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P l a n n i n g f o r t h e G e o r getown W a t e r f r o n t h a s p r o c e e d e d f r o m 
t h e Y e a r 2000 P o l i c y P l a n a s i n t e r p r e t e d by t h e Comprehen
s i v e P l a n f o r t h e N a t i o n a l C a p i t a l t o t h e d e t a i l e d p l a n n i n g 
e x p r e s s e d i n t h e recommended p l a n s u b m i t t e d h e r e w i t h by 
t h e G e o r getown P l a n n i n g Group (GPG) t o t h e N a t i o n a l C a p i t a l 
P l a n n i n g C o m m i s s i o n and t h e D i s t r i c t o f C o l u m b i a Government. 

The GPG was c h a r g e d t o u n d e r t a k e a t h r e e - p h a s e s t u d y o f t h e 
W a t e r f r o n t s t u d y a r e a ( P h a s e I , I I and I I I ) . T h i s D e v e l o p 
ment P l a n a n d P r o g r a m c o m p l e t e s P h a s e I I , a n d t o g e t h e r w i t h 
t h e S e c t i o n a l D e v e l o p m e n t P l a n , P h a s e I I I , r e p r e s e n t s t h e 
c o n c l u s i o n o f t h i s s t u d y c a r r i e d o u t u n d e r t h e g u i d a n c e o f 
t h e G e o r getown W a t e r f r o n t C o o r d i n a t i n g Committee c h a i r e d by 
t h e E x e c u t i v e D i r e c t o r o f t h e N a t i o n a l C a p i t a l P l a n n i n g 
C o m m i s s i o n . 

A t l e a s t f i v e s e p a r a t e e f f o r t s w e r e made o v e r t h e p a s t d e c a d e 
t o p r e p a r e a w o r k a b l e P l a n f o r t h e d e v e l o p m e n t o f t h e G e o r g e 
town W a t e r f r o n t . The P l a n w h i c h does r e c e i v e t h e s u p p o r t r e 
q u i r e d f o r i m p l e m e n t a t i o n must s u c c e s s f u l l y a d d r e s s t h e f o l 
l o w i n g p r o b l e m s : 

. I t must c o n s i d e r r e g i o n a l t r a v e l demand and i t s im
p a c t on Key B r i d g e , C a n a l Road, "M" S t r e e t , t h e Rock 
C r e e k P a r k w a y , and ( w i t h o r w i t h o u t t h e p r o p o s e d T h r e e 
S i s t e r s B r i d g e ) t h e Potomac R i v e r F r e e w a y . I t must 
f u n c t i o n a l l y and v i s u a l l y i n t e g r a t e t h e Potomac R i v e r 
F r e e w a y and new p u b l i c and p r i v a t e d e v e l o p m e n t p r o 
p o s e d f o r t h e W a t e r f r o n t . 

. I t must r e s o l v e t h e e x i s t i n g l o c a l t r a f f i c a n d a c c e s s 
d i l e mma b o t h a s a f f e c t e d by t h e s o l u t i o n t o e x i s t i n g 
and f u t u r e r e g i o n a l t r a v e l demands, t h e Potomac R i v e r 
F r e e w a y , and a s a r e s u l t o f t h e p r o j e c t e d t r a v e l de
mands o f new d e v e l o p m e n t p l a n n e d f o r t h e W a t e r f r o n t 
and a d j a c e n t a r e a s . 

. I t must c o n s i d e r a d j a c e n t d e v e l o p m e n t and l a n d u s e 
p o l i c i e s i n t h e i r e f f e c t on t h e m a r k e t f o r d e v e l o p 
ment and i n t h e r e s u l t i n g i m a g e , c h a r a c t e r , a n d e n 
v i r o n m e n t a l q u a l i t y o f t h e a r e a . I t must be e c o n o m i 
c a l l y f e a s i b l e f r o m b o t h p u b l i c a n d p r i v a t e v i e w p o i n t s . 

. I t must c o n s i d e r t h e u s e , s c a l e , a n d c h a r a c t e r o f 
l o c a l d e v e l o p m e n t and l a n d u s e s i n p r o v i d i n g f o r t h e 
p r o t e c t i o n and e n h a n c e m e n t o f h i s t o r i c b u i l d i n g s and 
t h e C & O C a n a l t h a t h a v e b e e n r e c o g n i z e d by t h e "Old 
G e o r g e t o w n A c t " o f 1950 and t h e 1967 d e s i g n a t i o n o f 
G e o r g e t o w n a s an H i s t o r i c D i s t r i c t . 
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I t m ust be s e n s i t i v e t o a d j a c e n t e x i s t i n g l a n d u s e and 
p o l i c y i n c l u d i n g t h a t p a r t o f G e o r g e t o w n w h i c h l i e s 
n o r t h o f "M" S t r e e t , i t s s c a l e , c h a r a c t e r , a n d q u a l i t y 
o f l i f e ; i t must r e l a t e t o t h e C i t y a s a w h o l e and i t 
must be c o m p a t i b l e w i t h t h e image o f t h e N a t i o n ' s 
C a p i t a l . 

The GPG p a s t R e p o r t s "Development C o n c e p t A l t e r n a t i v e s " and 
" P r e l i m i n a r y D e v e l o p m e n t P l a n a n d P r o g r a m " a d d r e s s t h e s e p r o b 
lems and c o n t a i n t h e b a s i s f o r t h e c o n c l u s i o n s p r e s e n t e d i n 
t h i s F i n a l D e v e l o p m e n t P l a n and P r o g r a m R e p o r t . 
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II 
Planning 
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and 
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SUMMARY O F PAST CONCLUSIONS 
I n t h a t t h e GPG P h a s e I and I I A R e p o r t f i n d i n g s f o r m t h e b a s i s 
f o r t h e a s s u m p t i o n s a n d c o n s t r a i n t s o f t h e f i n a l D e v e l o p m e n t 
P l a n and P r o g r a m t h e i r c o n c l u s i o n s a r e s u m m a r i z e d . 

Phase I 
I n P h a s e I o f t h e s t u d y t h e GPG d e v e l o p e d a l t e r n a t i v e c o n c e p t s 
f o r t h e W a t e r f r o n t b a s e d on a d e t a i l e d a n a l y s i s o f e x i s t i n g 
c o n d i t i o n s , w i t h p a r t i c u l a r r e f e r e n c e t o h i s t o r i c s t r u c t u r e s ; 
an e s t i m a t e o f t h e s u s c e p t i b i l i t y f o r , and l i k e l i h o o d o f c h a n g e , 
p r o p e r t y by p r o p e r t y , on t h e b a s i s o f t h e M and C-M-2 
z o n i n g ; t h e m a r k e t f o r new s p a c e o f a l l k i n d s i n t h e s t u d y 
a r e a and t h e g e n e r a l e c o n o m i c s o f i t s d e v e l o p m e n t ; and t h e c a p a c i t y 
o f t h e p r e s e n t s t r e e t s y s t e m s and c u r r e n t a n t i c i p a t e d t r a f f i c 
v o l u m e s , c h a r a c t e r i s t i c s , r e s t r i c t i o n s a n d b o t t l e n e c k s . 

C r i t i c a l c o n c e p t s i d e n t i f i e d i n P h a s e I a r e t h a t : 

1 . T h e r e i s d i r e c t q u a n t i f i a b l e r e l a t i o n b e t w e e n t h e movement 
s y s t e m c a p a b i l i t y and t h e volume o f t r a f f i c g e n e r a t e d b y s p a c e -
u s i n g a c t i v i t i e s i n t h e a r e a . 

2. O n l y l i m i t e d i n c r e a s e s a r e p o s s i b l e w i t h o u t m a j o r c h a n g e s 
i n t h e l o c a l movement s y s t e m . 

3. C o m m e r c i a l u s e s a r e more c o n s t r a i n e d by t h e above t h a n 
r e s i d e n t i a l o n e s b e c a u s e o f t h e i r h i g h e r t r a f f i c - g e n e r a t i n g 
c h a r a c t e r i s t i c s . 

P h a s e I c o n c l u s i o n s a r e : 

1 . The movement s y s t e m i s t h e k e y c o n s t r a i n t t o v i a b l e new 
d e v e l o p m e n t . T o d a y , t h e r e a r e a p p r o x i m a t e l y 1.2 m i l l i o n s q u a r e 
f e e t o f o c c u p i e d s t r u c t u r e s a n d 300,000 s q u a r e f e e t o f v a c a n t 
s p a c e on t h e W a t e r f r o n t . T r a f f i c g e n e r a t e d by t h i s s p a c e , 
added t o r e g i o n a l , s u b - r e g i o n a l a n d o t h e r G e o r g e t o w n t r a f f i c , 
p r e s e n t l y f i l l s t h e s t r e e t s y s t e m a t p e a k h o u r t o c a p a c i t y . 
B a s e d on t h e Key B r i d g e - " M " S t r e e t b o t t l e n e c k , t h e r e i s no 
e x c e s s c a p a c i t y a t p e a k h o u r i n t h e p r e s e n t s y s t e m . E v e n w i t h 
t h i s b o t t l e n e c k i m p r o v e d , t h e r e i s l i t t l e e x c e s s c a p a c i t y . 
Movement i s c h a r a c t e r i z e d by t h e c o n s u l t i n g t r a f f i c e n g i n e e r s 
a s l e v e l " E " . 

2. L a n d a l r e a d y c o m m i t t e d , h i g h l y s u s c e p t i b l e , o r s u s c e p t i b l e 
t o d e v e l o p m e n t u n d e r p r e v i o u s z o n i n g ( b e t w e e n 19 and 24 
a c r e s ) , w o u l d p e r m i t an a d d i t i o n a l f i v e m i l l i o n s q u a r e f e e t o f 
s p a c e t o be d e v e l o p e d , b r i n g i n g t h e t o t a l d e v e l o p m e n t ( p r e s e n t 
and new) t o 6.5 m i l l i o n s q u a r e f e e t . A l l t r a f f i c g e n e r a t e d by 
added s p a c e w o u l d be on a s t r e e t s y s t e m a l r e a d y a t c a p a c i t y , 
i f no m a j o r i m p r o v e m e n t s w e r e made i n t h e s y s t e m . 
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3. A n a l y s i s o f a l l F r e e w a y a l t e r n a t i v e s a n d t h e i r l o c a l s t r e e t 
c o n f i g u r a t i o n s showed t h e f o l l o w i n g : two a l t e r n a t i v e s s u b 
s t a n t i a l l y r e d u c e t h e l o c a l movement c a p a c i t y ( a l t h o u g h i n 
c r e a s i n g t h r o u g h movement); t h e r e m a i n i n g f o u r a l t e r n a t i v e s , 
i n c l u d i n g GPG I a n d GPG I I , i n c r e a s e t h e p r e s e n t c a p a c i t y t o 
v a r y i n g d e g r e e s ; t h e a l t e r n a t i v e t h a t i n c r e a s e s i t t h e most 
w i l l p e r m i t 2 . 1 m i l l i o n s q u a r e f e e t o f o f f i c e and c o m m e r c i a l 
s p a c e t o be added t o t h e p r e s e n t 1.2 m i l l i o n . T h i s means a 
t o t a l o f 3.3 m i l l i o n s q u a r e f e e t o f s p a c e a s t h e o u t s i d e l i m i t 
o f d e v e l o p m e n t w i t h m a j o r movement s y s t e m c h a n g e s . T h e r e i s 
c o n s i d e r a b l e f l e x i b i l i t y f o r a d d i t i o n a l s p a c e i f r e s i d e n t i a l 
u s e s a r e s u b s t i t u t e d f o r o f f i c e and c o m m e r c i a l . 

4 . The 90' ( h e i g h t ) i n t e n s i v e o f f i c e a n d c o m m e r c i a l d e v e l o p 
ment p e r m i t t e d u n d e r t h e c u r r e n t z o n i n g e n v e l o p e o f M a n d 
C-M-2 i s c l e a r l y i n c o n s i s t e n t w i t h a l l a l t e r n a t i v e d e v e l o p m e n t 
p l a n s t h a t w e r e c o n s i d e r e d u n d e r t h e F r e e w a y a n d l o c a l s t r e e t 
a l t e r n a t i v e s . 

Phase IIA 

I n P h a s e I I A t h e GPG p r e p a r e d a P r e l i m i n a r y D e v e l o p m e n t P l a n 
and P r o g r a m b a s e d upon t h e f o l l o w i n g g u i d e l i n e s : 

1 . P r o p o s e d d e v e l o p m e n t s h a l l be l i m i t e d by t h e c a p a c i t y o f 
t h e p u b l i c f a c i l i t i e s a v a i l a b l e t o s u p p o r t s u c h d e v e l o p m e n t 
a t a c c e p t a b l e e n v i r o n m e n t a l s t a n d a r d s . To t h e e x t e n t t h a t 
t h e " c a p a c i t i e s " a n d " a c c e p t a b l e e n v i r o n m e n t a l s t a n d a r d s " 
h a v e b e e n i d e n t i f i e d i n t h e P h a s e I p o r t i o n o f t h e w o r k p r o 
gram t h e s e w i l l be u s e d t o e s t a b l i s h t h e l i m i t s o f d e v e l o p 
ment i n t h e Georgetown W a t e r f r o n t A r e a . T h i s i m p l i e s t h a t 
t h e o v e r a l l l e v e l o f d e v e l o p m e n t t o be u s e d w i l l be b e t w e e n 
t h e "minimum and m o d e r a t e " d e v e l o p m e n t c o n c e p t s i d e n t i f i e d 
i n P h a s e I . The s p e c i f i c r e c o m m e n d a t i o n s , a s t o d e v e l o p m e n t 
l i m i t s , r e s u l t e d f r o m t h e l a n d u s e p l a n a n d d e v e l o p m e n t c o n 
t r o l s p r e p a r e d a s p a r t o f t h e P h a s e I I A w o r k . 

2. P r o p o s e d d e v e l o p m e n t s h a l l be b a s e d on i m p r o v i n g t h e 
q u a l i t y o f t h e l e v e l o f t r a n s p o r t a t i o n f a c i l i t i e s a n d s e r 
v i c e s i n t h e s t u d y a r e a , a n d p r o p o s e d p u b l i c i m p r o v e m e n t s 
i n t h e s t u d y a r e a s h a l l be d e s i g n e d t o a l l e v i a t e c u r r e n t 
p r o b l e m s t h r o u g h o u t G e o r g e t o w n i n s o f a r a s p o s s i b l e . 

3. A Potomac R i v e r F r e e w a y s h a l l be p a r t o f t h e v e h i c u l a r 
c i r c u l a t i o n s y s t e m . The Potomac R i v e r F r e e w a y s h a l l be l o 
c a t e d s o u t h o f t h e C h e s a p e a k e a n d O h i o C a n a l . 
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The G e o r g e t o w n P l a n n i n g G r o u p ' s A l t e r n a t i v e 1 (GPG1) d e v e l o p e d 
i n P h a s e I f o r t h e Potomac R i v e r F r e e w a y was u s e d i n P h a s e I I A 
t o t e s t t h e f e a s i b i l i t y and p a r t i c u l a r i t y o f t h e recommenda
t i o n s w h i c h w e r e p r o p o s e d i n P h a s e I I A r e g a r d i n g l a n d u s e , 
c i r c u l a t i o n and p a r k i n g a n d t h e d e v e l o p m e n t p r o g r a m . 

The c o n s u l t a n t s w e r e f u r t h e r i n s t r u c t e d t o p r o c e e d w i t h 
P h a s e I I A o f t h e s t u d y w i t h t h e a s s u m p t i o n t h a t t h e Dodge 
C e n t e r and f i r s t p h a s e o f t h e G e o r g e t o w n I n l a n d C o r p o r a t i o n 
d e v e l o p m e n t s w o u l d be c o n s t r u c t e d a s p l a n n e d . S i n c e t h e C o u r t 
had r u l e d t o a l l o w b o t h d e v e l o p m e n t s t o p r o c e e d , t h e NCPC 
d i r e c t e d t h e GPG t o c o n s i d e r them a s " g i v e n s " . 

The c o n c l u s i o n s o f t h e P h a s e I R e p o r t w e r e s t r e n g t h e n e d 
by t h e f u r t h e r a n a l y s i s , t e s t i n g , and s t u d y i n P h a s e I I A . 
S p e c i f i c a l l y i t was f o u n d : 

1 . Re: The Movement S y s t e m a s a C o n s t r a i n t on D e v e l o p m e n t . 
The movement s y s t e m was c o n f i r m e d a s a m a j o r c o n s t r a i n t t o 
v i a b l e d e v e l o p m e n t . The n e e d f o r c o n n e c t i o n o f t h e r e c o n 
s t r u c t e d K S t r e e t t o b o t h C a n a l Road - M S t r e e t and Key 
B r i d g e was v e r i f i e d a s a r e q u i r e m e n t t o o b t a i n c a p a c i t y f o r 
a n y d e v e l o p m e n t . I t was d e t e r m i n e d t o be e s s e n t i a l t o i n 
c l u d e t h e c o n n e c t i o n f r o m Key B r i d g e t o K S t r e e t e a s t bound 
i f t h e f u l l b e n e f i t o f K S t r e e t i s t o be r e a l i z e d . W i t h o u t 
t h e K S t r e e t c o n n e c t i o n s and o t h e r l o c a l s t r e e t a c c e s s im
p r o v e m e n t s l i t t l e a d d i t i o n a l d e v e l o p m e n t c a n be accommodated 
i n t h e s t u d y a r e a a s a l l t r a f f i c g e n e r a t e d by added s p a c e 
w o u l d be on a s t r e e t s y s t e m a l r e a d y a t c a p a c i t y . 

2. Re: A l t e r n a t i v e Potomac R i v e r F r e e w a y A l t e r n a t i v e s . 
F u r t h e r a n a l y s i s o f a l l Potomac R i v e r F r e e w a y a l t e r n a t i v e s 
and t h e i r l o c a l s t r e e t c o n f i g u r a t i o n s c o n f i r m e d t h e P h a s e I 
c o n c l u s i o n s t h a t , w i t h t h e e x c e p t i o n o f t h e GPG I I A l t e r n a 
t i v e , a l l o t h e r a l t e r n a t i v e s p r o v i d e l e s s l o c a l movement 
c a p a c i t y t h a n d o e s t h e recommended GPG I a l t e r n a t i v e . 

3. Re: A l l o w a b l e L i m i t s on D e v e l o p m e n t . The GPG I F r e e w a y 
a l t e r n a t i v e a n d i t s a s s o c i a t e d l o c a l s t r e e t c o n f i g u r a t i o n s , 
w i t h i m p r o v e m e n t s a s m e n t i o n e d a n d f u r t h e r d e f i n e d l a t e r i n 
t h i s R e p o r t , p e r m i t a maximum 2.1 m i l l i o n s q u a r e f e e t o f 
o f f i c e and c o m m e r c i a l s p a c e t o be added t o t h e 1.2 m i l l i o n 
s q u a r e f e e t o f e x i s t i n g d e v e l o p m e n t ( i n c l u d i n g .2 t o .3 
m i l l i o n s q u a r e f e e t a v a i l a b l e f o r r e p l a c e m e n t ) . T h i s means 
a t o t a l o f 3.3 m i l l i o n s q u a r e f e e t o f c o m m e r c i a l d e v e l o p m e n t 
i s t h e recommended a l l o w a b l e o u t s i d e l i m i t o f d e v e l o p m e n t i n 
t h e W a t e r f r o n t a f t e r m a j o r l o c a l movement s y s t e m i m p r o v e m e n t s 
h a v e been made. 
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4. Re: P a r k i n g a s a C o n s t r a i n t on D e v e l o p m e n t . P a r k i n g , a s 
an e l e m e n t o f t h e movement s y s t e m , i s e v e n more o f a c o n 
s t r a i n t on d e v e l o p m e n t t h a n s t r e e t c a p a c i t y . T h i s f u r t h e r 
r e i n f o r c e s t h e s i g n i f i c a n c e o f t h e movement s y s t e m a s a c o n 
s t r a i n t t o d e v e l o p m e n t . U s i n g p a r k i n g r a t i o s a s s o c i a t e d 
e l s e w h e r e w i t h d e v e l o p m e n t i n t h e D i s t r i c t o f C o l u m b i a , e v e n 
t h e d e v e l o p m e n t t h a t was d e f i n e d i n P h a s e I a s t h e "minimum 
l e v e l a l t e r n a t i v e " c a n n o t e a s i l y be s u p p l i e d w i t h t h e p a r k 
i n g i t w i l l demand b e c a u s e o f t h e s c a r c i t y o f s i t e s a n d c o n 
s t r i c t e d l o c a l s t r e e t n e t w o r k . D e v e l o p m e n t a s recommended 
c a n n o t be s u p p l i e d w i t h p a r k i n g a t c u r r e n t D i s t r i c t s t a n d a r d s 
w i t h o u t c o n s i d e r a b l e c o s t premiums f o r u n d e r g r o u n d c o n s t r u c 
t i o n , a n d / o r t h e d e s t r u c t i o n o f h i s t o r i c a n d a r c h i t e c t u r a l l y 
s i g n i f i c a n t s t r u c t u r e s . 

5. Re: The W a t e r f r o n t a s P a r t o f A G e o r g e t o w n and C i t y - W i d e 
S t r a t e g y o f R e n e w a l . From t h e s t a n d p o i n t o f e c o n o m i c s t h e 
P r e l i m i n a r y P l a n and P r o g r a m f o r t h e G e o r getown W a t e r f r o n t 
s e e k s optimum d e v e l o p m e n t . The P l a n p r o p o s e s t i g h t c o n t r o l s 
t o r e s t r i c t t h e f o r c e s o f t h e f r e e m a r k e t on t h e p r e m i s e 
- t h a t f a i l u r e t o e x e r c i s e t h e s e c o n t r o l s c o u l d h a v e a s e r i o u s 
n e g a t i v e i m p a c t upon t h e economy o f G e o r g e t o w n , i n d e e d upon 
t h e economy o f t h e D i s t r i c t o f C o l u m b i a a s a w h o l e . 

O v e r b u i l d i n g , t r a f f i c o v e r l o a d s , p e d e s t r i a n c o n g e s t i o n , i n 
c o m p a t i b l e h i g h d e n s i t y , v i s u a l b l i g h t , a n d n o i s e and a i r 
p o l l u t i o n on t h e W a t e r f r o n t w i l l u n d e r m i n e community v i a b i l i t y . 
The e f f o r t t o t a k e maximum m a r k e t i n g a d v a n t a g e o f t h e G e o r g e 
town W a t e r f r o n t , one o f t h e few o p p o r t u n i t i e s a v a i l a b l e t o t h e 
c e n t r a l c i t y i n i t s s e a r c h f o r m u n i c i p a l r e v e n u e s , a l s o r i s k s 
u n d e r m i n i n g o t h e r c o m p e t i t i v e p r o j e c t s i n t h e D i s t r i c t ' s 
s t r a t e g y o f s u r v i v a l . I t i s a s h o r t s i g h t e d p o l i c y t h a t f a i l s 
t o p u t a l l o f t h e r e l e v a n t f a c t o r s i n t o t h e c o s t - b e n e f i t 
e q u a t i o n . 

6. Re: I m p a c t o f D e v e l o p m e n t o f t h e W a t e r f r o n t on G e o r g e t o w n . 
The P h a s e I I A P r e l i m i n a r y P l a n d i d n o t c a l l f o r a " n o - g r o w t h " 
o r n o n - d e v e l o p m e n t p o l i c y f o r t h e G e o r g e t o w n W a t e r f r o n t . Q u i t e 
t h e o p p o s i t e : i t c a l l e d f o r a d i v e r s i f i e d r e s i d e n t i a l c o m p l e x 
w i t h c o m m e r c i a l t o r e p l a c e outmoded i n d u s t r i a l u s e s . I t a l 
l o w e d an e x p a n s i o n f r o m an e x i s t i n g 1,500,0 00 s q u a r e f e e t o f 
b u i l d i n g s p a c e t o n e a r l y 5,000,000 s q u a r e f e e t , r e p r e s e n t i n g 
$ 1 5 0 , 0 0 0 , 0 0 0 i n t a x a b l e i m p r o v e m e n t s o v e r and above t a x a b l e 
l a n d v a l u e s . E v e n s o , t h i s l e v e l o f d e v e l o p m e n t w o u l d be f a r 
l e s s t h a n t h a t a l l o w e d u n d e r e x i s t i n g z o n i n g i n r e s p o n s e t o 
c o m m e r c i a l m a r k e t p r e s s u r e s . The P h a s e I I A P l a n was t h e m a x i 
mum t h a t t h e a r e a c o u l d accommodate w i t h o u t p r o d u c i n g s e r i o u s 
c o u n t e r e f f e c t s f o r t h e h i g h l y - p r o d u c t i v e G e o r g e t o w n subeconomy. 
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7. Re: T y p e s o f W a t e r f r o n t D e v e l o p m e n t . The P r e l i m i n a r y P l a n 
and P r o g r a m c a l l e d f o r 1.6 m i l l i o n s q u a r e f e e t o f o f f i c e and 
r e t a i l c o m m e r c i a l d e v e l o p m e n t ( i n c l u d i n g .3 m i l l i o n s q u a r e 
f e e t o f r e u s e ) , a n d a p p r o x i m a t e l y 1,000 new r e s i d e n t i a l d w e l l 
i n g u n i t s . T h i s was c o n s i s t e n t w i t h t h e m o d e r a t e l e v e l o f 
d e v e l o p m e n t d e f i n e d i n t h e P h a s e I R e p o r t . The t o t a l non
r e s i d e n t i a l e q u i v a l e n t o f t h e above c o m m e r c i a l ( i n c l u d i n g 1.0 
m i l l i o n s q u a r e f e e t o f e x i s t i n g d e v e l o p m e n t t o r e m a i n ) i s 2.8 
m i l l i o n s q u a r e f e e t . T h i s c o m p a r e s w i t h 3.3 m i l l i o n s q u a r e 
f e e t o f a l l o w a b l e n o n - r e s i d e n t i a l e q u i v a l e n t d e v e l o p m e n t u n d e r 
t h e recommended s t r e e t c a p a c i t y c o n s t r a i n t s o f t h e movement 
s y s t e m . 

8. Re: H e i g h t s and F l o o r A r e a R a t i o s ( F A R ) . * The recommended 
P r e l i m i n a r y P l a n a n d P r o g r a m p r o p o s e d t h a t a m a j o r p o r t i o n o f 
t h e W a t e r f r o n t be zoned f o r 4,0 f o o t h i g h r e s i d e n t i a l d e v e l o p 
ment, w i t h t h r e e s t o r i e s a n d a l o t c o v e r a g e o f 6 0 - 7 5 % . Com
m e r c i a l ( i n c l u d i n g h o t e l ) d e v e l o p m e n t was t o be zoned i n 
s e l e c t e d a r e a s f o r a 60 f o o t h e i g h t w i t h a n FAR o f 4. A bonus 
was p r o p o s e d f o r d e v e l o p m e n t on d e s i g n a t e d m i x - u s e p a r c e l s i n 
r e s i d e n t i a l u s e s a n d / o r t h o s e i n c o n f o r m a n c e w i t h S p e c i a l Use 
D i s t r i c t d e s i g n a t i o n s a s recommended i n A r t i c l e 7 5 , S e c t i o n 
7 5 0 1 S e c t i o n a l D e v e l o p m e n t P l a n r e g u l a t i o n s . 

9. Re: I m p a c t o f Dodge C e n t e r and G e o r g e t o w n I n l a n d . The 
P r e l i m i n a r y P l a n and P r o g r a m s p a c e ( 2 . 8 m i l l i o n s q u a r e f e e t ) 
added t o t h e now u n d e r c o n s t r u c t i o n Dodge C e n t e r ( 2 2 5 , 0 0 0 
s q u a r e f e e t ) a n d P h a s e A o f t h e Georgetown I n l a n d C o r p o r a t i o n 
d e v e l o p m e n t ( 3 0 0 , 0 0 0 s q u a r e f e e t o f n o n - r e s i d e n t i a l d e v e l o p 
ment) r e s u l t i n a t o t a l o f 3.3 m i l l i o n s q u a r e f e e t o f non
r e s i d e n t i a l d e v e l o p m e n t . W i t h t h e a d d i t i o n o f t h e r e m a i n d e r 
o f t h e p l a n n e d G e o r g e t o w n I n l a n d d e v e l o p m e n t t h e r e s u l t a n t 
t o t a l n o n - r e s i d e n t i a l d e v e l o p m e n t i s p u s h e d t o 3.4 m i l l i o n p l u s 
s q u a r e f e e t o r s l i g h t l y o v e r t h e 3.3 m i l l i o n s q u a r e f e e t 
d e t e r m i n e d a s t h e a l l o w a b l e o u t e r l i m i t o f t h e i m p r o v e d r e s i d u a l 
s t r e e t c a p a c i t y . I n a d d i t i o n , t h i s l e v e l o f d e v e l o p m e n t w o u l d 
r e q u i r e a t a v e r a g e D i s t r i c t s t a n d a r d s o v e r two t i m e s t h e num
b e r o f p a r k i n g s p a c e s t h a t c a n be s u p p l i e d (8200 s p a c e s demand 
v s 4000 s p a c e s s u p p l y ) . W i t h t h e c o m p l e t i o n o f Dodge and I n 
l a n d , t h e f u l l c a p a c i t y o f t h e f u t u r e movement s y s t e m i s more 
t h a n u t i l i z e d . 

W i t h Dodge and I n l a n d s e t t i n g p r e c e d e n t , t h e r e i s a r e a l d a n g e r 
t h a t o t h e r f u t u r e p r o j e c t s , l i k e w i s e n o t i n a c c o r d a n c e w i t h t h e 
P r e l i m i n a r y P l a n and P r o g r a m , w i l l t e n d e i t h e r t o r e p l a c e e x i s t 
i n g h i s t o r i c s p a c e o r be d e v e l o p e d i n a d d i t i o n t o t h e maximum 

* F l o o r A r e a R a t i o (FAR) i s t h e r a t i o o f s q u a r e f e e t o f s i t e 
a r e a t o t o t a l b u i l d i n g s p a c e e x p r e s s e d a s a s i n g l e f i g u r e , 
e . g . , FAR 4 i s 4 s q u a r e f e e t o f g r o s s b u i l d i n g s p a c e t o e a c h 
s q u a r e f o o t o f s i t e a r e a . 
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recommended d e v e l o p m e n t l a n d , t h u s v o i d i n g t h e t o t a l d e s i g n 
a n d d e v e l o p m e n t c o n c e p t a n d p r o h i b i t i n g t h e a c h i e v e m e n t o f 
t h e g o a l s a n d o b j e c t i v e s w h i c h t h e P l a n i s d e s i g n e d t o b r i n g 
a b o u t . 

10. Re: R e z o n i n g t h e W a t e r f r o n t . I t i s c l e a r t h a t t h e above 
c o m p r o m i s i n g o f t h e p o s s i b i l i t y o f c a r r y i n g o u t many o f t h e 
d e s i g n a n d d e v e l o p m e n t c o n c e p t s d e v e l o p e d by t h e s t u d y - c o n 
c e p t s t h a t a r e c o m p a t i b l e w i t h t h e p r a c t i c a l l i m i t s s e t by 
t r a f f i c g e n e r a t i o n , and w i t h g o a l s o f t h e community a s e x 
p r e s s e d by t h e NCPC C o m p r e h e n s i v e P l a n f o r t h e D i s t r i c t o f 
C o l u m b i a s t u d i e s - i s t h e i n e v i t a b l e c o n s e q u e n c e o f t h e de
v e l o p m e n t p r e s s u r e s now e v i d e n t i n t h e Georgetown W a t e r f r o n t 
s t u d y a r e a . F u r t h e r d e v e l o p m e n t w i l l t a k e p l a c e n o t i n c o n 
f o r m i t y w i t h t h e g o a l s e x p r e s s e d i n t h e p r e s e n t s t u d y a s l o n g 
a s t h e c u r r e n t o b s o l e t e z o n i n g i s a l l o w e d t o r e m a i n . T h e GPG 
recommended t h a t t h e NCPC i n i t i a t e i m m e d i a t e a c t i o n t o e f f e c t 
t h e p r o p o s e d r e z o n i n g o f t h e W a t e r f r o n t s t u d y a r e a , e i t h e r 
i n a n a p p r o p r i a t e p e r m a n e n t z o n i n g o r i n an i n t e r i m z o n i n g 
p e n d i n g t h e f o r m a l c o m p l e t i o n o f P h a s e s I I B and I I I o f t h i s 
s t u d y . 

D I R E C T I V E S FOR P R E P A R A T I O N O F T H E F I N A L D E V E L O P M E N T PLAN 
AND P R O G R A M 

The P h a s e I I A P r e l i m i n a r y D e v e l o p m e n t P l a n a n d P r o g r a m , a s 
a p p r o v e d and m o d i f i e d by t h e N a t i o n a l C a p i t a l P l a n n i n g Com
m i s s i o n and D i s t r i c t o f C o l u m b i a G o v e r n m e n t , f o r m s t h e b a s i s 
f o r t h i s R e p o r t ( t h e D e v e l o p m e n t P l a n a n d P r o g r a m ) and t h e 
S e c t i o n a l D e v e l o p m e n t P l a n . 

NCPC d i r e c t i v e s w e r e t h a t t h e f o l l o w i n g m o d i f i c a t i o n s t o t h e 
P h a s e I I A P r e l i m i n a r y P l a n be i n c o r p o r a t e d i n t h e S e c t i o n a l 
D e v e l o p m e n t P l a n and P r o g r a m . 

1 . The ramp c o n n e c t i o n f r o m Key B r i d g e t o t h e new K S t r e e t 
i s e l i m i n a t e d . The F i n a l D e v e l o p m e n t P l a n s h a l l i n d i c a t e 
any n e c e s s a r y m o d i f i c a t i o n o f t h e i n t e r c h a n g e a t M and K 
S t r e e t s w i t h Key B r i d g e . 

2. The "Recommended D e v e l o p m e n t L i m i t s ( U s e , B u l k , H e i g h t ) " 
map i s m o d i f i e d a s f o l l o w s : 

a . A l l l a n d s o u t h o f K S t r e e t a n d w e s t o f W i s c o n s i n 
Avenue s h a l l be shown a s " p u b l i c p a r k " . 

b. A l l l a n d b e t w e e n K e y B r i d g e and 3 4 t h S t r e e t f r o m M 
S t r e e t t o t h e Potomac R i v e r s h a l l be shown a s " p u b l i c p a r k " . 

c . The s i t e o f t h e " F o r e s t - M a r b u r y House" and a d j a c e n t 
p r o p e r t i e s on t h e s o u t h e a s t c o r n e r o f 3 4 t h and M S t r e e t s 
s h a l l be shown a s " p u b l i c p a r k " a n d t h e F i n a l D e v e l o p m e n t 
P r o g r a m s h a l l p r o v i d e f o r p u b l i c a l l y r e s t o r i n g t h i s i m p o r t a n t 
l a n d m a r k . 
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d. The l a n d b e t w e e n Rock C r e e k and t h e r i g h t o f way o f 
3 0 t h S t r e e t f r o m K S t r e e t t o t h e Potomac R i v e r s h a l l be 
shown a s " p u b l i c p a r k " . 

e. The n o r t h r i g h t o f way l i n e o f K S t r e e t s h a l l be 
s h i f t e d 50 f e e t s o u t h a n d t h e l a n d w i t h i n t h e v a c a t e d p o r 
t i o n o f t h e r i g h t o f way s h a l l be shown a s " p u b l i c p a r k " . 

3. The t o t a l p e r m i t t e d d e v e l o p m e n t i n t h e G e o r getown W a t e r 
f r o n t A r e a s h a l l be a d j u s t e d t o r e f l e c t ( 1 ) t h e e l i m i n a t i o n 
o f t h e ramp c o n n e c t i o n f r o m Key B r i d g e t o t h e new K S t r e e t 
and ( 2 ) t h e a d d i t i o n a l l a n d s t o be shown a s " p u b l i c p a r k " . 

I n t h e p r e p a r a t i o n o f t h e S e c t i o n a l D e v e l o p m e n t P l a n c o n 
s i d e r a t i o n s h a l l be g i v e n t o t h e c o n c e p t o f " T r a n s f e r o f 
D e v e l o p m e n t R i g h t s " i n m e e t i n g t h e v a r i o u s " G o a l s and Ob
j e c t i v e s " e s t a b l i s h e d i n P h a s e I . T h i s c o n c e p t i s o u t l i n e d 
i n t h e p a p e r e n t i t l e d "The G e o r getown W a t e r f r o n t D e v e l o p 
ment D i s t r i c t - a T e c h n i q u e f o r Managing t h e R e d e v e l o p m e n t 
o f t h e G e o r getown W a t e r f r o n t A r e a i n t h e D i s t r i c t o f C o l u m b i a " 
d a t e d J a n u a r y 1 9 , 1974. 

The S e c t i o n a l D e v e l o p m e n t P l a n s h a l l be d e v e l o p e d w i t h i n t h e 
f r a m e w o r k o f e x i s t i n g Z o n i n g R e g u l a t i o n s o f t h e D i s t r i c t o f 
C o l u m b i a and e x i s t i n g e n a b l i n g l e g i s l a t i o n . P r o p o s a l s f o r 
amendments t o t h e z o n i n g e n a b l i n g l e g i s l a t i o n o r t o t h e 
Z o n i n g R e g u l a t i o n s s h a l l be made o n l y i f deemed n e c e s s a r y t o 
c a r r y o u t t h e p l a n n i n g g o a l s and o b j e c t i v e s w i t h i n t h e s t u d y 
a r e a . 

O B J E C T I V E S AND P O L I C I E S O F T H E PLAN 
The b a s i c g o a l s and o b j e c t i v e s t h a t u n d e r l i e t h e p r o p o s a l s 
o u t l i n e d i n t h e P l a n a r e t h o s e d e v e l o p e d i n P h a s e I and 
a d o p t e d by t h e G e o r g e t o w n W a t e r f r o n t C o o r d i n a t i n g C o m m i t t e e . 

Goals 
1 . To p r e s e r v e a n d s t r e n g t h e n G e o r g e t o w n a s a v i a b l e com
m u n i t y w i t h i n t h e C i t y o f W a s h i n g t o n . 

2. To p r o v i d e f o r t h e e f f i c i e n t movement o f goods and p e o p l e 
t h r o u g h t h e s t u d y a r e a . 

3. To p r e s e r v e a n d e n h a n c e t h o s e q u a l i t i e s o f G e o r getown t h a t 
j u s t i f y i t s d e s i g n a t i o n a s a R e g i s t e r e d N a t i o n a l Landmark. 

4. To e n h a n c e t h e G e o r g e t o w n W a t e r f r o n t a s v i e w e d f r o m t h e 
R i v e r , p a r k s a n d monuments o f t h e N a t i o n a l C a p i t a l and t o 
p r e s e r v e G e o r g e t o w n ' s open v i s t a s o f t h e Potomac R i v e r . 

- 1 2 -



Objectives 

1 . To m i n i m i z e any a d v e r s e e n v i r o n m e n t a l e f f e c t s o f t h e 
movement o f goods and p e o p l e t h r o u g h t h e s t u d y a r e a . 

2. To f u n c t i o n a l l y and a e s t h e t i c a l l y i n t e g r a t e a ny p r o 
p o s a l s f o r t h e movement o f t r a f f i c i n a n d t h r o u g h t h e s t u d y 
a r e a w i t h p r o p o s a l s f o r p u b l i c and p r i v a t e d e v e l o p m e n t . 

3. To i n s u r e a t r a f f i c a n d p e d e s t r i a n c i r c u l a t i o n s y s t e m 
and p a r k i n g a d e q u a t e t o t h e f u t u r e d e v e l o p m e n t o f t h e a r e a 
w h i l e m i n i m i z i n g i m p a c t on a d j a c e n t a r e a s s u r r o u n d i n g t h e 
s t u d y a r e a . 

4. To e s t a b l i s h d e v e l o p m e n t r e q u i r e m e n t s a n d c o n t r o l s f o r 
f u t u r e d e v e l o p m e n t by s e t t i n g l i m i t a t i o n s on b u l k , h e i g h t 
a n d l a n d c o v e r a g e w h i c h p r o v i d e f o r : 

Optimum o p p o r t u n i t i e s f o r c o m m e r c i a l u s e s and m i x , and 
Optimum o p p o r t u n i t i e s f o r r e s i d e n t i a l u s e s w i t h an 

a p p r o p r i a t e e c o n o m i c and s o c i a l m i x . 

5. To p r e s e r v e , r e s t o r e a n d e n h a n c e t h e c u l t u r a l , h i s t o r i c 
and s c e n i c a t t r i b u t e s o f t h e s t u d y a r e a . 

6. To d e v e l o p w i t h i n t h e s t u d y a r e a a n i n t e r r e l a t e d s y s t e m 
o f p u b l i c p a r k s , w a l k w a y s , b i k e w a y s and r e c r e a t i o n a l f a 
c i l i t i e s r e l a t e d t o a d j a c e n t a r e a s . 

7. To d e v e l o p a W a t e r f r o n t P a r k a l o n g t h e Potomac R i v e r p r o 
v i d i n g an o p p o r t u n i t y f o r a c t i v i t i e s t h a t a r e s u i t a b l y r e 
l a t e d t o t h e a d j a c e n t d e v e l o p m e n t . 

8. To r e f l e c t i n t h e d e s i g n c h a r a c t e r o f a W a t e r f r o n t P a r k 
t h e r e l a t i o n s h i p w i t h t h e n e e d s o f a r e s i d e n t i a l community. 

9. To p r o v i d e f o r a d e v e l o p m e n t p r o g r a m w h i c h m i n i m i z e s t h e 
a d v e r s e e n v i r o n m e n t a l i m p a c t d u r i n g t h e c o n s t r u c t i o n and 
d e v e l o p m e n t p h a s e s . 

10. To d e v e l o p g u i d e l i n e s f o r d e s i g n c o n c e r n i n g : s c a l e , t e x 
t u r e , u s e o f m a t e r i a l s a n d l a n d s c a p e t r e a t m e n t c o m p a t i b l e 
w i t h t h i s h i s t o r i c d i s t r i c t . 

1 1 . To e x t e n d t h e g e n e r a l s c a l e , v a r i e t y , a n d c h a r a c t e r o f 
t h e G e o r g e t o w n a r e a n o r t h o f M S t r e e t i n t o t h e W a t e r f r o n t 
A r e a i n o r d e r t o c r e a t e a c o n s i s t e n t and u n i f i e d d e s i g n f o r 
t h e e n t i r e community. 
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Design Principles * 

The l a n d u s e a n d d e v e l o p m e n t o b j e c t i v e s a n d p o l i c i e s de
v e l o p e d i n t h e s t u d y f o r m t h e b a s i s f o r s p e c i f i c d e s i g n 
p r i n c i p l e s w h i c h u n d e r l i e t h e D e v e l o p m e n t P l a n a n d P r o g r a m 
f o r t h e G e o r g e t o w n W a t e r f r o n t . 

