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On Cctober 4, 1973, the National Capital Planning Conmm ssion
adopted and referred to the Zoni ng Conm ssion a proposed secti onal
devel opnment plan for the Friendship Heights area of the District
of Columbia. Included within the plan are recommendations for the
rezoning of the area within the District defined as Friendship
Hei ght s. Acting under the authority of the D strict of Colunbia
Administrative Procedure Act, D.C. Code |-1505 (c) (1973 Ed.),
the Commission, in Oder No. 75 dated Cctober 18, 1973, put into
effect the zoning reconmendations of the sectional devel oprment
plan for a period not to exceed 120 days. On Novenber 8, 1973,

t he Commi ssion published notice of a public hearing to be held on
Decenber 10 and 11, 1973. This notice proposed certain m nor
nodi fications in the zoning recomrendati ons contained in the
sectional development plan. These nodificati ons were descri bed
in the notice of hearing. Public hearings on the proposed zoning
were held on Decenber 10, and 11, 1973.

As a result thereof the Zoning Conmm ssion today has issued
Oder No. 87 effecting the rezoning of the Friendship Heights area.

The rezoning carries out the following objectives:

(1) protection of stable residential areas adjacent to
the pl an boundari es by concentrating intensive
comerci al devel opnent at the intersection of Wstern
and Wsconsin Avenues where there will be inmmediate
access to the Friendship Heights Metro Station;

(2 controlling comercial and residential devel oprment
within the plan area at a level consistent with the
traffic capacity of the main arterial and feeder
streets within the plan area;




(3) rezoning certain property south of the intersection
of Wsconsin and \Western Avenues to a nixture of
comercial and residential to encourage the devel op-
ment of apartnents as well as nei ghborhood comrerci al
facilities;

(4) rezoning certain areas on the periphery of the plan
area to nediumdensity residential in order to pro-
vide a buffer between the high density comrerci al
and m xed use portions of the plan area and the
surrounding low density residential conmunity.

Before Order No. 75, the zoning of the Friendship Heights

area within the District was largely comercial: G 3-A (medi um
bul k- maj or busi ness and enpl oyment center) and G 2-A (comunity
business center-medium density). Such zoning was adopted in 1958

and in the early 1960's, in anticipation of nmjor highway changes
in the Northwest corridor of the District of Colunbia and adj acent
portions of Mntgomery County, which were never constructed. The
basis for such zoning was the 1950 recommendati on of the Nati onal
Capi tal Pl anning Commission that a maj or enpl oynent center be
located at Friendship Heights. In 1968 NCPC designated the area
as an "Uptown Center".

Al t hough the Friendship Heights area of the D strict has
for the past 16 years been zoned for a major enployment center,
devel oprment of this area has occurred at a sl ow pace and often
far below the permtted zoning envelope. In recent years, how
ever, commercial property values have increased rapidly within
the area based partially on expectations of further zoning
density increases in view of the location of a planned subway
station at the intersection of Wsconsin and WWstern Avenues.

Since 1958, the Maryland portion of the Friendship Heights
area was also designated as a mmjor comercial center, Consi der -
able office, and retail and residential devel opment occurred on
the Maryl and side due in part to the existance of both nore in-
tensi ve conmercial zoning and | arger property assenblies than on
the District side.

As testinony indicated at the public hearing, commrercial
devel opnent in Friendship Heights on both sides of the line has
created considerable traffic congestion at peak hours and on
Sat ur days. This traffic threatens the stability of the adjacent
single fanmily residential comunities,
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According to the NCPC-D.C. Covernment interagency task
force, which prepared the draft zoning plan, further devel op-
nment under existing zoning on both sides of the line would add
even nore traffic congestion, which woul d necessitate major
modi fications to existing roadways. The task force testified
that these nodifications woul d be necessary even after the sub-
way systemwas operating through Friendship Heights starting in
1978. The subway is expected to carry only 30% of all peak
hour conmuter trips in and out of the area

The task force reconmended agai nst nmaj or w dening of existing
roadways because such action would result in further damage to the
nei ghborhood and would also result in high public costs. The task
force did, however, recommend a "Ring Road" on both sides of the
line to provide better traffic circulation in the area. Such a
roadway, rmuch of it over existing roadways, would, in the opinion
of the task force, protect the neighborhood by redirecting traffic
away from local streets.

At the public hearing, the interagency task force stated that,
even with the "Ring Road", the traffic capacity of the nain arteria
and feeder streets can accomodate in addition to through traffic,
only 10,000 vehicular trips at the 5to 6 p.m peak hour into and
out of the Maryland and District portions of the Friendship Heights
area, and that existing and new devel opment in the District and Maryl and
should be related to this available traffic capacity. The devel opnent
conput ati ons and zoning envel opes of the District draft plan are based
on these traffic considerations, assum ng both the construction of the
"Ring Road" and the availability of access to the subway system at
Friendship Heights.

