier uses. |In sonme cases
t hey can be very good nei ghbors, though.

VI CE- CHAI RPERSON HOOD:  You al so nenti oned
in your presentation that the supply of healthy PDR
| and nmust be protected in certain areas. Wuld one of

t hose areas be |ike between where |' m| ooki ng here on
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the map, map 3.1 between New York Avenue and Ivy City
to maybe Bl adensbur g/ Fort Li ncol n.

That is basically the thrust or the
majority of the PDR land is in that area so is that
the area you're tal king about as far as handling with
care? And al so when you nention in your presentation
protected in certain areas, is that the area you are
basi cal |l y tal ki ng about ?

MR. KANNAN: Not necessarily.

VI CE- CHAI RPERSON HOOD: That's the w ong
answer .

MR. KANNAN: 3.1l really shows -- reallyis
the descriptor of what we were able to find on the

ground today. The map that says "lIndustrial Areas

Policy Map" takes all of the existing |and use
findings. It takes the results of our industrial user
survey. It takes the result of our nmarket analysis.

It takes the result of our economc
analysis. It converts all of these different bits of
pi eces of analytical method into reconmendations.
There nmay be areas where we have found under-utilized
PDR.  You point specifically to the Bl adensburg/ Fort
Li ncol n area on Bl adensburg Road where we found sone
auto service and auto related uses and then at | east

four or five houses of worship along that stretch.
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Sonme uses that nmight be heavy uses but
definitely a nunber of uses that are really social
service uses when it's all said and done. Significant
under-utilization pl us resi denti al pressure
encroachi ng on both the north and south sides of that
street. W did not feel that was an area given the
residential concentration there that woul d make sense
for new investment.

There was |limted areas to expand.
Addi tional investnent in PDR in that particul ar area
is bound to generate noi se and nui sance conpl ai nts.
The findings map 3.1 is what we found in the ground.
The Industrial Areas Policy Map are reconmendati ons
taking out land use but conbining with our market
anal ysis, our econom c analysis, our interview our
eval uati on.

VI CE- CHAI RPERSON HOOD: Ckay. So maybe
| "' m not understanding. |'mnot going to belabor it,
Madam Chair. |I'mgoing to cut this off because |'m
sure we wWill have nore tine at a later time to really
get into sone of this. I'mjust trying to understand
when it says in your presentation, "Supply of healthy

PDR | and nust be protected in certain areas,” you're

telling nme | need to look in Industrial Areas Policy

Map.
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MR,  KANNAN: Correct.

VI CE- CHAI RPERSON HOCD:  What col or do |
need to be | ooking at?

MR. KANNAN: There are four colors on the
| ndustrial Areas Policy Mp.

VI CE- CHAI RPERSON HOOD: | can see that.
So all four go with that statenent?

MR. KANNAN: Everything but the red.

VI CE- CHAI RPERSON  HOQOD: Ckay. W're
maki ng sone headway. The other thing is -- good.
Thank you. The other thing is you nentioned -- this
is an issue. You mentioned about the District
government naking better use of the |and. | woul d
agree with that. You nmentioned Wst Virginia Avenue
Department of Public Wrks. In your study did you
find that was al ready causi ng those conpl ai nts, noi se,
traffic?

Right across | believe there is a
resi dential nei ghborhood and hopeful ly as ti ne goes on
that is one of those areas that will be, | guess --
what is your ternf? -- protected. But, see, you're
al so saying it should be nore inpact. You're saying
we should utilize nore of the | and because it's under-
utilized, but you also have nore of an inpact to this

speci fi c nei ghborhood now which is al ready inpacted.
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