T h e s e d e s i g n p r i n c i p l e s a r e i n t e n d e d a s g u i d e s t o d e v e l o p 
ment d e s i g n e d t o c r e a t e t h e l e a s t n e g a t i v e i m p a c t and m a x i 
mum p o s i t i v e b e n e f i t on b o t h t h e n a t u r a l a n d man-made e n 
v i r o n m e n t . S o c i o - e c o n o m i c and c u l t u r a l p r i n c i p l e s a r e m a i n l y 
c o n c e r n e d w i t h s i t e u n i t y a n d w i t h t h e e x t e n s i o n o f t h e s c a l e 
and c h a r a c t e r o f G e o r g e t o w n i n t o t h e W a t e r f r o n t s t u d y a r e a . 
C u l t u r a l p r i n c i p l e s c o n c e n t r a t e on t h e p r e s e r v a t i o n , r e s t o r a 
t i o n and e n h a n c e m e n t o f t h e c u l t u r a l a n d h i s t o r i c a t t r i b u t e s 
o f t h e s i t e . V i s u a l / p h y s i c a l p r i n c i p l e s v a r y f r o m g u i d i n g 
d e v e l o p m e n t h e i g h t , b u l k , u s e and l o c a t i o n i n a v o i d i n g 
t r a f f i c c o n g e s t i o n , n o n - c o n f o r m i n g u s e s and o t h e r d i s r u p t i o n 
t o t h e e n v i r o n m e n t , t o p r e s e r v i n g and r e s t o r i n g p o t e n t i a l 
v i s u a l / p h y s i c a l o p p o r t u n i t i e s f o r l i n k a g e and c o n n e c t i v i t y . 
E c o l o g i c a l p r i n c i p l e s a r e c o n c e r n e d m a i n l y w i t h r e s p e c t f o r 
f l o o d i n g s a n d t h e enhancement o f n a t u r a l f e a t u r e s and s c e n i c 
r e s o u r c e s . 

The f o l l o w i n g a r e s p e c i f i c d e s i g n p r i n c i p l e s u s e d i n t h e 
p r e p a r a t i o n o f t h e P l a n . 

1 . T h e m a j o r i t y o f d e v e l o p m e n t i s t o be l i m i t e d t o a h e i g h t 
o f 40 f e e t . 

2. No a r e a i s t o e x c e e d a 60 f o o t h e i g h t l i m i t w i t h t h e e x 
c e p t i o n o f p r e d e s i g n a t e d p a r c e l s w h e r e a g r e a t e r f o o t h e i g h t 
h a s b e e n d e t e r m i n e d a c c e p t a b l e . 

3. The h e i g h t - b u l k " e n v e l o p e " i s t o be d i s t r i b u t e d o v e r t h e 
n a t u r a l t o p o g r a p h y i n a way s o a s t o m a i n t a i n t h e i n t e g r i t y 
o f t h e h i s t o r i c l a n d f o r m s . 

4. O f f i c e , r e t a i l - c o m m e r c i a l a n d o t h e r l a r g e t r a f f i c g e n e r a 
t i n g u s e s a r e t o be l o c a t e d on an i m p r o v e d "K" S t r e e t w h e r e 
a c c e s s i s a v a i l a b l e , i n o r d e r t o a v o i d l o c a l n o r t h - s o u t h 
s t r e e t c o n g e s t i o n a n d e n v i r o n m e n t a l d i s r u p t i o n . 

* " S p e c i f i c D e s i g n P r i n c i p l e s a r e u s e d a s t h e b a s i s f o r t h e 
P l a n . T h e y a r e a l s o i n t e n d e d a s g u i d e l i n e s t o a s s i s t d e
v e l o p e r s i n t h e p r e p a r a t i o n o f d e s i g n p r o p o s a l s f o r t h e 
W a t e r f r o n t a n d t o a s s i s t a ny o f f i c i a l d e s i g n r e v i e w b o a r d 
i n i t s d e t e r m i n a t i o n o f t h e a c c e p t a b i l i t y o f a p l a n n e d 
u n i t d e v e l o p m e n t p r o p o s a l . " 
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5. A l l h a b i t a b l e d e v e l o p m e n t i s t o be k e p t a b o u t t h e e l e v a t i o n 
o f t h e 50 y e a r combined Potomac R i v e r and t i d a l f l o o d . * 

6. A maximum h e i g h t l i m i t o f 40 f e e t on t h e h i l l n o r t h o f "K" 
S t r e e t , f r o m W i s c o n s i n Avenue e a s t t o 3 1 s t S t r e e t i s t o be 
m a i n t a i n e d t o p r e s e r v e t h e v i s t a s f r o m W i s c o n s i n Avenue a s 
f a r n o r t h a s C a l v e r t S t r e e t a n d t h e G r a c e C h u r c h y a r d t o t h e 
Potomac, a n d f r o m t h e R i v e r n o r t h t o t h e C h u r c h . 

7. A maximum h e i g h t o f 40 f e e t a n d a r e s i d e n t i a l s c a l e , c h a r a c 
t e r and u s e f o r a l l d e v e l o p m e n t i s t o be m a i n t a i n e d w e s t o f 3 3 r d 
S t r e e t f r o m t h e C&O C a n a l t o t h e Potomac. The r i d g e l i n e i s t o 
be m a i n t a i n e d a s a r s i g h t l i n e s f r o m t h e n o r t h s i d e o f t h e C a n a l 
t o t h e R i v e r . 

8. A maximum h e i g h t o f 40 f e e t , a n d r e s i d e n t i a l d e v e l o p m e n t , 
on b o t h s i d e s o f t h e C a n a l f r o m 2 9 t h S t r e e t w e s t t o 3 1 s t S t r e e t 
a r e t o be m a i n t a i n e d i n an e f f o r t t o e x t e n d t h e s c a l e and 
g e n e r a l c h a r a c t e r o f G e o r g e t o w n i n t o t h i s a r e a . E x i s t i n g s t r u c 
t u r e s a l o n g t h i s s t r e t c h o f t h e C a n a l t o g e t h e r w i t h t h e p r o 
p o s e d G e o r g e t o w n I n l a n d d e v e l o p m e n t i n t h i s a r e a a r e a c c e p t e d 
a s n o n - c o n f o r m i n g d e v e l o p m e n t b o t h i n h e i g h t and b u l k . 

9. I n a l l a r e a s n o t zone d 6 0 ' , t h e "townhouse" c h a r a c t e r o f 
G e o r g e t o w n i s t o be e x t e n d e d w i t h s i m i l a r c o m p a t i b l e d e v e l o p 
ment. 

10. The s c a l e and c h a r a c t e r o f "M" S t r e e t d e v e l o p m e n t i s t o be 
p r e s e r v e d , r e s t o r e d a n d e n h a n c e d f o r i t s e n t i r e l e n g t h t h r o u g h 
o u t t h e s t u d y a r e a . 

1 1 . The C&O C a n a l i s t o be p r e s e r v e d a n d e n h a n c e d w i t h v i e w s 
m a i n t a i n e d a l o n g i t s l e n g t h . The a r e a s a l o n g t h e C a n a l t h a t 
h a v e a t i g h t " u r b a n " q u a l i t y e a s t o f Key B r i d g e a r e t o be 
p r e s e r v e d , and t h e v i s u a l e f f e c t o f t h e v a r i e d o p e n n e s s o f l o w 
d e v e l o p m e n t f r o m 2 9 t h and 3 1 s t S t r e e t s t o t h e e n c l o s u r e o f t h e 
r e t a i n i n g w a l l s and h i g h w a r e h o u s e s t r u c t u r e s f r o m 3 1 s t and 
W i s c o n s i n Avenue t o 3 3 r d S t r e e t i s t o be e n h a n c e d . The above 
w a r e h o u s e s t r u c t u r e s a r e t o be p r e s e r v e d f o r t h e a r c h i t e c 
t u r a l m e r i t o f t h e i r f a c a d e s a l o n g t h e C a n a l and r e n o v a t e d 
f o r a p p r o p r i a t e r e u s e . 

12. Open s p a c e a n d p e d e s t r i a n c o r r i d o r s , b i c y c l e p a t h s a n d 
r o u t e s t o t h e Potomac R i v e r a r e t o be d e v e l o p e d . 

* S p e c i f i c d e s i g n p r i n c i p l e s s o i n d i c a t e d a r e recommended a s 
m a n d a t o r y f o r a n y d e v e l o p m e n t i n t h e Georgetown W a t e r f r o n t . 
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E N T R A N C E E S T A B U S H V ISUAL L f H E S 

URBAN DESIGN PRINCIPLES 



1 3 . V i s t a s o f t h e Potomac R i v e r down t h e n o r t h - s o u t h s t r e e t s 
o f Thomas J e f f e r s o n , 3 1 s t , 3 3 r d , and 3 4 t h a n d W i s c o n s i n 
Avenue a r e t o be i m p r o v e d and m a i n t a i n e d . * 

14. An " u r b a n " w a t e r ' s edge p a r k i s t o be d e v e l o p e d a l o n g t h e 
Potomac R i v e r w i t h a minimum o f a 50 f o o t w i d e promenade.* 

15. A m a j o r f o c a l p o i n t i s t o be c r e a t e d a t t h e j u n c t i o n o f 
"K" S t r e e t and W i s c o n s i n A venue by h a v i n g a p u b l i c p l a z a a n d 
a c t i v e m a r i n a b e t w e e n "K" S t r e e t a n d t h e Potomac w i t h t h e 
p o s s i b i l i t y o f r e t a i l f r o n t a g e on t h e e a s t s i d e . 

M A R K E T P O T E N T I A L AND M A R K E T C O N S T R A I N T S 
S o c i o l o g i c a l and e c o n o m i c c h a r a c t e r i s t i c s f o r b o t h t h e R e g i o n 
and G e o r getown w e r e d e t a i l e d u n d e r t h e " B a s i s f o r Change" i n 
t h e P h a s e I R e p o r t . The d e t a i l s o f t h e e c o n o m i c s o f t h e P r e 
l i m i n a r y P l a n and P r o g r a m a r e p r e s e n t e d i n t h e " E c o n o m i c s 
and M a r k e t a b i l i t y " c h a p t e r o f t h e P h a s e I I A R e p o r t . T h e y a r e 
s u m m a r i z e d i n C h a p t e r V o f t h i s R e p o r t . 

The W a t e r f r o n t s t u d y a r e a , a d j a c e n t t o G e o r g e t o w n and s e p a r a t 
i n g i t f r o m t h e R i v e r , h a s l o n g b e e n an a n o m a l y . R o o t e d i n 
i t s e a r l y h i s t o r y a s a s e a p o r t a n d w a r e h o u s i n g c e n t e r , t h e 
W a t e r f r o n t h a s c o n t i n u e d t o h a r b o r a m e l a n g e o f r e s i d e n t i a l , 
s e r v i c e , i n d u s t r i a l and w a t e r - s e r v e d a c t i v i t i e s . L ong i n t h e 
b a c k - w a t e r o f d e v e l o p m e n t , t h e W a t e r f r o n t a r e a i s one o f t h e 
few r e m a i n i n g i n - t o w n l o c a t i o n s s u s c e p t i b l e t o h i g h - i n t e n s i t y 
r e d e v e l o p m e n t . I n t e r m s o f i t s p r o x i m i t y t o t h e c e n t r a l em
p l o y m e n t a r e a , a s s o c i a t i o n w i t h t h e p r e s t i g i o u s G e o r g e t o w n 
above "M" S t r e e t and i t s Potomac R i v e r f r o n t a g e , t h e W a t e r 
f r o n t s t u d y a r e a h a s a l o c a t i o n p o t e n t i a l f o r a w i d e v a r i e t y 
o f more i n t e n s i v e u s e s i n t h e y e a r s a h e a d and an o p p o r t u n i t y 
t o c a p t u r e a m o r e - t h a n - p r o p o r t i o n a t e ( t o l a n d a r e a ) s h a r e o f 
m e t r o p o l i t a n g r o w t h . 

I n no o t h e r p a r t o f t h e C i t y o f W a s h i n g t o n does s u c h a p o s 
s i b i l i t y f o r new d e v e l o p m e n t e x i s t t o e n r i c h a n d e x p a n d t h e 
a r e a ' s p o t e n t i a l w i t h a c o m p r e h e n s i v e p r o g r a m o f p r e s e r v a 
t i o n , r e s t o r a t i o n a n d i m a g i n a t i v e a d a p t i v e u s e . 

From t h e s t a n d p o i n t o f e c o n o m i c s , t h e P l a n f o r t h e G e o r g e t o w n 
W a t e r f r o n t s e e k s t h e optimum d e v e l o p m e n t o f t h e u n i q u e G e o r g e 
town community. W i t h t h i s o b j e c t i v e , i t s u g g e s t s t i g h t c o n 
t r o l s t h a t w o u l d r e s t r i c t t h e f o r c e s o f t h e f r e e m a r k e t . I t s 
b a s i c p r e m i s e i s t h a t f a i l u r e t o e x e r c i s e t h e s e c o n t r o l s c o u l d 
h a v e a s e r i o u s l y n e g a t i v e i m p a c t upon t h e economy o f t h i s 
v i t a l community and a c o n s e q u e n t l y a d v e r s e e f f e c t upon t h e 
economy o f t h e D i s t r i c t o f C o l u m b i a . 

* S p e c i f i c d e s i g n p r i n c i p l e s s o i n d i c a t e d a r e recommended a s 
m a n d a t o r y f o r any d e v e l o p m e n t i n t h e G e o r getown W a t e r f r o n t . 
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The P l a n t h e r e f o r e t a k e s i s s u e w i t h t h e p r o p o s i t i o n t h a t t h e 
G e o r g e t o w n W a t e r f r o n t s h o u l d be a l l o w e d t o grow a t a d e n s i t y 
s o l e l y d i c t a t e d by t h e r e a l e s t a t e m a r k e t . I t m a i n t a i n s t h a t 
s u c h a p o l i c y w o u l d n o t p r o d u c e n e t e c o n o m i c b e n e f i t s t o t h e 
D i s t r i c t , d e s p i t e t h e s h o r t - r u n b a l l o o n i n g o f r e a l e s t a t e 
r a t a b l e s . T h i s p o l i c y c o u l d h a v e t h e o p p o s i t e e f f e c t . I t 
c o u l d n o t o n l y s e t i n t o m o t i o n f o r c e s t h a t c o u l d a d v e r s e l y 
a f f e c t t h e w e a l t h and p r o d u c t i v i t y o f t h e Georgetown com
m u n i t y , b u t i t c o u l d a l s o w e a k e n t h e D i s t r i c t ' s e f f o r t s t o 
a t t r a c t new p r i v a t e i n v e s t m e n t s t o o t h e r p a r t s o f t h e c e n t r a l 
a r e a t h a t n e e d r e d e v e l o p m e n t . 

The f a c t s a r e c l e a r a n d s i m p l e . The Georgetown community i s 
one o f t h e D i s t r i c t ' s most p r o d u c t i v e e c o n o m i c e n c l a v e s , p r o 
d u c i n g m u n i c i p a l r e v e n u e s f a r i n e x c e s s o f m u n i c i p a l s e r v i c e 
r e q u i r e m e n t s . The s t r e n g t h o f i t s t a x b a s e depends d i r e c t l y 
upon t h e m a i n t e n a n c e o f i t s u n i q u e e n v i r o n m e n t a l q u a l i t i e s 
and c h a r a c t e r i s t i c s . I t i s one o f t h e D i s t r i c t ' s f e w s u b -
e c o n o m i e s t h a t i s v i a b l e a n d c o m p e t i t i v e w i t h i n t h e m e t r o 
p o l i t a n e c o n o m i c f r a m e w o r k , g e n e r a t i n g b o t h p r i v a t e i n v e s t 
m ents a n d consumer p a t r o n a g e . Y e t i t i s a l r e a d y c l o s e t o a 
t i p p i n g p o i n t i n i t s c a p a c i t y t o m a i n t a i n i t s c o m p a r a t i v e 
a d v a n t a g e s . 

The h i s t o r y o f c e n t r a l c i t y d e c l i n e t h r o u g h o u t t h e U n i t e d 
S t a t e s i s r e p l e t e w i t h e x a m p l e s o f a t t e m p t s t o o f f s e t t h e 
e f f e c t s o f s u b u r b a n c a p i t a l f l o w by m i l k i n g t h e few " h o t " 
r e a l e s t a t e s u b - a r e a s i n t h e c e n t r a l c i t y . T h i s h a s r e 
s u l t e d i n many c a s e s i n d e s t r o y i n g t h e v e r y a m e n i t i e s t h a t 
g a v e t h o s e s u b - a r e a s t h e i r u n i q u e q u a l i t y . T h i s i s t h e i s s u e 
t h a t t h e D i s t r i c t Government f a c e s i n t h e Ge o r g e t o w n W a t e r f r o n t . 

The e c o n o m i c d e v e l o p m e n t c a v e a t s o f t h e P l a n f o r t h e Geor g e 
town W a t e r f r o n t a r e n o t a p o s t - r a t i o n a l i z a t i o n o f recommenda
t i o n s b a s e d on "non-economic" c o n s i d e r a t i o n s s u c h a s a e s 
t h e t i c s o r d e s i g n . T h e y a r e f a c t o r s t h a t h a v e d e c i s i v e l y 
i n f l u e n c e d t h e l a n d u s e a n d z o n i n g c o n t r o l s t h a t a r e b e i n g 
p r o p o s e d . T h e y r e p r e s e n t t h e k i n d s o f c o n s i d e r a t i o n s t h a t 
j u s t i f y p l a n n i n g a s a b a s i s f o r so u n d p u b l i c p o l i c y . T h e y p u t 
a l t e r n a t i v e p o l i c i e s w i t h i n t h e f r a m e w o r k o f c o s t - b e n e f i t 
a n a l y s i s , a d i s c i p l i n e t h a t i s p a r t i c u l a r l y c r i t i c a l t o de
c i s i o n - m a k i n g i n t h e D i s t r i c t w i t h i t s l i m i t e d t a x s u p p o r t i n g 
e c o n o m i c s t r u c t u r e . 

The o v e r a l l c o n c l u s i o n i s t h a t t o o v e r l o a d t h e W a t e r f r o n t 
w o u l d be a t t h e c o s t o f damaging t h e W a t e r f r o n t i t s e l f , o f 
u n d e r c u t t i n g G e o r g e t o w n ' s o v e r a l l c o n t r i b u t i o n t o t h e C i t y ' s 
e c o n o m i c w e l l - b e i n g , and u n d e r c u t t i n g i n v e s t m e n t f o r t h e C i t y ' s 
o t h e r c e n t r a l a r e a p r o g r a m s . When t h e s e f a c t o r s a r e t a k e n i n t o 
a c c o u n t , t h e c o s t - b e n e f i t r a t i o s w i n g s d e c i d e d l y i n f a v o r o f 
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l i m i t i n g d e v e l o p m e n t on t h e W a t e r f r o n t t o t h a t w h i c h i s c o n 
s i s t e n t w i t h t h e o v e r a l l g o a l s o f t h e P l a n . 

T H E M O V E M E N T S Y S T E M A S A C O N S T R A I N T ON D E V E L O P M E N T 
C o n c l u s i o n s a s s u m m a r i z e d f r o m P h a s e I i n d i c a t e t h a t t h e 
movement s y s t e m i s most c r i t i c a l i n t e r m s o f t h e W a t e r f r o n t ' s 
p o t e n t i a l a n d c a p a c i t y f o r d e v e l o p m e n t a n d i t s f u t u r e f o r m --
b o t h i n t h e way i t w i l l w o r k a n d how i t w i l l f u n c t i o n . 

L o c a l a n d a r t e r i a l t r a f f i c movement an d a c c e s s i s a l i m i t i n g 
c o n s t r a i n t t o f u t u r e d e v e l o p m e n t o f t h e Georgetown W a t e r f r o n t . 
The P h a s e I S t u d y R e p o r t d e s c r i b e s t h e b a s i s f o r s e t t i n g t h e 
l i m i t on W a t e r f r o n t f l o o r a r e a p o t e n t i a l i n c o n s i d e r a t i o n o f 
t r a f f i c c a p a c i t y . 

The r e a l i s t i c l i m i t o f a d d i t i o n a l n o n - r e s i d e n t i a l f l o o r a r e a , 
a s s u m i n g p r e s e n t day t r a f f i c l o a d s and a d d i t i o n o f a w e s t e r l y 
"K" S t r e e t c o n n e c t i o n t o Key B r i d g e a n d C a n a l Road, i s a b o u t 
2,056,000 a d d i t i o n a l s q u a r e f e e t o f d e v e l o p m e n t . T h i s w o u l d 
amount t o a t o t a l d e v e l o p m e n t i n t h e G e o r g e t o w n W a t e r f r o n t 
o f 3.3 m i l l i o n s q u a r e f e e t , e x c l u d i n g new r e s i d e n t i a l de
v e l o p m e n t . W i t h t h i s 3.3 m i l l i o n s q u a r e f e e t o f d e v e l o p m e n t , 
a t r a f f i c l e v e l o f s e r v i c e " E " w o u l d be f e a s i b l e , b u t c e r 
t a i n l y n o t d e s i r a b l e . S e r v i c e l e v e l " E " i s a b o u t t h a t now 
o p e r a t i n g on "M" S t r e e t a t pea k h o u r . 

I n t h e p r e p a r a t i o n o f t h e f i n a l D e v e l o p m e n t P l a n and P r o g r a m , 
t h e GPG was d i r e c t e d t o m o d i f y t h e P h a s e I I A P r e l i m i n a r y P l a n 
and P r o g r a m by t h e e l i m i n a t i o n o f t h e ramp c o n n e c t i o n f r o m 
Key B r i d g e t o t h e recommended r e c o n s t r u c t e d l o c a l K S t r e e t . 
I t was a l s o d i r e c t e d t o a d j u s t t h e t o t a l p e r m i t t e d d e v e l o p 
ment i n t h e W a t e r f r o n t a r e a t o r e f l e c t t h i s e l i m i n a t i o n . 

U s i n g h i g h w a y s y s t e m a s s u m p t i o n s common t o P h a s e I and I I A 
i t was d e t e r m i n e d t h a t r e m o v a l o f t h e Key B r i d g e - t o - K S t r e e t 
r i g h t - t u r n ramp w o u l d n o t s u b s t a n t i a l l y a f f e c t s y s t e m - w i d e 
t r a f f i c c a p a c i t i e s p e r s e . However, e l i m i n a t i o n o f t h e 
r i g h t - t u r n ramp w i l l i n c r e a s e t h e amount o f t r a f f i c c r o s s 
i n g t h r o u g h t h e c r i t i c a l W i s c o n s i n Avenue i n t e r s e c t i o n s f o r 
any g i v e n amount o f d e v e l o p m e n t . I n p a r t i c u l a r d e v e l o p m e n t 
w e s t o f W i s c o n s i n and s o u t h o f t h e C&O C a n a l c o u l d n o t be 
s e r v i c e d f r o m Key B r i d g e v i a a d i r e c t K S t r e e t r o u t e . T r a f 
f i c f r o m Key B r i d g e t o t h i s d e v e l o p m e n t a r e a w o u l d h a v e t o u s e 
M S t r e e t , W i s c o n s i n A v e n u e , and t h e n K S t r e e t t o r e a c h i t s 
W a t e r f r o n t d e s t i n a t i o n . 
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The r e s u l t a n t i n c r e a s e i n e a s t b o u n d A.M. p e a k t r a f f i c u s i n g 
t h e c r i t i c a l W i s c o n s i n Avenue i n t e r s e c t i o n s w o u l d be on t h e 
o r d e r o f 13 p e r c e n t . I f t h e same a p p r o p r i a t e l e v e l o f 
t r a f f i c s e r v i c e a s i n t h e p r i o r c a l c u l a t i o n s i s t o be r e 
t a i n e d , t h e t o t a l A.M. p e a k M S t r e e t a n d K S t r e e t e a s t b o u n d 
t r a f f i c must be k e p t a t t h e l e v e l i t w o u l d be w i t h a Key 
B r i d g e t o K S t r e e t r i g h t - t u r n ramp. T h u s t h e a l l o w a b l e 
new d e v e l o p m e n t i n t h e G e o r g e t o w n W a t e r f r o n t must be r e d u c e d 
t o 88% o f t h e i n t e n s i t y p r e v i o u s l y d e t e r m i n e d . 

The s i t u a t i o n becomes q u i t e d i f f e r e n t i f t h e T h r e e S i s t e r s 
B r i d g e i s n o t t o be i n c l u d e d i n t h e f r e e w a y s y s t e m . The 
T h r e e S i s t e r s B r i d g e ( v i a t h e Potomac F r e e w a y ) and t h e 
Key B r i d g e - t o - K S t r e e t r i g h t - t u r n ramp w o u l d p e r f o r m a 
s i m i l a r f u n c t i o n i n r e g a r d t o e a s t b o u n d t h r o u g h t r a f f i c and 
t h e r e f o r e i f e i t h e r i s b u i l t w i t h o u t t h e o t h e r , t h e above 
f i g u r e s o b t a i n . I f b o t h a r e d e l e t e d o n l y M S t r e e t w o u l d be 
l e f t f o r e a s t b o u n d t r a f f i c i n t h e R o s s l y n - K S t r e e t c o r r i d o r . 

D e l e t i o n o f t h e Key B r i d g e - t o - K S t r e e t r i g h t - t u r n ramp i n 
t h e c o n t e x t o f no T h r e e S i s t e r s B r i d g e e n t a i l s c o n s e q u e n c e s 
b e y o n d t h e s c o p e o f t h e s t u d y , r e q u i r i n g a s e p a r a t e f u l l -
s c a l e t r a v e l - d e m a n d a n a l y s i s a n d s t u d y o f a l t e r n a t i v e r o a d 
way c o n f i g u r a t i o n s and t r a f f i c o p e r a t i n g p a t t e r n s . Assum
i n g no T h r e e S i s t e r s B r i d g e , i f t h e r i g h t - t u r n ramp i s r e 
moved w i t h o u t s u b s t i t u t i o n o f c o m p a r a b l e t r a f f i c c a p a c i t y , 
i t i s e v i d e n t t h a t new d e v e l o p m e n t i n t h e W a t e r f r o n t must 
be e v e n more s e v e r e l y c u r t a i l e d t h a n a b o v e . S u b s t i t u t i o n 
o f c o m p a r a b l e t r a f f i c c a p a c i t y w i l l a s s u r e d l y i n v o l v e s i g 
n i f i c a n t t r a f f i c m o d i f i c a t i o n s , b e y o n d t h e c o n f i n e s o f t h e 
W a t e r f r o n t . 

P e r h a p s t h e o n l y p o s s i b l e way o f p a r t i a l l y m a k i n g up f o r 
t h e above r e d u c t i o n i n c a p a c i t y and a l l o w i n g more d e v e l o p 
ment i n t h e W a t e r f r o n t , f r o m a movement s t a n d p o i n t , i s t o 
i m p r o v e s t r e e t u t i l i z a t i o n by a d o p t i o n o f a s t r e e t t r a f f i c 
c o n t r o l s y s t e m w h e r e b y c e r t a i n m a j o r t r a f f i c f l o w s on M 
and K S t r e e t s w o u l d w o r k a s a one-way s t r e e t c o u p l e t d u r i n g 
t h e t i m e o f p e a k e a s t b o u n d t r a f f i c f l o w a n d c o n f l i c t i n g 
t r a f f i c movements a t M S t r e e t a n d Key B r i d g e w o u l d be a t 
a l l t i m e r e d u c e d t o t h e p o i n t o f r e q u i r i n g o n l y two p h a s e 
s i g n a l i z a t i o n . T h e s t r e e t s i n v o l v e d w o u l d n o t h a v e t o 
o p e r a t e s o l e l y a s one-way s t r e e t s t o do t h i s , a s a s y s t e m 
o f u n b a l a n c e d t r a f f i c f l o w on M a n d K S t r e e t s a l o n g w i t h 
t u r n p r o h i b i t i o n s c o u l d a c c o m p l i s h t h e same o b j e c t i v e s . 

- 2 0 -



The Feasible Development Limit 
I n l i g h t o f t h e above c o n s i d e r a t i o n s t h e f e a s i b l e l i m i t o f 
t o t a l c o m m e r c i a l a n d / o r t h e r e s i d e n t i a l e q u i v a l e n t d e v e l o p 
ment i n t h e W a t e r f r o n t ( a s s u m i n g p r e s e n t day t r a f f i c l o a d s 
and t h e a d d i t i o n o f a w e s t e r l y K S t r e e t c o n n e c t i o n t o Key 
B r i d g e and C a n a l Road) i s 3.0 m i l l i o n s q u a r e f e e t . T h i s 
r e p r e s e n t s a m o d i f i c a t i o n o f t h e 3.3 m i l l i o n s q u a r e f e e t 
u s e d a s t h e l i m i t i n t h e P h a s e I and I I A S t u d y R e p o r t s . 
T h i s m o d i f i c a t i o n i s t h a t r e q u i r e d b y t h e e l i m i n a t i o n o f t h e 
r i g h t - h a n d - t u r n ramp f r o m Key B r i d g e t o K S t r e e t e a s t b o u n d . 
As was n o t e d i n t h e p r e v i o u s d i s c u s s i o n , t h i s l i m i t i s an 
a b s o l u t e i n t h a t i t m a i n t a i n s t h a t t h e T h r e e S i s t e r s B r i d g e 
and Potomac R i v e r F r e e w a y a r e " g i v e n s " . I f e i t h e r o r b o t h 
a r e n o t t o become r e a l i t i e s , c o n s i d e r a b l y l e s s l o c a l s t r e e t 
c a p a c i t y w i l l be a v a i l a b l e f o r a d d i t i o n a l W a t e r f r o n t d e v e l o p 
ment, a s t h e i r through-movement f u n c t i o n w i l l n e c e s s a r i l y 
be i n c r e a s e d . E v e n w i t h t h e s e two f a c i l i t i e s a s p l a n n e d 
t h e 3.0 m i l l i o n f i g u r e i m p l i e s a l o c a l t r a f f i c l e v e l o f s e r 
v i c e " E " l e v e l , f e a s i b l e b u t n o t d e s i r a b l e . T h u s , t h e 
r e a l i s t i c l i m i t o f t o t a l c o m m e r c i a l o r n o n - r e s i d e n t i a l e q u i v a 
l e n t d e v e l o p m e n t i s somewhat l e s s t h a n t h e 3.0 m i l l i o n s q u a r e 
f o o t f i g u r e . 

The P l a n h e r e i n i s d e s i g n e d f o r a l i m i t o f t o t a l d e v e l o p m e n t 
a t a p p r o x i m a t e l y 2.7 m i l l i o n s q u a r e f e e t o f c o m m e r c i a l a n d / o r 
r e s i d e n t i a l e q u i v a l e n t W a t e r f r o n t d e v e l o p m e n t , t h a t l e v e l o f 
d e v e l o p m e n t e s t i m a t e d a s i m p l y i n g a l o c a l t r a f f i c l e v e l o f 
s e r v i c e "D". 
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Plan Elements 
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T H E R E C O M M E N D E D LAND USE PLAN 

The L a n d Use P l a n i s d e s i g n e d t o a c h i e v e t h e g o a l s a n d ob
j e c t i v e s e s t a b l i s h e d f o r t h e G e o r g e t o w n W a t e r f r o n t . The P l a n 
i n c o r p o r a t e s t h e s p e c i f i c d e s i g n p r i n c i p l e s d e v e l o p e d f o r t h e 
W a t e r f r o n t S t u d y A r e a . 

The f o l l o w i n g d e s c r i b e s e x i s t i n g l a n d u s e s t o p r o v i d e a c o n 
t e x t f o r t h e d e s c r i p t i o n o f e x i s t i n g u s e s t o r e m a i n , recom
mended l a n d u s e s a n d t h e amount and t y p e o f d e v e l o p m e n t . 
H i s t o r i c and a r c h i t e c t u r a l l y s i g n i f i c a n t b u i l d i n g s t h a t a r e 
to be p r e s e r v e d a n d / o r r e s t o r e d a r e l i s t e d . 

Existing Land Use 

G e o r g e t o w n ' s p r i n c i p a l a r t e r i a l s t r e e t s - W i s c o n s i n Avenue 
and "M" S t r e e t - s e r v e a s i m p o r t a n t s p e c i a l t y r e t a i l a n d 
e n t e r t a i n m e n t c o r r i d o r s c a t e r i n g t o m e t r o p o l i t a n - w i d e m a r k e t s . 

The G e o r g etown W a t e r f r o n t i s a m i x e d - u s e e n c l a v e c o m b i n i n g 
o b s o l e s c e n t u s e s o f r e l a t i v e l y l o w i n t e n s i t y w i t h h i s t o r i c 
s t r u c t u r e s and s i g n i f i c a n t e x a m p l e s o f new d e v e l o p m e n t . I t 
i s on t h e t h r e s h o l d o f m a j o r p r i v a t e l y - i n d u c e d r e d e v e l o p m e n t . 

Summary of Building Uses in the Georgetown Waterfront Study Area, March 1972 

Use Floor Area (Sq.Ft . ) % of Total 

Residential Townhouses 102,000 6 
Mult i -Family Residential 12,000 1 
Residential Mixed wi th Other Uses 37.000 _2_ 

Subtotal (151,000) (9) 

Retail Trade 181,000 12 
Eating, Drinking, Entertainment 80.000 _5_ 

Subtotal (261,000) (17) 

Personal & Business Services 14,000 1 
Other Services 54.000 _4 

Subtotal (68,000) (5) 

Office and Professional 237,000 15 
Hotel 23,000 2 
Manufacturing, Wholesale & Distribution 132,000 8 
Building Materials & Contract Construction 54,000 3 
Uti l i t ies 197,000 13 
Government 114,000 7 
Religious and Institutional 17,000 1 
Vacant 304,000 20 

T O T A L 1,558,000 100 

Source: Hammer, Si ler, George Associates 
it. 
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Existing Uses to Remain 
A k e y f a c t o r a f f e c t i n g t h e m a r k e t a b i l i t y and l o c a t i o n o f new 
d e v e l o p m e n t i n t h e W a t e r f r o n t s t u d y a r e a i s t h e n e t a c r e a g e 
a v a i l a b l e and " s u s c e p t i b l e " t o p r i v a t e r e d e v e l o p m e n t i n t h e 
W a t e r f r o n t . " S u s c e p t i b l e " i n c l u d e s t h o s e p r o p e r t i e s c u r r e n t l y 
u n d e r u t i l i z i n g t h e i r z o n i n g p o t e n t i a l a n d / o r a v a i l a b l e on t h e 
m a r k e t . " S u s c e p t i b l e " does n o t i n c l u d e c o m m i t t e d d e v e l o p m e n t . 

The W a t e r f r o n t a r e a ' s c u r r e n t m a j o r f l o o r s p a c e " c o n s u m e r s " 
i n c l u d e g o v e r n m e n t and u t i l i t i e s ( 3 1 1 , 0 0 0 s q u a r e f e e t , a b o u t 
20 p e r c e n t o f t h e t o t a l ) ; o f f i c e s ( 2 3 7 , 0 0 0 s q u a r e f e e t , a p 
p r o x i m a t e l y 15 p e r c e n t o f t h e t o t a l ) and r e t a i l t r a d e ( 1 8 1 , 0 0 0 
s q u a r e f e e t , o r a b o u t 12 p e r c e n t o f t h e t o t a l ) . I t s h o u l d be 
n o t e d t h a t i n 1972 a b o u t 20 p e r c e n t o f t h e s t u d y a r e a ' s f l o o r 
s p a c e ( a s opposed t o l a n d ) , o r a b o u t 304,000 s q u a r e f e e t was 
v a c a n t . 

Of t h e Georgetown W a t e r f r o n t ' s a p p r o x i m a t e 42 a c r e s , 15 a c r e s 
(35 p e r c e n t o f t h e t o t a l ) c a n be c o n s i d e r e d " s u s c e p t i b l e " o r 
" h i g h l y s u s c e p t i b l e " t o f u t u r e r e d e v e l o p m e n t . P r o p e r t i e s i n 
t h e s e c l a s s i f i c a t i o n s i n c l u d e b o t h s m a l l a n d l a r g e l a n d a s 
s e m b l i e s w h i c h may h a v e a n e c o n o m i c a l l y v i a b l e , b u t i n c o m p a t i b l e , 
u s e f o r t h e G e o r g e t o w n a r e a and W a t e r f r o n t , e . g . , a u t o r e p a i r , 
j u n k s h o p , e t c . ; v a c a n t l o t s ; a c t i v i t i e s a n d o c c u p a n t s i n de
t e r i o r a t i n g s t r u c t u r e s a n d l i k e l y t o be c u r t a i l e d o r r e l o c a t e d 
f r o m t h e a r e a ; and l a r g e l a n d a s s e m b l i e s w i t h s m a l l p o r t i o n s 
o f p e r m i s s i b l e FAR i n u s e . 

O p p o r t u n i t i e s o u t s i d e t h e " s u s c e p t i b l e / h i g h l y s u s c e p t i b l e " 
g r o u p i n g t e n d t o be l i m i t e d b e c a u s e o f t h e c o n s i d e r a b l e e x p e n s e 
i n v o l v e d i n l a n d a s s e m b l y a n d / o r p o t e n t i a l c o n f l i c t w i t h o t h e r 
d e v e l o p m e n t g o a l s and o b j e c t i v e s f o r t h e a r e a . T h i s i n c l u d e s 
a p p r o x i m a t e l y 19 a c r e s . T h u s a b o u t 45 p e r c e n t o f t h e t o t a l 
l a n d a r e a i n t h e W a t e r f r o n t c a n be c l a s s i f i e d a s " r e s i s t a n t " 
o r " h i g h l y r e s i s t a n t " t o c h a n g e . T h e s e l a t t e r c a t e g o r i e s em
b r a c e l a n d on w h i c h t h e r e i s r e l a t i v e l y new c o n s t r u c t i o n com
p a t i b l e w i t h t h e a r e a ( e . g . , Kodak a n d R e c o r d a k ) and w h e r e 
i m p r o v e m e n t s a r e c l o s e t o f u l l u s e o f FAR. 

H i s t o r i c s t r u c t u r e s must be d e a l t w i t h s e p a r a t e l y a s t h e y a r e 
"most s u s c e p t i b l e " , e v e n t h o u g h o f m a j o r o r e x c e p t i o n a l h i s 
t o r i c a l v a l u e . O n l y i f t h e y a r e i n o w n e r s h i p o r c o n t r o l t h a t 
h a s t h e c a p a b i l i t y and t h e d e s i r e t o r e t a i n them c a n t h e y be 
c o n s i d e r e d " r e s i s t a n t t o c h a n g e " . R e s i d e n c e s f a l l i n t o t h e 
same c a t e g o r y . 

S u r v e y s r e v e a l t h a t a b o u t 20 p e r c e n t o f t h e Georgetown W a t e r 
f r o n t ' s l a n d a r e a (9 a c r e s ) i s p r e s e n t l y c o m m i t t e d t o e x i s t 
i n g d e v e l o p m e n t w h i c h i s r e l a t i v e l y immovable ( e . g . , Dodge 
C e n t e r a n d P h a s e A G e o r g e t o w n I n l a n d ) . 
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The l a n d u s e i n v e n t o r y i n d i c a t e s 19-24 a c r e s ( i n c l u d i n g t h e 
c o m m i t t e d d e v e l o p m e n t o f Dodge C e n t e r and G e o r g e t o w n I n l a n d ) 
a s t h e n e t a c r e a g e a v a i l a b l e f o r p r i v a t e " d e v e l o p m e n t " i n 
t h e s t u d y a r e a . I n a d d i t i o n , 8.7 a c r e s now owned by t h e 
D.C. Highway D e p a r t m e n t i n a r e c t a n g u l a r W a t e r f r o n t s t r i p 
s t r e t c h i n g f r o m t h e Key B r i d g e t o t h e G e o r g e t o w n I n l a n d h o l d 
i n g , l o c a t e d s o u t h o f K S t r e e t , h a s n o t b e e n c o m m i t t e d t o 
f u t u r e u s e . 

Historic Buildings, Sites, and Lands to be Preserved 

A p r i n c i p a l g o a l o f t h e P l a n i s t o p r e s e r v e a n d e n h a n c e t h o s e 
q u a l i t i e s o f t h e G e o r g e t o w n W a t e r f r o n t t h a t j u s t i f y G e o r g e 
t o w n ' s d e s i g n a t i o n a s a R e g i s t e r e d N a t i o n a l L a n d m a r k . 

S i n c e t h e i n i t i a t i o n o f t h e s t u d y , t h e C o r s o n a n d Gruman Com
p a n y , and W a r r i n g B a r r e l Company w a r e h o u s e s , b o t h o f e x c e p 
t i o n a l h i s t o r i c v a l u e ( c a . 1855 a n d n o t e d a s C a t e g o r y I I I 
L a n d m a r k s shown i n t h e P h a s e I R e p o r t ) h a v e b e e n t o r n down. 

The J o i n t C o mmittee on L a n d m a r k s , p a r t i a l l y i n r e s p o n s e t o 
t h e above and t h e r e a l i z a t i o n t h a t o v e r a l l l a n d m a r k d e s i g 
n a t i o n does n o t p r o v i d e p r o t e c t i o n t o i n d i v i d u a l s t r u c t u r e s 
when t h r e a t e n e d u n d e r t h e i n c r e a s i n g p r e s s u r e s f o r d e v e l o p 
ment i n t h e G e o r getown W a t e r f r o n t , i n i t i a t e d a r e e v a l u a t i o n 
o f G e o r g e t o w n W a t e r f r o n t l a n d m a r k d e s i g n a t i o n s . The r e s u l t 
o f t h i s r e e v a l u a t i o n i s s u m m a r i z e d i n t h e f o l l o w i n g l i s t i n g 
o f " L andmarks o f t h e N a t i o n a l C a p i t a l " d e s i g n a t e d by t h e 
J o i n t C o mmittee on L a n d m a r k s o f t h e N a t i o n a l C a p i t a l , a s o f 
M a rch 27, 1 9 7 3 . 