The Zoni ng Conmm ssion notes that there is presently underway in
Montgomery  County, Maryland, a planning and zoni ng process affecting
the Friendship Heights area that bears a close relationship to the pro-
cesses within the District of Colunbia with respect to Friendship Hei ghts.
Cont enpor aneously with the work undertaken by the | nteragency task force,
t he Montgonery County Pl anni ng Board adopted a sector plan and rezoning
proposal which was forwarded to the Montgonery County Council, that juris-
diction's zoning authority. That body has held public hearings on the sector
plan and rezoning. The matter is now under consideration for decision
During the planning process there was a full exchange of all pertinent
i nformation between the planning officials of the two jurisdictions and
the two zoning bodi es have received for their records the proposal s of
the other jurisdiction. As in the District, the developnent conputations
and zoni ng envel opes of the proposed plan are based on the protection of
stable residential areas, and the regul ation of commercial devel opnent
within traffic constraints, including the construction of the "R ng Road"
and provision of subway access.




effects that might occur in these zoning actions, and it especially
concerned itself with trying to mitigate the burden that may possibly
beinpased on a relative fewin order to achieve the btest result for all.
In that regard, the Commission recognizes its responsibilities set forth
in the Zoning Act at Section 5-414 of the D.C. Code as follows:

"*Such regulations shall be nmade in accordance wth
a comprehensive plan and designed to |essen con-
gestion in the street, to secure safety from fire,
pani ¢, and other dangers, to pronote heal th and
the general welfare, to provide adequate light and
air, to prevent the undue concentration of popul a-
tion and the overcrowding of |land, and to pronote
such distribution of population and of the uses of
land as woul d tend to create conditions favorable
to health, safety, transportation, prosperity,
protection of property, civic activity, and
recreational, educational., and cultural opportuni-
ties , and as would tend to further econony and
efficiency in the supply of public services. Such
regulations shall be made with reasonabl e considera=-
tion, among other things, of the character of the

y respective districts and their suitability for the

' uses provided in. the regulations,and with a view
to encouraging stability of districts and of |and
values therein."

Meeting the requirenents of the statute obliges the Commission to
wei gh carefully the gometimes competingstatutory criteria and the
sonetimes conflicting interests of all diverse parties including
the concerns of the Gty itself. It nust be recogni zed that many
conpl ex factors includingpublic action affect the appreciation and
depreciation of land val ues.

Having considered all. of the facts, interests and clains pre-
sented to it, and after carefully deliberating upon and balancing
them, the Commi ssion, to fulfill its statutory responsibilities,

determnes in accordance with the above stated reasons that the
public interest requires that the Friendship Heights area of the
District of Columbia be rezoned as set forth in Oder No. 87,
approved today by the Zoning Commission.

In connection with the Commission's consideration of possible
adverse effects of the proposed rezoning, careful attention was paid
to the problens cited by owners whose properties woul d becone non~
conf or mi ng. The Commission recogni zes that in certain circumstances
it is not possible to avoid the creation of non-conforming uses or
structures, but it believes that such instances should, and can, be
m ni mized. Accordingly, the Commission has directed the staff to pre-
pare for public hearing a proposed amendment to the Zoning Regulations
that would deal with this matter in cases where commercial districts
are rezoned to other commercial districts.




It is clear fromthe record of this case that the zoning
in the District prior to Oder No. 75 and the existing zoning in
Maryland, Within the Friendship Heights area, would result in
development that would create traffic volumes far in excess of
the capacities of the area's roads and streets. This traffic
congestion woul d have a destructive effect on the adjacent resi-
dential communities andthe devel opnent goals of the District of
Columbia. Thus, the public interest requires that the existing
zoning at this particular l|ocation be revised so as to reduce the
potential for high-density traffic generating uses beyond the
capacities of the street system

The rezoning would convert portions of the 6-3-A and G 2-A
areas of Friendship Heights to high density m xed use residential/
commercial (C2-B) and medium~density residential (R 5-B). These
changes are intended to reduce the previcus emphasis on high
intensity predominantly commercial use, substituting a mxture of
uses including multi-family residential development while main-
taining the economc viability of properties in the area.

I f development occurs as provided for by the rezoning, the
m xture of residential and conmercial uses provided for in the re-
zoning will:

(1) serve to stabilize land values in the area;
(2) provide new and nuch-needed housing;

(3) maintain and supplement commercial shopping facilities
for this area of the city; and,

(4) provide a level of employment opportunities consistent
with the character of Friendship Heights.,

The rezoning can help to create a variety of appropriate commercial
uses, without adverse inpact on the surrounding neighborhood ari sing
from traffic congestion at peak hours on the arterials and feeder
streets.

In a mnor modification of the plan the Comm ssion directed
that the Wisconsin Avenue frontage of Square 1669 be retained in
C-2-A and that the remainder of the Square, the portion that was
formerly zoned R-2 be zoned R~4 (townhouses), This change conforns
to the recommendations of the Friendship Hei ghts Neighborhood Coali-
tion, The plan previously proposed to zone the entire Square R-5-E,

A nunber of property owners testified that the rezoni ng woul d
cause them financial | oss because of expected diminution of property
values. Muchof this testimony was addressed primarily to anticipated
mar ket val ue changes. The Commission considers this to be a matter of

serious concern. The Commission i S desirous of minimizing any adverse
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