B u i l d i n g s a n d p l a c e s w h i c h a r e u n d e r l i n e d a r e l i s t e d s e p a 
r a t e l y on t h e N a t i o n a l R e g i s t e r o f H i s t o r i c P l a c e s . T h e s e 
b u i l d i n g s a r e i n d i c a t e d by t h e d e s i g n a t i o n o f " e x c e p t i o n a l 
v a l u e " on t h e H i s t o r i c R a t i n g Map. 

L andmark d e s i g n a t i o n o f i n d i v i d u a l s t r u c t u r e s p r o v i d e s s i g 
n i f i c a n t a d d i t i o n a l p r o t e c t i o n t o t h e s e s t r u c t u r e s by d e l a y i n g 
d e m o l i t i o n a s t h e y become t h r e a t e n e d . However, i t i s n o t 
enough s i m p l y t o p r o v i d e s h o r t - t e r m p r o t e c t i o n . The P l a n p r o 
p o s e s p r o g r a m s f o r r e d e v e l o p m e n t , r e n o v a t i o n a n d / o r r e c o n 
s t r u c t i o n o f s p e c i f i c h i s t o r i c s t r u c t u r e s a n d s p a c e s . T h e s e 
p r o g r a m s a r e d e s c r i b e d i n C h a p t e r I I I a n d u n d e r " H i s t o r i c A r e a 
S t u d i e s " i n t h e P h a s e I I A R e p o r t . 
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Georgetown Landmarks of the National Capital 

Category I 
D.C. Land-
marks List No. Date Ownership 
1-20 Forrest-Marbury House, 3350 M Street, N.W. 1788-90 P 
Places, 1-4 Chesapeake and Ohio Canal 1831 U.S. 

Wisconsin Ave. Bridge over Canal & Canal Monument 1831 D.C. 
Potomac Aqueduct Bridge Abutment and Pier 1833-43 

Category II 
l l -B-10 Grace Protestant Episcopal Church, (Mission Church for 1866-67 P 

Canal Boatmen), 1041 Wisconsin Avenue, N.W. 
11 C 20 Potomac Masonic Lodge No. 5, 1058 Thos. Jefferson St., N.W. 1810 P 
1 I D 1 Bank of Columbia (Bureau of Indian Trade; Georgetown 1796, remod. 1833 D.C. 

Town Hall and Mayor's Office; Fire Company No. 5 ) , 
3210 M Street, N.W. 

II D 2 City Tavern, 3206 M Street, N.W. 1796,remod. 1962 P 
II D 3 Historic Georgetown Inc.* and adjacent buildings (4) c. 1787-91 and P 

3001-3011 M Street, N.W. 1810-12 
II D 6 Vigilant Fire House, 1066 Wisconsin Avenue, N.W. 1844 P 
II D 8 Georgetown Market, 3276 M Street, N.W. 1865, D.C. 

on site of market-1795 
11-0-15 Bomford's Mill (Pioneer Flour Mills) 1845-47, P 

behind 3261 K Street, N.W. enlarged c. 1883 
1 I E 3 Old Stone House*, 3051 M St. , N.W. 1765, U.S. 

restored 1956-58 
II E 60 Washington Canoe Club, West end of K St. , N.W. c.1890 P 
II G-1 Georgetown Historic District 
l l -G-21 C&O Canal Historic District through Georgetown 

Category III 
I I I D-2 Commercial Bui ldings** c. 1780-1820 P 

M Street, N.W., Georgetown 
Nos. 2803* 

2919* 
3056 
3068 
3072 
3112 
3116 
3209* 
3 2 1 1 * 
3232 Col. Glass Co. 

I I I D 4 Duvall Foundry, 105030th Street, N.W. 1856 P 
II I D 17 District of Columbia Paper Manufacturing Co., 1900-02 P 

3255-59 K Street, N.W. 
I I I E 9 Junior League of Washington* (Loughborough- 1801-06 P 

Patterson House), 3041 M Street, N.W. 
II I E 49 Joseph Carlton House, 1052-54 Potomac Street, N.W. c.1794 P 
I I I E 50 Brickyard Hill Houses, 3134-36 South Street, N.W. c.1800 P 
I I I E 51 1063, 1069 (Nicholas Hedges House) and c. 1800-15 P 

1071 Thos. Jefferson Street, N.W. 
I I l -E 52 Potomac Boat Club, 3530 K Street, N.W. c.1870 P 
l l l -G-3 Key Bridge 1923 D.C. 

Notes: 
P: Private ownership 
* Not technically in the Waterfront Study Area, being on the north side of M Street. 
* * A more comprehensive reclassification of M Street buildings is under review by the Joint Committee on 
Landmarks but is not yet completed. 
1 Designated by the Joint Committee on Landmarks of the National Capital, March 27, 1973. 
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Recommended Land Use 
The e x i s t i n g L a n d Use P l a n f o r t h e W a t e r f r o n t i n d i c a t e s a l l 
e x i s t i n g d e v e l o p m e n t a s r e m a i n i n g i n i t s e x i s t i n g u s e , un
l e s s shown a s a p r o p o s e d r e u s e . Use c a t e g o r i e s a r e r e s i 
d e n t i a l , c o m m e r c i a l ( e i t h e r l o w o r medium d e n s i t y ) o r m i x e d 
us e ( r e s i d e n t i a l - c o m m e r c i a l , a g a i n e i t h e r l o w o r m e d i an 
d e n s i t y ) p a r k u s e i s a l s o d e s i g n a t e d . A d e t a i l e d d i s c u s s i o n 
o f t h e amount and t y p e o f d e v e l o p m e n t f o l l o w s . The L a n d Use 
P l a n i s d e s c r i b e d i n t h e c o n t e x t o f t h e I l l u s t r a t i v e S i t e 
P l a n i n t h i s c h a p t e r , and i n t h e more d e t a i l e d " H i s t o r i c 
A r e a " and " W a t e r f r o n t Zone" s t u d i e s a s m o d i f i e d f r o m t h e 
P h a s e I I A R e p o r t and a s p a r t o f t h e g u i d e l i n e s o f t h e P l a n 
a r e i n c l u d e d a s A p p e n d i x A. 

Amount and Type of Development 
The e c o n o m i c s o f t h e P l a n d i r e c t l y i n v o l v e s two b a s i c c o n 
s i d e r a t i o n s r e l a t i n g t o p h y s i c a l d e v e l o p m e n t w i t h i n t h e 
a r e a : 

- R e s p o n s e t o t h e demands o f t h e p r i v a t e m a r k e t f o r a 
v a r i e t y o f f u n c t i o n s a n d l a n d u s e s ; 

- P r o t e c t i o n o f t h e u n i q u e c h a r a c t e r i s t i c s t h a t u n d e r -
g i r d t h e sub-economy o f t h e l a r g e r G e o r g e t o w n community. 

The P l a n p e r m i t s a t o t a l d e v e l o p m e n t e n v e l o p e i n t h e G e o r g e 
town W a t e r f r o n t A r e a o f some 3,333 g r o s s s q u a r e f e e t . T h i s 
l e v e l o f d e v e l o p m e n t i n c l u d e s 2,150,000 s q u a r e f e e t o f new 
c o n s t r u c t i o n f o r b o t h c o m m e r c i a l and r e s i d e n t i a l u s e s , w i t h 
a p p r o x i m a t e l y 1,000,000 s q u a r e f e e t o f e x i s t i n g b u i l d i n g 
s p a c e r e m a i n i n g i n t h e a r e a . I t i s a l s o e s t i m a t e d t h a t 
a p p r o x i m a t e l y 300,000 s q u a r e f e e t o f a d d i t i o n a l e x i s t i n g 
s p a c e t o r e m a i n c o u l d be r e n o v a t e d t o be c o m p e t i t i v e w i t h 
new s p a c e . Some o f t h i s r e n o v a t e d s p a c e w o u l d r e p l a c e new 
c o n s t r u c t i o n . 

I n t e r m s o f c o m m e r c i a l o r c o m m e r c i a l e q u i v a l e n t * t h e P l a n 
p e r m i t s a t o t a l d e v e l o p m e n t o f a p p r o x i m a t e l y 2,400,000 s q u a r e 
f e e t a s s u m i n g a t o t a l c l e a r a n c e o f t h e W a t e r f r o n t a n d r e d e v e l o p 
ment a t t h e recommended z o n i n g . More r e a l i s t i c d e v e l o p m e n t 

* F o r t h e p u r p o s e o f e q u a t i n g d e v e l o p m e n t t o t o t a l s i t e s t r e e t 
c a p a c i t y e a c h d w e l l i n g u n i t i s e q u a t e d t o 200 s q u a r e f e e t o f 
c o m m e r c i a l d e v e l o p m e n t . T h i s i s b a s e d on an e s t i m a t e d p e a k 
h o u r v e h i c u l a r t r i p g e n e r a t i o n o f .5 v e h i c u l a r t r i p s f o r e a c h 
d w e l l i n g u n i t and 2.5 s u c h t r i p s f o r e v e r y 1000 s q u a r e f e e t o f 
c o m m e r c i a l d e v e l o p m e n t . 
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w h i c h i n c l u d e s 1,000,000 s q u a r e f e e t o f e x i s t i n g b u i l d i n g 
s p a c e t o r e m a i n i n e x i s t i n g u s e and up t o 300,000 s q u a r e 
f e e t o f a d d i t i o n a l e x i s t i n g s p a c e t o r e m a i n t o be r e n o v a t e d 
r e p r e s e n t s a p e r m i t t e d t o t a l d e v e l o p m e n t o f a p p r o x i m a t e l y 
2,700,000 s q u a r e f e e t o f c o m m e r c i a l a n d c o m m e r c i a l e q u i v a 
l e n t d e v e l o p m e n t i n t h e W a t e r f r o n t . 

Total Development Feasibility and Proposed Levels of Development in the 
Georgetown Waterfront 

Millions Commercial or Commercial 
o f S q . F t . Equivalent Development 

8.2 

6.5 

5.4 

3.8 

3.3 

3.3 

3.0 

2.7 

2.7 

2.5 

2.4 

2.1 

1.5 

Current Permissible* 

Current Possible* 

Theoretical Improved 
Street Capacity 

High Market 

Workable Improved 
Street Capacity 

Maximum Development 
(Phase I) 

Workable Improved Street 
Capacity (Phase II Final 
Plan) 

Moderate Development 
(Phase I and I IA Prelim
inary Plan) 

Recommended Develop
ment (Phase II Final Plan) 

Low Market 

Maximum Redevelopment 
(Phase II Final Plan) 

Minimum Development 
(Phase I) 

Exist ing Development (1972) 

Permissible development under current zoning 

Development physical ly possible under current zoning 

Theoretical improved street capacity (requires an 
unrealistic altering of present travel patterns) 

High 1982 market projection 

Maximum street capacity considered workable at 
Level " E " (assumes an improved local street system 
including K St . -Key Bridge-Canal Road intersection) 

Proposed maximum development alternative (includes 
0.3-0.4 sq.ft. of commercial equivalent in residential 
development) 

Maximum street capacity considered workable at 
Level " E " (as modified assuming an improved local street 
system but no Key Bridge to K S t . eastbound movement) 

Proposed moderate development alternative (includes 
0.2 sq.ft. of commercial equivalent in residential 
development) 

Recommended development (includes 2.0 sq.ft. of com
mercial equivalent in residential development) 

Low 1982 market projection 

Maximum development allowed assuming total Water
front redevelopment (no existing to remain or redevel
opment uses) 

Proposed minimum development alternative (includes 
0.2 sq.ft. of commercial equivalent in residential 
development) 

Exist ing level of development (including 0.3 vacant) 

*Does not take into account recent rezoning of the Waterfront. 
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I t s h o u l d be n o t e d t h a t t h e r e a s o n i t i s p o s s i b l e , a t any 
g i v e n t i m e p r i o r t o t o t a l r e d e v e l o p m e n t o f t h e W a t e r f r o n t , 
t o a c h i e v e a t o t a l d e v e l o p m e n t h i g h e r t h a n t h a t p e r m i t t e d 
i n t h e W a t e r f r o n t ( 2 , 7 0 0 , 0 0 0 v s 2,400,000) may be due t o 
any one o r a c o m b i n a t i o n o f t h e f o l l o w i n g : 

F i r s t , t h e r e i s e x i s t i n g d e v e l o p m e n t t o r e m a i n i n t h e W a t e r 
f r o n t t h a t i s n o n - c o n f o r m i n g u n d e r t h e recommended Z o n i n g 
P l a n map. T h i s r e p r e s e n t s a d e v e l o p m e n t i n e x c e s s o f t h a t 
p e r m i t t e d on t h e s e s i t e s ( a p p r o x i m a t e l y 1,000,000 e x i s t i n g 
v s 700,000 p e r m i t t e d s q u a r e f e e t o f c o m m e r c i a l ) . W i t h t h i s 
d e v e l o p m e n t r e m a i n i n g and f u l l d e v e l o p m e n t o f t h e " s u s c e p 
t i b l e t o d e v e l o p m e n t " o r " o p p o r t u n i t y a r e a " s i t e s , t o t a l 
d e v e l o p m e n t w i l l e x c e e d t h a t o f p e r m i t t e d t o t a l d e v e l o p m e n t 
(2 . 7 v s 2.4 m i l l i o n s q u a r e f e e t o f c o m m e r c i a l a n d / o r com
m e r c i a l e q u i v a l e n t d e v e l o p m e n t ) . 

S e c o n d , s e v e r a l e x i s t i n g a n d h i s t o r i c a l l y c o n t r i b u t i n g 
s t r u c t u r e s (on o r n e a r Potomac S t r e e t ) i n t h e W a t e r f r o n t 
a r e n o n - c o n f o r m i n g u n d e r t h e recommended Z o n i n g P l a n map 
i n t h a t t h e y r e p r e s e n t e x i s t i n g d e v e l o p m e n t i n e x c e s s ( i n 
b u l k a n d / o r b u l k and h e i g h t ) o f t h a t recommended f o r t h e s e 
s i t e s . R e u s e o f t h e f u l l p o t e n t i a l o f t h e s e s t r u c t u r e s w i l l 
p r o v i d e d e v e l o p m e n t i n e x c e s s o f t h a t t o t a l p e r m i t t e d by 
t h e i r r e p l a c e m e n t ( a p p r o x i m a t e l y 265,000 v s 180,000 s q u a r e 
f e e t o f c o m m e r c i a l d e v e l o p m e n t ) and l i k e w i s e a l l o w t o t a l 
d e v e l o p m e n t o f a l i k e amount i n a d d i t i o n t o t h a t p e r m i t t e d 
by t h e Z o n i n g P l a n . 

T h i r d , t h e P l a n p e r m i t t i n g d e v e l o p m e n t o f 3,333,000 g r o s s 
s q u a r e f e e t o r a p p r o x i m a t e l y 2,700,000 s q u a r e f e e t o f com
m e r c i a l o r c o m m e r c i a l e q u i v a l e n t d e v e l o p m e n t a s s u m e s t h a t 
a l l d e v e l o p m e n t , w h e r e p e r m i t t e d , w i l l be i n c o m m e r c i a l u s e . 
A l l o f t h e p r o p o s e d c o m m e r c i a l u s e z o n i n g d i s t r i c t s do, 
h o w e v e r , p e r m i t / a l l o w r e s i d e n t i a l d e v e l o p m e n t and w i t h a n 
i n c e n t i v e i n f a v o r o f r e s i d e n t i a l d e v e l o p m e n t a s t h a t p r o v i d e d 
by t h e S e c t i o n a l D e v e l o p m e n t P l a n and t h e D e v e l o p m e n t R i g h t s 
P r o g r a m ( A p p e n d i x B) i t c a n be e x p e c t e d t h a t n o t a l l p e r m i t t e d 
c o m m e r c i a l d e v e l o p m e n t w i l l be i n s u c h u s e . I n t h e SDP i t i s 
p r o p o s e d t h a t r e s i d e n t i a l d e v e l o p m e n t be p e r m i t t e d t o t h a t 
a l l o w e d by h e i g h t a n d p e r c e n t a g e o f l o t c o v e r a g e r e s t r i c t i o n s 
t h u s a l l o w i n g g r e a t e r d e v e l o p m e n t t h a n t h a t a l l o w e d on t h e s e 
s i t e s by t h e f l o o r a r e a r a t i o r e s t r i c t i o n s on t h e i r d e v e l o p 
ment i n c o m m e r c i a l u s e s o r a s a m a t t e r o f r i g h t . The r e a l i s t i c 
d e v e l o p m e n t l i m i t o f 2,700,000 s q u a r e f e e t o f c o m m e r c i a l o r 
c o m m e r c i a l e q u i v a l e n t w o u l d n o t be e x c e e d e d b u t t h e t o t a l de
v e l o p e d s q u a r e f e e t i n t h e W a t e r f r o n t c o u l d be c o n s i d e r a b l y 
i n c r e a s e d by t h i s a d d i t i o n a l r e s i d e n t i a l d e v e l o p m e n t . 
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Amount and Type of Development 
Phase I I , Final Development Plan and Program for the Georgetown Waterfront Area 

Maximum Permitted Development: 

Category Gross Square Feet 
Sq . F t . of Commercial or 
Commercial Equivalent ! 

Total Calculated Redevelopment2 Not Calculated 2,400,000 

Total Calculated "Real is t ic 
Development3 3,333,000 2,700,000 

Il lustrative Site Plan Develop-
ment4 

Without Reuse 
With Reuse 

3,341,000 
3,428,000 

2,612,000 
2,699,500 

N O T E S : 
1 . For the purpose of equating total site development to total Waterfront local street capacity, 
each dwelling unit is equated to 200 square feet of commercial development. (1,000 d.u.'s = 
200,000 square feet commercial equivalent.) Th is is based on an estimated peak hour vehicular 
trip generation of .5 vehicular trip for each dwelling unit and 2.5 such trips for every 1,000 
square feet of commercial development. 

Waterfront street capacity is calculated to be at best approximately 2,950,000 square feet 
of commercial and/or commercial equivalent at level of service " E " . A t level of service " D " this 
would be approximately 2,700,000 square feet. (Note Section I I F , " T h e Movement System as a 
Constraint to Development", A Plan for the Georgetown Waterfront Area of the District of 
Columbia — Draft Appendix of the Proposed S D P . 

2. The total development permitted at recommended SDP zoning assuming total Waterfront 
clearance and redevelopment (no existing to remain or reuse development). (See the table on 
page 78 and the map on page 79 of the above-mentioned plan.) 

3. The total, maximum development permitted at recommended S D P zoning in areas defined 
as "development opportunity areas". (See the map on page 56 in the above-mentioned plan.) 

4. Development as permitted and illustrated for "development opportunity areas". (See the 
map on page 57 and the illustrated site plan on page 73 of the plan.) 

The fol lowing table gives a further breakdown of this illustrated amount and type of 
development: 
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Illustrated Amount and Type of Development 
(See Development Opportunity Areas,Permitted Development Map and the Illustrative Site Plan) 

With No Reuse Gross S a . F t . 
Sq .F t . of Commercial or 
or Commercial Eauiva lent l 

Exist ing Development (to remain) 1,000,000 1,000,000 

Dodge Center & Georgetown 
Inland (Phase 1) 425,000 425,000 

Addit ional New Development 
(Commercial) 1,030,000 1,030,000 

Addit ional New Development 
(Residential) 886,000 157,000 

T O T A L S 3,341,000 2,612,000 

With Reuse 

Exist ing Development (to remain) 1,000,000 1,000,000 

Dodge Center & Georgetown 
Inland (Phase 1) 425,000 425,000 

Addit ional New Development 
(Commercial) 850,000 850,000 

Reuse 
(Commercial) 267,500 267,000 

Addit ional New Development 
(Residential) 886 ,000 157,000 

T O T A L S 3,428,500 2,699,500 

1 . For the purpose of equating total site development to total Waterfront local street capacity, 
each dwelling unit is equated to 200 square feet of commercial development. (1,000 d.u.'s = 
200,000 square feet commercial equivalent.) Th is is based on an estimated peak hour vehicular 
tr ip generation of .5 vehicular trip for each dwelling unit and 2.5 such trips for every 1,000 
square feet of commercial development. 

Waterfront street capacity is calculated to be at best approximately 2,950,000 square feet 
of commercial and/or commercial equivalent at level of service " E " . A t level of service " D " this 
would be approximately 2,700,000 square feet. (Note Section 1 1 F , " T h e Movement System as a 
Constraint to Development", A Plan for the Georgetown Waterfront Area of the District of 
Columbia — Draft Appendix to the Proposed S D P . 
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The p r e c e e d i n g map "Development O p p o r t u n i t y A r e a s , Recommended 
Z o n i n g " , shows t h e p r o p o s e d p e r m i t t e d d e v e l o p m e n t on t h o s e 
s i t e s c o n s i d e r e d a s s u s c e p t i b l e t o d e v e l o p m e n t o r d e v e l o p m e n t 
o p p o r t u n i t y a r e a s . The map " P e r m i t t e d D e v e l o p m e n t " i n d i c a t e s 
t h e s q u a r e f e e t o r d w e l l i n g u n i t s w h e r e a p p l i c a b l e a t t h e s e 
p e r m i t t e d l e v e l s o f d e v e l o p m e n t on t h e s e p a r c e l s . T h i s map 
d i f f e r e n t i a t e s b e t w e e n new d e v e l o p m e n t and t h e r e u s e o f 
s e v e r a l s t r u c t u r e s n e a r Potomac S t r e e t ; i t a l s o a s s u m e s 
o t h e r e x i s t i n g t o r e m a i n d e v e l o p m e n t ( t h a t now shown) a s 
1,000,000 s q u a r e f e e t o f , p r i m a r i l y , c o m m e r c i a l d e v e l o p m e n t ; 
a n d i t a s s u m e s t h a t a l l d e v e l o p m e n t p e r m i t t e d a s c o m m e r c i a l 
w i l l be d e v e l o p e d a s s u c h . 

T o t a l d e v e l o p m e n t ( g r o s s s q u a r e f e e t ) a s i l l u s t r a t e d on t h i s 
map v a r i e s f r o m 3,341,000 t o 3,428,000 t o t a l s q u a r e f e e t de
p e n d i n g on r e u s e . T h i s r e p r e s e n t s a t o t a l c o m m e r c i a l a n d 
r e s i d e n t i a l e q u i v a l e n t d e v e l o p m e n t o f f r o m 2,612,000 t o 
2,699,500 s q u a r e f e e t . 

T H E R E C O M M E N D E D C I R C U L A T I O N PLAN 

The movement s y s t e m i n c l u d e s r e g i o n a l and l o c a l a c c e s s , t h e 
l o c a l s t r e e t s y s t e m , p a r k i n g , p u b l i c t r a n s i t , a n d t h e p e d e s 
t r i a n c i r c u l a t i o n s y s t e m . 

Vehicular Circulation 

T h r e e e l e m e n t s make up t h e V e h i c u l a r C i r c u l a t i o n S y s t e m : t h e 
Potomac R i v e r F r e e w a y E l e m e n t , t h e A r t e r i a l a n d L o c a l S t r e e t 
E l e m e n t a n d a C a r t w a y , S i d e w a l k and S t r e e t L a n d s c a p e E l e m e n t 
( t h e P e d e s t r i a n C i r c u l a t i o n S y s t e m ) . 

The Potomac River Freeway 

The F r e e w a y i s p l a n n e d t o p r o v i d e t r a f f i c r e l i e f t h r o u g h t h e 
b o t t l e n e c k r e p r e s e n t e d by t h e G e o r g e t o w n a r e a w i t h i t s e x 
t r e m e l y l i m i t e d h i g h w a y i m p r o v e m e n t o p t i o n s . 

The GPG was d i r e c t e d t o c o n s i d e r a s a " f u n c t i o n a l g i v e n " a n 
e i g h t - l a n e f r e e w a y c o n s i s t i n g o f two f o u r - l a n e r o a d w a y s c o n 
n e c t i n g t o t h e I n n e r Loop E x p r e s s w a y s y s t e m o f W a s h i n g t o n 
on t h e e a s t , and t o t h e P a l i s a d e s P a r k w a y o f M a r y l a n d and 
t h e D i s t r i c t o f C o l u m b i a on t h e w e s t , and w i t h 1-66 i n V i r 
g i n i a . The l a t t e r c o n n e c t i o n w o u l d be v i a t h e p r o p o s e d 
T h r e e S i s t e r s B r i d g e , w h i c h was a l s o a " g i v e n " . Under a n y 
f r e e w a y a l t e r n a t i v e t h e Potomac R i v e r F r e e w a y was t o h a v e 
no l o c a l a c c e s s t h r o u g h t h e G e o rgetown W a t e r f r o n t . 
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The P l a n c a l l s f o r t h e e a s t b o u n d Potomac R i v e r F r e e w a y s e c 
t i o n t h r o u g h t h e g r e a t e r p a r t o f t h e G e o r g e t o w n W a t e r f r o n t 
t o h a v e t h e same g e n e r a l t u n n e l d e s i g n a s i n t h e 1968 H i g h 
way A c t a l t e r n a t i v e . The t u n n e l w i l l , h o w e v e r , e x t e n d 
s l i g h t l y f u r t h e r e a s t w a r d t o a p o r t a l a t Thomas J e f f e r s o n 
S t r e e t w h e r e i t w i l l r i s e o u t o f t h e g r o u n d t o a r e c o n s t r u c 
t e d b r i d g e o v e r Rock C r e e k , and an i n t e r c h a n g e w i t h t h e 
Rock C r e e k P a r k w a y . 

The Rock C r e e k i n t e r c h a n g e w i l l be r e c o n s t r u c t e d f o r t h e w e s t 
bound l a n e s . West o f t h e i n t e r c h a n g e , t h e w e s t b o u n d F r e e w a y 
l a n e s c r o s s Rock C r e e k , d e s c e n d i n g p a r a l l e l a n d a d j a c e n t t o 
t h e e a s t b o u n d l a n e s t o e n t e r a t u n n e l p o r t a l i d e n t i c a l t o 
t h e e a s t b o u n d p o r t a l a t Thomas J e f f e r s o n S t r e e t . T h i s t u n n e l 
w i l l f o l l o w t h e p r e s e n t K S t r e e t a l i g n m e n t u n t i l w e s t o f Key 
B r i d g e a t w h i c h t i m e i t w i l l f o l l o w a c o n f i g u r a t i o n a p p r o x i 
m a t e l y t h e same a s i n t h e 1968 Highway A c t a l t e r n a t i v e . 

A k e y f e a t u r e o f t h i s P l a n i s t h a t K S t r e e t , s t i l l s e r v i n g 
a s a l o c a l a r t e r i a l , w i l l be r e c o n s t r u c t e d on t h e d e c k o f 
t h e w e s t b o u n d F r e e w a y t u n n e l . As i t p r o c e e d s w e s t , t h e r e 
c o n s t r u c t e d K S t r e e t w i l l r i s e u n d e r Key B r i d g e t o meet t h e 
e x i s t i n g ramps t o C a n a l Road, M S t r e e t , a n d Key B r i d g e . 

The Arterial and Local Street Element 

The p r o p o s e d Potomac R i v e r F r e e w a y t h r o u g h t h e W a t e r f r o n t a r e a 
does n o t c o n n e c t w i t h a n y l o c a l s t r e e t , i n c l u d i n g Key B r i d g e 
and C a n a l Road, t h u s , some o f t h e t r a f f i c w h i c h p r e s e n t l y 
u s e s Key B r i d g e v i a t h e W h i t e h u r s t F r e e w a y w i l l u s e M S t r e e t . 
M S t r e e t a n d a r e c o n s t r u c t e d K S t r e e t w i l l be t h e e a s t - w e s t 
a r t e r i a l s i n t h e W a t e r f r o n t . M S t r e e t must be s u p p l e m e n t e d 
i f l o c a l a c c e s s i s t o be i m p r o v e d ; a means o f a c h i e v i n g 
t h i s , t h u s a l l o w i n g more p e r m i t t e d d e v e l o p m e n t f r o m a move
ment s t a n d p o i n t , i s t o go t o a s y s t e m o f " u n b a l a n c e d " t r a f -
f i c e f l o w s on M a n d K S t r e e t s i n t h e W a t e r f r o n t , i n c o n j u n c 
t i o n w i t h m a j o r t u r n p r o h i b i t i o n s a n d A.M. a n d P.M. r e v e r s i n g 
i n d i r e c t i o n o f s p e c i f i c t r a f f i c l a n e s . T h i s m o d i f i c a t i o n 
i s a p a r t o f t h e recommended C i r c u l a t i o n P l a n f o r t h e W a t e r 
f r o n t . 

A d e s c r i p t i o n o f t h e r e c o n s t r u c t e d l o c a l K S t r e e t i s made i n 
t h e S e c t i o n a l D e v e l o p m e n t P l a n , i n t h e d i s c u s s i o n o f "Recom
mended S t r e e t A d j u s t m e n t s " . E s t i m a t e s o f t h e c a p a c i t y o f t h e 
C i r c u l a t i o n P l a n a r e p r o v i d e d i n b o t h t h e P h a s e I and I I A 
S t u d y R e p o r t s , s p e c i f i c a l l y " A p p e n d i x B, T r a n s p o r t a t i o n 
M e t h o d o l o g y A n a l y s i s " o f t h e P h a s e I I A R e p o r t . 
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The p r i n c i p a l n o r t h - s o u t h a r t e r i a l i n t h e W a t e r f r o n t i s W i s 
c o n s i n A v e n u e . S e c o n d a r y a r t e r i a l s a r e 2 9 t h and 3 0 t h S t r e e t s 
and Thomas J e f f e r s o n and 3 1 s t S t r e e t s p o s s i b l y w o r k i n g a s one-way 
c o u p l e s . A l l o t h e r s t r e e t s i n t h e W a t e r f r o n t a r e a a r e c o n 
s i d e r e d a s l o c a l s t r e e t s . 

To t h e e x t e n t p o s s i b l e t h e P l a n a t t e m p t s t o e l i m i n a t e o r 
c u r t a i n t h e u s e o f r e s i d e n t i a l s t r e e t s f o r W a t e r f r o n t a c c e s s . 
A number o f r e s i d e n t i a l s t r e e t s i n t h e P l a n a r e a a r e t o be 
c l o s e d o r c h a n g e d i n s u c h a f a s h i o n a s t o l i m i t e x i s t i n g c o n 
n e c t i o n s ; t h i s i s e s p e c i a l l y t r u e t o t h e w e s t o f W i s c o n s i n 
A v e n u e . S t r e e t a d j u s t m e n t s a s shown w i l l be t h e s u b j e c t o f 
s e p a r a t e p u b l i c h e a r i n g s c o n d u c t e d by a p p r o p r i a t e p u b l i c 
a g e n c i e s . 

Parking 
A m a j o r c o n s i d e r a t i o n u n d e r l y i n g d e c i s i o n s r e g a r d i n g d e v e l o p 
ment p o t e n t i a l i n G e o r g e t o w n i s t h e p r o v i s i o n o f t h e p r o p e r 
amount o f p a r k i n g . 

F o r o f f i c e s p a c e , t h e d e t a i l e d a n a l y s i s o f p a r k i n g s u p p l y / 
demand i s p r e s e n t e d i n t h e P h a s e I I A R e p o r t . F o r t h e p u r 
p o s e s o f e s t i m a t i n g o f f i c e p a r k i n g demand a f a c t o r o f 2.5 
s p a c e s p e r 1000 s q u a r e f e e t o f f l o o r a r e a o r one s p a c e f o r 
e a c h 400 s q u a r e f e e t was p r e v i o u s l y a d o p t e d . 

P a r k i n g demand f o r r e t a i l u s e s was c a l c u l a t e d a t one p a r k i n g 
s p a c e f o r e a c h 2 00 s q u a r e f e e t o f r e t a i l f l o o r a r e a p r o p o s e d , 
o r f i v e s p a c e s p e r t h o u s a n d s q u a r e f e e t o f g r o s s r e t a i l f l o o r 
a r e a . 

F o r r e s i d e n t i a l u s e s , p a r k i n g was c a l c u l a t e d t o be p r o v i d e d 
a t one p a r k i n g s p a c e p e r d w e l l i n g u n i t o r a p a r t m e n t , o r room 
i n t h e c a s e o f h o t e l o r m o t e l . 

E s t i m a t e s i n t h e P h a s e I I A R e p o r t i n d i c a t e r e s i d e n t i a l and 
r e t a i l s u p p l y a n d e s t i m a t e d demand a r e a b o u t i n b a l a n c e , how
e v e r , t o t a l p a r k i n g demand i s i n e x c e s s o f t h a t t o be s u p p l i e d 
i n t h e r a t i o o f 3 t o 2. 

I t s h o u l d be n o t e d t h a t o t h e r s t u d y r e c o m m e n d a t i o n s h a v e t a k e n 
a c o n s i d e r a b l y d i f f e r e n t v i e w o f t h e u s e o f t h e a u t o m o b i l e a n d 
t h e a s s o c i a t e d n e c e s s i t y f o r t h e p r o v i s i o n o f p a r k i n g . F o r 
e x a m p l e , i n t h e p r e l i m i n a r y p r o p o s a l by t h e Z o n i n g R e v i s i o n 
a n d P l a n n i n g Group o f t h e D.C. Z o n i n g C o m m i s s i o n on December 6, 
1 9 7 2 , t i t l e d "A New S p e c i a l P u r p o s e Zone D i s t r i c t S P - 2 " , t h e 
f o l l o w i n g p o l i c y was a d v o c a t e d : 
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The b a s i c t h e o r y b e h i n d t h e p a r k i n g s t a n d a r d s p r o p o s e d was 
t h a t b e c a u s e t h e p r e s e n t s t r e e t s y s t e m o f t h e W a t e r f r o n t 
i s a t n e a r maximum c a p a c i t y a t p e a k h o u r s and M e t r o w i l l 
n o t s e r v e t h e a r e a , i t i s d e s i r a b l e t o d i s c o u r a g e new w o r k e r s 
i n t h e a r e a d r i v i n g t o t h e i r j o b s . The s t a n d a r d s f o r o f f i c e 
u s e w e r e t h e r e f o r e k e p t d e l i b e r a t e l y l o w a t a maximum o f one 
s p a c e p e r 1,800 s q u a r e f e e t . The r e t a i l p a r k i n g s t a n d a r d s , 
on t h e o t h e r h a n d , w e r e s t r i n g e n t r e q u i r i n g a minimum o f one 
s p a c e f o r 200 s q u a r e f e e t o f r e t a i l f l o o r a r e a . 

The t r a f f i c c o n g e s t i o n p e a k s i n G e o r g e t o w n a r e t h e A.M. and 
P.M. commuting h o u r s , m a i n l y c a u s e d by t r a f f i c p a s s i n g t h r o u g h 
t h e a r e a . T h e s e a r e a g g r a v a t e d by e x t e n s i v e f r i n g e p a r k i n g 
on p u b l i c s t r e e t s . The Z o n i n g R e v i s i o n and P l a n n i n g Group 
t o o k t h e p o s i t i o n t h a t f u t u r e w o r k e r s i n t h e W a t e r f r o n t a r e a 
s h o u l d be e n c o u r a g e d t o u s e p u b l i c t r a n s i t by a c t u a l l y l i m i t 
i n g p a r k i n g s p a c e s w i t h i n new b u i l d i n g s w h e r e a s s h o p p e r s c o u l d 
n o t be e x p e c t e d t o u s e p u b l i c t r a n s i t , e s p e c i a l l y d u r i n g t h e 
e v e n i n g h o u r s . G e o r g e t o w n i s a r e t a i l i n g c e n t e r i n t h a t b e 
s i d e s s e r v i n g l o c a l d a y - t o - d a y n e e d s f o r t h e n e i g h b o r h o o d , 
t h e a r e a h a s a d i s t i n c t r e g i o n a l s p e c i a l t y s h o p p i n g a n d e n t e r 
t a i n m e n t r o l e ; a l i m i t i n g o f r e t a i l p a r k i n g s p a c e s w o u l d 
t h r e a t e n t h i s e n v i r o n m e n t . No e x c e p t i o n s f o r t h e f i r s t 2,000 
s q u a r e f e e t o f o f f i c e a n d r e t a i l u s e s w e r e g i v e n a n d t h e 
B o a r d o f Z o n i n g A d j u s t m e n t i s t o be g i v e n t h e a u t h o r i t y t o 
s p e c i f y t h e number o f s p a c e s f o r a n y u s e s n o t l i s t e d . T h i s 
i s a somewhat r e v o l u t i o n a r y a p p r o a c h , i n t h a t i t g i v e s t h e 
B o a r d o f Z o n i n g A d j u s t m e n t c o n s i d e r a b l e d i s c r e t i o n a r y p ower, 
w h i c h makes f o r c o n s i d e r a b l e f l e x i b i l i t y t a i l o r e d t o i n d i 
v i d u a l c a s e s . 

O f f i c e p a r k i n g r e q u i r e m e n t s u n d e r t h i s p o l i c y w o u l d be o n l y 
2 0 - 2 5 % o f t h o s e f i g u r e d f o r demand by t h e GPG u n d e r t h e 
g u i d e l i n e s p r e v i o u s l y o u t l i n e d a s p r e s e n t s t a n d a r d s f o r o f f i c e 
d e v e l o p m e n t i n t h e o v e r a l l W a s h i n g t o n a r e a . The I l l u s t r a t e d 
S i t e P l a n s u p p l y does n o t meet demand c a l c u l a t e d a t a r a t e 
r e p r e s e n t i n g a p p r o x i m a t e l y one s p a c e p e r t w e l v e t h o u s a n d 
s q u a r e f e e t o f o f f i c e d e v e l o p m e n t , a r a t e i m p l y i n g 3 3 % t r a n s i t 
u t i l i z a t i o n , 2 0 % w a l k i n g t o w o r k , and a l m o s t t h r e e p e o p l e 
p e r a u t o m o b i l e . T h i s i s c o n s i d e r e d a s t h e minimum r e q u i r e d 
s u p p l y , a t l e a s t i n t h e s h o r t - t e r m f u t u r e . T h e r e f o r e , i t 
i s e x p e c t e d t h a t t o d e v e l o p t h e G e o r g e t o w n W a t e r f r o n t , e v e n 
t o i t s l i m i t e d s t r e e t c a p a c i t y , w i l l demand t h e p r o v i s i o n 
o f a d d i t i o n a l p a r k i n g s p a c e t h a t c a n a n d w i l l command premium 
p r i c e s . 
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Public Transportation 
A t p r e s e n t two b a s i c bus s e r v i c e s o p e r a t e on M S t r e e t i n 
G e o r g e t o w n . W i s c o n s i n AVenue r o u t e s c o n n e c t F r i e n d s h i p 
H e i g h t s v i a M S t r e e t w i t h P e n n s y l v a n i a A v e n u e , S.E. V i r g i n i a 
b u s e s f r o m t h e George W a s h i n g t o n p a r k w a y , L e e H i g h w a y , W i l 
s o n B o u l e v a r d and A r l i n g t o n B o u l e v a r d o p e r a t e on M S t r e e t 
t o a t e r m i n a l a t 1 1 t h a n d E S t r e e t s , N.W. A v a r i e n t o f 
t h i s s e r v i c e c o n n e c t s V i r g i n i a w i t h U n i o n S t a t i o n . The V i r 
g i n i a b u s e s o f f e r l o c a l s e r v i c e t o G e o r g e t o w n d u r i n g o f f -
p eak h o u r s a n d on w e e k e n d s , b u t e x c e p t f o r t h e U n i o n S t a 
t i o n b u s e s , s e r v e o n l y V i r g i n i a p a s s e n g e r s i n t h e weekday 
r u s h h o u r s . 

T r a n s i t s e r v i c e t o t h e G e o r g e t o w n W a t e r f r o n t a r e a i n t h e 
f o r e s e e a b l e f u t u r e w i l l r e m a i n e n t i r e l y b u s s e r v i c e . The 
n e a r e s t M e t r o s t a t i o n s a r e a t R o s s l y n , Foggy B o t t o m and 
Dupont C i r c l e , a n d few w i l l c h o o s e t o w a l k t h e d i s t a n c e . 
The bus s e r v i c e w i l l be s i g n i f i c a n t l y i m p r o v e d , h o w e v e r , 
by c o n n e c t i o n s w i t h M e t r o . 

T r a n s i t s e r v i c e f o r G e o r g e t o w n i s p a r t o f t h e o v e r a l l M e t r o 
b u s s e r v i c e r e v i s i o n s c u r r e n t l y u n d e r s t u d y by t h e W a s h i n g 
t o n M e t r o p o l i t a n A r e a T r a n s i t A u t h o r i t y . The most r e c e n t 
s t u d i e s f o r bus r o u t i n g s t o mesh w i t h M e t r o s e r v i c e c o n 
t e m p l a t e an a l i g n m e n t o f bus r o u t e s i n G e o r g e t o w n v e r y 
s i m i l a r t o t h o s e o f t o d a y . The e x c e p t i o n i s r e m o v a l o f t h e 
V i r g i n i a b u s e s f r o m M S t r e e t a s a r e s u l t o f t h e i r d i s p l a c e 
ment by M e t r o . T h i s P l a n recommends m o d i f i c a t i o n s t o t h e 
p r o p o s e d WMATA bus r o u t e s t o meet t h e f o l l o w i n g o b j e c t i v e s : 

. C o n n e c t i o n o f K S t r e e t a l o n g t h e W a t e r f r o n t w i t h 
M e t r o s e r v i c e by b u s . 

. C o n n e c t i o n a s a b o v e b e t w e e n G e o r g e t o w n U n i v e r s i t y 
a n d G e o r g e W a s h i n g t o n U n i v e r s i t y . 

. C o n n e c t i o n o f t h e G e o r getown W a t e r f r o n t by bus w i t h 
n e a r b y V i r g i n i a a n d N o r t h w e s t W a s h i n g t o n b u s i n e s s d i s t r i c t s . 

T h i s m o d i f i c a t i o n w o u l d r e v i s e t h e W i s c o n s i n AVenue r o u t e s 
t o s e r v e K S t r e e t a l o n g t h e W a t e r f r o n t by u s i n g t h e s o u t h en d 
o f W i s c o n s i n Avenue and K S t r e e t i n s t e a d o f M S t r e e t . T h i s 
a l s o w i l l s e r v e t o c o n n e c t W a t e r f r o n t d e v e l o p m e n t w i t h t h e 
Foggy B o t t o m M e t r o S t a t i o n . M S t r e e t w i l l s t i l l be s e r v e d 
by o t h e r r o u t e s . 

O t h e r r e v i s i o n o p t i o n s a r e d i s c u s s e d i n t h e P h a s e I I A R e p o r t 
a n d a r e i n c l u d e d a s p a r t o f t h e P l a n . 
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F o r c o m m e r c i a l t r a v e l t r a n s i t u s a g e i s e x p e c t e d t o r e m a i n be
l o w 1 5 % , b u t 20% was assumed f o r s e t t i n g t h e d e v e l o p m e n t 
l i m i t s . A f t e r M e t r o a n d t h e a s s o c i a t e d f e e d e r bus s y s t e m 
a r e f u l l y o p e r a t i v e t h e modal s p l i t a n d t r a f f i c p r o j e c t i o n s 
s h o u l d be r e e v a l u a t e d . 

Pedestrian Circulation 

A m a j o r e l e m e n t o f t h e P l a n i s a s y s t e m o f i n t e r c o n n e c t i n g 
p e d e s t r i a n a n d b i c y c l e p a t h s a r r a n g e d i n a m a j o r a n d m i n o r 
h i e r a r c h y . 

The Primary Pedestrian System 

P e d e s t r i a n c i r c u l a t i o n i s i n t h r e e p r i m a r y r o u t e s : W i s c o n s i n 
Avenue t o t h e Potomac R i v e r , t h e Promenade a l o n g t h e R i v e r ' s 
e d g e , and t h e Tow P a t h a l o n g t h e C h e s a p e a k e and O h i o C a n a l . 

H i s t o r i c p o i n t s o f i n t e r e s t s u c h a s t h e V i g i l a n t F i r e House, 
G r a c e C h u r c h y a r d , and t h e O l d Dodge Warehouse a r e on W i s c o n 
s i n A v e n u e . I m p r o v e d s i d e w a l k s , s t r e e t l a n d s c a p i n g , and ap
p r o p r i a t e l y s c a l e d new b u i l d i n g s w i l l e m p h a s i z e t h e i m p o r t a n c e 
o f t h i s s t r e e t w i t h i t s t e r m i n a l f o c u s on t h e W a t e r f r o n t i n 
a P u b l i c P l a z a . 

A l o n g t h e Potomac R i v e r ' s e d g e , a P a r k a n d P e d e s t r i a n Prome
nade e x t e n d t h e e n t i r e l e n g t h o f t h e G e o r g e t o w n W a t e r f r o n t . 
T h i s P a r k c o n n e c t s a t i t s e a s t e r n e n d by f o o t b r i d g e t o p a r k 
a r e a s s o u t h o f Rock C r e e k . A t t h e w e s t e r n end b e y o n d Key 
B r i d g e , a p e d e s t r i a n p a t h c o n t i n u e s p a s t t h e o l d A q u e d u c t 
a b u t m e n t t o t h e W a s h i n g t o n Canoe C l u b a n d up t h e R i v e r . 

The Tow P a t h a l o n g t h e C&O C a n a l e x t e n d s t h e e n t i r e l e n g t h 
o f t h e s t u d y a r e a f r o m Rock C r e e k t o K e y B r i d g e and b e y o n d 
a l o n g t h e C a n a l P a r k a s i t c o n t i n u e s w e s t o f t h e b r i d g e . 
Much o f t h i s a r e a h a s a l r e a d y b e e n p a r t i a l l y d e v e l o p e d a s 
a p e d e s t r i a n p a r k . P r o p e r l y s c a l e d new d e v e l o p m e n t , and 
r e s t o r a t i o n a n d i m a g i n a t i v e u s e o f h i s t o r i c b u i l d i n g s and 
s i t e s a l o n g i t s p a t h i s d i s c u s s e d i n d e t a i l u n d e r " H i s t o r i c 
A r e a S t u d i e s " i n A p p e n d i x B. 

The Secondary Pedestrian System 

M a j o r s e c o n d a r y p a t h s f o l l o w l o c a l s t r e e t s l i n k i n g M S t r e e t 
t o t h e Potomac. A l l o f t h e n o r t h - s o u t h s t r e e t s a r e recom
mended f o r e n h a n c e m e n t a s s e c o n d a r y p e d e s t r i a n r o u t e s w i t h 
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i m p r o v e d s t r e e t - t r e e p l a n t i n g , r e s t o r a t i o n and a p p r o p r i a t e 
u s e o f h i s t o r i c b u i l d i n g s , a n d p r o p e r l y s c a l e d new c o n s t r u c 
t i o n . S c e n i c v i e w s o f t h e C&O C a n a l P a r k a t t h e c r o s s -
b r i d g e s a r e e m p h a s i z e d , and w h e r e p o s s i b l e , s t r e e t s i d e w a l k s 
c o n n e c t t o t h e C a n a l P a t h s y s t e m . P e d e s t r i a n a n d s c e n i c 
e a s e m e n t s s h o u l d be m a i n t a i n e d a t t h e end o f e a c h s t r e e t 
p r o v i d i n g c o n n e c t i n g w a l k s t o t h e W a t e r f r o n t P a r k and v i s t a s 
o f t h e R i v e r f r o m M S t r e e t and t o t h e n o r t h . A p a t h s y s t e m 
a l o n g t h e w e s t bank o f Rock C r e e k c o n n e c t s t h e e a s t e n d o f 
t h e C&O C a n a l P a r k a n d t h e Potomac R i v e r W a t e r f r o n t Promenade. 

A s p e c i a l p e d e s t r i a n n o r t h - s o u t h " h i s t o r i c a l c o r r i d o r " i s 
recommended f o r d e v e l o p m e n t a l o n g t h e a l i g n m e n t o f Potomac 
S t r e e t . S t a r t i n g a t t h e G e o r g e t o w n M a r k e t on M S t r e e t , t h e 
w a l k w a y w o u l d c r o s s t h e C a n a l on t h e e x i s t i n g f o o t b r i d g e 
t o a new s m a l l p l a z a i m m e d i a t e l y s o u t h o f t h e C a n a l . From 
t h i s p o i n t p e d e s t r i a n s c o u l d c o n t i n u e s o u t h t o B o m f o r d M i l l , 
b e t w e e n t h e o l d b r i c k w a r e h o u s e s and a c r o s s K S t r e e t t o t h e 
W a t e r f r o n t P a r k . 

The s e c o n d a r y e a s t - w e s t s t r e e t s h a v e a s p e c i a l c h a r a c t e r a s 
p e d e s t r i a n r o u t e s . New d e v e l o p m e n t a l o n g S o u t h S t r e e t s h o u l d 
e m p h a s i z e t h e q u a l i t i e s o f G r a c e C h u r c h and s u r r o u n d i n g open 
s p a c e , and t h e s c e n i c v i e w s o f t h e W a t e r f r o n t f r o m t h i s 
p r o m i n e n t h i g h p o i n t . G r a c e S t r e e t , l i n e d on t h e n o r t h by 
o l d b r i c k w a r e h o u s e s t r u c t u r e s b e t w e e n W i s c o n s i n Avenue and 
Potomac S t r e e t , i s d e v e l o p e d a s a p r i m a r i l y p e d e s t r i a n s t r e e t . 

M S t r e e t i s t o be p r e s e r v e d i n i t s h i s t o r i c c h a r a c t e r and i m 
p r o v e d a s a r e t a i l s h o p p i n g s t r e e t . The C a n a l S q u a r e p e d e s 
t r i a n a r c a d e c o n n e c t i n g M S t r e e t t o 3 1 s t S t r e e t , o f f e r s an 
a m e n i t y f o r p e d e s t r i a n s t h a t c o u l d be c o p i e d i n o t h e r b l o c k s 
t o p r o v i d e a t t r a c t i v e , t r a f f i c - f r e e a c c e s s t o b u i l d i n g s f a c i n g 
t h e C a n a l . 

M i n o r s e c o n d a r y p a t h s n o t shown a s p a r t o f t h e P l a n a r e e n 
c o u r a g e d i n t h e W a t e r f r o n t t o p r o v i d e c o n n e c t i o n s t h r o u g h t h e 
i n t e r i o r o f b l o c k s , a c r o s s a r e a s o f open s p a c e and down n a r 
row a l l e y s b e t w e e n e x i s t i n g b u i l d i n g s . T h e s e p a t h s w o u l d t i e 
new d e v e l o p m e n t w i t h o l d , t h u s p r o v i d i n g a m e a n i n g f u l and e x 
c i t i n g e x p e r i e n c e a s w e l l a s s e r v i n g an i m p o r t a n t f u n c t i o n i n 
t h e G e o r g e t o w n W a t e r f r o n t . 

T H E I L L U S T R A T I V E S I T E PLAN 
The I l l u s t r a t i v e S i t e P l a n shows how t h e u r b a n d e s i g n c o n 
c e p t s a n d p r o g r a m c a n be c a r r i e d o u t f o r optimum d e v e l o p m e n t 
o f t h e W a t e r f r o n t . W h i l e i t i n d i c a t e s how d e v e l o p m e n t may 
o c c u r , i t c a n n o t be t a k e n l i t e r a l l y . W i t h i n t h e p r o p o s e d 
z o n i n g a n d d e s i g n c o n c e p t f r a m e w o r k , t h e r e i s b o t h c o n s i d e r 
a b l e room and an a b s o l u t e n e e d f o r d e t a i l e d a r c h i t e c t u r a l 
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d e s i g n a n d e c o n o m i c i n p u t a t t h e p r o j e c t l e v e l . 

I t i s assumed t h a t s u c h f u r t h e r d e t a i l i n g o f t h e c o n c e p t s 
w i l l t a k e p l a c e w i t h i n t h e g u i d e l i n e s o f t h e P l a n . The 
W a t e r f r o n t P a r k , r e l a t e d p a r k s a n d open s p a c e s , a s w e l l a s 
g e n e r a l l a n d s c a p i n g c o n c e p t s c a n be e a s i l y r e a d . The p r i n 
c i p l e o f k e e p i n g v i s t a s open t o t h e R i v e r a l o n g n o r t h -
s o u t h s t r e e t s i s c l e a r l y e x p r e s s e d . The a r e a i m m e d i a t e l y 
t o t h e n o r t h o f M S t r e e t i s shown t o i n d i c a t e how t h e new 
b u i l d i n g s i n t h e W a t e r f r o n t a r e a h a v e b e e n k e p t i n s c a l e 
a s an e x t e n s i o n o f G e o r g e t o w n ' s c h a r a c t e r . 

The W a t e r f r o n t P a r k a n d Promenade a l o n g t h e Potomac R i v e r 
p r o v i d e s t h e o p p o r t u n i t y f o r a c t i v i t i e s t h a t a r e s u i t a b l y 
r e l a t e d t o t h e a d j a c e n t G e o r getown a s w e l l a s t o d e v e l o p 
ment w i t h i n t h e W a t e r f r o n t - a n i n t e r r e l a t e d s y s t e m o f 
p u b l i c and p r i v a t e p a r k s , w a l k w a y s , b i k e w a y s and r e c r e a 
t i o n a l f a c i l i t i e s r e l a t e d t o a d j a c e n t a r e a s . 
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The f o l l o w i n g p r o c e d u r e s and a c t i o n s a r e n e c e s s a r y t o i m p l e 
ment t h e P l a n . 

T H E R E C O M M E N D E D S E C T I O N A L D E V E L O P M E N T PLAN 

Introduction 
A S e c t i o n a l D e v e l o p m e n t P l a n i s p r o p o s e d t o i m p l e m e n t t h e ob
j e c t i v e s and e l e m e n t s o f t h e D e v e l o p m e n t P l a n and P r o g r a m f o r 
t h e G e o r getown W a t e r f r o n t o f t h e D i s t r i c t o f C o l u m b i a i n s o f a r 
a s t h o s e o b j e c t i v e s and e l e m e n t s a r e s u b j e c t t o t h e z o n i n g 
p r o c e s s . The S e c t i o n a l D e v e l o p m e n t P l a n c o n c e p t i s d e f i n e d 
i n S e c t i o n 1202 o f t h e Z o n i n g O r d i n a n c e a s f o l l o w s : 

" S e c t i o n a l D e v e l o p m e n t P l a n : A p l a n n e d u n i t d e v e l o p m e n t p r e 
p a r e d by an a g e n c y o f t h e D i s t r i c t o f C o l u m b i a o r t h e F e d e r a l 
Government f o r a s p e c i f i c a r e a o f t h e c i t y ; s u b m i t t e d t o t h e 
N a t i o n a l C a p i t a l P l a n n i n g C o m m i s s i o n f o r r e v i e w and r e p o r t ; 
and a d o p t e d by t h e Z o n i n g C o m m i s s i o n i n a c c o r d a n c e w i t h t h e 
a p p l i c a b l e p r o v i s i o n s o f S e c t i o n 7 5 0 1 and w h i c h e s t a b l i s h e s 
f o r s u c h a r e a s , u s e s , f l o o r a r e a r a t i o s , h e i g h t o f b u i l d i n g s 
a n d s t r u c t u r e s , open s p a c e s and o t h e r d e t a i l s o f d e s i g n . The 
a r e a may i n c l u d e p r o p e r t y owned by t h e p u b l i c , p r i v a t e p e r s o n s , 
o r o r g a n i z a t i o n s , o r a c o m b i n a t i o n o f t h e s e , a n d f u r t h e r , t h e 
a r e a may be d e v e l o p e d i n one o r more s e c t i o n s r e g a r d l e s s o f 
t h e p r o p e r t y o w n e r s h i p . " 

The C o m p r e h e n s i v e P l a n d e s i g n a t e s G e o r g e t o w n , i n a manner 
c o n s i s t e n t w i t h t h e r e g i o n a l o b j e c t i v e s o f t h e N a t i o n a l C a p i t a l 
P l a n n i n g C o m m i s s i o n ' s "A P o l i c i e s P l a n f o r t h e Y e a r 2 0 0 0 " , 
( 1 9 6 1 ) , a s a p r e d o m i n a n t l y r e s i d e n t i a l community w i t h w a t e r 
r e c r e a t i o n o p p o r t u n i t i e s on t h e w a t e r f r o n t a n d w i t h t h e W h i t e -
h u r s t F r e e w a y removed. The f o r m u l a t i o n o f a S e c t i o n a l D e v e l o p 
ment P l a n f o r G e o r getown r e f l e c t s t h e n e eded t r a n s i t i o n f r o m 
e x i s t i n g i n d u s t r i a l u s e s t o p r o p o s e d r e s i d e n t i a l , r e c r e a t i o n a l 
and c o m m e r c i a l l a n d u s e s . 

I t i s a p p r o p r i a t e t o a d o p t a S e c t i o n a l D e v e l o p m e n t P l a n f o r 
t h e G e o r g e t o w n W a t e r f r o n t b e c a u s e i t i s a l o c a t i o n w h e r e de
v e l o p m e n t g o a l s and o b j e c t i v e s h a v e n o t b e e n a d e q u a t e l y r e a 
l i z e d . L a r g e t r a c t s o f l a n d a r e a v a i l a b l e f o r r e d e v e l o p m e n t , 
a m a j o r new h i g h w a y i s p r o p o s e d f o r t h e a r e a , a m a j o r e x i s t i n g 
h i g h w a y i s t o be removed and a d j a c e n t r e s i d e n t i a l , c o m m e r c i a l 
and u n i v e r s i t y c o m m u n i t i e s a r e s e e k i n g s p a c e i n w h i c h t o e x 
pand. The a r e a i s p a r t o f t h e O l d G e o r getown H i s t o r i c D i s 
t r i c t and c o n t a i n s many h i s t o r i c s t r u c t u r e s ; i t h a s b e e n 
d e s i g n a t e d a R e g i s t e r e d N a t i o n a l L a n d m a r k . The a r e a i s o f 
g r e a t v i s u a l i m p o r t a n c e t o t h e N a t i o n ' s C a p i t a l C i t y b e c a u s e 
o f i t s p r o m i n e n c e on t h e Potomac R i v e r b a n k . The a r e a i s 
s t r a t e g i c a l l y l o c a t e d b e t w e e n downtown W a s h i n g t o n , D.C. and 
r i v e r c r o s s i n g p o i n t s t o V i r g i n i a ; h e n c e i t m u s t accommodate 

- 5 2 -



h e a v y r u s h h o u r t r a f f i c f l o w s i n a d d i t i o n t o i n t e r n a l l y 
g e n e r a t e d t r a f f i c . T h i s P l a n e s t a b l i s h e s o b j e c t i v e s , p r o s 
p e c t i v e l a n d u s e s , z o n i n g d i s t r i c t s a n d c i r c u l a t i o n p a t t e r n s 
f o r t h e P l a n A r e a . The P l a n amends t h e Z o n i n g Map c o v e r i n g 
t h e P l a n A r e a a n d s e t s f o r t h r e g u l a t i o n s g o v e r n i n g t h e ap
p r o v a l o f P l a n n e d U n i t D e v e l o p m e n t a p p l i c a t i o n s i n t h e P l a n 
A r e a p u r s u a n t t o S e c t i o n 7 5 0 1 . The P l a n p r o v i d e s i n c e n t i v e s 
t o e n c o u r a g e P l a n n e d U n i t D e v e l o p m e n t s i n t h e P l a n A r e a . 

I n a d d i t i o n t o t h e S e c t i o n a l D e v e l o p m e n t P l a n t h e D e v e l o p 
ment P l a n and P r o g r a m a l s o recommends t h e s t u d y o f a "De
v e l o p m e n t R i g h t s P r o g r a m " a s p r o p o s e d f o r t h e W a t e r f r o n t a r e a 
( i n A p p e n d i x B o f t h i s P l a n ) a s a t e c h n i q u e f o r management o f 
t h e i m p l e m e n t a t i o n a n d d e v e l o p m e n t o f t h e P l a n . 

Description of the Plan Area 
The b o u n d a r i e s o f t h e S t u d y A r e a a r e shown on t h e Georgetown 
W a t e r f r o n t S t u d y A r e a Map. The b o u n d a r i e s o f t h e SDP a r e 
more r e s t r i c t i v e b e i n g t h e s o u t h s i d e o f M S t r e e t N.W., t h e 
w e s t bank o f Rock C r e e k , t h e n o r t h bank o f t h e Potomac R i v e r , 
a n d t h e e a s t s i d e o f Key B r i d g e . 

Zoning Plan Map and Zoning Text Amendments 

Recommended Amendments t o t h e e x i s t i n g Z o n i n g Map a n d t e x t 
a r e f e l t a s n e c e s s a r y t o c a r r y o u t t h e i n t e n t o f t h e P l a n . 

The Z o n i n g Map, a p a r t o f t h e D i s t r i c t o f C o l u m b i a Z o n i n g 
R e g u l a t i o n s , i s amended a s shown on t h e Z o n i n g P l a n Map, 
t o be made a p a r t o f t h e SDP. T h i s map shows t h e l o c a t i o n 
a n d e x t e n t o f z o n i n g d i s t r i c t s p r o p o s e d f o r t h e P l a n A r e a . 

Recommended Z o n i n g T e x t amendments i n c l u d e : 

1 . Change A r t i c l e 7501.24b t o p e r m i t a F.A.R. o f 3.0 i n 
t h e R-5-B D i s t r i c t . 

2. Change A r t i c l e 7 5 0 1 . 2 4 c t o p e r m i t a ny r e s i d e n t i a l 
b u i l d i n g o r a n y b u i l d i n g , w h i c h h a s a p o r t i o n t h e r e o f d e 
v o t e d t o r e s i d e n t i a l u s e , t o o c c u p y t h e l o t upon w h i c h i t i s 
l o c a t e d t o a maximum o f 7 5 % o f l o t o c c u p a n c y , p r o v i d e d s a i d 
b u i l d i n g i s l o c a t e d i n a p l a n n e d u n i t d e v e l o p m e n t . 
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I 
Recommended Zoning Standards'for the Georgetown Waterfront 
Sectional Development Plan 

District 
Floor 
Area Ratio 

% of Lot 
Occupancy Height 

R-4 
R-5-A 
R-5-B 
C-2-A 
C 3 A 

2.0 
3.0 

3 . 0 3 

1.0 
1.0 

754 
754 

40 
40 
60 
4 0 5 

60 

Notes: 
1. Lncli <>l lira throe standards must l><> complied with. 
2. Excupt as specified herein the lot occupancy standards specified in Article 7501.24 c. of 

the Zoning Regulations shall control. 
3. See recommended zoning regulation text changes. 
4. This standard applies only to residential development in these districts. Commercial devel

opment is still permitted 100% lot occupancy. An amendment to the zoning text is required 
to permit 75% lot occupancy by residential development in these districts. (See recommended 
zoning regulation text changes.) 

5. This height limit is less than that allowed as a matter-of-right in the C-2-A district; however, 
bulk is not restricted because a higher percent of lot occupancy is permitted. See note 4 above. 

Subarea Design Requirements 

The P l a n A r e a h a s b e e n d i v i d e d i n t o s e v e r a l s u b a r e a s f o r 
p u r p o s e s o f s p e c i f y i n g d e s i g n r e q u i r e m e n t s . * T h i s i s more 
c o n v e n i e n t t h a n p r o v i d i n g d e s i g n r e q u i r e m e n t s a p p l i c a b l e 
t o t h e e n t i r e P l a n A r e a b e c a u s e many d e s i g n r e q u i r e m e n t s 
r e l a t e t o s p e c i f i c b u i l d i n g s and a r e c o n s e q u e n t l y r e l e v a n t 
o n l y i n a s i n g l e s u b a r e a . The H i s t o r i c A r e a S t u d i e s map 
fie f i n e s t h e b o u n d a r i e s o f t h e s u b a r e a s a s u s e d f o r p u r p o s e s 
o f d i s c u s s i o n i n t h e P h a s e I I A R e p o r t and A p p e n d i x A o f 
t h i s P l a n . 

H i s t o r i c s u b a r e a b o u n d a r i e s a r e b a s e d on c o n c e n t r a t i o n s o f 
h i s t o r i c l a n d m a r k s , p r o p e r t y l i n e s , d e v e l o p m e n t p r o p o s a l s , 
v i s u a l r e c i p r o c i t y w i t h i n t h e s u b a r e a , and t h e r e l a t i o n 
s h i p o f p u b l i c f a c i l i t i e s , s u c h a s t h e C a n a l and t h e Potomac 
R i v e r F r e e w a y , t o a d j a c e n t a r e a s . 

T h e S u b a r e a D e s i g n R e q u i r e m e n t s r e l a t i v e t o h i s t o r i c p r e 
s e r v a t i o n a r e i n t e n d e d t o p r o v i d e g u i d a n c e t o p r i v a t e p r o 
p e r t y o w n e r s a n d t o t h e N a t i o n a l C o m m i s s i o n o f F i n e A r t s 
i n m a k i n g r e c o m m e n d a t i o n s t o t h e C o u n c i l o f t h e D i s t r i c t 
o f C o l u m b i a c o n c e r n i n g p r e s e r v a t i o n o f h i s t o r i c l a n d m a r k s 
i n t h e O l d G e o r g e t o w n H i s t o r i c D i s t r i c t ; c o m p l i a n c e w i t h 
t h e h i s t o r i c p r e s e r v a t i o n d e s i g n r e q u i r e m e n t s s h a l l be a 
m a n d a t o r y c o n d i t i o n f o r a p p r o v a l o f a P l a n n e d U n i t D e v e l o p 
ment a p p l i c a t i o n w i t h i n t h e P l a n A r e a . 

* S u b a r e a r e q u i r e m e n t s a r e t a k e n f r o m t h e P h a s e I I A " H i s t o r i c 
A r e a S t u d i e s " a s m o d i f i e d f o r t h e F i n a l D e v e l o p m e n t P l a n and 
P r o g r a m and c o n t a i n e d i n A p p e n d i x A o f t h i s R e p o r t . T h e y a r e 
s p e c i f i e d i n t h e SDP. 
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T H E R E C O M M E N D E D D E V E L O P M E N T P R O G R A M 
Public Improvement Programs 

The recommended p u b l i c i m p r o v e m e n t s p r o g r a m s a r e f e l t a s 
n e c e s s a r y f o r t h e i m p l e m e n t a t i o n o f t h e P l a n . A summary o f 
p u b l i c c o s t s i s i n c l u d e d . 

Recommended Public Improvements, Georgetown Waterfront Sectional Development Plan 

Act ion Agency Responsible 

1. Potomac River Freeway and Reconstruct 
K Street 

2. Development of the Canal , locks, foot
bridges, etc. 

3. Acquisit ion and development of the 50 ' 
Waterfront Park 

4. Public parks, pedestrian ways, bikeways, 
plazas and pedestrian overpasses as shown 
on the circulation plan 

5. Keep the rights-of-way of 33rd and 34th 
Streets vacant 

6. Reconstruct the Francis Scott Key House 

7. Restore and operate the Georgetown 
Market 

8. Preserve the existing Wisconsin Avenue 
Bridge over the Canal 

9. Construct a wall around the Western 
Heating Plant 

10. Acquire the Service Station Property at 
Rock Creek Park 

U.S. D O T ( F H W A ) , District Highways and 
Traf f ic 

U.S. Dept. of Interior, National Park 
Service (NPS) 

U.S. Dept. of Interior, NPS 

District Highways and Traf f ic , and 
Recreation 

District Highways and Traf f ic 

U.S. Dept. of Interior, NPS 

District Dept. of General Services, 
U.S. Dept. of Interior, NPS 

District Highways and Traf f ic 

General Services Administration or District 
Dept. of Environmental Services 

U.S. Dept. of Interior, NPS 

Freeway and Local Streets 
Potomac River Freeway 

A c o n c l u s i o n o f P h a s e I a n d P h a s e I I A i s t h a t t h e F r e e w a y 
c o n f i g u r a t i o n known a s t h e GPG I a l t e r n a t i v e i s t h e b e s t 
o v e r a l l s o l u t i o n t o r e g i o n a l t r a f f i c movement t h r o u g h t h e 
Georgetown W a t e r f r o n t . T h i s c o n c l u s i o n h o l d s , e v e n w i t h o u t 
a c o n n e c t i o n t o a T h r e e S i s t e r s B r i d g e a c r o s s t h e Potomac 
o r c o n s t r u c t i o n o f t h e P a l i s a d e s P a r k w a y . W h e t h e r t h e r e w i l l 
n e e d t o be t w o , t h r e e o r f o u r l a n e s e a c h way w i l l h a v e t o 
be s t u d i e d i n d e t a i l . 

A g e n c i e s r e s p o n s i b l e : U.S. D e p a r t m e n t o f T r a n s p o r t a t i o n 
(FHWA) ( p a r t ) , a n d D i s t r i c t o f C o l u m b i a D e p a r t m e n t o f H i g h 
w a y s and T r a f f i c . 

S o u r c e s o f f u n d s : U.S. C o n g r e s s . 
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Local Street Adjustments 
R e b u i l d i n g K S t r e e t on t o p o f t h e F r e e w a y t u n n e l , a n d m o d i f y i n g 
t h e p r e s e n t ramp f r o m Key B r i d g e t o e x t e n d i t t o K S t r e e t a r e 
i n t e g r a l e l e m e n t s o f t h e F r e e w a y c o n s t r u c t i o n . The e x t e n s i o n 
o f 2 9 t h S t r e e t , w h i l e K S t r e e t i s b e i n g r e b u i l t , and t h e open
i n g o f a new s t r e e t t o c o n n e c t Thomas J e f f e r s o n , 3 0 t h a n d 2 9 t h 
S t r e e t s a r e t h e o t h e r m a j o r new s t r e e t c h a n g e s . 

A g e n c i e s r e s p o n s i b l e : U.S. D e p a r t m e n t o f T r a n s p o r t a t i o n 
(FHWA) a n d D i s t r i c t o f C o l u m b i a D e p a r t m e n t o f H i g h w a y s a n d 
T r a f f i c . 

S o u r c e o f f u n d s : U.S. C o n g r e s s . 

Street Landscaping 

The t h i r d e l e m e n t o f t h i s p a t o f t h e p r o g r a m c a l l s f o r s t r e e t 
l a n d s c a p i n g f o r b o t h e x i s t i n g a s w e l l a s new s t r e e t s . 
A g e n c i e s r e s p o n s i b l e : D i s t r i c t o f C o l u m b i a D e p a r t m e n t o f 
H i g h w a y s a n d T r a f f i c a n d R e c r e a t i o n . 

S o u r c e s o f f u n d s : U.S. C o n g r e s s . 

Utilities 
Georgetown Interceptor Sewer 

The recommended F r e e w a y A l t e r n a t i v e ( a s do a l l F r e e w a y A l t e r 
n a t i v e s ) r e q u i r e s a t l e a s t p a r t i a l r e c o n s t r u c t i o n o f t h e I n 
t e r c e p t o r S e w e r . 

A g e n c y r e s p o n s i b l e : D i s t r i c t o f C o l u m b i a , D e p a r t m e n t o f 
E n v i r o n m e n t a l S e r v i c e s . 

S o u r c e s o f f u n d s : U.S. C o n g r e s s . 

Public Utilities 
W a t e r , s t e a m , m e c h a n i c a l a n d e l e c t r i c a l u t i l i t y s y s t e m s , a s 
w e l l a s t e l e p h o n e , g a s , e t c . a r e c u r r e n t l y a v a i l a b l e t o t h e 
a r e a b u t w i l l r e q u i r e some a l t e r a t i o n , abandonment, a n d / o r 
r e p l a c e m e n t . 

The P l a n recommends c o s t s h a r i n g w i t h d e v e l o p e r s on new 
w a t e r a n d s e w e r c o n n e c t i o n s a n d n e c e s s a r y r e a l i g n m e n t s . 

A g e n c i e s r e s p o n s i b l e : D i s t r i c t o f C o l u m b i a D e p a r t m e n t o f 
E n v i r o n m e n t a l S e r v i c e s , a n d v a r i o u s p u b l i c u t i l i t y c o m p a n i e s , 
e . g . , PEPCO. 
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S o u r c e o f f u n d s : U.S. C o n g r e s s ( p u b l i c , p r i v a t e ) . 

Public Parks 
C&O Canal 

The P l a n c a l l s f o r t h e a c q u i s i t i o n o f some p r o p e r t y t o be 
added t o t h e p r e s e n t C a n a l P a r k . Most o f t h i s p r o p e r t y i s 
now i n p u b l i c s t r e e t s o r o w n e r s h i p , some i n p r i v a t e owner
s h i p . 

An o v e r a l l b u d g e t e s t i m a t e f o r C a n a l P a r k d e v e l o p m e n t ( e x 
c l u d i n g a c q u i s i t i o n ) i s $ 3 2 5 , 0 0 0 . T h i s f i g u r e does n o t i n 
c l u d e t h e c o s t s o f s p e c i f i c h i s t o r i c r e s t o r a t i o n a n d / o r r e 
c o n s t r u c t i o n p r o g r a m s . 

Agency r e s p o n s i b l e : U.S. D e p a r t m e n t o f t h e I n t e r i o r , Na
t i o n a l P a r k S e r v i c e . 

S o u r c e o f f u n d s : U.S. C o n g r e s s . 

Waterfront Park 

A f t e r c o n s t r u c t i o n o f t h e F r e e w a y t u n n e l , a n d s i t e p r e p a r a t i o n 
o f p r o p e r t y f o r p r i v a t e d e v e l o p m e n t , t h e W a t e r f r o n t P a r k c a n 
be l a n d s c a p e d and c o n n e c t e d t o Rock C r e e k P a r k t o i t s e a s t 
by t h e Promenade. 

Agency r e s p o n s i b l e : U.S. D e p a r t m e n t o f t h e I n t e r i o r , N a t i o n a l 
P a r k S e r v i c e . 

S o u r c e o f f u n d s : U.S. C o n g r e s s . 

Site Pre para tion/Disposition 
Waterfront 

A l l p r o p e r t y i n t h e W a t e r f r o n t Zone i s i n one o f t h r e e owner
s h i p s : G e o r getown I n l a n d , C&O-B&O R a i l r o a d o r t h e D i s t r i c t 
o f C o l u m b i a ( D e p a r t m e n t s o f H i g h w a y s and P u b l i c W o r k s ) . The 
two p r i v a t e p r o p e r t i e s w i l l be m i n i m a l l y a d j u s t e d a s r e q u i r e d , 
w i t h s u c h a c q u i s i t i o n f o r h i g h w a y a n d p a r k p u r p o s e s a s i s 
n e c e s s a r y t o c a r r y o u t t h e P l a n . 

The r e m a i n d e r o f t h e l a n d s o u t h o f K S t r e e t i s c u r r e n t l y u n d e r 
j u r i s d i c t i o n o f t h e D i s t r i c t D e p a r t m e n t o f H i g h w a y s and T r a f 
f i c , h a v i n g b e e n a c q u i r e d a s p a r t o f t h e t a k i n g f o r t h e F r e e 
way. A f t e r c o n s t r u c t i o n o f t h e F r e e w a y t h e l a n d w i l l be 
t r a n s f e r r e d t o t h e D e p a r t m e n t o f t h e I n t e r i o r , N a t i o n a l P a r k 
S e r v i c e f o r d e v e l o p m e n t i n a c c o r d a n c e w i t h t h e P l a n a s p a r k 
l a n d and p u b l i c p l a z a . 
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Incinerator Site 

T h i s p r o p e r t y on t h e n o r t h s i d e o f K S t r e e t a t 3 0 t h i s u n d e r 
t h e j u r i s d i c t i o n o f t h e D i s t r i c t D e p a r t m e n t o f P u b l i c Works. 
I t i s p r o p o s e d f o r a c o m b i n a t i o n o f p a r k i n g g a r a g e s a n d 
t o w n h o u s e - a p a r t m e n t d e v e l o p m e n t . I t i s a c a s e o f p r i v a t e 
r e u s e o f e x c e s s p u b l i c l a n d . 

I n t h i s d e v e l o p m e n t , a P u b l i c D e v e l o p m e n t C o r p o r a t i o n w o u l d 
be a n a p p r o p r i a t e i n s t r u m e n t , i f t h e D e p a r t m e n t o f E n v i r o n 
m e n t a l S e r v i c e s does n o t h a v e p r o c e d u r e s t o e n s u r e i t s d e 
v e l o p m e n t c o m p a t i b l e w i t h t h e P l a n . The p r o p e r t y c o u l d a l s o 
be t r a n s f e r r e d t o RLA w i t h t h e D i s t r i c t a p p r o p r i a t e l y r e i m 
b u r s e d f r o m d i s p o s i t i o n p r o c e e d i n g s . 

A g e n c i e s r e s p o n s i b l e : D i s t r i c t o f C o l u m b i a D e p a r t m e n t o f 
E n v i n o n m e n t a l S e r v i c e s a n d R e d e v e l o p m e n t L a n d A g e n c y , a n d / o r 
a D e v e l o p m e n t C o r p o r a t i o n . 

S o u r c e o f f u n d s : None r e q u i r e d . 

Historic Preservation and Restoration Programs 

H i s t o r i c p r e s e r v a t i o n a n d r e s t o r a t i o n c o n s i s t s o f a c o m p l e x 
o f i n t e r r e l a t e d p r o g r a m e l e m e n t s . 

Canal Park Extension (Public) 

P r o p e r t y i s t o be a c q u i r e d f o r p u b l i c p a r k p u r p o s e s . Some 
i s c u r r e n t l y i n s t r e e t o r a l l e y u s e , some i n p r i v a t e owner
s h i p , a n d some a l r e a d y u n d e r N a t i o n a l P a r k S e r v i c e j u r i s d i c 
t i o n . 

Historic Preservation, Restoration and Reconstruction (Public) 

The p r e s e r v a t i o n o f h i s t o r i c s t r u c t u r e s s u c h a s t h e F o r r e s t -
M a r b u r y House a n d t h e Georgetown Potomac S t r e e t M a r k e t t h a t 
a r e t o be r e t a i n e d i n p u b l i c o w n e r s h i p a s a d d i t i o n s t o t h e 
C&O C a n a l H i s t o r i c P a r k a r e t h e r e s p o n s i b i l i t y o f t h e N a t i o n a l 
P a r k S e r v i c e . 

The r e c o n s t r u c t i o n o f b o t h t h e F r a n c i s S c o t t Key House and 
p o r t i o n s o f t h e F o r r e s t - M a r b u r y House a r e p a r t o f t h e p r o 
p o s e d C a n a l e x t e n s t i o n p r o g r a m . 

- 5 9 -



Agency r e s p o n s i b l e : U.S. D e p a r t m e n t o f t h e I n t e r i o r , N a t i o n a l 
P a r k S e r v i c e . 

S o u r c e o f f u n d s : U.S. C o n g r e s s and p r i v a t e d o n a t i o n s . 

Historic Preservation (Private) 

P r i v a t e h i s t o r i c p r e s e r v a t i o n i s e x p e c t e d t o be a m a j o r e l e 
ment o f t h e p r o g r a m . A v a r i e t y o f p r o p e r t y and i n s t i t u t i o n a l 
r e l a t i o n s h i p s t h a t w i l l e n h a n c e e c o n o m i c i n c e n t i v e s t o p r e 
s e r v a t i o n a r e e n v i s i o n e d . 

T h e s e m i g h t i n c l u d e a d d i t i o n a l d e s i g n a t i o n by t h e N a t i o n a l 
P a r k S e r v i c e a s p a r t o f t h e P a r k , * w i t h t r a n s f e r o f t i t l e 
t o t h e F e d e r a l Government and t h e r i g h t - t o - u s e ( i . e . , r e n t ) 
r e t a i n e d by t h e p r e s e n t owner. A n o t h e r d e v i c e i s t h e u s e 
o f " f a c a d e a c q u i s i t i o n " by t h e N a t i o n a l P a r k S e r v i c e t o e n 
s u r e p r e s e r v a t i o n . L o n g - t e r m l o w - i n t e r e s t l o a n s a r e e n 
v i s i o n e d a s a d e s i r a b l e t e c h n i q u e t o u s e . 

Most n e c e s s a r y a s i n s t r u e m e n t s f o r t h e s e k i n d s o f a c t i v i t i e s 
a r e t h e p r i v a t e , n o n - p r o f i t d e v e l o p m e n t ( h i s t o r i c a r e a ) 
c o r p o r a t i o n s , w i t h a W a t e r f r o n t ( P u b l i c ) D e v e l o p m e n t C o r 
p o r a t i o n a s a b a c k - u p " o r g a n i z a t i o n " o f " l a s t r e s o r t " . 

The D e v e l o p m e n t R i g h t s P r o g r a m a l t h o u g h n o t i n t e n d e d a s p a r t 
and p a r c e l o f t h e P l a n i s p r o p o s e d f o r f u r t h e r s t u d y i n p a r t 
i n t h a t i t i s d e s i g n e d t o p r o v i d e a n e c o n o m i c i n c e n t i v e f o r 
p r i v a t e p r e s e r v a t i o n and r e n o v a t i o n o f h i s t o r i c s t r u c t u r e s . 

A g e n c i e s r e s p o n s i b l e : N o n - P r o f i t H i s t o r i c A r e a C o r p o r a t i o n s 
s p o n s o r e d by G e o r g e t o w n C i t i z e n s ' A s s o c i a t i o n , a D e v e l o p m e n t 
C o r p o r a t i o n , and U.S. D e p a r t m e n t o f t h e I n t e r i o r , N a t i o n a l 
P a r k S e r v i c e . 

S o u r c e o f f u n d s : V a r i o u s p r i v a t e s o u r c e s i n c l u d e d f o u n d a 
t i o n s ( m o s t l y r e v o l v i n g o r w o r k i n g c a p i t a l ) . 

Historic Commission/Fine Arts 

A c t u a l c o n t r o l o f h i s t o r i c s t r u c t u r e s a s w e l l a s new d e v e l o p 
ment i n t h e W a t e r f r o n t a r e a i s s p r e a d d i f f u s e l y . The Com
m i s s i o n o f F i n e A r t s h a s e x t e n d e d i t s p r e s u m e d j u r i s d i c t i o n 
t o i n c l u d e a r c h i t e c t u r a l r e v i e w a n d a p p r o v a l o v e r s u c h a r e a s 
w i t h t h e D i s t r i c t ' s o f f i c e s o f L i c e n s e s a n d P e r m i t s g i v i n g 
s u p p o r t t o s u c h e x t e n s i o n by r e f u s i n g b u i l d i n g p e r m i t s w h e r e 
FA h a s n o t g i v e n a p p r o v a l . 
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W e l l - m e a n t a s t h i s c o n t r o l i s , i t may n o t p r e v e n t d e m o l i t i o n , 
o r i n t e r n a l r e c o n s t r u c t i o n , n o r does i t p r o v i d e t h e k i n d o f 
" c o n s t a n t t e n d e r l o v i n g c a r e " n e c e s s a r y f o r h i s t o r i c p r e s e r 
v a t i o n . 

S e v e r a l a l t e r n a t i v e s a r e p o s s i b l e t o e n s u r e t h a t t h e W a t e r 
f r o n t ( a n d G e o r g e t o w n ) h a v e t h e k i n d o f a d e q u a t e c o n t r o l a n d 
c o n s t r u c t i v e g u i d a n c e t h a t e x i s t s i n t h e V i e u x C a r r e i n New 
O r l e a n s and i n t h e h i s t o r i c d i s t r i c t o f S a v a n n a h , G e o r g i a . 
One a l t e r n a t i v e i s t o s t r e n g t h e n t h e p o s i t i o n a n d j u r i s d i c 
t i o n o f t h e C o m m i s s i o n on F i n e A r t s . A s e c o n d i s t o c r e a t e 
a G eorgetown H i s t o r i c C o m m i s s i o n whose s o l e r e s p o n s i b i l i t y 
i s H i s t o r i c G e o r g e t o w n , i n c l u d i n g t h e W a t e r f r o n t . A t h i r d 
i s t o c r e a t e a ( p e r h a p s t e m p o r a r y ) C o m m i s s i o n f o r t h e W a t e r 
f r o n t i t s e l f . F u n d s w o u l d be n e c e s s a r y f o r t h e a d m i n i s t r a t i o n 
o f s u c h a C o m m i s s i o n f o r t h e d u r a t i o n o f t h e d e v e l o p m e n t 
p r o c e s s . 

A g e n c i e s r e s p o n s i b l e : D i s t r i c t o f C o l u m b i a , U.S. C o n g r e s s , 
and C i t i z e n s ' A s s o c i a t i o n o f G e o r g e t o w n . 

S o u r c e s o f f u n d s : P o s s i b l e s p e c i a l t a x d i s t r i c t , D i s t r i c t 
G overnment o r U.S. C o n g r e s s . 

Historic Foundation/Trust 

To h e l p i m p l e m e n t p r e s e r v a t i o n a n d r e c o n s t r u c t i o n p l a n s on 
t h e p r i v a t e s i d e , a n H i s t o r i c F o u n d a t i o n T r u s t s h o u l d be 
f o r m e d , p a t t e r n e d a f t e r t h o s e i n a number o f c i t i e s . The 
F o u n d a t i o n ' s f u n c t i o n c o u l d be t o r a i s e money, a c c e p t g i f t s , 
own p r o p e r t y and p r o v i d e f o r n o n - p r o f i t a c t i v i t y w h e r e t h e 
e c o n o m i c s o f t h e p r o j e c t s w a r r a n t i t . 

A g e n c i e s r e s p o n s i b l e : G e o r getown C i t i z e n s ' A s s o c i a t i o n f o r 
s p o n s o r s h i p . 

S o u r c e o f f u n d s : p r i v a t e . 

The f o l l o w i n g l i s t o f p u b l i c i m p r o v e m e n t s i s c a l l e d f o r i n 
t h e S e c t i o n a l D e v e l o p m e n t P l a n ( S D P ) . 
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Summary of the Public Costs of the Public Improvement Programs 

Cost estimates for public elements listed above are summarized as fol lows: 

Bulkhead: 1,500'@ $2,500/ l in. f t . = $ 3,750,000 
2,500' over expressway = N/A 

Basin: 25,000 sq.ft. @ $4/cu .yd . - 50,000 

Urban Park: 350,000 sq.ft. @ $9/sq.f t . = 3,150,000 
(Promenade w/landscaping 
and brick paving) 

Expressway (see Phase I Report page 5 9 ) : = 119,000,000 

Relocating ventilating building: = 600 ,000* 

Surface Streets (excluding landscaping and lighting): 
K Street 2,800' @ $200/ l in . f t . = 550,000 

5 0 0 ' @ $1500/1 in.ft. = 750,000 

K Street-Key Bridge Ramp 8 0 0 ' @ $1000/ l in . f t . = 800,000 

Other Streets 3,000' @ $150/ l in. f t . = 450,000 

29th St . Retaining Wall 2 5 0 ' @ $125/ l in . f t . = 300,000 

Street Landscaping & Lighting: 7,500' @ $150/ l in. f t . = 1,125,000 

Canal Walkways (gravel) & Landscaping: = 75,000 

Park (natural) : 50,000 sq.ft. @ $5/sq.f t . = 250,000 

9 6 " Sewer Relocat ion: = 6 0 0 , 0 0 0 * * 

Other Uti l i t ies Alteration and/or Replacement: = 500,000 

Public preservation, restoration, and/or reconstruction: = 2,000,000 

Total Public Development Costs: = $133,900,000 

(The above summary does not include architectural and engineering fees.) 

N O T E S : 
* Does not include cost of additional mechanical equipment. 
* *F igure is quoted from District Highway's estimate. 

Source: W M R T Phase I I A Report, Prel iminary Development Plan and Program (1972) . 
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Private Action Programs 

A c t i o n p r o g r a m s t a k e t h e i m p r o v e m e n t p r o g r a m s l i s t e d above and 
s u g g e s t a g e n e r a l o u t l i n e o f s t e p s i n t h e i r i m p l e m e n t a t i o n . 

Private/Public 
B&O-C&O Railroad 

Removal o f t h e r a i l r o a d now i n K S t r e e t i s p o s s i b l e w i t h a 
cha n g e o f t h e D i s t r i c t S t e a m p l a n t f r o m c o a l t o o i l . Then 
o n l y t h e f l o u r m i l l w i l l r e m a i n a s a c u s t o m e r . P u b l i c U t i l i t y 
C o m m i s s i o n a p p r o v a l must be o b t a i n e d a s p a r t o f t h e F r e e w a y 
c o n s t r u c t i o n . 

Private Utility Changes 

E n g i n e e r i n g o f p r i v a t e u t i l i t y c h a n g e s w i l l p r e c e d e t h e i r 
abandonment w h e r e a p p r o p r i a t e a n d t h e e s t a b l i s h m e n t o f new 
e a s e m e n t s o r f r a n c h i s e a r e a s . 

Private Non-Profit Development Corporations/Historic Areas 

Under t h e s t i m u l a t i o n a n d / o r s p o n s o r s h i p o f t h e G e o r g e t o w n 
C i t i z e n s ' A s s o c i a t i o n , one o r s e v e r a l n o n - p r o f i t d e v e l o p m e n t 
c o r p o r a t i o n s c a n be f o r m e d w i t h p r o p e r t y o w n e r s p o o l i n g 
e q u i t y . A t t h e c o m p l e t i o n o f t h e i r o b j e c t i v e s t h e y c a n be 
d i s s o l v e d w i t h r e d i s t r i b u t i o n o f e q u i t y a s s e t s . 

Private Developer Actions 

The Dodge C e n t e r and G e o r g e t o w n I n l a n d p r o j e c t s w i l l p r o c e e d , 
and o t h e r d e v e l o p e r s o f p r o p e r t i e s s u s c e p t i b l e t o d e v e l o p 
ment s h o u l d be e n c o u r a g e d by t h e e x i s t e n c e o f t h e P l a n - a s 
u l t i m a t e l y a p p r o v e d - t o c a r r y o u t v a r i o u s d e v e l o p m e n t a c 
t i v i t i e s . 

Historic Foundation/Trust 

A H i s t o r i c F o u n d a t i o n s h o u l d be f o r m e d t o a c t a s q u a s i -
p a r t n e r t o H i s t o r i c A r e a C o r p o r a t i o n s , t h e W a t e r f r o n t De
v e l o p m e n t C o r p o r a t i o n ( P u b l i c ) , a n d p r i v a t e d e v e l o p e r s i n 
t e r e s t e d i n h i s t o r i c p r e s e r v a t i o n . 
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Publ ic Act ion Programs 
B e f o r e t h e P r e l i m i n a r y P l a n and D e v e l o p m e n t P r o g r a m c a n be 
o f f i c i a l l y a d o p t e d by t h e N a t i o n a l C a p i t a l P l a n n i n g C o m m i s s i o n , 
a d e c i s i o n must be r e a c h e d r e g a r d i n g t h e Potomac R i v e r F r e e 
way and V e h i c u l a r C i r c u l a t i o n P l a n a s e l e m e n t s o f t h e C i t y ' s 
o v e r a l l C o m p r e h e n s i v e P l a n . I n t u r n b e f o r e t h i s s t e p c a n be 
t a k e n a p p r o p r i a t e p u b l i c h e a r i n g s m u s t be h e l d , a t i m e - c o n s u m i n g 
p r o c e s s . I n t h e meantime a c q u i e s c e n c e t o p r e s s u r e f o r f u r t h e r 
d e v e l o p m e n t may r e s u l t i n a d d i n g " g i v e n s " w h i c h w i l l make 
f i n a l i m p l e m e n t a t i o n o f t h e P l a n i m p o s s i b l e and t h e P l a n 
m e a n i n g l e s s . Z o n i n g i s a t t h e c r u x o f t h e m a t t e r . 

District of Columbia Zoning Commission 
Adoption of the Sectional Development Plan 

P r e p a r e d u n d e r S e c t i o n 7 5 0 1 o f t h e Z o n i n g O r d i n a n c e , t h e S e c 
t i o n a l D e v e l o p m e n t P l a n s e t s up an a d m i n i s t r a t i v e p r o c e s s 
w h i c h w i l l b o t h e n a b l e a n d e n c o u r a g e i m p l e m e n t a t i o n o f t h i s 
F i n a l D e v e l o p m e n t P l a n a n d P r o g r a m . 

Plan Implementation 

Development as a Matter-of-Right 
P u r s u a n t t o A r t i c l e 7 5 0 2 . 7 1 o f t h e Z o n i n g R e g u l a t i o n s , any 
p r o p e r t y may be d e v e l o p e d t o t h e maximum e x t e n t a l l o w e d a s 
a m a t t e r o f r i g h t u n d e r t h e a p p l i c a b l e Zone D i s t r i c t s . No 
p r o c e s s i n g o f p r o p e r t y u n d e r t h e Z o n i n g C o m m i s s i o n o r t h e 
B o a r d o f Z o n i n g A d j u s t m e n t i s n e c e s s a r y f o r s u c h d e v e l o p 
ment u n l e s s s u c h p r o c e s s i n g i s r e q u i r e d i n t h e Z o n i n g Regu
l a t i o n s . 

Application for Planned Unit Developments 
A l l o f t h e p r o c e d u r e s , r e q u i r e m e n t s a n d s t a n d a r d s f o r a p 
p l i c a t i o n s f o r P l a n n e d U n i t D e v e l o p m e n t s i n a S e c t i o n a l De
v e l o p m e n t P l a n A r e a u n d e r S e c t i o n 7 5 0 1 , a s amended, s h a l l 
be f o l l o w e d . I n p a r t i c u l a r , t h e owner o r o w n e r s o f p r o p e r t y 
i n t h e P l a n A r e a may, p u r s u a n t t o A r t i c l e 7501.4 o f t h e 
Z o n i n g R e g u l a t i o n s , f i l e f o r " f u r t h e r p r o c e s s i n g " o f a 
P l a n n e d U n i t D e v e l o p m e n t b e f o r e t h e B o a r d o f Z o n i n g A d j u s t 
ment. P u r s u a n t t o A r t i c l e 7501.53 o f t h e Z o n i n g C o m m i s s i o n 
and t h e B o a r d o f Z o n i n g A d j u s t m e n t , i n c l u d i n g t h o s e t h e 
p e r f o r m a n c e o f w h i c h a r e c o n d i t i o n s p r e c e d e n t t o t h e i s s u a n c e 
o f any p e r m i t n e c e s s a r y f o r t h e d e v e l o p m e n t o f a n y p a r t o f t h e 
e n t i r e s i t e , i n c l u d i n g c o m p l i a n c e w i t h t h e r e q u i r e m e n t s o f 
t h i s S e c t i o n a l D e v e l o p m e n t P l a n , s h a l l r u n w i t h t h e l a n d and 
s h a l l n o t l a p s e o r be w a i v e d a s a r e s u l t o f a n y s u b s e q u e n t 
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change i n t h e t e n a n c y o r o w n e r s h i p o f a n y o r a l l o f s a i d a r e a . 
S u c h c o n d i t i o n s s h a l l be a p a r t o f a n y c e r t i f i c a t e o f o c c u 
p a n c y i s s u e d f o r a n y u s e o r s t r u c t u r e i n s u c h d e v e l o p m e n t . 

Amendments to Zoning in the SDP 

P u r s u a n t t o A r t i c l e 7 5 0 2 . 6 1 o f t h e Z o n i n g R e g u l a t i o n s , amend
ments t o z o n i n g i n a S e c t i o n a l D e v e l o p m e n t P l a n a r e a may be 
p r o p o s e d by any c i t i z e n , p r o p e r t y o w n e r , g r o u p o f c i t i z e n s 
o r g r o u p o f p r o p e r t y o w n e r s . A p r o p o s e d amendment s h a l l i n 
c l u d e a d e t a i l e d s t a t e m e n t e x p l a i n i n g t h e i m p a c t o f t h e p r o 
p o s e d amendment upon t h e S e c t i o n a l D e v e l o p m e n t P l a n . ( S e e 
recommended z o n i n g t e x t changes.); 

Fine Arts Approval 

P u r s u a n t t o P u b l i c Law 8 0 8 , 8 1 s t C o n g r e s s ; D.C. Code 5 - 8 0 1 , 
64 S t a t . 9 0 3 , b e f o r e a n y p e r m i t f o r t h e c o n s t r u c t i o n , a l 
t e r a t i o n , r e c o n s t r u c t i o n , o r r a z i n g o f a n y b u i l d i n g w i t h i n 
t h e O l d Georgetown H i s t o r i c D i s t r i c t ( t h e D i s t r i c t i n c l u d e s 
t h e e n t i r e P l a n A r e a ) i s i s s u e d t h e C o u n c i l o f t h e D i s t r i c t 
o f C o l u m b i a s h a l l r e f e r t h e p l a n s t o t h e N a t i o n a l C o m m i s s i o n 
o f F i n e A r t s f o r a r e p o r t a s t o t h e e x t e r i o r a r c h i t e c t u r a l 
f e a t u r e s , h e i g h t , a p p e a r a n c e , c o l o r , and t e x t u r e o f t h e ma
t e r i a l s o f e x t e r i o r c o n s t r u c t i o n w h i c h a r e s u b j e c t t o p u b l i c 
v i e w . The S u b a r e a D e s i g n R e q u i r e m e n t s a r e a p p r o p r i a t e f o r 
u s e by t h e N a t i o n a l C o m m i s s i o n o f F i n e A r t s i n t h e r e v i e w 
o f p l a n s s u b m i t t e d i n t h e P l a n A r e a . 

District Tax Assessor's Office 

The D i s t r i c t A s s e s s o r ' s O f f i c e w i l l n e c e s s a r i l y c o n d u c t r e 
a p p r a i s a l s f o r p r o p e r t y t a x p u r p o s e s , o c c a s i o n e d b y b o t h i n 
c r e a s e s o r d e c r e a s e s i n v a l u e a t t r i b u t a b l e t o t h e a d o p t i o n 
and i m p l e m e n t a t i o n o f t h e SDP. 

C o n s i d e r a t i o n may be g i v e n t o t h e i d e a o f d e s i g n a t i n g a l l o f 
Georgetown a s S p e c i a l T a x D i s t r i c t . The p o i n t h a s been made 
t h a t i t s e c o n o m i c f u t u r e w i l l be s u p p o r t e d by p r o p e r d e v e l o p 
ment o f t h e W a t e r f r o n t a n d h u r t by i m p r o p e r d e v e l o p m e n t . The 
p r o g r a m s f o r t h e W a t e r f r o n t c o u l d l o g i c a l l y be a s s i s t e d by 
t h e t e m p o r a r y l e v y o f a modest m i l l a g e a n d i t s a s s i g n m e n t t o 
h e l p d e f r a y t h e c o s t s . 

- 6 5 -



District Highways and Traffic 

The c o m p l i c a t e d a n d l e n g t h y p r o c e d u r e o f F r e e w a y , h i g h w a y and 
s t r e e t c h a n g e i s s u m m a r i z e d i n b r i e f b e l o w . Many o f t h e s e 
s t e p s o v e r l a p i n t i m e . 

1 . Potomac R i v e r F r e e w a y P u b l i c H e a r i n g s . 
2. F i n a l S e l e c t i o n o f F r e e w a y A l t e r n a t i v e s . 
3. P r e p a r a t i o n and R e v i e w o f : 

D r a f t E n v i r o n m e n t a l S t a t e m e n t . 
4. F e d e r a l A p p r o v a l P r o c e s s . 
5. A d o p t i o n by NCPC a s p a r t o f C o m p r e h e n s i v e P l a n . 
6. F e d e r a l a n d L o c a l F u n d i n g P r o c e s s . 
7. F r e e w a y , h i g h w a y and s t r e e t , a n d l a n d s c a p e d e s i g n a n d 

e n g i n e e r i n g . 
8. W h i t e h u r s t F r e e w a y d e t o u r c o n s t r u c t i o n . 
9. W h i t e h u r s t F r e e w a y d e m o l i t i o n . 

10. F r e e w a y , h i g h w a y and s t r e e t c o n f i r g u a t i o n . 
1 1 . S t r e e t l a n d s c a p i n g . 

I t i s l i k e l y t o t a k e s i x t o e i g h t y e a r s f r o m t h e d a t e o f t h e 
l a s t p u b l i c h e a r i n g t o c o m p l e t i o n . 

District Department of Environmental Services 

A s i m i l a r a l t h o u g h l e s s t i m e c o n s u m i n g s c h e d u l e f o r p u b l i c 
a n d p r i v a t e u t i l i t y c h a n g e s must be c l o s e l y c o o r d i n a t e d w i t h 
t h e w o r k o f b o t h D i s t r i c t H i g h w a y s a s w e l l a s s i t e p r e p a r a t i o n . 

Washington Metropolitan Area Transit Authority (WMATA) 

WMATA's r e s p o n s i b i l i t y w i l l be t o c a r r y o u t r e v i s i o n o f bus 
r o u t e s and s c h e d u l e s , a n d a c t i v i t y t h e y p u r s u e on c o n t i n u i n g 
b a s i s t h r o u g h o u t t h e C i t y . A m i n i - b u s s e r v i c e c a n be e s t a b 
l i s h e d on a t r i a l b a s i s t o i m p r o v e i n t e r n a l c i r c u l a t i o n and 
h e l p make up f o r t h e r e l a t i v e l y l o w p a r k i n g s t a n d a r d s a d o p t e d 
i n t h e P r e l i m i n a r y D e v e l o p m e n t P l a n . 

U.S. Department of the Interior, National Park Service 

An a b b r e v i a t e d l i s t o f NPS a c t i o n s f o l l o w s : 

1 . E x a m i n a t i o n o f f e a s i b i l i t y o f C&O C a n a l H i s t o r i c D i s t r i c t 
e x t e n s i o n c o n c e p t . 

2. P r e p a r a t i o n o f C&O C a n a l H i s t o r i c D i s t r i c t E x t e n s i o n 
l e g i s l a t i o n a n d i t s i n t r o d u c t i o n i n t o C o n g r e s s . 

3. Same a s ( 1 ) a n d ( 2 ) above f o r W a t e r f r o n t P a r k . 
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4. Upon a p p r o v a l by U.S. C o n g r e s s , p r e p a r a t i o n o f d e t a i l e d 
f e a s i b i l i t y , d e s i g n a n d c o s t s t u d i e s . 

5. F e d e r a l a p p r o v a l s a n d p r e p a r a t i o n o f f u n d i n g l e g i s l a t i o n . 
6. Upon a p p r o v a l o f f u n d i n g , p r e p a r a t i o n o f f i n a l d e s i g n 

and e n g i n e e r i n g p l a n s . 
7. P r o j e c t c o n s t r u c t i o n . 
8. O p e r a t i o n and m a i n t e n a n c e . 

U.S. Corps of Engineers 

The edge o f t h e W a t e r f r o n t P a r k , t h e new b u l k h e a d , e x t e n d s t h e 
l e n g t h o f t h e W a t e r f r o n t a r e a . Most o f t h a t l e n g t h i s now a 
n a t u r a l b a n k . The F r e e w a y t u n n e l s o u t h w a l l w i l l f o r m a new 
b u l k h e a d a l i g n m e n t f r o m Key B r i d g e t o W i s c o n s i n A v e n u e . 

The b u l k h e a d l i n e comes u n d e r t h e j u r i s d i c t i o n o f t h e U.S. 
C o r p s o f E n g i n e e r s . The C o r p s w i l l h a v e t o e s t a b l i s h t o i t s 
s a t i s f a c t i o n t h a t t h e new b u l k h e a d l o c a t i o n d o e s n o t e x a c e r 
b a t e f l o o d i n g d o w n s t r e a m b e f o r e t h a t new l i n e c a n d e f i n i t e l y 
be e s t a b l i s h e d f o r p r o j e c t d e v e l o p m e n t . 

Waterfront Development Corporation (Public) 

W i t h s u p p o r t f r o m t h e G e o r g e t o w n C i t i z e n s ' A s s o c i a t i o n , l e g 
i s l a t i o n s h o u l d be i n t r o d u c e d i n t o C o n g r e s s t o p r o v i d e f o r 
a W a t e r f r o n t ( P u b l i c ) D e v e l o p m e n t C o r p o r a t i o n . A number o f 
m o d e l s e x i s t w i t h some p a r a l l e l s i n W a s h i n g t o n . E s s e n t i a l l y 
t h i s C o r p o r a t i o n w o u l d t a k e t h e f o r m o f a l i m i t e d a u t h o r i t y 
w i t h b o t h p u b l i c and p r i v a t e members t h a t w o u l d be c a p a b l e 
o f c a r r y i n g o u t t h e a c t i o n s o u t l i n e d f o r i t a b o v e . 

The P h i l a d e l p h i a I n d u s t r i a l C o r p o r a t i o n o r t h e P h i l a d e l p h i a 
Food D i s t r i b u t i o n C e n t e r , I n c . h a v e t h e k i n d o f p u b l i c p o w e r s 
and s u p p o r t t h a t a r e n e c e s s a r y . The C h a r l e s C e n t e r - I n n e r 
H a r b o r Management, I n c . , i n B a l t i m o r e i s a n o t h e r e f f e c t i v e 
mode1. 

I n c l u d e d w o u l d h a v e t o be power t o a c q u i r e a n d own p r o p e r t y , 
t o b o r r o w money and f l o a t r e v e n u e b o n d s . The C o r p o r a t i o n 
w o u l d a c t a s a g e n t f o r t h e C i t y i n p r e p a r i n g d e t a i l e d p l a n s 
a n d d e s i g n s , and i n p r o m o t i n g t h e p u r p o s e s o f t h e W a t e r f r o n t . 
I t w o u l d n o t h a v e t h e power o f c o n d e m n a t i o n w h i c h w o u l d r e 
m a i n t h e C i t y ' s u n d e r i t s r e d e v e l o p m e n t o r o t h e r p u b l i c p u r p o s e 
m a n d a t e s ( p a r k s , s t r e e t s , e t c . ) . 

The p u r p o s e s o f t h e C o r p o r a t i o n w o u l d b e , a g a i n , t o a c t a s a 
b r i d g e b e t w e e n p u b l i c a n d p r i v a t e e n t e r p r i s e a n d a s a b a c k - u p 
o r g a n i z a t i o n t o t h e n o n - p r o f i t H i s t o r i c A r e a C o r p o r a t i o n s . 
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PHASING P R O G R A M S 
T h i s P l a n a d v o c a t e s a p h a s e d d e v e l o p m e n t w h i c h s h o u l d be 
c a r e f u l l y f o l l o w e d i n o r d e r t h a t d e v e l o p m e n t may p r o c e e d 
i n an o r d e r l y f a s h i o n a n d s o t h a t t h e a d j u s t m e n t r e s i d e n t i a l 
n e i g h b o r h o o d s may be a f f o r d e d t h e maximum p o s s i b l e p r o t e c 
t i o n f r o m a n y a d v e r s e i m p a c t s . 

The f o l l o w i n g o p t i o n s f o r t h e d e v e l o p m e n t o f t i m i n g r e g u l a 
t i o n s a r e a v a i l a b l e : 

Bluff 

T i m i n g r e q u i r e m e n t s c o u l d be w r i t t e n i n t o t h e P l a n s p e c i f y i n g 
w h i c h p a r c e l s a r e t o be d e l a y e d o r r e q u i r i n g t h e C o m m i s s i o n 
o r B o a r d t o f i n d , a s a p r e - r e q u i s i t e t o a p p r o v i n g p r i v a t e 
d e v e l o p m e n t a p p l i c a t i o n s , t h a t p u b l i c i m p r o v e m e n t s needed t o 
s u p p o r t t h a t p r i v a t e d e v e l o p m e n t a r e u n d e r c o n s t r u c t i o n . 
S u c h r e q u i r e m e n t s w o u l d h a v e no f o r c e o f l a w and w o u l d s e r v e 
no p u r p o s e . 

Timing Linked to Capital Budgeting 

T h i s i s t h e t e c h n i q u e e m p l o y e d i n Ramapo, New Y o r k . D e v e l o p 
ment p e r m i s s i o n i s d e n i e d u n t i l s u c h t i m e a s a p a r c e l s c o r e s 
a minimum number o f " p o i n t s " f o r t h e p u b l i c s e r v i c e s a v a i l 
a b l e t o t h e p a r c e l . The New Y o r k C o u r t o f A p p e a l s s u s t a i n e d 
t h e l e g a l i t y o f t h i s scheme b e c a u s e : ( 1 ) The New Y o r k S t a t e 
P l a n n i n g E n a b l i n g L e g i s l a t i o n c o u l d be i n t e r p r e t e d t o a u t h 
o r i z e s u c h a scheme; ( 2 ) The C i t y h a d c o m m i t t e d i t s e l f , 
t h r o u g h i t s c a p i t a l b u d g e t , t o f u r n i s h p u b l i c s e r v i c e s t o 
e a c h p a r c e l w i t h i n 18 y e a r s . I n t h e G e o r getown a r e a t h i s 
t e c h n i q u e c o u l d be e m p l o y e d o n l y a f t e r : ( 1 ) C o m p a r i n g t h e 
D.C. z o n i n g e n a b l i n g l e g i s l a t i o n w i t h t h a t o f New Y o r k S t a t e ; 
( 2 ) Amending t h e D.C. z o n i n g r e g u l a t i o n s t o c r e a t e a p o i n t 
s y s t e m ; ( 3 ) D e s i g n i n g a p o i n t s y s t e m f o r an u r b a n a r e a (one 
o b v i o u s p r o b l e m i s t h a t p r o p e r t i e s a r o u n d t h e p e r i p h e y o f 
t h e P l a n A r e a w o u l d s c o r e h i g h e r b e c a u s e t h e y c o u l d d r aw on 
p u b l i c f a c i l i t i e s o u t s i d e t h e P l a n A r e a ) ; ( 4 ) O b t a i n a 
b i n d i n g commitment f r o m e a c h r e l e v a n t p u b l i c a g e n c y t o com
p l e t e t h e r e q u i r e d p u b l i c i m p r o v e m e n t s . 

S i n c e none o f t h e s e f o u r p r e - r e q u i s i t e s t e p s h a v e b e e n t a k e n 
a Ramapo-type a p p r o a c h does n o t seem f e a s i b l e . 

Emergency or Interim Rezoning 

A r t i c l e 7502.35 o f t h e R e g u l a t i o n s p r o v i d e s f o r e m e r g e n c y 
z o n i n g i n a l l o r p a r t o f a S e c t i o n a l D e v e l o p m e n t P l a n A r e a 
by t h e Z o n i n g C o m m i s s i o n . Emergency z o n i n g l a s t s o n l y 120 
d a y s . D u r i n g t h e 120 d a y p e r i o d an a p p l i c a t i o n may be made 
t o t h e Z o n i n g C o m m i s s i o n f o r i n t e r i m r e z o n i n g . I n t e r i m r e 
z o n i n g l a s t s f o r n o t more t h a n two y e a r s . S u c h an a p p l i c a -
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t i o n " . . . s h a l l be b a s e d on a S e c t i o n a l D e v e l o p m e n t P l a n i n 
p r e p a r a t i o n " . T h i s i n d i c a t e s t h a t t h e i n t e r i m r e z o n i n g may 
be t o t h e l e v e l s c a l l e d f o r i n t h e SDP n o t b e l o w t h e l e v e l s 
i n t h e SDP. T h u s emergency a n d i n t e r i m r e z o n i n g s a r e n o t 
u s e f u l a s t i m i n g d e v i c e s . 

I n c o n c l u s i o n , t h e r e d o e s n o t a p p e a r t o be a s u i t a b l e d e v e l o p 
ment t i m i n g d e v i c e f o r i n c l u s i o n i n t h e S e c t i o n a l D e v e l o p m e n t 
P l a n . N e v e r t h e l e s s , t h e recommended P l a n a l l o w s f o r d e v e l o p 
ment b a s e d on t h e a s s u m p t i o n s a n d c o n s t r a i n t s d i s c u s s e d i n 
C h a p t e r I I o f t h i s P l a n . No d e v e l o p m e n t s h o u l d be a l l o w e d t o 
v i o l a t e t h e s e a s s u m p t i o n s and c o n s t r a i n t s . 

The f o l l o w i n g p u b l i c i m p r o v e m e n t s s h o u l d be c a r r i e d o u t and 
be o p e r a t i o n a l b e f o r e a n y new d e v e l o p m e n t i s c o m p l e t e d : 

a . The Potomac R i v e r F r e e w a y o r a s i m i l a r t u n n e l b y - p a s s 
t o r e p l a c e t h e W h i t e h u r s t F r e e w a y ; 

b. The recommended r e c o n s t r u c t e d K S t r e e t a r t e r i a l t o 
be o p e r a t i o n a l ; 

c . A l l m o d i f i c a t i o n s o f t r a f f i c d i r e c t i o n a l i t y and s i g -
n a l i z a t i o n d e s i g n e d t o i m p r o v e t r a f f i c f l o w on M, K a n d 
o t h e r l o c a l s t r e e t s ; 

d. O n - s t r e e t and o f f - s t r e e t p a r k i n g c o n t r o l s w i t h i n t h e 
P l a n A r e a and o n - s t r e e t p a r k i n g c o n t r o l s i n t h e l o w d e n s i t y 
r e s i d e n t i a l n e i g h b o r h o o d s a d j a c e n t t o t h e P l a n A r e a . 

Any p l a n s f o r a d d i t i o n a l d e v e l o p m e n t a f t e r t h o s e l e v e l s r e 
commended i n t h i s P l a n h a v e b e e n a c h i e v e d s h o u l d be c o n s i d 
e r e d o n l y i f d e t a i l e d a n a l y s i s o f t h e n e x i s t i n g c o n d i t i o n s 
i n d i c a t e t h a t a d d i t i o n a l l o c a l s t r e e t c a p a c i t y i s a v a i l a b l e 
o r c a n be e c o n o m i c a l l y p r o v i d e d w i t h o u t d e t r i m e n t t o t h e 
l a n d u s e p l a n . I n a n y c a s e , i t w o u l d be f r u i t l e s s t o c o n 
s i d e r a d d i t i o n a l d e v e l o p m e n t p r i o r t o t h e r e s o l u t i o n o f t h e 
Potomac R i v e r F r e e w a y d e s i g n , t h e d i s p o s i t i o n o f q u e s t i o n s 
c o n c e r n i n g t h e P a l i s a d e s P a r k w a y a n d T h r e e S i s t e r s B r i d g e , 
and a c c r u a l o f a t l e a s t two y e a r s e x p e r i e n c e w i t h a f u l l y 
i m p l e m e n t e d r e g i o n a l A i r Q u a l i t y P l a n . When and i f f u r t h e r 
t r a f f i c c a p a c i t y a n a l y s e s a r e c a r r i e d o u t , t h e y s h o u l d be 
v e r i f i e d on t h e b a s i s o f a d d i t i o n a l D e p a r t m e n t o f Highway 
and T r a f f i c s t u d i e s . 

Any p r o p o s e d r e v i s i o n s t o t h e P l a n s h o u l d be e n t e r t a i n e d 
o n l y i f t h e y a r e c l e a r l y shown t o f u r t h e r s t r e n g t h e n t h e 
g o a l s and o b j e c t i v e s , and p o l i c i e s o f t h i s P l a n . 
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From t h e s t a n d p o i n t o f e c o n o m i c s , t h e D e v e l o p m e n t P l a n a n d 
P r o g r a m f o r t h e Georgetown W a t e r f r o n t s e e k s t h e optimum de
v e l o p m e n t o f t h e u n i q u e G e o r g e t o w n community. W i t h t h i s 
o b j e c t i v e , i t s u g g e s t s c o n t r o l s t h a t w o u l d r e s t r i c t t h e f o r c e s 
o f t h e f r e e m a r k e t . I t s b a s i c p r e m i s e i s t h a t f a i l u r e t o e x 
e r c i s e t h e s e c o n t r o l s c o u l d h a v e a s e r i o u s l y n e g a t i v e i m p a c t 
upon t h e economy o f t h i s v i t a l community a n d a c o n s e q u e n t l y 
a d v e r s e e f f e c t upon t h e economy o f t h e D i s t r i c t o f C o l u m b i a . 

The P l a n t h e r e f o r e t a k e s i s s u e w i t h t h e p r o p o s i t i o n t h a t t h e 
Ge o r g e t o w n W a t e r f r o n t s h o u l d be a l l o w e d t o grow a t a d e n s i t y 
d i c t a t e d by t h e r e a l e s t a t e m a r k e t . I t m a i n t a i n s t h a t s u c h 
a p o l i c y w o u l d n o t p r o d u c e n e t e c o n o m i c b e n e f i t s t o t h e D i s 
t r i c t , d e s p i t e t h e s h o r t - r u n b a l l o o n i n g o f r e a l e s t a t e r a t a b l e s . 
T h i s p o l i c y c o u l d h a v e t h e o p p o s i t e e f f e c t . I t c o u l d n o t o n l y 
s e t i n t o m o t i o n f o r c e s t h a t c o u l d a d v e r s e l y a f f e c t t h e w e a l t h 
and p r o d u c t i v i t y o f t h e Georgetown community, b u t i t c o u l d 
a l s o w eaken t h e D i s t r i c t ' s e f f o r t s t o a t t r a c t new p r i v a t e 
i n v e s t m e n t s t o o t h e r p a r t s o f t h e c e n t r a l a r e a t h a t n e e d r e 
d e v e l o p m e n t . 

The c o n t e n t i o n t h a t t h e D i s t r i c t w o u l d g a i n by a l l o w i n g t h e 
G e o r g e t o w n W a t e r f r o n t t o d e v e l o p t o t h e maximum m a r k e t l e v e l s 
f l i e s i n t h e f a c e o f t h e h a r d f a c t s o f c o m p e t i t i v e e c o n o m i c s . 
I t f a i l s t o t a k e i n t o a c c o u n t t h e e f f e c t s o f o v e r b u i l d i n g , 
t r a f f i c o v e r l o a d s , p e d e s t r i a n c o n g e s t i o n , h i g h d e n s i t y , 
v i s u a l b l i g h t , and n o i s e a n d a i r p o l l u t i o n on community v i 
a b i l i t y . I n an e f f o r t t o t a k e maximum a d v a n t a g e o f one o f 
t h e few o p p o r t u n i t i e s a v a i l a b l e t o t h e c e n t r a l c i t y i n t h e 
s e a r c h f o r m u n i c i p a l r e v e n u e s , i t r i s k s k i l l i n g t h e goose 
t h a t l a y s t h e c f o l d e n e gg. I t c o u l d be a s h o r t - s " i g h t e d p o l i c y 
t-hgt- f a i l R _ _ t o p u t ^ 1 1 o f t h e r e l e v a n t f a c t o r s i n t o t h e c o s t -
b e n e f i t e q u a t i o n . 

The f a c t s a r e c l e a r a n d s i m p l e . The G e o r g e t o w n community i s 
one o f t h e D i s t r i c t ' s most p r o d u c t i v e e c o n o m i c e n c l a v e s , p r o 
d u c i n g m u n i c i p a l r e v e n u e s f a r i n e x c e s s o f m u n i c i p a l s e r v i c e 
r e q u i r e m e n t s . The s t r e n g t h o f i t s t a x b a s e depends d i r e c t l y 
upon t h e m a i n t e n a n c e o f i t s u n i q u e e n v i r o n m e n t a l q u a l i t i e s 
and c h a r a c t e r i s t i c s . I t i s one o f t h e D i s t r i c t ' s f e w s u b -
e c o n o m i e s t h a t i s v i a b l e a n d c o m p e t i t i v e w i t h i n t h e m e t r o 
p o l i t a n e c o n o m i c f r a m e w o r k , g e n e r a t i n g b o t h p r i v a t e i n v e s t 
m ents and c o n s u m e r p a t r o n a g e . Y e t i t i s a l r e a d y a t a p o i n t 
c l o s e t o t h e t i p p i n g p o i n t i n i t s c a p a c i t y t o m a i n t a i n i t s 
c o m p a r a t i v e a d v a n t a g e s . 
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O n l y h a l f o f t h e D i s t r i c t ' s m u n i c i p a l r e v e n u e s comes f r o m 
l o c a l s o u r c e s . The e c o n o m i c b a s e f r o m w h i c h t h o s e r e v e n u e s 
a r e d e r i v e d - i n employment, p e r s o n a l a n d c o r p o r a t e i n c o m e , 
r e a l e s t a t e v a l u e s , r e t a i l i n g and s e r v i c e s - i s l i m i t e d . 
T h i s p u t s a h e a v y premium upon m a i n t a i n i n g t h e v i a b i l i t y o f 
t h e p r o d u c t i v e a p p a r a t u s w i t h i n t h e D i s t r i c t ' s b o u n d a r i e s . 
B e t w e e n 1958 a n d 1 9 6 7 , t h e D i s t r i c t l o s t a n e t o f n e a r l y 
2,000 s e r v i c e b u s i n e s s e s a n d e n t r e p r e n e u r s h i p s r e p r e s e n t i n g 
t h o u s a n d s o f j o b s , t a x d o l l a r s and b u s i n e s s o p p o r t u n i t i e s . 
B e y o n d t h e g a i n s i n downtown o f f i c e b u i l d i n g c o n s t r u c t i o n 
a n d h i g h - c o s t r e s i d e n t i a l d e v e l o p m e n t s i n a l i m i t e d number 
o f k e y s p o t s , t h e D i s t r i c t ' s economy i s i n t h e p r o c e s s o f 
s t a g n a t i o n u n d e r t h e f o r c e s o f d i s i n v e s t m e n t . 

C e r t a i n l y t h e a n s w e r t o t h e s e a d v e r s e p r e s s u r e s upon t h e 
D i s t r i c t economy i s n o t t o o v e r l o a d one o f t h e few v i a b l e 
s u b - e c o n o m i e s w i t h i n t h e D i s t r i c t ' s b o u n d a r i e s . The h i s t o r y 
o f c e n t r a l - c i t y d e c l i n e t h r o u g h o u t t h e U n i t e d S t a t e s i s 
r e p l e t e w i t h e x a m p l e s o f a t t e m p t s t o o f f s e t t h e e f f e c t s o f 
s u b u r b a n c a p i t a l f l o w by m i l k i n g t h e f e w " h o t " r e a l e s t a t e 
s u b - a r e a s i n t h e c e n t r a l c i t y . T h i s h a s r e s u l t e d i n many 
c a s e s i n d e s t r o y i n g t h e v e r y a m e n i t i e s t h a t g a v e t h o s e s u b -
a r e a s t h e i r u n i q u e q u a l i t y . T h i s i s t h e i s s u e t h a t t h e 
D i s t r i c t G o vernment f a c e s i n t h e G e o r g e t o w n W a t e r f r o n t . 

The GPG P l a n d o e s n o t c a l l f o r a " n o - g r o w t h " o r n o n - d e v e l o p 
ment p o l i c y f o r t h e G e o r g e t o w n W a t e r f r o n t . Q u i t e t h e op
p o s i t e : i t c a l l s f o r a d i v e r s i f i e d r e s i d e n t i a l a n d com
m e r c i a l c o m p l e x t o r e p l a c e outmoded i n d u s t r i a l u s e s . I t 
a l l o w s a n e x p a n s i o n f r o m an e x i s t i n g 1,500,000 s q u a r e f e e t 
o f b u i l d i n g s p a c e t o n e a r l y 3,500,000 s q u a r e f e e t . E v e n s o , 
t h i s l e v e l o f d e v e l o p m e n t w o u l d be f a r l e s s t h a n w h a t w o u l d 
be a l l o w e d u n d e r e x i s t i n g z o n i n g i f m o d i f i e d t o a l l o w r e 
s p o n s e s t o d i v e r s e r e s i d e n t i a l a n d c o m m e r c i a l m a r k e t p r e s s u r e s . 
The P l a n i s t h e maximum t h a t t h e a r e a c a n a f f o r d t o accommo
d a t e w i t h o u t p r o d u c i n g s e r i o u s c o u n t e r - e f f e c t s f o r t h e h i g h l y -
p r o d u c t i v e G e o r g e t o w n sub-economy. 

T h e s e e c o n o m i c d e v e l o p m e n t c a v e a t s o f t h e P l a n f o r t h e G e o r g e 
town W a t e r f r o n t a r e n o t a p o s t - r a t i o n a l i z a t i o n o f recommenda
t i o n s b a s e d on "non-economic" c o n s i d e r a t i o n s s u c h a s e t h e t i c s 
o r d e s i g n . T h e y a r e f a c t o r s t h a t h a v e d e c i s i v e l y i n f l u e n c e d 
t h e l a n d u s e and z o n i n g c o n t r o l s t h a t a r e b e i n g p r o p o s e d . 
T h e y r e p r e s e n t t h e k i n d s o f c o n s i d e r a t i o n s t h a t j u s t i f y 
p l a n n i n g a s a b a s i s f o r s o u n d p u b l i c p o l i c y . T h e y p u t a l t e r n a 
t i v e p o l i c i e s w i t h i n t h e f r a m e w o r k o f c o s t - b e n e f i t a n a l y s i s , 
a d i s c i p l i n e t h a t i s p a r t i c u l a r l y c r i t i c a l t o d e c i s i o n - m a k i n g 
i n t h e D i s t r i c t w i t h i t s l i m i t e d t a x s u p p o r t i n g e c o n o m i c 
s t r u c t u r e . 
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The Cost-Benefit Approach 

The c r i t i c a l e l e m e n t i n c o s t - b e n e f i t a n a l y s i s i s p u t t i n g t h e 
r e l e v a n t f a c t o r s i n t o t h e e q u a t i o n . 

L i m i t i n g t h e c o s t - b e n e f i t e q u a t i o n t o t h e p r o d u c t i o n o f a d 
d i t i o n a l t a x a b l e v a l u e s on s p e c i f i c p i e c e s o f r e a l e s t a t e o r 
t o t h e p o t e n t i a l employment c r e a t e d by s p e c i f i c p a r c e l de
v e l o p m e n t s i s a d i s t o r t i o n o f t h e c o n c e p t . C e r t a i n l y t h e s e 
p o t e n t i a l t a x v a l u e s a n d employment o p p o r t u n i t i e s a r e im
p o r t a n t . They a r e o b v i o u s " b e n e f i t s " . One m u s t l o o k t o t h e 
" c o s t " s i d e o f t h e e q u a t i o n , h o w e v e r , t o g e t t h e a p p r o p r i a t e 
p e r s p e c t i v e f o r sound p u b l i c p o l i c y . 

I n t h e G e o r g e t o w n W a t e r f r o n t , t h e r e a r e two i m p o r t a n t c o s t 
a s p e c t s i n a d d i t i o n t o t h e i m m e d i a t e t a x - a n d - e m p l o y m e n t 
b e n e f i t s : 

1 . The c o s t e f f e c t s o f a l t e r n a t i v e d e v e l o p m e n t p a t t e r n s a n d 
l e v e l s on t h e c o n t i n u e d v i a b i l i t y o f t h e G e o r g e t o w n s u b -
economy, a l r e a d y c o m m i t t e d ; and 

2. The c o s t e f f e c t s o f t h e s e d e v e l o p m e n t p a t t e r n s a n d l e v e l s 
on o t h e r s u b - e c o n o m i e s w i t h i n t h e D i s t r i c t a n d on t h e D i s t r i c t 
G o v e r n m e n t ' s e f f o r t t o d e a l w i t h d e v e l o p m e n t a n d r e d e v e l o p 
ment p r o b l e m s e l s e w h e r e . 

T h e s e two s u b j e c t s w i l l be e x p l o r e d i n more d e t a i l l a t e r . 
The c o n t r i b u t i o n s t h a t t h e G e o r g e t o w n sub-economy makes t o 
t h e D i s t r i c t - and h e n c e t h e D i s t r i c t ' s v i a b i l i t y - w i l l be 
s p e l l e d o u t . The c o n t r i b u t i o n s t h a t a p o l i c y o f c o n t r o l l e d 
W a t e r f r o n t d e v e l o p m e n t c a n make t o d e v e l o p m e n t s e l s e w h e r e 
w i l l a l s o be more f u l l y e x a m i n e d , w i t h d i r e c t a p p l i c a t i o n s 
t o r e a l i s t i c d e v e l o p m e n t s i t u a t i o n s o f i m p o r t a n c e t o t h e c i t y ' s 
e c o n o m i c h e a l t h . F i r s t , an o v e r a l l s e t o f c o s t - b e n e f i t c o n 
s i d e r a t i o n s w i l l be s e t f o r t h . 

To r e c a s t p o i n t s made e a r l i e r , G e o r g etown i s now one o f t h e 
D i s t r i c t ' s most v i a b l e a n d p r o d u c t i v e s u b - e c o n o m i e s . The 
e s s e n c e o f i t s e c o n o m i c s t r e n g t h i s i t s u n i q u e p h y s i c a l and 
e n v i r o n m e n t a l a m e n i t i e s . I t s r e s i d e n t i a l r e a l e s t a t e v a l u e s 
a r e t h e h i g h e s t i n t h e c i t y ; t h e i m p o r t a n c e o f i t s u n i q u e 
p h y s i c a l a t t r i b u t e s i s s u c h t h a t - u n l i k e o t h e r a r e a s i n t h e 
m e t r o p o l i t a n a r e a - i t s r e s i d e n t i a l l a n d v a l u e s ( a s r e f l e c t e d 
i n a s s e s s m e n t s ) a r e c o n s i d e r a b l y h i g h e r t h a n t h e i m p r o v e m e n t s 
on t h e l a n d . R e s i d e n t i a l r e a l e s t a t e i n G e o r g e t o w n i s a t a 
premium, n o t b e c a u s e i t s h o u s e s a r e b e t t e r b u t b e c a u s e i t s 
p h y s i c a l a n d l o c a t i o n a m e n i t i e s - t h e " p l a c e u t i l i t y " o f i t s 
e c o n o m i c a s s e t s - a r e u n i q u e l y d e s i r a b l e . 



S i m i l a r l y i t s a t t r a c t i o n a s a r e t a i l , e n t e r t a i n m e n t and 
s p e c i a l i z e d o f f i c e a r e a a r e e n v i r o n m e n t a l l y b a s e d . N e a r l y 
t w o - t h i r d s o f G e o r g e t o w n ' s r e t a i l p a t r o n a g e comes f r o m o u t 
s i d e t h e D i s t r i c t . The e s s e n c e o f i t s a p p e a l i s i t s u n i q u e 
p h y s i c a l q u a l i t i e s m a k i n g f o r h i g h l y s a t i s f a c t o r y b r o w s i n g 
and c o m p a r a t i v e s h o p p i n g i n t h e d a y t i m e and e x c i t i n g e n 
t e r t a i n m e n t e x p e r i e n c e s i n t h e e v e n i n g . G e o r g e t o w n i s a b l e 
t o accommodate b o t h t h e s t r o n g e s t r e s i d e n t i a l m a r k e t i n t h e 
D i s t r i c t a n d a b r o a d - b a s e d 2 4 - h o u r a c t i v i t y s c h e d u l e f o r i t s 
r e s i d e n t s a n d o u t s i d e p a t r o n s . T h i s i s a u n i q u e a c c o m p l i s h 
ment w i t h i n t h e m e t r o p o l i t a n a r e a and r e p r e s e n t s a c o m p l e x 
o f p r o d u c t i v e u r b a n a c t i v i t i e s s o u g h t by c i t i e s a l l o v e r 
t h e c o u n t y . 

The m a i n t e n a n c e o f t h i s p r o d u c t i v e m i x o f u s e s , a c t i v i t i e s 
a n d e c o n o m i c v a l u e s i s i m p o r t a n t t o t h e D i s t r i c t . W i t h i t s 
l i m i t e d e c o n o m i c b a s e o u t s i d e t h e F e d e r a l G o v e r n m e n t , t h e 
C i t y i s l o c k e d i n t o l i m i t e d s o u r c e s o f l o c a l l y g e n e r a t e d 
m u n i c i p a l r e v e n u e . I t h a s t h e s m a l l e s t r e l a t i v e s e c t o r o f 
m a n u f a c t u r i n g o f a n y m a j o r U.S. c i t y ; i t s r o l e a s t h e 
s h o p p e r s - g o o d s r e t a i l i n g c e n t e r h a s b e e n t a k e n o v e r by 
m a s s i v e r e g i o n a l d e v e l o p m e n t s a t s u b u r b a n l o c a t i o n s ; i t i s 
a t t r a c t i n g o n l y a s m a l l p a r t o f t h e new p r i v a t e i n v e s t m e n t 
t h a t i s b e i n g made i n t h e m e t r o p o l i t a n r e g i o n . 

I t i s t r u e , o f c o u r s e , t h a t t h e D i s t r i c t ' s employment b a s e 
i s h e a v i l y u n d e r g i r d e d by t h e F e d e r a l e s t a b l i s h m e n t , a n d i t s 
downtown o f f i c e c o r e i s one o f t h e l a r g e s t a n d f a s t e s t grow
i n g i n t h e n a t i o n . Most o f t h e D i s t r i c t ' s l a b o r f o r c e l i v e s 
and s p e n d s i n t h e s u b u r b a n a r e a s , h o w e v e r . The number o f 
v i a b l e and p r o d u c t i v e p h y s i c a l e n c l a v e s w i t h i n t h e c i t y i s 
l i m i t e d . The s t e a d y d r a i n o f e n t r e p r e n e u r s h i p s a n d b u s i n e s s e s 
t o t h e s u b u r b s i n f a c e o f t h e g r o w t h o f t h e c e n t r a l o f f i c e 
c o r e i s s y m b o l i c o f t h e w e a k n e s s o f t h e b a s i c economy, a 
w e a k n e s s t h a t h a s p l a c e d s h a r p r e s t r i c t i o n s on t h e f i s c a l 
c a p a c i t i e s o f t h e D i s t r i c t G o v e r n m e n t . 

T h i s i s why t h e p o t e n t i a l o v e r l o a d i n g a n d o v e r c r o w d i n g o f 
G e o r g e t o w n , w h i c h c a n t h r e a t e n t h e v i a b i l i t y o f t h i s u n i q u e 
sub-economy, i s a t h r e a t t o t h e D i s t r i c t a s a w h o l e . Most 
o f t h e e x i s t i n g s t r e e t s o f G e o r g e t o w n a r e now o p e r a t i n g a t 
o r n e a r c a p a c i t y . Under t h e P l a n , a d d i t i o n a l c a p a c i t i e s w i l l 
be a d d e d , b u t t h e r e a r e c l e a r l y l i m i t s t o t h e t r a f f i c t h a t 
c a n be e f f i c i e n t l y accommodated. As p r o p o s e d , t h e P l a n 
p u s h e s t h e s e l i m i t s . The p r o p o s e d c e i l i n g s on W a t e r f r o n t 
d e v e l o p m e n t a r e r e g a r d e d a s e s s e n t i a l i f t h e p r e s s u r e s upon 
t h e G e o r g e t o w n e n v i r o n m e n t a r e n o t t o j e o p a r d i z e t h e a m e n i 
t i e s w h i c h a r e a t t h e b a s e o f t h e c o m m u n i t y ' s e c o n o m i c 
s t r e n g t h . 
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T h e r e i s no way o f d e t e r m i n i n g t h e " t i p p i n g p o i n t " b e y o n d 
w h i c h a d v e r s e o v e r d e v e l o p m e n t p r e s s u r e s w i l l show up i n a 
d e c l i n e i n t h e G e o r g e t o w n economy. The P l a n i s a n a t t e m p t 
t o accommodate a c o m p r e h e n s i v e r a n g e o f new u s e s w i t h i n t h e 
f r a m e w o r k o f some r e a s o n a b l e l i m i t s . The d e v e l o p m e n t f o r c e s 
i n t h e G e o r g e t o w n W a t e r f r o n t a r e l e g i t i m a t e m a r k e t f o r c e s 
r e f l e c t i n g c l e a r demands f o r o c c u p a n c y a n d p a t r o n a g e ; t h e 
D i s t r i c t n e e d s t h i s d e v e l o p m e n t , and p a r t i c u l a r l y t h e new 
m i x o f u s e s t h a t i t w i l l r e p r e s e n t . The o b v i o u s b e n e f i t s 
t o t h e D i s t r i c t , h o w e v e r , m u st be b a l a n c e d a g a i n s t t h e 
c o s t s i n h e r e n t i n t h e t h r e a t t h a t o v e r d e v e l o p m e n t p o s e s . 

A l t h o u g h no " t i p p i n g p o i n t " c a n be d e f i n e d a n d no d e f i n i t i v e 
c a s e made f o r t h e s p e c i f i c c e i l i n g s s e t by t h e P l a n , t h e 
w a y s i n w h i c h o v e r d e v e l o p m e n t c a n u n d e r m i n e t h e " p l a c e u t i l i t y " 
o f t h e G e o r getown sub-economy c a n be i d e n t i f i e d . C o l l e c t o r 
and i n t e r n a l s t r e e t s on b o t h s i d e s o f M S t r e e t , a l r e a d y 
c r o w d e d , c a n become i n c r e a s i n g l y c o n g e s t e d , n o i s y a n d d a n 
g e r o u s . I t w i l l be i n c r e a s i n g l y d i f f i c u l t t o p r o v i d e a d e 
q u a t e p a r k i n g e x c e p t a t t h e e x p e n s e o f e x i s t i n g s t r u c t u r e s 
and a m e n i t i e s t h a t a r e i m p o r t a n t t o t h e a r e a ' s a t t r a c t i v e 
n e s s . V i s t a s , open s p a c e s , a n d a r e a w a y s c a n be o b l i t e r a t e d 
o r d e s t r o y e d i n v a l u e by e x c e s s i v e b u l k and d e n s i t y o f b u i l d 
i n g s . E c o n o m i c p r e s s u r e s r e f l e c t e d i n c o n t i n u o u s l y r i s i n g 
l a n d v a l u e s c a n f o r c e t h e r e m o v a l o f i m p o r t a n t h i s t o r i c 
b u i l d i n g s . On t h e W a t e r f r o n t i t s e l f , t h e f e a t u r e s t h a t make 
i t a t t r a c t i v e f o r new i n v e s t m e n t s c a n t h e m s e l v e s be j e o p a r d i z e d 
by e x c e s s i v e d e n s i t i e s . 

The r e s u l t c a n be a d i m i n u t i o n i n G e o r g e t o w n ' s power o f a t 
t r a c t i o n a s a p l a c e t o l i v e , w o r k , s h o p , v i s i t , a n d f i n d e n 
t e r t a i n m e n t . O v e r t i m e t h i s c a n mean a d i r e c t l o s s i n t a x 
d o l l a r s t o t h e D i s t r i c t . The p r o c e s s o f r e d e v e l o p m e n t t h a t 
o v e r t h e p a s t 30 y e a r s h a s b r o u g h t G e orgetown t o i t s p r e s e n t 
h i g h l e v e l o f v i a b i l i t y a n d p r o d u c t i v i t y i s c l e a r l y r e v e r s i b l e ; 
t h e e s s e n c e o f s o u n d p u b l i c p o l i c y s h o u l d be n o t t o a l l o w t h e 
n e g a t i v e f o r c e s t o t a k e h o l d . 

I t i s p r e c i s e l y b e c a u s e s u b u r b a n a r e a s o f f e r s p e c i a l a m e n i t i e s 
t h a t much o f t h e o u t w a r d f l i g h t o f m a r k e t demand and p r i v a t e 
i n v e s t m e n t t a k e s p l a c e ( q u i t e a p a r t f r o m t h e o b v i o u s a v a i l 
a b i l i t y o f e x p a n s i o n l a n d ) . I t i s p r e c i s e l y b e c a u s e G e o r g e 
town now o f f e r s u n i q u e a m e n i t i e s o f i t s own t h a t t h e r e h a s 
b e e n a c o u n t e r f l o w o f m a r k e t demand and i n v e s t m e n t i n t o 
r a t h e r t h a n o u t o f t h i s p a r t i c u l a r c e n t r a l - c i t y e n c l a v e . 
And i t i s p r e c i s e l y b e c a u s e t h e f a c t o r s t h a t h a v e c r e a t e d t h i s 
i n w a r d f l o w c a n g i v e way a g a i n t o p r e s s u r e s i n t h e o p p o s i t e 
d i r e c t i o n t h a t a s t r o n g p u b l i c p o l i c y i n f a v o r o f d e v e l o p m e n t 
c o n t r o l s i n t h e G e o r g e t o w n W a t e r f r o n t i s n e e d e d . 
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O V E R A L L D I S T R I C T R E D E V E L O P M E N T 

The t e x t above h a s b e e n c o n c e r n e d w i t h a c commodating new 
g r o w t h i n t h e G e o r getown W a t e r f r o n t w i t h i n d e v e l o p m e n t l i m i t s 
t h a t c a n p r o t e c t t h e G e o r getown sub-economy a g a i n s t c o u n t e r -
f o r c e s o f o v e r - b u i l d i n g a n d o v e r - c o n g e s t i o n - c o n c e r n e d , t h a t 
i s , w i t h b r i n g i n g t h e d i r e c t c o s t s a n d b e n e f i t s o f w a t e r f r o n t 
d e v e l o p m e n t i n t o r e a l i s t i c b a l a n c e . 

The o t h e r c o s t e l e m e n t i n t h e c o s t - b e n e f i t e q u a t i o n i s i n 
d i r e c t b u t o f e q u a l i m p o r t a n c e . I n v o l v e d i s t h e s e t o f i m 
p l i c a t i o n s t h a t a w a t e r f r o n t d e v e l o p m e n t p o l i c y c a n h a v e 
f o r o t h e r r e d e v e l o p m e n t e f f o r t s i n t h e c e n t r a l a r e a s o f t h e 
D i s t r i c t o f C o l u m b i a . The r e l e v a n t e l e m e n t s t o be t a k e n i n t o 
a c c o u n t i n t h i s e v a l u a t i o n w o u l d i n c l u d e t h e f o l l o w i n g : 

1 . As a " h o t " r e a l e s t a t e a r e a i n w h i c h a c o m b i n a t i o n o f a t 
t r a c t i v e f a c t o r s a r e c r e a t i n g s t r o n g d e v e l o p m e n t and i n v e s t 
ment i n t e r e s t , t h e G e o r g e t o w n W a t e r f r o n t r e p r e s e n t s a m a r k e t 
f o r 9,500,000 s q u a r e f e e t o f new r e s i d e n t i a l and c o m m e r c i a l 
b u i l d i n g s p a c e . 

2. T h i s i s o v e r t w i c e t h e v o l ume o f p o t e n t i a l d e v e l o p m e n t 
t h a t w i s e p u b l i c p o l i c y s h o u l d a l l o w i n t h i s a r e a i n o r d e r 
t o p r o t e c t t h e sub-economy's v i a b i l i t y a n d p r o d u c t i v i t y . 

3. M e a n w h i l e , t h e D i s t r i c t G o vernment i s e n gaged i n m a s s i v e 
and e x p e n s i v e u r b a n r e n e w a l e f f o r t s t o a t t r a c t p r i v a t e i n 
v e s t m e n t s i n t o o t h e r c e n t r a l r e d e v e l o p m e n t a r e a s , t h e r e 
c y c l i n g o f w h i c h i s i m p o r t a n t t o t h e v i a b i l i t y o f t h e D i s 
t r i c t ' s o v e r a l l economy. 

4. M e a n w h i l e , a l s o , t h e D i s t r i c t G o v e r n ment i s e n gaged i n 
p l a n s t o t a k e a d v a n t a g e o f t h e new M e t r o r e g i o n a l r a p i d t r a n 
s i t s y s t e m f o c u s e d upon t h e D i s t r i c t ' s c e n t r a l a r e a a n d po
t e n t i a l l y c a p a b l e o f p r o d u c i n g m a j o r d e v e l o p m e n t e n c l a v e s 
a r o u n d c l o s e - i n subway s t o p s . 

5. I n a d d i t i o n , t h e r e a r e a c t i v e p l a n s by p r i v a t e i n t e r e s t s 
t o r e d e v e l o p l a r g e s e c t i o n s o f t h e c e n t r a l a r e a w i t h o u t u r b a n 
r e n e w a l a s s i s t a n c e , p a r t i c u l a r l y i n t h e West E n d a r e a i m 
m e d i a t e l y e a s t o f G e o r g e t o w n . 

T h e s e f a c t s w o u l d s u g g e s t t h a t t h e D i s t r i c t ' s d e v e l o p m e n t 
p o l i c i e s v i s - a - v i s t h e G e o r g e t o w n W a t e r f r o n t s h o u l d be p u t 
w i t h i n t h e f r a m e w o r k o f an o v e r a l l r e d e v e l o p m e n t s t r a t e g y f o r 
t h e c e n t r a l a r e a a s a w h o l e . I n c i t y a f t e r c i t y , u r b a n r e 
n e w a l and o t h e r c e n t r a l a r e a r e d e v e l o p m e n t e f f o r t s h a v e b e e n 
j e o p a r d i z e d a n d c u r t a i l e d by t h e " l e a k a g e " o f p r i v a t e i n v e s t 
ment f u n d s r e s u l t i n g f r o m p u b l i c p o l i c i e s t h a t s u p p o r t com
p e t i t i v e d e v e l o p m e n t p r o j e c t s . The r a t i o n a l e i s p e r s u a s i v e . 
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The p r i v a t e f u n d s "want" t o f l o w t o t h e " h o t " r e a l e s t a t e 
a r e a s a n d i f t h e s e m a r k e t p r e s s u r e s a r e n o t accommodated 
t h r o u g h t h e r e l a x i n g o f z o n i n g o r o t h e r p u b l i c s u p p o r t i n g 
m e a s u r e s t h e y w i l l be o t h e r w i s e l o s t t o t h e m u n i c i p a l i t y . 
B u t p l a n n i n g a n d z o n i n g t h u s move i n one d i r e c t i o n a n d r e 
d e v e l o p m e n t e f f o r t s i n t h e o t h e r . 

T h e r e i s , o f c o u r s e , no g u a r a n t e e t h a t p r i v a t e i n v e s t m e n t s 
n o t made i n t h e " h o t " r e a l e s t a t e a r e a s a r e a u t o m a t i c a l l y 
t r a n s f e r a b l e t o o t h e r c e n t r a l a r e a d e v e l o p m e n t p r o j e c t s i n 
w h i c h t h e r e i s a s t r o n g p u b l i c i n t e r e s t . I t i s t h e ab
s e n c e o f f a v o r a b l e d e v e l o p m e n t f a c t o r s i n t h e s e o t h e r a r e a s 
t h a t b r o u g h t a b o u t t h e i r e c o n o m i c d e c l i n e i n t h e f i r s t 
p l a c e . I t i s d i f f i c u l t t o c r e a t e a new s e t o f f a v o r a b l e 
c o n d i t i o n s t h a t c a n r e v e r s e t h e a d v e r s e t r e n d s o f t h e p a s t . 

B u t s e v e r a l o t h e r p o i n t s m u s t be made - a n d t h e y a r e d i r e c t l y 
a p p l i c a b l e t o t h e G e o r g e t o w n W a t e r f r o n t s i t u a t i o n . Much o f 
t h e demand g e n e r a t e d by t h e a c t i v e m a r k e t a r e a s s u c h a s 
Ge o r g e t o w n i s c e n t r a l - o r i e n t e d demand t h a t i s n o t r e s t r i c t e d 
t o a p a r t i c u l a r l o c a t i o n . I t w i l l f i l l s p a c e s a n d c r e a t e 
p a t r o n a g e i n any c e n t r a l a r e a l o c a t i o n i n w h i c h d e v e l o p m e n t 
t a k e s p l a c e . I n s h o r t , much o f t h i s m a r k e t demand i s t r a n s 
f e r a b l e g i v e n t h e t y p e o f d e v e l o p m e n t t h a t o f f e r s t h e n e c e s 
s a r y a m e n i t i e s a n d e c o n o m i e s . I t i s n o t " l o s t " i f i t i s 
r e s t r i c t e d f r o m a p a r t i c u l a r a r e a ; i t i s made e f f e c t i v e a t 
o t h e r c e n t r a l - a r e a d e v e l o p m e n t s o r i t r e m a i n s l a t e n t u n t i l 
s u c h new d e v e l o p m e n t s t a k e p l a c e . 

I n t h e D i s t r i c t o f C o l u m b i a , a new s e t o f c o n d i t i o n s i s b e i n g 
c r e a t e d a t k e y s p o t s i n t h e c e n t r a l a r e a w h i c h , i n t h e c o u r s e 
o f n e a r - t e r m t i m i n g , s h o u l d s t i m u l a t e new i n t e r e s t on t h e p a r t 
o f d e v e l o p e r s a n d i n v e s t o r s . I t h a s been a l o n g , h a r d p u l l 
f o r c e n t r a l a r e a u r b a n r e n e w a l - l o n g d e l a y s i n c l e a r a n c e , 
h e a v y c o m p e t i t i o n f r o m c l o s e - i n d e v e l o p m e n t s o u t s i d e t h e 
D i s t r i c t ( a s i n R o s s l y n a n d C r y s t a l C i t y ) , d e l a y s i n t r a f f i c 
i m p r o v e m e n t s , p h y s i c a l d i s o r g a n i z a t i o n c a u s e d b y M e t r o c o n 
s t r u c t i o n , a n d t h e p s y c h o l o g i c a l a s w e l l a s p h y s i c a l a f t e r 
math o f t h e i n n e r - c i t y r i o t s . Up a h e a d i n t h e i m m e d i a t e 
f u t u r e , h o w e v e r , p r o s p e c t s f o r a t t r a c t i n g new c e n t r a l - a r e a 
i n v e s t m e n t s l o o k b r i g h t e r . 

T h e r e h a s been a l a r g e - s c a l e d e p l o y m e n t o f p u b l i c f u n d s e a s t 
o f 1 4 t h S t r e e t , r e p r e s e n t e d by new p a t t e r n s o f g o v e r n m e n t 
o f f i c e b u i l d i n g s a n d p h y s i c a l i m p r o v e m e n t s i n t r a f f i c f a 
c i l i t i e s . New p u b l i c w o r k s p r o j e c t s a r e r e n o v a t i n g t h e c o r e 
o f t h e r e t a i l d i s t r i c t . T h e p r o j e c t e d E i s e n h o w e r M e m o r i a l 
C o n v e n t i o n C e n t e r a n d t h e new V i s i t o r s C e n t e r a t U n i o n S t a t i o n 
w i l l u n d e r g i r d new p r i v a t e r e d e v e l o p m e n t e f f o r t s . P r o g r a m s o f 
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t h e P e n n s y l v a n i a Avenue D e v e l o p m e n t C o m m i s s i o n and v a r i o u s 
p r o j e c t s p l a n n e d i n c o n n e c t i o n w i t h t h e B i c e n t e n n i a l c e l e 
b r a t i o n w i l l be o t h e r d e v e l o p m e n t c a t a l y s t s . C o m p l e t i o n o f 
t h e c e n t r a l s e c t i o n s o f t h e M e t r o r a p i d t r a n s i t s y s t e m w i l l 
s e t t h e s t a g e f o r f u r t h e r r e d e v e l o p m e n t a c t i v i t i e s . 

Two p o i n t s r e l a t e t h e s e new d e v e l o p m e n t p o t e n t i a l s d i r e c t l y 
t o t h e G e o r g e t o w n W a t e r f r o n t p o l i c y c o n s i d e r a t i o n s . One i s 
t h a t e mergence o f t h e s e new d e v e l o p m e n t o p p o r t u n i t i e s s h o u l d 
u n d e r m i n e t h e c r e d i b i l i t y o f t h e i d e a t h a t t h e D i s t r i c t 
G o v e r n m e n t must a l l o w "maximum" d e v e l o p m e n t a l o n g t h e G e o r g e 
town W a t e r f r o n t b e c a u s e o f l i m i t e d o p p o r t u n i t i e s e l s e w h e r e . 
T h i s i s no l o n g e r a v a l i d i d e a , i f i n d e e d i t e v e r w a s . The 
o t h e r i s t h a t much o f t h e c e n t r a l - o r i e n t e d m a r k e t t h a t c o u l d 
be e f f e c t i v e l y c a p t u r e d i n G e o r g e t o w n m i g h t be d i r e c t l y 
t r a n s f e r a b l e t o o t h e r c e n t r a l r e d e v e l o p m e n t p r o j e c t s i f t h e 
" l e a k a g e " i s p l u g g e d up by e f f e c t i v e c o n t r o l s . I t i s p o s 
s i b l e t o e l i m i n a t e t h e " c o s t " i n t h e p u b l i c c o s t - b e n e f i t 
e q u a t i o n r e p r e s e n t e d by d i s s i p a t i o n o f p r i v a t e f u n d s f r o m 
p r o j e c t s w h e r e t h e y a r e most n e e d e d by t h e i m p o s i t i o n o f 
d e v e l o p m e n t c o n t r o l s i n t h e c u r r e n t l y " h o t " G e o r g e t o w n a r e a . 

I m p o r t a n t i s s u e s o f p u b l i c p o l i c y a r e i n v o l v e d h e r e . M i l l i o n s 
o f d o l l a r s o f p u b l i c f u n d s h a v e b e e n s p e n t t o c r e a t e c o n d i 
t i o n s f a v o r a b l e t o p r i v a t e r e d e v e l o p m e n t i n u r b a n r e n e w a l 
a r e a s . M i l l i o n s more h a v e b e e n s p e n t , a s p a r t o f a d e l i b e r a t e 
p u b l i c s t r a t e g y , t o d e p l o y p u b l i c b u i l d i n g s a n d f a c i l i t i e s 
w h e r e t h e y c a n h a v e t h e maximum m u l t i p l i e r e f f e c t on p r i v a t e 
r e a l e s t a t e a n d e n t r e p r e n e u r i a l a c t i v i t i e s - by c r e a t i n g new 
c o n s umer m a r k e t s , e l i m i n a t i n g o b s o l e s c e n t b u i l d i n g s , a n d i m 
p r o v i n g p h y s i c a l e n v i r o n m e n t s . More m i l l i o n s h a v e b e e n s p e n t 
on a r a p i d t r a n s i t s y s t e m whose p o t e n t i a l b e n e f i t s a s a c e n 
t r a l r e d e v e l o p m e n t t o o l h a v e l o n g b e e n r e c o g n i z e d t o be a s 
i m p o r t a n t a s i t s i m p l i c a t i o n s f o r t r a n s p o r t a t i o n . To make 
t h e s e p u b l i c i n v e s t m e n t s p a y o f f , t h e r e s h o u l d be a n o v e r a l l 
d e v e l o p m e n t s t r a t e g y t h a t p r e v e n t s c o s t l y d i v e r s i o n s o f 
f u n d s w h i l e a t t h e same t i m e p r o v i d i n g i n c e n t i v e s f o r de
v e l o p m e n t w h e r e i t i s most n e e d e d . 

Note s h o u l d be p a r t i c u l a r l y t a k e n o f t h e r e d e v e l o p m e n t po
t e n t i a l s i n t h e West E n d a r e a i m m e d i a t e l y e a s t o f G e o r g e t o w n . 
T h i s h i g h l y s t r a t e g i c a r e a f l a n k e d by Rock C r e e k P a r k on t h e 
w e s t and P e n n s y l v a n i a a n d M a s s a c h u s e t t s A v e n u e s on t h e s o u t h 
and n o r t h i s r i p e f o r r e d e v e l o p m e n t w i t h i t s i m m e d i a t e p r o x 
i m i t y t o t h e a d j a c e n t f u n c t i o n a l a r e a s o f Foggy B o t t o m , 
George W a s h i n g t o n U n i v e r s i t y , E m b a s s y Row, t h e c e n t r a l o f f i c e 
c o r e , and t h e G e o r g e t o w n community. No a r e a i n t h e D i s t r i c t 
o f f e r s s u c h a p o t e n t i a l f o r g e n e r a t i n g new r e a l e s t a t e i n 
v e s t m e n t s and t a x d o l l a r s . A l a r g e - s c a l e r e d e v e l o p m e n t p r o 
gram f o r West End i s now b e i n g p u t t o g e t h e r by p r i v a t e i n -
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t e r e s t s ; d e v e l o p m e n t c o n t r o l s i n t h e G e o r g e t o w n W a t e r f r o n t 
c o u l d h a v e a s a l u t a r y e f f e c t upon t h e p r o s p e c t s o f t h i s p r i 
v a t e p r o g r a m . C o n v e r s e l y , t h e a b s e n c e o f s u c h c o n t r o l s 
c o u l d be a n e g a t i v e f a c t o r i n a l l o w i n g a d i v e r s i o n o f m a r k e t 
demands t h a t c o u l d be more a d v a n t a g e o u s l y met i n t h e a d 
j a c e n t West End a r e a . 

T H E D I S T R I C T ' S D E V E L O P M E N T S T R A T E G Y 

T h e r e i s no e s c a p i n g t h e f a c t t h a t t h e a d o p t i o n o f p o l i c i e s 
r e l a t i n g t o d e v e l o p m e n t on t h e G e o r g e t o w n W a t e r f r o n t i n v o l v e s 
a b r o a d e r p e r s p e c t i v e t h a t m u s t c o v e r t h e i m p l i c a t i o n s o f 
t h e s e p o l i c i e s f o r w h a t h a p p e n s e l s e w h e r e i n t h e D i s t r i c t . 

The c o n c e r n e x p r e s s e d i n t h i s r e p o r t , p u t w i t h i n t h e c o n t e x t 
o f a c o s t - b e n e f i t a p p r o a c h r a i s e s t h e f o l l o w i n g a d d i t i o n a l 
q u e s t i o n s b eyond t h e i m p l i c a t i o n s o f w a t e r f r o n t d e v e l o p m e n t 
f o r t h e G e o r g e t o w n community i t s e l f : 

- What a r e t h e c o s t s o f a l l o w i n g an " e x c e s s i v e " d i v e r 
s i o n o f p r i v a t e d o l l a r s i n t o an a r e a l i k e t h e G e o r g e t o w n 
W a t e r f r o n t t h r o u g h p e r m i s s i v e z o n i n g , c a l c u l a t i n g t h e s e c o s t s 
i n t e r m s o f t h e p o t e n t i a l e f f e c t s upon r e d e v e l o p m e n t e f f o r t s 
e l s e w h e r e ? 

- What a r e t h e b e n e f i t s - t o o t h e r r e d e v e l o p m e n t e f f o r t s 
a s w e l l a s t h o s e i n G e o r g e t o w n - o f a p p l y i n g c e i l i n g s i n t h e 
W a t e r f r o n t t h a t m i g h t r e s u l t i n t r a n s f e r r i n g p r i v a t e i n v e s t m e n t 
d o l l a r s e l s e w h e r e ? 

No p r e c i s e e s t i m a t e s c a n be made o f t h e d o l l a r volume o f t r a n s 
f e r a b l e i n v e s t m e n t s f r o m one a r e a t o a n o t h e r ( a l t h o u g h some 
f i g u r e s w i l l be e x a m i n e d i n s u b s e q u e n t p a r a g r a p h s r e l a t i n g t o 
t h e w a t e r f r o n t d i v e r s i o n p o t e n t i a l ) . T h i s i s why t h e i s s u e 
m ust be c a s t i n t e r m s o f o v e r a l l p o l i c y d i r e c t i o n s and de
v e l o p m e n t s t r a t e g i e s . The b a s i c p r o p o s i t i o n t h a t t h e r e i s a 
r a n g e o f p o t e n t i a l c o s t s a n d b e n e f i t s r e s u l t i n g f r o m p o l i c y 
p o s i t i o n s t a k e n by t h e D i s t r i c t G overnment c a n s e t f o r t h e v e n 
i f i t i s n o t p o s s i b l e t o p r e c i s e l y q u a n t i f y t h e i m p l i c a t i o n s . 
R a t i o n a l p o l i c i e s do n o t depend e x c l u s i v e l y - i f e v e n p r e 
d o m i n a n t l y - on s t a t i s t i c a l p r o o f f o r t h e i r r a t i o n a l i t y . 

I t i s d i r e c t l y r e l e v a n t t o t h e s e c o n s i d e r a t i o n s t o e x a m i n e 
a g a i n t h e e c o n o m i c p l i g h t i n w h i c h t h e D i s t r i c t f i n d s i t s e l f . 
T h e p r e s s u r e s t o d e v e l o p new t a x r e v e n u e s and a t t h e same 
t i m e t o c h e c k t h e o u t w a r d d i v e r s i o n o f j o b s , i n v e s t m e n t , 
b u s i n e s s e s and w e a l t h a r e e x t r e m e l y p r e s s i n g . Under t h e 
c i r c u m s t a n c e s , i t i s l o g i c a l t o e x p e c t a n o f f i c i a l i n c l i n a 
t i o n t o a l l o w t h e maximum d e v e l o p m e n t i n a p r o d u c t i v e r e a l 
e s t a t e e n c l a v e l i k e t h e G e o r g e t o w n W a t e r f r o n t i n o r d e r t o 
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g e t new r a t a b l e s on t h e a s s e s s m e n t b o o k s a n d new employment 
i n t h e l a b o r f o r c e . I t m i g h t , h o w e v e r , be t h e wrong s t r a t e g y 
f o r t h e a r e a i n v o l v e d ( a s d i s c u s s e d e a r l i e r ) and i n t e r m s o f 
i t s i m p l i c a t i o n s f o r d e v e l o p m e n t p o t e n t i a l s e l s e w h e r e . 

B e h i n d t h e i m p r e s s i v e g a i n s i n " a t - p l a c e " employment i n t h e 
D i s t r i c t ( a n i n c r e a s e i n 118,000 j o b s b e t w e e n 1960 a n d 1970) 
a r e t h e f o l l o w i n g s o b e r i n g f a c t s r e l a t i n g t o t r e n d s i n t h e 
D i s t r i c t ' s e c o n o m i c s t r u c t u r e : 

1 . The D i s t r i c t l o s t a n e t t o t a l o f 1,326 r e t a i l e s t a b l i s h 
m e n t s b e t w e e n 1958 a n d 1 9 6 7 , one o u t o f f i v e o f i t s 1968 
number. D u r i n g t h e same p e r i o d , t h e r e s t o f t h e m e t r o p o l i t a n 
a r e a added a n e t t o t a l o f 2,595 e s t a b l i s h m e n t s . 

2. The D i s t r i c t l o s t a n e t t o t a l o f 418 r e t a i l s e r v i c e e s 
t a b l i s h m e n t s d u r i n g t h e same p e r i o d , w h i l e t h e s u b u r b a n 
a r e a s w e r e g a i n i n g 2,478 s u c h e n t e r p r i s e s . 

3. The D i s t r i c t l o s t 168 p e r s o n a l s e r v i c e e s t a b l i s h m e n t s i n 
t h a t p e r i o d i n f a c e o f a g a i n o f 1,458 i n t h e o u t l y i n g a r e a s . 

4. T h e r e w e r e f e w e r h o t e l a n d m o t e l e s t a b l i s h m e n t s i n 1967 
t h a n t h e r e w e r e i n 1 9 5 8 , b u t 126 more i n t h e m e t r o p o l i t a n 
s u b u r b s . 

5. I n t h e p e r i o d b e t w e e n e a r l y 1967 a n d t h e s e c o n d h a l f o f 
1 9 7 2 , t h e D i s t r i c t a c c o u n t e d f o r o n l y f o u r p e r c e n t - one 
d o l l a r o u t o f 25 - o f t h e t o t a l v a l u e o f r e s i d e n t i a l b u i l d 
i n g p e r m i t s i n t h e W a s h i n g t o n M e t r p o l i t a n a r e a . 

6. B e t w e e n 1960 a n d 1 9 7 0 , t h e D i s t r i c t l o s t a n e t o f 10,000 
h o u s e h o l d s w h i l e t h e r e m a i n d e r o f t h e m e t r o p o l i t a n a r e a was 
a d d i n g 2 2 1 , 0 0 0 . 

7. I n 1 9 7 0 , 85 p e r c e n t o f M e t r o p o l i t a n W a s h i n g t o n ' s h i g h e r -
income f a m i l i e s l i v e d o u t s i d e t h e D i s t r i c t o f C o l u m b i a . 

8. T h r e e o u t o f f i v e a t - p l a c e j o b s i n t h e D i s t r i c t a r e h e l d 
by n o n - r e s i d e n t s o f t h e D i s t r i c t . 

Why a r e t h e s e f a c t s r e l e v a n t t o t h e D i s t r i c t G o v e r n m e n t ' s 
p o s i t i o n on d e v e l o p m e n t i n t h e G e o r g e t o w n W a t e r f r o n t ? T h e r e 
a r e t h r e e i m p o r t a n t r e a s o n s , a l l o f w h i c h h a v e a l r e a d y b e e n 
b r i e f l y a l l u d e d t o . 

F i r s t , t h e D i s t r i c t ' s p l i g h t i s e s s e n t i a l l y one o f a " d i s i n 
v e s t m e n t syndrome" - an i n c a p a c i t y t o o f f e r t h e y i e l d po
t e n t i a l s a n d s e c u r i t y t h a t c a n a t t r a c t a l a r g e a c r o s s - t h e -
b o a r d i n v e s t m e n t o f p r i v a t e c a p i t a l i n t o D i s t r i c t p r o j e c t s 
a n d e n t e r p r i s e s . T h e r e a r e o b v i o u s i n v e s t m e n t s i t u a t i o n s 
w i t h i n t h e D i s t r i c t w h e r e t h e syndrome d o e s n o t o p e r a t e -
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i n t h e c e n t r a l o f f i c e b u i l d i n g c o r e a n d i n c e r t a i n h i g h - v a l u e 
r e s i d e n t i a l p r o j e c t s , f o r e x a m p l e . B u t t h e s e l u c r a t i v e 
a b e r r a t i o n s a r e l i m i t e d . I t i s u r g e n t l y i m p o r t a n t t h a t t h e 
r a n g e o f i n v e s t m e n t and r e - i n v e s t m e n t o p p o r t u n i t i e s w i t h i n 
t h e D i s t r i c t be v a s t l y e x p a n d e d . B u s i n e s s e s a r e b e i n g l o s t , 
p r o p e r t y i s d e c a y i n g , a n d p u b l i c i n v e s t m e n t s a r e l y i n g un
p r o d u c t i v e e v e n a s t h e r e i s a boom i n a l i m i t e d number o f 
s e l e c t i v e a r e a s o f e c o n o m i c a c t i v i t y . 

The D i s t r i c t G overnment must c o n s i d e r , i n a l l o f i t s 
s t r a t e g i e s a f f e c t i n g d e v e l o p m e n t w i t h i n t h e c i t y , w h a t l e v e r 
a g e s a r e a v a i l a b l e n o t o n l y t o g e n e r a t e new i n v e s t m e n t i n 
t e r e s t b u t a l s o t o e n c o u r a g e t h e most a d v a n t a g e o u s d e p l o y 
ment o f new i n v e s t m e n t s on t h e b r o a d e s t p o s s i b l e b a s i s . T h i s 
means, w h e r e v e r f e a s i b l e , a g e o g r a p h i c a l r e d i s t r i b u t i o n o f 
i n v e s t m e n t s w h e r e t h e y w i l l do t h e m o st good. T h e s e c o n 
s i d e r a t i o n s b e a r d i r e c t l y upon t h e d e v e l o p m e n t p o l i c i e s t h a t 
g o v e r n t h e l e v e l o f i n v e s t m e n t i n an a c t i v e a n d v i a b l e mar
k e t a r e a s u c h a s t h e G e o r g e t o w n W a t e r f r o n t . To w h a t e x t e n t 
c a n i n c r e m e n t a l " W a t e r f r o n t d o l l a r s " f i l l v a c a n t s p a c e s and 
s u p p o r t r e v i t a l i z a t i o n e f f o r t s e l s e w h e r e ? 

S e c o n d , a p r e p o n d e r a n t l y l a r g e p a r t o f t h e D i s t r i c t ' s po
t e n t i a l f o r r e v e r s i n g t h e d i s i n v e s t m e n t syndrome must be 
r e a l i z e d - a t l e a s t i n t h e s h o r t r u n - i n t h e c e n t r a l a r e a o f 
t h e c i t y . The D i s t r i c t ' s economy i s h e a v i l y b u i l t upon t h e 
c e n t r a l - t y p e a c t i v i t i e s g e n e r a t e d by i t s u n i q u e r o l e a s a 
n a t i o n a l a n d i n t e r n a t i o n a l p o l i c y c e n t e r . I n e c o n o m i c t e r m s , 
t h i s i s w h e r e t h e m a j o r l i n k a g e s a r e i n t h e s t r u c t u r e o f em
p l o y m e n t ; i n r e a l e s t a t e t e r m s , t h e c e n t r a l a r e a i s w h e r e 
t h e m a i n a c t i o n i s . T h e r e a r e e c o n o m i c a l l y a c t i v e e n c l a v e s 
i n t h e D i s t r i c t o u t s i d e t h e c e n t r a l a r e a , o f c o u r s e , b u t t h e 
g r e a t e s t "pay d i r t " i s t o be f o u n d i n t h e " c e n t r a l e mploy
ment a r e a " t h a t s t r e t c h e s b e t w e e n G e o r g e t o w n and U n i o n S t a 
t i o n on t h e w e s t and e a s t and t h e g e n e r a l M a s s a c h u s e t t s - N e w 
Y o r k Avenue on t h e n o r t h . Money c a n f i n d r e t u r n s i n t h i s 
a r e a ; t h e r e a r e p o t e n t i a l t e n a n t s f o r b u i l d i n g s a n d p o t e n t i a l 
p a t r o n s f o r s h o p s . L a n d v a l u e s a r e h i g h and l a n d a s s e m b l y 
i s d i f f i c u l t , b u t p a y - o f f p r o s p e c t s a r e p o t e n t i a l l y good. 

I n d e a l i n g w i t h t h e s t a g n a t i o n f o r c e s i n t h e c i t y ' s economy 
i n f a c e o f t h e c e n t r i f u g a l p r e s s u r e s o f i n v e s t m e n t d i s p e r s a l , 
t h e r e f o r e , t h e D i s t r i c t G overnment must p u t h e a v y e m p h a s i s 
on c e n t r a l - a r e a p a y - o f f p o t e n t i a l s . T h i s i s n o t t o s u g g e s t 
t h a t t h e s o c i a l a n d e c o n o m i c n e e d s o r t h e d e v e l o p m e n t p o t e n t i a l s 
o f o t h e r p a r t s o f t h e D i s t r i c t s h o u l d be n e g l e c t e d . I t i s 
s a y i n g s i m p l y t h a t t h e c e n t r a l a r e a c o n t a i n s t h e h e a r t o f t h e 
D i s t r i c t ' s e c o n o m i c m a c h i n e a n d o f f e r s a l m o s t t h e o n l y immed
i a t e p r o s p e c t s f o r m a j o r , l a r g e - s c a l e , a c t i v i t y - g e n e r a t i n g 
new p r i v a t e i n v e s t m e n t s . The f u n c t i o n s t h a t make up t h i s 
c e n t r a l economy a r e b o t h n a t i o n a l c a p i t a l a n d c e n t r a l c i t y 
f u n c t i o n s . T h e y embrace a b r o a d r a n g e o f u s e s - o f f i c e 
a c t i v i t i e s o f a l l k i n d s , s e r v i c e s t o t o u r i s t s a n d v i s i t o r s , 
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c o n v e n t i o n s a n d m e e t i n g s , s p e c i a l t y r e t a i l i n g , b o t h w o r k i n g -
c l a s s a n d l u x u r y h o u s i n g , e n t e r t a i n m e n t a n d r e c r e a t i o n , c u l 
t u r e a n d t h e a r t s , p r o f e s s i o n a l s e r v i c e s , i n s t i t u t i o n a l and 
o r g a n i z a t i o n a l r e p r e s e n t a t i o n , e a t i n g a n d d r i n k i n g a c t i v i t i e s , 
c e l e b r a t i o n s a n d a s s e m b l i e s , t r a n s i e n t l o d g i n g , a n d s o on 
a c r o s s an i m p r e s s i v e l i s t . 

The c e n t r a l - t y p e f u n c t i o n s t h a t make up t h e h e a r t o f t h e 
D i s t r i c t economy - w h i c h must be v i g o r o u s l y e x p l o i t e d i f 
t h e n e g a t i v e t r e n d s m e n t i o n e d e a r l i e r a r e t o be r e s e r v e d -
must be accommodated w i t h i n a c o n s t a n t l y c h a n g i n g p h y s i c a l 
e n v i r o n m e n t . The g r e a t e s t c h a l l e n g e s t o e c o n o m i c d e v e l o p m e n t 
i n t h e D i s t r i c t o f C o l u m b i a a r e r e a l e s t a t e c h a l l e n g e s -
c r e a t i n g t h e c o n d i t i o n s u n d e r w h i c h f r e s h c a p i t a l c a n p r o f i t 
a b l y a c q u i r e p r o p e r t i e s a n d make i m p r o v e m e n t s i n w h i c h e n 
t r e p r e n e u r s c a n s u c c e s s f u l l y meet t h e s t r o n g i n h e r e n t demands 
o f t h e m a r k e t . And t h e i n h e r e n t m a r k e t p r e s s u r e s f o r t h e 
u n i q u e N a t i o n a l C a p i t a l a n d c e n t r a l c i t y f u n c t i o n s o f Wash
i n g t o n a r e i n d e e d s t r o n g , a n d w i l l r e m a i n s o . T h e y b e l i e 
t h e o v e r a l l f a c t s o f a p p a r e n t s t a g n a t i o n i n t h e D i s t r i c t ' s 
o v e r a l l economy. And t h e y a r e c e n t r a l a r e a p r e s s u r e s c a l l i n g 
f o r a c e n t r a l a r e a d e v e l o p m e n t s t r a t e g y - h e n c e a g a i n t h e 
f i r e s t r e l e v a n c e o f t h i s d i s c u s s i o n t o G e o r g e t o w n a s a n i n 
t e g r a l component. 

T h i r d - a n d t h i s i s t h e most i m m e d i a t e l y i m p o r t a n t p o i n t t o 
make - t h e c e n t r a l a r e a o f t h e D i s t r i c t o f C o l u m b i a i s now 
r i p e f o r a t r e m e n d o u s e c o n o m i c t a k e - o f f . The p i e c e s o f a 
m a j o r c e n t r a l a r e a r e d e v e l o p m e n t a r e a b o u t t o be p u t t o g e t h e r . 
L a r g e - s c a l e o p p o r t u n i t i e s f o r new p r i v a t e i n v e s t m e n t s a r e i n 
t h e p r o c e s s o f b e i n g c r e a t e d . And u n l i k e t h e s i t u a t i o n i n 
m ost c e n t r a l c i t i e s i n t h e U.S., t h e D i s t r i c t h a s an i n 
h e r e n t and p e n t - u p m a r k e t demand c r e a t e d by i t s u n i q u e n a 
t i o n a l c a p i t a l r o l e t h a t c a n s u p p o r t and s u s t a i n t h e de
v e l o p m e n t and r e d e v e l o p m e n t p r o j e c t s t h a t a r e a b o u t t o be 
u n d e r t a k e n . 

The f a c t s on t h i s p o t e n t i a l e c o n o m i c t a k e - o f f i n t h e D i s t r i c t ' s 
c e n t r a l a r e a a r e u n m i s t a k a b l y c l e a r : 

1 . L a r g e t r a c t s o f l a n d h a v e b e e n c l e a r e d i n t h e Downtown 
U r b a n R e n e w a l A r e a and a r e r e a d y f o r r e d e v e l o p m e n t . 

2. The M e t r o subway s y s t e m i s n e a r i n g c o m p l e t i o n i n t h e c e n 
t r a l a r e a . 

3. The new N a t i o n a l V i s i t o r C e n t e r i s b e i n g b u i l t t o p r o v i d e 
a s t r o n g g e n e r a t i n g f o r c e on t h e e a s t e n d o f t h e c e n t r a l c o r e 
a r e a . 
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4. The new C e n t e r L e g o f t h e E x p r e s s w a y i s b e i n g c o m p l e t e d 
t o g i v e new a c c e s s t o t h e e a s t e r n f l a n k o f downtown. 

5. New F e d e r a l b u i l d i n g s a n d e n c l a v e s - t h e F e d e r a l B u r e a u 
o f I n v e s t i g a t i o n , t h e U.S. I n f o r m a t i o n A g e n c y , t h e D e p a r t m e n t 
o f L a b o r , J u d i c i a r y S q u a r e - h a v e b e e n s t r a t e g i c a l l y d e p l o y e d 
t o c r e a t e new a c t i v i t y c e n t e r s e a s t o f 1 4 t h S t r e e t . 

6. P l a n s a r e f i r m l y m o v i n g a h e a d f o r t h e c o n s t r u c t i o n o f t h e 
D w i g h t D. E i s e n h o w e r B i c e n t e n n i a l M e m o r i a l C o n v e n t i o n C e n t e r 
a t Mt. V e r n o n S q u a r e . 

7. The P e n n s y l v a n i a Avenue D e v e l o p m e n t C o r p o r a t i o n i s now 
g e t t i n g u n derway w i t h a m a j o r r e d e v e l o p m e n t p r o g r a m f o r t h e 
n a t i o n ' s number one s t r e e t t h r o u g h t h e h e a t o f downtown. 

8. M a j o r p u b l i c - p r i v a t e e f f o r t s t o r e d e v e l o p t h e downtown r e 
t a i l c o r e a r e p a y i n g o f f i n t e r m s o f new p u b l i c i m p r o v e m e n t s 
and new p r i v a t e i n v e s t m e n t s . 

9. New p r i v a t e i n v e s t m e n t s a r e v i r t u a l l y r e b u i l d i n g M a s s a c h u 
s e t t s Avenue w e s t o f 1 4 t h S t r e e t o u t t h r o u g h t h e " t h i n k - t a n k " 
a r e a t o E mbassy Row. 

10. T h e r e a r e p l a n s f o r an i n t e r n a t i o n a l a c t i v i t i e s c e n t e r 
a n d t h e r e v i t a l i z a t i o n o f C h i n a t o w n i n t h e h e a r t o f downtown. 

1 1 . L a r g e - s c a l e r e d e v e l o p m e n t h a s t a k e n p l a c e a l o n g P e n n s y l 
v a n i a Avenue w e s t o f t h e W h i t e House t o Washington. C i r c l e b u i l t 
a r o u n d i n t e r n a t i o n a l a c t i v i t i e s , m e d i c a l a n d h o s p i t a l f u n c t i o n s , 
and t h e George W a s h i n g t o n U n i v e r s i t y campus e x p a n s i o n . 

12. The o f f i c e and r e t a i l c o r e o f C o n n e c t i c u t Avenue and K 
S t r e e t i s c o n t i n u i n g t o e x p a n d v i g o r o u s l y t o b o t h t h e n o r t h 
a n d w e s t , c r e a t i n g new d e v e l o p m e n t o p p o r t u n i t i e s i n t h e p r o 
c e s s . 

13. New i n n e r - c i t y h o u s i n g d e v e l o p m e n t s a r e t a k i n g p l a c e f r o m 
1 4 t h S t r e e t w e s t , w i t h a m a j o r c o n c e n t r a t i o n o f new f a c i l i t i e s 
a l o n g t h e New H a m p s h i r e Avenue c o r r i d o r s o u t h w e s t o f Dupont 
C i r c l e . 

14. S o u t h w e s t W a s h i n g t o n , w i t h t h e c o m p l e t i o n o f L ' E n f a n t 
P l a z a and t h e new w a t e r f r o n t , i s c r e a t i n g t h e c o n d i t i o n s 
t h a t c a n make i t one o f M e t r o p o l i t a n W a s h i n g t o n ' s m a j o r a c 
t i v i t y c e n t e r s . 

1 5 . As n o t e d e a r l i e r , a l a r g e - s c a l e new r e d e v e l o p m e n t p r o 
gram i s b e i n g p r o p o s e d by p r i v a t e i n t e r e s t s i n t h e s t r a t e g i c 
W est E n d A r e a , w h e r e t h e f a c t o r s o f l o c a t i o n a l a d v a n t a g e s and 
c u r r e n t l e v e l o f u n d e r u t i l i z a t i o n combine t o o f f e r u n p a r a l l e l e d 
o p p o r t u n i t i e s f o r new i n v e s t m e n t s . 
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No c e n t r a l c i t y a r e a i n t h e U.S. f a c e s s u c h a p r o p i t i o u s s e t 
o f d e v e l o p m e n t p r o s p e c t s . G i v i n g t h e s e p r o s p e c t s a n a d d i 
t i o n a l c r e d i b i l i t y i s t h e p o t e n t i a l s u p p o r t t h a t w i l l be 
g i v e n by t h e B i c e n t e n n i a l c e l e b r a t i o n i n 1976 w h i c h w i l l 
b r i n g m i l l i o n s o f v i s i t o r s t o t h e N a t i o n ' s C a p i t a l . 

A g a i n t h e f o c u s must be upon t h e D i s t r i c t ' s d e v e l o p m e n t 
s t r a t e g y t o t a k e a d v a n t a g e o f t h e s e u n p a r a l l e l e d r e d e v e l o p 
ment o p p o r t u n i t i e s . To r e i t e r a t e , t h e g r e a t p o t e n t i a l 
s t r e n g t h o f t h e D i s t r i c t economy l i e s i n t h e m a x i m i z a t i o n 
o f i t s u n i q u e c e n t r a l a r e a f u n c t i o n s . T h e r e i s l i t t l e p r o s 
p e c t o f r e i n v i g o r a t i n g t h e economy o f t h e r e m a i n d e r o f t h e 
D i s t r i c t a n d o f s t a b i l i z i n g t h e m u n i c i p a l b u d g e t u n l e s s a n d 
u n t i l t h i s h a p p e n s . The m u l t i p l i e r e f f e c t s o f l a r g e - s c a l e 
c e n t r a l r e d e v e l o p m e n t w i l l be f e l t t h r o u g h o u t t h e e n t i r e 
D i s t r i c t - i n new j o b s , i n new e n t r e p r e n e u r s h i p s , i n new t a x 
r e s o u r c e s , p e r h a p s m o st i m p o r t a n t i n a new image f o r t h e 
D i s t r i c t t h a t c a n s u p p o r t a r e v e r s a l o f t h e d i s i n v e s t m e n t 
syndrome a f f e c t i n g t h e D i s t r i c t economy a s a w h o l e . I n t h e 
a b s e n c e o f a l a r g e - s c a l e m a n u f a c t u r i n g p o t e n t i a l a n d i n t h e 
f a c e o f a c o n s t a n t l y g r o w i n g m a r k e t r e l a t i n g t o a c t i v i t i e s 
b u i l t a r o u n d t h e n a t i o n a l c a p i t a l f u n c t i o n , t h e D i s t r i c t ' s 
p r i m a r y e m p h a s i s i n e c o n o m i c d e v e l o p m e n t m u st c l e a r l y be 
f o c u s e d upon s t r a t e g i e s f o r p h y s i c a l r e d e v e l o p m e n t , l a r g e l y 
i n t h e c e n t r a l a r e a . 

Once a g a i n , t h e G e o r g e t o w n W a t e r f r o n t i s b r o u g h t i n t o c o n t e x t . 
What h a p p e n s on t h e W a t e r f r o n t r e p r e s e n t s o n l y a s m a l l p a r t 
o f t h e t o t a l r a n g e o f a c t i v i t i e s t o be b r o u g h t i n t o p e r s p e c 
t i v e , b u t t h e i m p o r t a n t p o i n t i s t h a t t h e s e o v e r a l l c e n t r a l 
a r e a r e d e v e l o p m e n t c o n s i d e r a t i o n s s h o u l d be t a k e n i n t o a c c o u n t 
i n t h e a d o p t i o n o f p o l i c i e s r e l a t i n g t o w a t e r f r o n t d e v e l o p 
ment. T h e r e a r e i n v e s t m e n t p o t e n t i a l s t h a t a r e t r a n s f e r a b l e 
f r o m t h e G e o r g e t o w n W a t e r f r o n t t o o t h e r a r e a s . T h e r e a r e 
m a j o r d e v e l o p m e n t o p p o r t u n i t i e s o u t s i d e t h e W a t e r f r o n t a r e a 
t h a t c a n a b s o r b t h e e x c e s s demands t h a t a b r a k e on W a t e r f r o n t 
d e v e l o p m e n t m i g h t g e n e r a t e . The G e o r g e t o w n W a t e r f r o n t , i n 
s h o r t , m u s t be l o o k e d a t a s one o f a number o f h i g h l y i m p o r 
t a n t and h i g h l y s p e c i a l i z e d e n c l a v e s whose optimum d e v e l o p 
ment i s e s s e n t i a l t o s w i n g i n g t h e D i s t r i c t economy a r o u n d t o 
a m a j o r u p t u r n . 

G E O R G E T O W N IN T H E D I S T R I C T ' S S T R A T E G Y 

I t i s n o t t h e p u r p o s e o f t h i s R e p o r t t o s u g g e s t an o v e r a l l 
d e v e l o p m e n t s t r a t e g y f o r t h e D i s t r i c t . C l e a r l y , h o w e v e r , 
t h e p o l i c i e s a d o p t e d w i t h r e s p e c t t o G e o r g e t o w n W a t e r f r o n t 
d e v e l o p m e n t i n v o l v e c o n s i d e r a t i o n s t h a t e x t e n d f a r b eyond t h e 
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s h o r t - r u n p r o d u c t i v i t y o f t h e l a n d p a r c e l s t h e m s e l v e s . A 
c o s t - b e n e f i t a p p r o a c h must l o o k t o t h e o p t i m i z a t i o n o f t h e 
l o n g - r u n w e l f a r e o f t h e D i s t r i c t a s a w h o l e . 

The r a t i o n a l e b e h i n d a d e v e l o p m e n t p l a n f o r t h e G e o r getown 
W a t e r f r o n t - a t l e a s t a s f a r a s e c o n o m i c s i s c o n c e r n e d -
i s t o s e e k an optimum d e v e l o p m e n t p a t t e r n f o l l o w i n g t h e c o n 
s t r u c t i o n o f a new e x p r e s s w a y t h r o u g h t h e a r e a and t h e r e 
m o v a l o f t h e e x i s t i n g e l e v a t e d W h i t e h u r s t F r e e w a y . As n o t e d 
e i i r l i e r , g e t t i n g t h e maximum d e v e l o p m e n t s u p p o r t a b l e by 
t h e m a r k e t on r e d e v e l o p e d w a t e r f r o n t p a r c e l s does n o t n e c e s 
s a r i l y p r o d u c e t h e optimum r e t u r n s t o t h e D i s t r i c t . On t h e 
c o n t r a r y , i t i s t h e j u d g m e n t o f t h e GPG p l a n n i n g t e am t h a t 
d e v e l o p m e n t beyond t h e l e v e l recommended i n i t s p l a n c o u l d 
h a v e d e l e t e r i o u s e f f e c t s upon t h e i m p o r t a n t G e o r getown s u b -
economy and h e n c e upon t h e economy o f t h e D i s t r i c t a s a 
w h o l e . 

C l e a r l y t h e G e o r g e t o w n W a t e r f r o n t r e p r e s e n t s a m a j o r r e d e 
v e l o p m e n t o p p o r t u n i t y f o r t h e D i s t r i c t . S i z a b l e a d d i t i o n s 
c a n be made t o t h e D i s t r i c t ' s t a x b a s e w i t h o u t t h e n e e d f o r 
l a r g e - s c a l e d i s l o c a t i o n a n d r e l o c a t i o n t h a t u s u a l l y accompany 
e f f o r t s a t u r b a n r e n e w a l . No i n c e n t i v e s a r e n e c e s s a r y t o 
c r e a t e a m a r k e t f o r new b u i l d i n g s p a c e s o r a f l o w o f p r i v a t e 
i n v e s t m e n t . 

A t t h e same t i m e , i t i s e q u a l l y c l e a r t h a t t h e e s s e n c e o f a 
s o u n d d e v e l o p m e n t p o l i c y f o r t h e G e o r getown W a t e r f r o n t s h o u l d 
be r e s t r a i n t . The l e v e l o f d e v e l o p m e n t p r o p o s e d i n t h e P l a n 
w o u l d be v e r y s u b s t a n t i a l - a s s u m i n g t h e n e c e s s a r y t r a f f i c 
i m p r o v e m e n t s t o p r o v i d e v e h i c u l a r and p e d e s t r i a n movements 
a t a c c e p t a b l e s t a n d a r d s - b u t i t s h o u l d be l i m i t e d . O t h e r 
p a r t s o f t h e c e n t r a l a r e a s h o u l d c a p t u r e most o f t h e c e n t r a l l y 
o r i e n t e d demand t h a t w o u l d n o t be accommodated w i t h i n t h e 
c o n t r o l l e d e n v e l o p e w i t h i n t h e W a t e r f r o n t a r e a i t s e l f . 

One f u r t h e r p o i n t m i g h t be n o t e d b e f o r e p r o c e e d i n g t o f u r t h e r 
d o c u m e n t a t i o n o f t h e above p o i n t s . T h e r e a r e o b v i o u s l y some 
a d d i t i o n a l e c o n o m i c v a l u e s i n v o l v e d i n p r e s e r v i n g Georgetown 
- and i t s W a t e r f r o n t - a s a u n i q u e h i s t o r i c a l a n d c u l t u r a l 
e n c l a v e w i t h i n t h e N a t i o n ' s C a p i t a l . S u c h v a l u e s c a n n o t be 
g i v e n q u a n t i t a t i v e m e a s u r e m e n t s , b u t t h e y a r e i n h e r e n t i n 
t h e c o n t r i b u t i o n t h a t G e o r g e t o w n makes t o t h e C i t y ' s o v e r a l l 
i m age. G eorgetown i s a m a j o r t o u r i s t a t t r a c t i o n ; i t p r o 
v i d e s a s e t t i n g f o r a s i g n i f i c a n t p a r t o f t h e C i t y ' s s o c i a l 
and c u l t u r a l l i f e ; a n d i t s s c a l e c f a c t i v i t i e s c o n t r i b u t e s 
r i c h l y t o t h e g o v e r n m e n t a l and d i p l o m a t i c l i f e o f t h e com
m u n i t y . The m a i n t e n a c e o f a p h y s i c a l e n v i r o n m e n t t h a t s u p 
p o r t s s u c h d e f i n a b l e r o l e s and f u n c t i o n s i n t h e b u s i n e s s o f 
t h e N a t i o n ' s C a p i t a l s h o u l d be r e g a r d e d a s a p r a c t i c a l a n d 
d e s i r a b l e o b j e c t i v e . 



The Productive Sub-Economy 
From t h e s t a n d p o i n t o f m u n i c i p a l f i n a n c e , G e o r g e t o w n i s one 
o f t h e D i s t r i c t ' s most p r o d u c t i v e s u b - e c o n o m i e s . As a d d i 
t i o n a l d e v e l o p m e n t t a k e s p l a c e a l o n g t h e w a t e r f r o n t , i t s n e t 
c o n t r i b u t i o n s t o t h e D i s t r i c t ' s t r e a s u r y w i l l f u r t h e r i n 
c r e a s e . 

W i t h o n l y 1.5 p e r c e n t o f t h e D i s t r i c t ' s p o p u l a t i o n , t h e 
G e o r g e t o w n community a c c o u n t s f o r : 

- 3 . 1 p e r c e n t o f t h e C i t y ' s m u n i c i p a l r e v e n u e f r o m 
l o c a l s o u r c e s 

-7.4 p e r c e n t o f t h e C i t y ' s s i n g l e - f a m i l y r e s i d e n t i a l 
r e a l e s t a t e a s s e s s m e n t 

-3.2 p e r c e n t o f t h e C i t y ' s p e r s o n a l i n c o m e . 

More i m p o r t a n t , G e o rgetown i s h i g h l y p r o d u c t i v e t o t h e D i s t r i c t 
i n i t s n e t c o n t r i b u t i o n s t o t h e C i t y ' s f i n a n c e s o v e r a n d above 
i t s demands and r e q u i r e m e n t s f o r p u b l i c s e r v i c e s . As a n e t 
r e v e n u e p r o d u c e r , i t i s p r o b a b l y t h e C i t y ' s most p r o d u c t i v e 
community o u t s i d e t h e s m a l l c o r e d i s t r i c t o f o f f i c e b u i l d i n g s 
a n d r e t a i l s h o p s i n t h e C o n n e c t i c u t Avenue-K S t r e e t s e c t i o n o f 
Downtown W a s h i n g t o n . 

I n 1 9 7 2 , i t i s e s t i m a t e d t h a t G e o rgetown p r o d u c e d c l o s e t o 
$16,000,000 i n t a x e s a n d o t h e r r e v e n u e s f o r t h e D i s t r i c t o f 
C o l u m b i a , a p p r o x i m a t e l y 3.1 p e r c e n t o f t h e h a l f - b i l l i o n d o l l a r s 
i n l o c a l , n o n - F e d e r a l r e c e i p t s i n t h e D i s t r i c t b u d g e t . G e o r g e 
t o w n ' s t o t a l r e q u i r e m e n t s f o r m u n i c i p a l s e r v i c e s u p p o r t e d by 
l o c a l f u n d s w e r e o n l y a p p r o x i m a t e l y $ 5 , 0 0 0 , 0 0 0 . I n s h o r t , 
G eorgetown y i e l d e d a " s u r p l u s " t o t h e D i s t r i c t o f a b o u t 
$ 1 1 , 0 0 0 , 0 0 0 , w h i c h was e q u i v a l e n t t o a $2,400 " c o n t r i b u t i o n " 
t o m u n i c i p a l f i n a n c e s on t h e p a r t o f e a c h o f G e o r g e t o w n ' s 4,500 
h o u s e h o l d s . 

The f o l l o w i n g t a b l e b r i e f l y i t e m i z e s t h e v a r i o u s e l e m e n t s 
m a k i n g up t h e s e o v e r a l l f i g u r e s on t h e G e o r g e t o w n m u n i c i p a l 
b a l a n c e s h e e t : 
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Payments to and Services from the District Government, Georgetown, 1972 

Payments to the District 

Property Taxes 

Income Taxes 

Sales and gross receipts taxes 

Other taxes and charges 

$ 6,200,000 

4,100,000 

3,600,000 

1,800,000 

Total Payments $15,700,000 

Services from the District 

General government, public 
safety, transportation and 
public works 

Education 

Welfare and Recreation 

$ 4,400,000 

200,000 

300,000 

$ 4,900,000 

The r e m a r k a b l e a s p e c t o f G e o r g e t o w n ' s h e a v y n e t c o n t r i b u t i o n 
t o t h e D i s t r i c t G o vernment i s t h e s m a l l s i z e o f t h e community 
r e l a t i v e t o t h e C i t y a s a w h o l e . T h e r e a r e o n l y 4,500 h o u s e 
h o l d s i n G e o r g e t o w n w h i c h i n c l u d e s a p p r o x i m a t e l y 1,600 f a m i 
l i e s (one p e r c e n t o f t h e D i s t r i c t t o t a l ) and 2,800 n o n - f a m i l y 
h o u s e h o l d u n i t s . A p p r o x i m a t e l y 4,000 o f t h e c o m m u n i t y ' s 11,500 
p e o p l e a r e s t u d e n t s , w i t h 2,800 l i v i n g i n g r o u p q u a r t e r s a t 
G e o r g e t o w n U n i v e r s i t y . A p p r o x i m a t e l y 328 r e t a i l e s t a b l i s h m e n t s 
o p e r a t e i n t h e a r e a . 

T h e r e a r e s e v e r a l k e y s t o G e o r g e t o w n ' s p r o d u c t i v i t y a s a n e t 
m u n i c i p a l r e v e n u e p r o d u c e r . A v e r a g e a n n u a l h o u s e h o l d income 
i n G e o r g e t o w n i n 1969 was a p p r o x i m a t e l y $ 3 1 , 8 0 0 , a b o u t t h r e e 
t i m e s t h e a v e r a g e f o r t h e D i s t r i c t a s a w h o l e . The a v e r a g e 
s i n g l e - f a m i l y r e s i d e n t i a l p r o p e r t y i n G e o r g e t o w n i n 1972 was 
a s s e s s e d f o r t a x p u r p o s e s a t $ 3 9 , 6 0 0 , compared w i t h a c i t y - w i d e 
a v e r a g e o f $ 1 4 , 3 0 0 . Most o f G e o r g e t o w n ' s r e t a i l s h o p s a r e mak
i n g most o f t h e i r s a l e s t o n o n - r e s i d e n t s o f t h e D i s t r i c t , 
b r i n g i n g i n new t a x a b l e d o l l a r s f r o m t h e o u t s i d e . 

As t o p u b l i c s e r v i c e r e q u i r e m e n t s , G e o r g e t o w n h a s a r a t i o o f 
p u b l i c s c h o o l e n r o l l m e n t o f o n l y two s t u d e n t s p e r 100 p o p u l a t i o n 
compared w i t h a 19-100 r a t i o f o r t h e D i s t r i c t a s a w h o l e . 
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W e l f a r e a n d r e c r e a t i o n a l e x p e n d i t u r e s a r e m i n o r . O v e r a l l , 
p e r c a p i t a c o s t s o f m u n i c i p a l g o v e r n m e n t i n G e o r g e t o w n ( c a l 
c u l a t e d i n t e r m s o f s e r v i c e s r e n d e r e d f r o m l o c a l f u n d s ) w e r e 
a p p r o x i m a t e l y $426 i n 1972 compared w i t h a D i s t r i c t - w i d e 
a v e r a g e o f $ 6 7 1 . 

T h e r e a r e s e v e r a l o t h e r w a y s t o i l l u s t r a t e t h e c o m p a r a t i v e 
p r o d u c t i v i t y o f Georgetown t o D i s t r i c t f i n a n c e s — a n d t o h i g h 
l i g h t t h e i m p o r t a n c e o f p r e s e r v i n g t h e c o n d i t i o n s u n d e r w h i c h 
t h i s p r o d u c t i v i t y c a n be m a i n t a i n e d . I f G e o r g e t o w n ' s s i n g l e -
f a m i l y r e s i d e n t i a l p r o p e r t i e s w e r e p r o d u c i n g t a x e s a t t h e 
same l e v e l a s t h e D i s t r i c t a v e r a g e and i f Georgetown r e s i d e n t s 
w e r e m a k i n g o n l y a v e r a g e s a l e s a n d income t a x p a y m e n t s t o t h e 
C i t y , t o t a l p r o d u c t i o n f r o m t h e s e s o u r c e s w o u l d h a v e been 
$6,700,000 i n 1972. A c t u a l p a y m e n t s f r o m t h e s e s o u r c e s w e r e 
an e s t i m a t e d $ 1 0 , 1 0 0 , 0 0 0 . S i m i l a r l y , i f G e o r g e t o w n ' s r e q u i r e 
ments f o r m u n i c i p a l s e r v i c e s w e r e a t t h e D i s t r i c t a v e r a g e , 
t h e y w o u l d h a v e t o t a l e d $8,900,000 i n s t e a d o f an e s t i m a t e d 
$4,900,000 t h a t was a c t u a l l y n e e d e d . 

The District's Stake in Georgetown 
The e c o n o m i e s o f t h e P l a n f o r t h e G e o r g e t o w n W a t e r f r o n t 
d i r e c t l y i n v o l v e two b a s i c c o n s i d e r a t i o n s r e l a t i n g t o phy
s i c a l d e v e l o p m e n t w i t h i n t h e a r e a : 

1 . R e s p o n s e t o t h e l e g i t i m a t e demands o f t h e p r i v a t e m a r k e t 
f o r a v a r i e t y o f f u n c t i o n s a n d l a n d u s e s ; a n d 

2. P r o t e c t i o n o f t h e u n i q u e c h a r a c t e r i s t i c s t h a t u n d e r g i r d 
t h e sub-economy o f t h e l a r g e r G e o r getown community. 

The P h a s e I I A P r e l i m i n a r y P l a n a l l o w e d a t o t a l d e v e l o p m e n t 
e n v e l o p e i n t h e G e o r g e t o w n W a t e r f r o n t A r e a o f 4,705,000 s q u a r e 
f e e t . T h i s p r o j e c t e d l e v e l o f d e v e l o p m e n t w o u l d i n c l u d e 
3,405,000 s q u a r e f e e t o f new c o n s t r u c t i o n f o r r e s i d e n t i a l a n d 
n o n - r e s i d e n t i a l u s e s , w i t h a p p r o x i m a t e l y 1,300,000 s q u a r e f e e t 
o f e x i s t i n g b u i l d i n g s p a c e r e m a i n i n g i n t h e a r e a . I t i s 
assumed t h a t 300,000 s q u a r e f e e t o f t h e e x i s t i n g s p a c e t h a t 
w o u l d r e m a i n w o u l d be r e n o v a t e d t o be c o m p e t i t i v e w i t h new 
s p a c e . 

T h i s p r o p o s e d d e v e l o p m e n t e n v e l o p e w o u l d embrace n e a r l y f o u r 
t i m e s t h e volume o f b u i l d i n g s p a c e now o c c u p i e d i n t h e W a t e r 
f r o n t a r e a ( 1 , 2 5 4 , 0 0 0 s q u a r e f e e t ) . I t w o u l d i n c l u d e a w i d e 
d i v e r s i t y o f new u s e s — r e s i d e n t i a l ( w h i c h now a c c o u n t s f o r 
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o n l y a m i n o r s h a r e o f t h e a r e a ' s d e v e l o p m e n t , o r 151,000 s q u a r e 
f e e t ) , o f f i c e , r e t a i l , h o t e l a n d o t h e r c o m m e r c i a l . I t w o u l d 
r e p r e s e n t a t l e a s t $150,000,000 w o r t h o f t a x a b l e i m p r o v e m e n t s 
i n a d d i t i o n t o t h e a s s e s s a b l e l a n d b a s e . T o t a l r e a l e s t a t e 
t a x e s a t c u r r e n t t a x and a s s e s s m e n t r a t e s w o u l d a p p r o x i m a t e 
$ 6 , 5 0 0 , 0 0 0 , compared w i t h a c u r r e n t t a x y i e l d i n t h e a r e a o f 
a b o u t $ 9 0 0 , 0 0 0 . 

Projected Additions, 

As an a d d i t i o n a l 3,000,000 o r 4,000,000 s q u a r e f e e t o f new 
b u i l d i n g s p a c e i s added s o u t h o f M S t r e e t a s s u g g e s t e d i n t h e 
P l a n , G e o r g e t o w n ' s n e t c o n t r i b u t i o n s t o t h e D i s t r i c t b u d g e t 
w i l l c o r r e s p o n d i n g l y i n c r e a s e . The p r o j e c t e d d e v e l o p m e n t w o u l d 
add 25 p e r c e n t t o G e o r g e t o w n ' s e x i s t i n g p o p u l a t i o n and 50 p e r 
c e n t t o i t s e x i s t i n g employment b a s e ( w h i c h i s now a t a b o u t 
13,000 e m p l o y e e s ) . I t w o u l d n e a r l y d o u b l e G e o r g e t o w n ' s t a x a b l e 
r e a l e s t a t e a s s e s s m e n t r o l l s , w h i c h a r e c u r r e n t l y a t a l e v e l 
o f a b o u t $ 1 6 0 , 0 0 0 , 0 0 0 . 

B e c a u s e o f t h e h i g h l a n d v a l u e s i n t h e G e o r g e t o w n W a t e r f r o n t 
and t h e s t r o n g a m e n i t y a t t r a c t i o n o f t h e o v e r a l l G eorgetown 
community, i t c a n be a n t i c i p a t e d t h a t t h e same g e n e r a l c o s t -
b e n e f i t p r o f i l e t h a t G e o r g e t o w n now h a s w i t h r e s p e c t t o m u n i c i 
p a l f i n a n c e s w i l l a p p l y t o t h e new d e v e l o p m e n t s o u t h o f M S t r e e t , 
H o u s e h o l d i n c o m e s w i l l be h i g h ; t h e r a t i o o f s c h o o l e n r o l l m e n t 
t o t o t a l p o p u l a t i o n w i l l be l o w ; w e l f a r e a n d r e c r e a t i o n c o s t s 
t o t h e C i t y w i l l be l o w . G e o r g e t o w n ' s n e t $11,000,000 a n n u a l 
c o n t r i b u t i o n t o t h e D i s t r i c t t r e a s u r y c o u l d e a s i l y d o u b l e on 
a n o n - i n f l a t e d - d o l l a r b a s i s a s a r e s u l t o f t h e W a t e r f r o n t de
v e l o p m e n t p r o j e c t e d by t h e P l a n . 

The r e v e n u e p r o s p e c t s o f t h e new h o u s i n g o v e r t h e e x p r e s s w a y 
t u n n e l p r o p o s e d i n t h e P h a s e I I A P r e l i m i n a r y P l a n s h o u l d be 
p a r t i c u l a r l y n o t e d . Net new l a n d v a l u e s o f n e a r l y $3,200,000 
w o u l d be c r e a t e d by t h e p r o j e c t e d d e v e l o p m e n t o f townhouse 
and a p a r t m e n t u n i t s o v e r t h e e x p r e s s w a y a i r r i g h t s ( a f t e r 
t a k i n g i n t o a c c o u n t t h e m i n o r a d d i t i o n a l c o s t s o f t u n n e l r e 
i n f o r c e m e n t f o r t h a t p u r p o s e ) . T h e s e new l a n d v a l u e s w o u l d be 
d i r e c t l y c a p t u r e d by t h e D i s t r i c t G overnment t h r o u g h t h e s a l e 
o f a i r r i g h t s t o d e v e l o p e r s . I n a d d i t i o n , o f c o u r s e , t h e s e 
l a n d v a l u e s — p l u s more t h a n $8,000,000 i n t h e v a l u e o f t h e 
h o u s i n g and r e l a t e d i m p r o v e m e n t s — w o u l d go on t h e r e a l e s t a t e 
a s s e s s m e n t r o l l s o f t h e D i s t r i c t . 
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Waterfront Development Costs 

I t m i g h t be a r g u e d t h a t a r e a l i s t i c c o s t - b e n e f i t a p p r o a c h t o 
t h e G e o r g e t o w n W a t e r f r o n t s h o u l d t a k e i n t o a c c o u n t t h e b a s e 
c o s t s o f t h e new t u n n e l e d e x p r e s s w a y p r o j e c t , i n c l u d i n g t h e 
r e m o v a l o f t h e e l e v a t e d W h i t e h u r s t F r e e w a y . T h e s e m a j o r i m 
p r o v e m e n t s w i l l h a v e a d e c i s i v e e f f e c t on t h e A r e a ' s r e d e v e l o p 
ment p o t e n t i a l s ( a l t h o u g h i t i s a l s o c l e a r t h a t some new d e 
v e l o p m e n t s c a n and w i l l t a k e p l a c e w i t h o u t t h e s e i m p r o v e m e n t s 
i n r e s p o n s e t o t h e m a r k e t f o r c e s t h a t h a v e a l r e a d y b e e n r e 
f l e c t e d o v e r t h e y e a r s i n c o n s t a n t l y r i s i n g l a n d p r i c e s ) . 

As o r i g i n a l l y p l a n n e d , t h e n e e d f o r a n e x p a n d e d f r e e w a y c o n 
n e c t o r t h r o u g h t h e W a t e r f r o n t c o r r i d o r was t o be met by 
a d d i n g t o t h e c a p a c i t y o f t h e e x i s t i n g W h i t e h u r s t F r e e w a y . 
A l t h o u g h t h i s w o u l d h a v e b e e n a m a j o r p r o j e c t i n i t s e l f , i t s 
c o s t w o u l d h a v e been c o n s i d e r a b l y l e s s t h a n t h a t c a l l e d f o r 
by s u b s e q u e n t p l a n s t o e l i m i n a t e t h e e l e v a t e d s t r u c t u r e and 
b r i n g t h e new f r e e w a y t o g r o u n d l e v e l o r i n t u n n e l . P r i m a r y 
c o n s i d e r a t i o n s f o r t a k i n g t h e more e x p e n s i v e c o u r s e w e r e t o 
remove t h e b l i g h t i n g i n f l u e n c e o f t h e e l e v a t e d s t r u c t u r e upon 
a d j a c e n t W a t e r f r o n t p r o p e r t i e s and t o open up t h e p o t e n t i a l 
f o r p r o f i t a b l e and p r o d u c t i v e new d e v e l o p m e n t s i n t h e a r e a . 

To l o o k t o new d e v e l o p m e n t a c t i v i t y f o r j u s t i f i c a t i o n o f t h e 
a d d i t i o n a l c o s t s o f t h e m o d i f i e d f r e e w a y p l a n , h o w e v e r , i s 
h a r d l y s u p p o r t a b l e . The a p p l i c a t i o n o f s u c h a p r i n c i p l e t o 
m a j o r p u b l i c i m p r o v e m e n t s w o u l d s t u l t i f y a ny r e a l i s t i c p u b l i c 
w o r k s p l a n n i n g . The c r i t i c a l d e c i s i o n i n t h i s i n s t a n c e was 
t h e o r i g i n a l one t o b u i l d an e l e v a t e d f r e e w a y t h r o u g h one o f 
t h e D i s t r i c t ' s most v a l u a b l e p r o p e r t y c o r r i d o r s . T h i s f r e e w a y 
h a s a c t e d a s a d e t e r r e n t t o p r o d u c t i v e r e a l e s t a t e d e v e l o p m e n t 
i n t h e a r e a f o r many y e a r s , d e n y i n g t h e D i s t r i c t many t h o u s a n d s 
o f d o l l a r s o f t a x r e v e n u e s t h r o u g h i t s a d v e r s e e f f e c t s on new 
r e a l e s t a t e i n v e s t m e n t s . The t o t a l a s s e s s e d v a l u e o f a l l r e a l 
e s t a t e i m p r o v e m e n t s i n t h e Georgetown W a t e r f r o n t A r e a i n 1972 
was l e s s t h a n $ 8 , 0 0 0 , 0 0 0 , o n l y a t h i r d a s h i g h a s t h e a s s e s s e d 
v a l u e o f t h e l a n d on w h i c h t h e s e i m p r o v e m e n t s w e r e l o c a t e d . 
T h e r e c o u l d be no more p e r s u a s i v e e v i d e n c e o f t h e d e t e r r i n g 
e f f e c t t h a t t h e W h i t e h u r s t F r e e w a y h a s h a d upon t h e a r e a ' s 
e c o n o m i c v i a b i l i t y . 

I f t h e a d d i t i o n a l c o s t s o f r e m o v i n g t h i s e l e v a t e d h i g h w a y a n d 
r e b u i l d i n g i t a t g r o u n d o r t u n n e l l e v e l w e r e t o be p u t i n t o 
a c o s t - b e n e f i t e q u a t i o n , t h e y w o u l d h a v e t o be o f f s e t by t h e 
c a p i t a l i z e d v a l u e o f t a x e s l o s t t o t h e D i s t r i c t a s a r e s u l t o f 
t h e f a i l u r e t o b u i l d t h e a p p r o p r i a t e f a c i l i t y i n t h e f i r s t 
p l a c e . T h i s w o u l d mean i n e f f e c t a c a l c u l a t i o n o f t h e c o s t 
t o t h e D i s t r i c t o f n o t b u i l d i n g t h e t u n n e l e d f r e e w a y a n d t h e 
f u r t h e r c o s t s — i n t e r m s o f e f f e c t s on d e v e l o p m e n t i n t h e 
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a r e a — a d d i n g t o t h e e x i s t i n g e l e v a t e d s t r u c t u r e i n t h e f u t u r e . 

S u c h c a l c u l a t i o n b a s e d on t h e p r e m i s e t h a t t h e f r e e w a y c o s t s 
s h o u l d be i n c l u d e d i n t h e c o s t - b e n e f i t e q u a t i o n c o u l d h a r d l y 
be f r u i t f u l , h o w e v e r . T h e y c a n be a r e d h e r r i n g t h a t c a n d i r e c t 
a t t e n t i o n away f r o m t h e m a i n i s s u e o f o p t i m i z i n g t h e l o n g - r u n 
d e v e l o p m e n t p o t e n t i a l o f t h e G e o r g e t o w n W a t e r f r o n t w i t h i n t h e 
f r a m e w o r k o f a v i a b l e and p r o d u c t i v e G e o r g e t o w n community. 

The D i s t r i c t ' s s t a k e i n t h e G e o r g e t o w n sub-economy i s a s u b 
s t a n t i a l one, and t h e D i s t r i c t ' s m a j o r c o n c e r n s h o u l d be w i t h 
t h e m a i n t e n a n c e o f i t s e n v i r o n m e n t a l q u a l i t y , v i a b i l i t y and 
p r o d u c t i v i t y . 

M St. 

34 th St 

IMPLICATIONS O F T H E F I N A L D E V E L O P M E N T PLAN AND P R O G R A M 

The F i n a l D e v e l o p m e n t P l a n and P r o g r a m c a l l s f o r a s h a r p r e 
d u c t i o n i n t h e p r o p o s e d d e v e l o p m e n t e n v e l o p e f o r t h e G e o r getown 
W a t e r f r o n t a r e a . I n a c t u a l s q u a r e f o o t a g e , t h e e n v e l o p e c o n 
t a i n s a c o m m e r c i a l and c o m m e r c i a l e q u i v a l e n t o f a p p r o x i m a t e l y 
2,700,000 s q u a r e f e e t o f b u i l d i n g s p a c e compared w i t h a n e a r 
l i e r f i g u r e o f 3,300,000 s q u a r e f e e t . 

The P r e l i m i n a r y P l a n s e t f o r t h e a r l i e r i n P h a s e I I A c a l l e d f o r 
n e a r l y 1,000 u n i t s o f h o u s i n g p l u s a 400-room h o t e l ; t h e r e 
v i s e d F i n a l P l a n w o u l d a l l o w f e w e r t h a n 800 r e s i d e n t i a l u n i t s 
w i t h o u t t h e h o t e l component. A s s u m i n g t h a t t h e Dodge and I n 
l a n d S t e e l p r o j e c t s a r e d e v e l o p e d i n f u l l , o t h e r new c o m m e r c i a l 
s p a c e w o u l d be c u t by a b o u t 500,000 s q u a r e f e e t by t h e r e v i s e d 
p l a n , a v e r y s u b s t a n t i a l r e d u c t i o n . 

F o l l o w i n g i s a c o m p a r a t i v e t a b l e s u m m a r i z i n g t h e s p a c e a l l o w 
a n c e s o f t h e P r e l i m i n a r y a n d r e v i s e d P l a n s , u s i n g r o u g h f i g u r e s 
f o r p u r p o s e s o f s i m p l i f i c a t i o n : 



Commercial and Commercial Equivalents for Space Use, Georgetown Waterfront Area 
(In square feet of building space) 

Phase I I -A 
Prelim. Plan 

Final 
Revised Plan 

Indicated 
Changes 

Exist ing space to remain 1,000,000 1,000,000 0 
Re-use renovation space 300,000 300,000 _0_ 

Sub-total 1,300,000 1,300,000 0 

New commercial space: 
Dodge/Inland 
Other 

600,000 
1,100,000 

600,000 
600,000 

0 
- 500,000 

Sub-total 1,700,000 1,200,000 - 500,000 

New residential space 300 ,000* 2 0 0 , 0 0 0 * * - 100,000 

Total 3,300,000 2,700,000 - 600,000 

*987 housing units and 400 hotel rooms. 
* * 7 8 5 housing units and no hotel rooms. 
Source: Hammer, Si ler, George Associates 

O t h e r k e y e l e m e n t s o f t h e F i n a l P l a n s h o u l d be n o t e d . The P l a n 
c a l l s f o r t h e e l i m i n a t i o n o f h o u s i n g u n i t s a l o n g t h e r i v e r f r o n t , 
w h i c h was an i m p o r t a n t component i n t h e e a r l i e r d e s i g n . The 
P l a n ' s r e d u c t i o n o f c o m m e r c i a l s p a c e p r e s u m a b l y w o u l d a f f e c t 
b o t h o f f i c e and r e t a i l u s e s , a l t h o u g h no p r o p o r t i o n a t e r e d u c 
t i o n i n t h e s e two u s e s h a s n e c e s s a r i l y b e e n assumed. The r e 
v i s e d p l a n c o u l d accommodate a h o t e l b u t t h i s w o u l d p r e s u m a b l y 
n e c e s s i t a t e a f u r t h e r r e d u c t i o n i n t h e number o f new h o u s i n g 
u n i t s t h a t w o u l d be b u i l t . I f t h e Dodge a n d I n l a n d S t e e l p r o 
j e c t s a r e n o t b u i l t t o t h e i r f u l l e n v e l o p e , o f c o u r s e , a d d i 
t i o n a l new c o m m e r c i a l d e v e l o p m e n t m i g h t be accommodated e l s e 
w h e r e w i t h i n t h e r e v i s e d c e i l i n g . 

The p r o p o s e d r e d u c t i o n s i n a l l o w a b l e s p a c e u n d e r t h e F i n a l 
P l a n w e r e n o t made on t h e b a s i s o f m a r k e t c o n s i d e r a t i o n s . As 
p o i n t e d o u t i n some d e t a i l e a r l i e r , t h e m a r k e t c o u l d t h e o r e t i 
c a l l y a b s o r b a g r e a t d e a l more s p a c e t h a n e v e n t h e more l i b e r a l 
P h a s e I I A P l a n w o u l d a l l o w . The b a s i c c o n s i d e r a t i o n i n s e t t i n g 
c e i l i n g s s u b s t a n t i a l l y b e l o w t h e m a r k e t a b s o r p t i o n p o t e n t i a l , 
o f c o u r s e , h a s b e e n t h e s h a r p l i m i t a t i o n o f s t r e e t and t r a f f i c 
c a p a c i t i e s w i t h i n t h i s a r e a . 
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On t h e o t h e r h a n d , t h e " e f f e c t i v e m a r k e t " f o r s p a c e i n t h e 
Ge o r g e t o w n W a t e r f r o n t a r e a w o u l d n o t a s a p r a c t i c a l m a t t e r 
be a s h i g h a s t h e t h e o r e t i c a l m a r k e t demand s e t f o r t h e a r l i e r . 
The l i m i t a t i o n s o f t r a f f i c a n d p a r k i n g c a p a c i t y w o u l d o b v i o u s l y 
be o p e r a t i v e i n t h e m a r k e t , p r o b a b l y w i t h i n c r e a s i n g i n t e n s i t y 
o v e r t i m e . T h e r e a r e e v i d e n c e s t h a t e x i s t i n g r e t a i l i n g i n t h e 
a r e a i s a l r e a d y f e e l i n g t h e e f f e c t s o f t r a f f i c c o n g e s t i o n a n d 
t h e l a c k o f a d e q u a t e p a r k i n g . E v e n u n d e r t h e r e s t r i c t e d P h a s e 
I I B d e v e l o p m e n t c e i l i n g , no p r o v i s i o n i s made f o r p a r k i n g 
o t h e r t h a n t h a t w h i c h c a n be accommodated w i t h i n s t r u c t u r e s 
b u i l t f o r o t h e r u s e s . I n s h o r t , t h e same r e s t r a i n t s on c i r c u 
l a t i o n and p a r k i n g w h i c h h a v e p r o m p t e d t h e s p a c e c u r t a i l m e n t 
c a l l e d f o r i n t h e F i n a l P l a n w o u l d a l s o d i r e c t l y i n f l u e n c e 
t h e m a r k e t e v e n i n t h e a b s e n c e o f t h e P l a n and i t s a t t e n d a n t 
c o n t r o l s . E v e n s o , t h e " e f f e c t i v e m a r k e t " w o u l d c e r t a i n l y 
e x c e e d w hat t h e r e v i s e d P l a n w o u l d a l l o w — w h i c h i s s i m p l y t o 
s a y t h a t t h e p l a n r e p r e s e n t s an a t t e m p t t o o b v i a t e a c o m p l e t e 
f u t u r e b r e a k d o w n o f c i r c u l a t i o n a n d t o p r o t e c t t h e q u a l i t y and 
e f f i c i e n c y o f t h e e n v i r o n m e n t w h i c h f r e e m a r k e t f o r c e s w o u l d 
u n d o u b t e d l y t e n d t o damage. 

The d e v e l o p e r s o f new s p a c e f o r any a n d a l l p u r p o s e s i n t h e 
Ge o r g e t o w n W a t e r f r o n t a r e a w i l l f i n d t h a t t h e l i m i t a t i o n s o f 
t r a f f i c c i r c u l a t i o n and p a r k i n g w i l l be a m a j o r c o n s t r a i n t . 
I n l i g h t o f t h e v e r y s t r o n g a p p e a l o f t h e a r e a f o r r e a l e s t a t e 
d e v e l o p m e n t p u r p o s e s , h o w e v e r , i t i s n o t l i k e l y t h a t t h i s r e 
s t r a i n t w i l l be s u c h a d e t e r r e n t t h a t t h e r e s t r i c t e d l e v e l o f 
d e v e l o p m e n t c a l l e d f o r i n t h e F i n a l P l a n w i l l n o t be r e a c h e d 
i n t h e n e a r - t e r m f u t u r e . E v e n i n f a c e o f t h i s r e s t r a i n t , t h e 
m a r k e t w i l l u n d o u b t e d l y p u s h f o r a h i g h e r l e v e l o f d e v e l o p m e n t 
t h a n t h e F i n a l P l a n c e i l i n g s c a l l f o r . I t i s by no means a n 
"onward a n d upward f o r e v e r " s i t u a t i o n f o r t h e p r i v a t e d e v e l o p e r , 
h o w e v e r . E v e n w i t h t h e d i v e r s i o n o f t h r o u g h t r a f f i c i n t o t h e 
new t u n n e l , l i m i t e d s t r e e t and p a r k i n g c a p a c i t i e s w i l l p o s e 
d i f f i c u l t p r o b l e m s i n t h e d e v e l o p m e n t a n d m a r k e t i n g p r o c e s s . 
T h e r e w i l l be no r a p i d t r a n s i t s e r v i c e t o p r o v i d e a d d i t i o n a l 
a c c e s s c a p a c i t i e s , a n d t h e r e w i l l be a l i m i t t o t h e p e a k h o u r 
c a p a c i t i e s o f t h e s u r f a c e b u s s y s t e m t o b r i n g p e o p l e i n t o t h e 
a r e a . 

The r e d u c t i o n i n t h e number o f h o u s i n g u n i t s c a l l e d f o r by t h e 
r e v i s e d F i n a l P l a n c o u l d dampen t h e c o m m e r c i a l d e v e l o p m e n t po
t e n t i a l somewhat b e c a u s e t h e w a l k - t o - w o r k a n d w a l k - t o - s h o p 
p o t e n t i a l s w o u l d p r o v i d e some i n c r e m e n t a l s u p p o r t f o r o f f i c e 
a nd r e t a i l e x p a n s i o n . E x c e p t a s a t o o l i n m a r k e t i n g s t r a t e g y , 
h o w e v e r , t h i s f a c t o r w o u l d p r o b a b l y n o t h a v e a s i g n i f i c a n t 
o v e r a l l e f f e c t on t h e q u a n t i t i e s o f s p a c e i n v o l v e d . 

The e l i m i n a t i o n o f t h e r i v e r f r o n t h o u s i n g i s r e g a r d e d a s a 
n e g a t i v e f a c t o r f r o m t h e s t a n d p o i n t o f e c o n o m i c s . A l t h o u g h 
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t h e d i f f i c u l t i e s o f b u i l d i n g r e s i d e n t i a l u n i t s o v e r o r i n 
p r o x i m i t y t o t h e t u n n e l s a r e r e c o g n i z e d , t h e r e w o u l d be a 
s t r o n g m a r k e t f o r s u c h u n i t s and t h e i r d e v e l o p m e n t c o u l d c o n 
t r i b u t e t o t h e e f f i c i e n c y and m a r k e t a b i l i t y o f n e a r b y commer
c i a l s p a c e . B r i n g i n g G e o r getown a c t i v i t y t o t h e r i v e r f r o n t i n 
t h e f o r m o f h o u s i n g w o u l d s u p p o r t t h e h i s t o r i c image o f t h e 
a r e a and add t o i t s l o n g - r u n e c o n o m i c s t r e n g t h . 

Land Values 

The c r i t i c a l e l e m e n t i n t h e i m p l e m e n t a t i o n o f t h e Georgetown 
W a t e r f r o n t p l a n , o f c o u r s e , i s t h e i s s u e o f e x i s t i n g a n d p o t e n 
t i a l p r o p e r t y v a l u e s w h i c h w o u l d be a d v e r s e l y a f f e c t e d by 
d e v e l o p m e n t c o n t r o l s . The p r i n c i p l e o f d e v e l o p m e n t r i g h t s 
t r a n s f e r i s an e x c e l l e n t one b u t h a s n o t been f u l l y t e s t e d i n 
a c t i v e s i t u a t i o n s . The a p p l i c a t i o n o f t h i s a p p r o a c h t o t h e 
G e o r g e t o w n W a t e r f r o n t a r e a h a s n o t b e e n e v a l u a t e d f r o m an 
e c o n o m i c s t a n d p o i n t ; t h i s e v a l u a t i o n s h o u l d be u n d e r t a k e n i n 
o r d e r t o u n d e r s t a n d t h e d i m e n s i o n s o f t h e p r o b l e m s t h a t m i g h t 
be i n v o l v e d . W h e t her s u c h d e v e l o p m e n t r i g h t s c a n i n d e e d be 
s o l d and t r a n s f e r r e d a t p r i c e s t h a t r e f l e c t b o t h c u r r e n t m a r k e t 
v a l u e s and p o t e n t i a l r e u s e v a l u e s on d e v e l o p a b l e s i t e s i s n o t 
c l e a r a t t h i s p o i n t . 

Some o f t h e r e d u c t i o n s i n t h e d e v e l o p m e n t c e i l i n g s c a l l e d f o r 
i n t h e F i n a l P l a n w o u l d n o t a f f e c t t h e p r o p e r t y v a l u e i s s u e 
o f c o u r s e . The e l i m i n a t i o n o f p o t e n t i a l h o u s i n g d e v e l o p m e n t 
f r o m t h e p u b l i c l y owned l a n d s a l o n g t h e r i v e r f r o n t w o u l d p l a c e 
no f u r t h e r l i m i t a t i o n upon t h e d e v e l o p m e n t p o t e n t i a l o f p r i 
v a t e l y owned l a n d s — i n d e e d t h e open s p a c e c o u l d e n h a n c e t h e 
v a l u e o f a d j a c e n t l a n d s . I t i s a l s o p o s s i b l e t h a t a h a r d h e a d e d 
e v a l u a t i o n o f t h e e f f e c t s o f t r a f f i c a n d p a r k i n g l i m i t a t i o n s 
upon t h e d e v e l o p m e n t p o t e n t i a l o f s p e c i f i c p a r c e l s t h r o u g h o u t 
t h e a r e a w o u l d show t h a t many e x i s t i n g a n d p o t e n t i a l p r o p e r t y 
v a l u e s a r e a l r e a d y s u b s t a n t i a l l y i n f l a t e d a n d h e n c e t h e p r i c e 
a d j u s t m e n t p r o b l e m i n t h e r i g h t s t r a n s f e r p r o c e s s may n o t t u r n 
o u t t o be a s s e r i o u s a s i t may now a p p e a r . 

N o n e t h e l e s s , t h e i s s u e i s a f o r m i d a b l e one. S u b s t a n t i a l down-
z o n i n g o r r e z o n i n g p o s e s d i f f i c u l t l e g a l a s w e l l a s e c o n o m i c 
i s s u e s . The e x t e n t t h a t t h e s e i s s u e s c a n be m i t i g a t e d by 
e v i d e n c e o f t h e m a r k e t a c c e p t a n c e o f d e v e l o p m e n t r i g h t s t r a n s 
f e r i s n o t c l e a r . T h e r e i s a l w a y s t h e p o s s i b i l i t y , o f c o u r s e , 
t h a t d e v e l o p m e n t r i g h t s c a n be d i r e c t l y p u r c h a s e d r a t h e r t h a n 
t r a n s f e r r e d ( b y a n e i g h b o r h o o d a s s o c i a t i o n o r a d i s t r i c t a u 
t h o r i t y ) b u t t h i s a l t e r n a t i v e h a s n o t b e e n e x p l o r e d i n d e p t h . 

The o v e r a l l a t t e m p t t o l i m i t d e v e l o p m e n t i n t h e Georgetown 
W a t e r f r o n t a r e a ( w h i c h i s a t t h e h e a r t o f t h e G e o r g e t o w n 
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P l a n n i n g G r o u p ' s p r o p o s a l s ) i s r e g a r d e d a s h i g h l y d e s i r a b l e 
f r o m t h e s t a n d p o i n t o f t h e l o n g - r u n v i a b i l i t y o f t h i s v a l u a b l e 
p i e c e o f r e a l e s t a t e . B a s i n g t h e P l a n on t h e r e a l i t i e s o f 
t r a f f i c and p a r k i n g c a p a c i t i e s i s a r e a l i s t i c a p p r o a c h and 
s h o u l d p r o v i d e a d e q u a t e c o r r o b o r a t i o n f o r t h e n e c e s s a r y p u b l i c 
p o l i c i e s i n v o l v e d . O v e r t i m e t h e s e t r a f f i c and p a r k i n g r e 
s t r a i n t s w o u l d dampen d e v e l o p m e n t a c t i v i t i e s i n t h e a r e a e v e n 
i n t h e a b s e n c e o f a c o n t r o l p l a n , a s n o t e d e a r l i e r . I t w o u l d 
be e x t r e m e l y r i s k y , h o w e v e r , t o r e l y upon t h e e f f e c t s o f s u c h 
n e g a t i v e f o r c e s i n t h e m a r k e t t o a c h i e v e t h e d e v e l o p m e n t l e v e l 
t h a t c a n a s s u r e t h e a r e a ' s c o n t i n u e d e c o n o m i c v i a b i l i t y . B o t h 
q u a l i t a t i v e v a l u e s and f u n c t i o n a l d e v e l o p m e n t g o a l s w o u l d be 
i n j e o p a r d y i n t h e a b s e n c e o f p u b l i c c o n s t r a i n t s , a n d b o t h 
e l e m e n t s a r e e s s e n t i a l t o t h e p r e s e r v a t i o n o f t h e c o n d i t i o n s 
t h a t make f o r c o n t i n u e d e c o n o m i c v i a b i l i t y . 

The District's Interest 

A f i n a l q u e s t i o n t o be a d d r e s s e d i s w h e t h e r t h e f u r t h e r r e d u c 
t i o n s i n d e v e l o p m e n t l e v e l s c a l l e d f o r i n t h e F i n a l P l a n w o u l d 
be p r e j u d i c i a l t o t h e b e s t i n t e r e s t s o f t h e D i s t r i c t Government 
i n t h e i r i m p a c t upon t a x a b l e v a l u e s . The a n s w e r c l e a r l y i s 
t h a t , i f t h e d e v e l o p m e n t l e v e l s h a v e been c u t b a c k i n t h e F i n a l 
P l a n s p e c i f i c a l l y t o b r i n g d e v e l o p m e n t i n l i n e w i t h f u r t h e r 
r e d u c t i o n s i n c i r c u l a t i o n c a p a c i t y — w h i c h i s t h e c a s e — t h e 
i n t e r e s t s o f t h e D i s t r i c t a r e p r o t e c t e d r a t h e r t h a n j e o p a r d i z e d . 

The a r g u m e n t c a n be made t h a t e v e n t h e r e s t r i c t e d d e v e l o p m e n t 
l e v e l s i n t h e F i n a l P l a n a r e t o o h i g h f r o m t h e s t a n d p o i n t o f 
a d e q u a t e t r a f f i c and p a r k i n g s u p p o r t , a n d t h e m a r k e t may i n d e e d 
r e f l e c t t h i s s o o n e r r a t h e r t h a n l a t e r . I t s h o u l d be i n t h e D i s 
t r i c t ' s i n t e r e s t t o m a i n t a i n and p r e s e r v e t h e a r e a ' s e c o n o m i c 
v i a b i l i t y a s w e l l a s h i s t o r i c c h a r a c t e r . Nobody c a n s a y f o r 
s u r e when t h e p o i n t o f o v e r b u i l d i n g m i g h t be r e a c h e d . I t i s 
c l e a r , h o w e v e r , t h a t t h e " h o t " r e a l e s t a t e a r e a s u s u a l l y c o n t a i n 
t h e s e e d s o f t h e i r own d e s t r u c t i o n i n t h e momentum o f p r e s s u r e s 
( b u l w a r k e d by t h e " r i g h t s " o f p r o p e r t y o w n e r s ) t o go t o o f a r . 
The Georgetown W a t e r f r o n t a r e a h a s some b u i l t - i n r e s t r a i n t s 
t h a t must be r e c o g n i z e d , a n d t h i s t h e P l a n d o e s . 

SUMMARY 

A D i s t r i c t p o l i c y r e s t r i c t i n g d e v e l o p m e n t i n t h e Georgetown 
W a t e r f r o n t a r e a a s p r o p o s e d i n t h e P l a n s h o u l d , on b a l a n c e , 
h a v e a d i r e c t i n f l u e n c e upon d i v e r t i n g p r i v a t e i n v e s t m e n t s t o 
o t h e r a t t r a c t i v e c e n t r a l p r o j e c t s — a h i g h l y d e s i r a b l e o b j e c 
t i v e f o r t h e v i a b i l i t y o f b o t h Georgetown and t h e o t h e r de
v e l o p m e n t s . I n t o t a l , t h i s d i v e r s i o n c o u l d amount t o 3,000,000 
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o r 4,000,000 s q u a r e f e e t , c o n c e n t r a t e d p r i m a r i l y i n t h e r e s i 
d e n t i a l t r a n s i e n t h o u s i n g and r e t a i l f i e l d s . The p r i v a t e i n 
v e s t m e n t p o t e n t i a l s i n v o l v e d c o u l d be a s l a r g e a s $ 1 0 0 , 0 0 0 , 0 0 0 . 

The p o t e n t i a l m u l t i p l i e r e f f e c t o f t h e s e d i v e r t e d i n v e s t m e n t s 
s h o u l d be p a r t i c u l a r l y n o t e d . I n t h e G e o r g e t o w n W a t e r f r o n t a r e a 
t h e " l e v e r a g e " o f s u c h i n v e s t m e n t s upon o t h e r d e v e l o p m e n t s 
w o u l d be l i m i t e d f o r two r e a s o n s : ( 1 ) f u r t h e r d e v e l o p m e n t w o u l d 
be r e s t r i c t e d by t h e l i m i t a t i o n s o f l a n d a v a i l a b i l i t y ; a n d ( 2 ) 
t h e a r e a a l r e a d y r e p r e s e n t s " h o t " r e a l e s t a t e m a r k e t i n w h i c h 
l i t t l e s t i m u l a t i o n f o r a d d i t i o n a l i n v e s t m e n t i s needed. How
e v e r , i n o t h e r d e v e l o p m e n t p r o j e c t s i n t h e c e n t r a l a r e a — p a r 
t i c u l a r l y i n t h e u r b a n r e n e w a l p r o j e c t s — s u c h d i v e r t e d i n v e s t m e n t s 
c o u l d e x e r t s t r o n g c a t a l y t i c l e v e r a g e on o t h e r i n v e s t m e n t s . I n 
p r o j e c t s w h e r e t h e r e d e v e l o p m e n t p r o c e s s i s j u s t g e t t i n g u n d e r w a y 
a n d a r e v e r s a l i n d e v e l o p m e n t t r e n d s i s b e i n g s o u g h t , t h e " p r i 
m a r y " i n v e s t m e n t d o l l a r g e n e r a t e s numerous " s e c o n d a r y " d o l l a r s 
a s u n t a p p e d m a r k e t s a r e a t t r a c t e d by t h e new s u p p l y o f o c c u p a b l e 
s p a c e s . 

The D i s t r i c t G overnment must u s e e v e r y t o o l a v a i l a b l e t o t a k e 
f u l l a d v a n t a g e o f t h e c e n t r a l a r e a d e v e l o p m e n t p o t e n t i a l w h e r e 
t h e u l t i m a t e s t r e n g t h o f t h e C i t y ' s economy l i e s . The D i s 
t r i c t ' s d e v e l o p m e n t s t r a t e g y i s c l e a r l y a s e r i e s o f s t r a t e g i e s -
p r e s s i n g f o r t h e c o m p l e t i o n o f u r b a n r e n e w a l ; b r i n g i n g F e d e r a l 
o f f i c e - l e a s i n g p o l i c i e s i n b e h i n d s p e c i f i c r e d e v e l o p m e n t p r o 
g r a m s ; d e p l o y i n g p u b l i c w o r k s and i m p r o v e m e n t s t o g e t maximum 
l e v e r a g e on p r i v a t e i n v e s t m e n t d o l l a r s o u t o f e v e r y p u b l i c 
d o l l a r s p e n t ; a d a p t i n g z o n i n g t o t h e r e a l i t i e s o f b o t h n e i g h 
b o r h o o d v i a b i l i t y and m a r k e t p o t e n t i a l s ; p r o v i d i n g i n c e n t i v e s 
a n d s e c u r i t y f o r r e i n v e s t m e n t s i n s t i l l v i a b l e e n c l a v e s o f 
e x i s t i n g r e a l e s t a t e ; a n d s o on. 

B e h i n d t h e n e g a t i v e e v i d e n c e o f e c o n o m i c s t a g n a t i o n c a u s e d by 
t h e d i s i n v e s t m e n t syndrome a f f e c t i n g a l l c e n t r a l c i t i e s i s 
t h e e v e r more i m p r e s s i v e p o s i t i v e e v i d e n c e i n t h e D i s t r i c t o f 
C o l u m b i a o f t r e m e n d o u s p o t e n t i a l m a r k e t s u p p o r t f o r c e n t r a l 
a r e a a c t i v i t i e s . H o p e f u l l y t h e p r o p o s e d P l a n f o r t h e G e o r g e 
town W a t e r f r o n t w i t h i n t h e p e r s p e c t i v e p r o v i d e d by t h i s o p t i m i s 
t i c v i e w o f t h e C i t y ' s d e v e l o p m e n t p o t e n t i a l . 

The o v e r a l l c o n c l u s i o n t h e r e f o r e , i s t h a t t o o v e r l o a d t h e W a t e r 
f r o n t w o u l d be a t t h e c o s t o f n o t o n l y damaging t h e W a t e r f r o n t 
i t s e l f , b u t a l s o u n d e r c u t t i n g G e o r g e t o w n ' s o v e r a l l c o n t r i b u t i o n 
t o t h e C i t y ' s e c o n o m i c w e l l - b e i n g , and u n d e r c u t t i n g i n v e s t m e n t 
f o r t h e C i t y ' s o t h e r c e n t r a l a r e a p r o g r a m s . When t h e s e f a c t o r s 
a r e t a k e n i n t o a c c o u n t , t h e c o s t - b e n e f i t r a t i o s w i n g s d e c i d e d l y 
i n f a v o r o f l i m i t i n g d e v e l o p m e n t on t h e W a t e r f r o n t t o t h a t w h i c h 
i s c o n s i s t e n t w i t h t h e o v e r a l l g o a l s o f t h e P l a n . 
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The C o m p r e h e n s i v e P l a n d e s i g n a t e s G e o r g e t o w n , i n a manner c o n -
s i s t a n t w i t h t h e o r i g i n a l o b j e c t i v e s o f t h e N a t i o n a l C a p i t a l 
P l a n n i n g C o m m i s s i o n * s, "A P o l i c y P l a n f o r t h e Y e a r 2 000" ( 1 9 6 1 ) , 
a s a p r e d o m i n a n t l y r e s i d e n t i a l community w i t h r e c r e a t i o n a l oppor 
t u n i t i e s on t h e W a t e r f r o n t and t h e W h i t e h u r s t F r e e w a y removed. 
T h r o u g h t h e g o a l s and o b j e c t i v e s o f t h e D e v e l o p m e n t P l a n and 
P r o g r a m and a s s o c i a t e d S e c t i o n a l D e v e l o p m e n t P l a n f o r t h e George 
town W a t e r f r o n t , t h e P l a n r e f l e c t s t h e n e eded t r a n s i t i o n f r o m 
e x i s t i n g i n d u s t r i a l u s e s t o t h e p r o p o s e d r e s i d e n t i a l , r e c r e a t i o n 
a l , and c o m m e r c i a l l a n d u s e s . 

G O A L S 

The f o u r p r i n c i p l e o r o v e r a l l g o a l s e s t a b l i s h e d f o r t h e p u b l i c 
and p r i v a t e d e v e l o p m e n t o f t h e P l a n a r e a a r e s t a t e d on page 12 
o f t h i s R e p o r t . T h e s e g o a l s a r e i n t e n d e d t o s e e k : 

1 . t h e p r e s e r v a t i o n a n d s t r e n g t h e n i n g o f G e o r g e t o w n 
a s a v i a b l e community w i t h i n t h e D i s t r i c t o f 
C o l u m b i a , 

2. t h e more e f f i c i e n t a c c ommodation o f t r a f f i c m o v i n g 
t h r o u g h t h e p l a n a r e a , 

3. t h e p r e s e r v a t i o n and e n h a n c e m e n t o f t h o s e q u a l i 
t i e s o f G e o r g e t o w n w h i c h j u s t i f y i t s d e s i g n a t i o n 
a s a R e g i s t e r e d N a t i o n a l L a n d m a r k , and 

4. t h e e n h a n c e m e n t o f s c e n i c v i s t a s o f t h e Potomac 
R i v e r and o f p a r k s and monuments o f t h e N a t i o n a l 
C a p i t a l a s v i e w e d f r o m Georgetown, and o f t h e 
G e o r g e t o w n W a t e r f r o n t a s v i e w e d f r o m t h e R i v e r 
and t h e s e p a r k s and monuments. 

T h e s e g o a l s a r e c h a r a c t e r i z e d a s r e l a t i n g , i n a b r o a d s e n s e , t o 
n a t i o n a l g o a l s , p o l i c i e s , a n d p r o g r a m s . T h e y a r e a l l a p p l i c a b l e 
t o t h e e n t i r e W a t e r f r o n t . T h e y a r e n o t i n c o n f l i c t b u t r a t h e r 
a r e m u t u a l l y r e i n f o r c i n g ; t h e r e f o r e , t h e a t t a i n m e n t o f one d o e s 
n o t i m p l y a compromise i n t h e a t t a i n m e n t o f a n o t h e r . 

O B J E C T I V E S 
To a c h i e v e t h e g o a l s s p e c i f i c o b j e c t i v e s w e r e a d o p t e d a s 
s t a t e d on page 13 o f t h i s R e p o r t . T h e s e o b j e c t i v e s g e n e r a l l y 
f a l l u n d e r t h e c o n c e r n s o f c i r c u l a t i o n , l a n d u s e and d e s i g n , 
community f a c i l i t i e s , and e n v i r o n m e n t a l i m p a c t a s d e s c r i b e d i n 
t h e S e c t i o n a l D e v e l o p m e n t P l a n . H i s t o r i c o b j e c t i v e s a r e c o n 
t a i n e d u n d e r a l l o f t h e s e a r e a s o f c o n c e r n . 

U n l i k e t h e g o a l s , t h e o b j e c t i v e s , a l t h o u g h a l l i n d i v i d u a l l y 
c o m p a t i b l e w i t h t h e g o a l s , a r e n o t m u t u a l l y c o m p a t i b l e w i t h 
e a c h o t h e r . F u r t h e r m o r e , c l e a r v a l u e j u d g e m e n t c o n f l i c t s 
e x i s t b e t w e e n o b j e c t i v e s , t h e r e s o l u t i o n o f w h i c h i n v o l v e s 
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" t r a d e - o f f s " i n o b j e c t i v e a t t a i n m e n t ; t h e c h o i c e s b e c oming t h e 
b a s i s f o r t h e P l a n . T h u s , t h e l e v e l o f o b j e c t i v e a t t a i n m e n t 
i n t h e P l a n i s n o t e q u a l . 

G O A L AND O B J E C T I V E A T T A I N M E N T 

The P l a n a t t e m p t s f u l l a t t a i n m e n t o f t h e g o a l s by t h e o p t i m i z a 
t i o n o f t h o s e o b j e c t i v e s f o u n d a s most r e i n f o r c i n g t o t h e s e g o a l s . 
No c ompromise i s n e c e s s a r y f r o m g o a l t o g o a l , h o w e v e r , " t r a d e 
o f f s " w e r e f o u n d a s n e c e s s a r y i n t h e o b j e c t i v e s . 

C r i t i c a l c o n c e p t s i d e n t i f i e d i n t h e e a r l y d e v e l o p m e n t o f t h e P l a n 
w e r e t h a t t h e r e i s a d i r e c t and q u a n t i f i a b l e r e l a t i o n s h i p b e t w e e n 
t h e c a p a c i t y o f t h e movement s y s t e m and t h e t r a f f i c g e n e r a t e d by 
a c t i v i t i e s i n t h e a r e a ; t h a t o n l y l i m i t e d i n c r e a s e s i n t h i s 
c a p a c i t y a r e p o s s i b l e w i t h o u t m a j o r c h a n g e s i n t h e l o c a l move
ment s y s t e m ; and t h a t c o m m e r c i a l u s e s a r e more c o n s t r a i n e d by 
t h e a b o ve t h a n a r e r e s i d e n t i a l u s e s . 

The p r a c t i c a l c o n s e q u e n c e s o f t h e s e c o n c e p t s i n t e r m s o f g o a l s 
and o b j e c t i v e s a r e : 

1 . "Tame" t h e e x p r e s s w a y , 
2. l i m i t o v e r a l l d e v e l o p m e n t w e l l b e l o w t h e z o n i n g 

e n v e l o p e , 
3. h a v e new d e v e l o p m e n t s e l f - c o n t a i n e d i n t e r m s o f 

p a r k i n g , 
4. l i m i t t h e amount o f c o m m e r c i a l g r o w t h t o b e l o w 

i t s " m a r k e t " p o t e n t i a l i n o r d e r t o t a k e p r e s s u r e 
o f f h i s t o r i c s t r u c t u r e s and t o e m p h a s i z e and 
e x t e n d t h e r e s i d e n t i a l c h a r a c t e r o f G e o r g e t o w n , 

5. l i m i t t h e h e i g h t o f new b u i l d i n g s t o be c o m p a t i 
b l e w i t h o l d e r s t r u c t u r e s , 

6. p r e s e r v e t h e h i s t o r i c c h a r a c t e r o f t h e W a t e r f r o n t , 
7. make t h e w a t e r ' s edge i n t o a p u b l i c p a r k , 
8. m a x i m i z e v i e w s o f t h e R i v e r . 

The above c o n s e q u e n c e s d i r e c t l y i m p l y t h e a t t e m p t a t m a x i m i z a 
t i o n o f some o b j e c t i v e s , b u t t h e i r t r a n s l a t i o n i n t o t h e P l a n 
n e c e s s i t a t e d a d d i t i o n a l c ompromise i n t h e i r l e v e l s o f a t t a i n 
ment. I t was n o t p o s s i b l e t o m a x i m i z e b u t o n l y t o o p t i m i z e 
some o b j e c t i v e s . T h i s i s i m p l i e d t h r o u g h t h e f o l l o w i n g 
e l e m e n t s o f t h e P l a n : 

1 . Of t h e a l t e r n a t i v e s c o n s i d e r e d , w i t h t h e e x c e p 
t i o n o f t h e GPG I I ( f u l l t u n n e l ) Potomac R i v e r 
F r e e w a y a l t e r n a t i v e , t h e GPG I a l t e r n a t i v e 
was f o u n d t o h a v e t h e most p o s i t i v e and l e a s t 
n e g a t i v e o v e r a l l i m p a c t . The GPG I a l t e r n a t i v e 
i s p a r t o f t h e recommended v e h i c u l a r c i r c u l a t i o n 
s y s t e m o f t h e P l a n . 
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A g a i n , w i t h t h e e x c e p t i o n o f t h e GPG I I a l t e r 
n a t i v e , t h e GPG I Potomac R i v e r F r e e w a y a l t e r 
n a t i v e p r o v i d e s t h e maximum l o c a l movement 
c a p a c i t y . 

To a c h i e v e t h e f u l l b e n e f i t o f a r e c o n s t r u c t e d 
K S t r e e t and o t h e r i m p r o v e m e n t s t o t h e l o c a l 
movement s y s t e m , a c o n n e c t i o n t o Key B r i d g e i s 
e s s e n t i a l ; h o w e v e r , i n d e v e l o p m e n t o f t h e F i n a l 
D e v e l o p m e n t P l a n and P r o g r a m , t h e GPG was i n 
s t r u c t e d t o e l i m i n a t e t h e ramp c o n n e c t i o n f r o m 
Key B r i d g e e a s t b o u n d t o K S t r e e t . 

W i t h t h e GPG I Potomac R i v e r F r e e w a y a l t e r n a t i v e 
and t h e a s s o c i a t e d c a p a c i t y o f t h e i m p r o v e d l o c a l 
s t r e e t s y s t e m , t h e a l l o w a b l e l i m i t o f d e v e l o p m e n t 
i n t h e W a t e r f r o n t i s a p p r o x i m a t e l y 3.3 m i l l i o n 
s q u a r e f e e t o f c o m m e r c i a l o r c o m m e r c i a l e q u i v a 
l e n t d e v e l o p m e n t . W i t h t h e i n s t r u c t e d e l i m i n a t i o n 
o f t h e e a s t b o u n d Key B r i d g e t o K S t r e e t c o n n e c t i o n , 
t h i s l i m i t i s a p p r o x i m a t e l y 3.0 m i l l i o n s q u a r e 
f e e t . 

F u r t h e r m o r e , t h e P l a n c a l l s f o r a p r o p o s e d d e v e l o p 
ment l i m i t e d by t h e c a p a c i t y o f t h e p u b l i c f a c i 
l i t i e s a v a i l a b l e t o s u p p o r t s u c h d e v e l o p m e n t a t 
a c c e p t a b l e e n v i r o n m e n t a l s t a n d a r d s . A d e v e l o p m e n t 
o f 3.0 m i l l i o n s q u a r e f e e t o f c o m m e r c i a l o r 
c o m m e r c i a l e q u i v a l e n t d e v e l o p m e n t i m p l i e s a l o c a l 
t r a f f i c l e v e l o f s e r v i c e " E " . The P l a n recommends 
a t o t a l d e v e l o p m e n t l i m i t o f a p p r o x i m a t e l y 2.7 
m i l l i o n s q u a r e f e e t o f c o m m e r c i a l o r c o m m e r c i a l 
e q u i v a l e n t d e v e l o p m e n t i m p l y i n g a n a c c e p t a b l e 
l o c a l t r a f f i c l e v e l o f s e r v i c e "D". 

P a r k i n g a s an e l e m e n t o f t h e movement s y s t e m i s 
e v e n more o f a c o n s t r a i n t on d e v e l o p m e n t t h a n 
s t r e e t c a p a c i t y . The P l a n , h o w e v e r , d o e s n o t 
meet p a r k i n g demand t o t h e p r o p o s e d a l l o w a b l e l e v e l 
o f d e v e l o p m e n t i n t h a t i t i s f e l t t o do s o w o u l d 
e n c o u r a g e o n l y g r e a t e r d e v e l o p m e n t and g r e a t e r 
c o n g e s t i o n . Not t o do s o demands t h e p r o v i s i o n 
o f p a r k i n g t h a t w i l l command premium p r i c e s . T h i s 
p r o v i s i o n o f p a r k i n g i s f e l t a s f e a s i b l e i n t h e 
s h o r t - t e r m s t r o n g m a r k e t p o t e n t i a l o f t h e W a t e r 
f r o n t ; b u t i n t h e l o n g - r u n , i s e x p e c t e d t o a s s i s t 
i n c o n t a i n i n g c o n t i n u e d m a r k e t p r e s s u r e f o r 
d e v e l o p m e n t . 

A l t h o u g h t h e e c o n o m i c p o t e n t i a l f o r d e v e l o p m e n t 
i n t h e W a t e r f o n t i s c o n s i d e r a b l e , when a l l e c o n o m i c 
f a c t o r s a r e t a k e n i n t o a c c o u n t , t h e c o s t - b e n e f i t 

-101-



r a t i o s w i n g s i n f a v o r o f l i m i t i u y d e v e l o p m e n t lit 
t h e W a t e r f r o n t t o t h a t w h i c h i s c o n s i s t e n t w i t h 
o v e r a l l g o a l s . However, t h e r e d u c t i o n f r o m t h e 
P h a s e I I A a l l o w a b l e 3.3 m i l l i o n t o t h e F i n a l 
D e v e l o p m e n t P l a n and P r o g r a m a l l o w a b l e o f 2.7 
m i l l i o n s q u a r e f e e t o f c o m m e r c i a l o r c o m m e r c i a l 
e q u i v a l e n t d e v e l o p m e n t was n o t made on t h e b a s i s 
o f m a r k e t c o n s i d e r a t i o n s , b u t on t h e s h a r p l i m i 
t a t i o n o f s t r e e t and t r a f f i c c a p a c i t i e s . F u r t h e r 
more, t h e e l i m i n a t i o n o f t h e W a t e r f r o n t h o u s i n g , 
a s p e r d i r e c t i v e t o t h e GPG i n t h e p r e p a r a t i o n o f 
t h e f i n a l P l a n , i s r e g a r d e d a s a n e g a t i v e f a c t o r 
f r o m t h e s t a n d p o i n t o f e c o n o m i c s . 

7. The GPG was i n s t r u c t e d t o c o n s i d e r t h e Dodge 
C e n t e r and P h a s e I G e o r g e t o w n I n l a n d d e v e l o p 
ments a s " g i v e n s " ( t h e y a r e now u n d e r c o n s t r u c 
t i o n ) . Not o n l y do t h e s e d e v e l o p m e n t s a b s o r b 
a m a j o r p o r t i o n o f t h e i m p r o v e d s t r e e t c a p a c i t y 
b u t t h e y do n o t c o n f o r m t o many o f t h e g o a l s 
and o b j e c t i v e s o f t h e P l a n ( i m a g e , u s e , s c a l e 
and c h a r a c t e r ; p r o t e c t i o n and enhancement o f 
h i s t o r i c s t r u c t u r e s and t h e C&O C a n a l ; e t c . ) 

8. The P l a n recommends a r e z o n i n g o f t h e W a t e r f r o n t 
b e l o w t h a t o f r e c e n t r e z o n i n g t o a l l o w a l e v e l 
o f d e v e l o p m e n t c o n s i s t e n t w i t h t h e above c o n c e p t s 
and c o n s e q u e n c e s i n a t t a i n i n g t h e g o a l s and 
o b j e c t i v e s o f t h e P l a n . To t h i s end a m a j o r 
p o r t i o n o f t h e W a t e r f r o n t i s zoned f o r 40 f o o t 
h i g h r e s i d e n t i a l d e v e l o p m e n t and c o m m e r c i a l 
d e v e l o p m e n t i s zoned i n s e l e c t e d a r e a s f o r a 
maximum o f 60 f e e t i n h e i g h t w i t h a F.A.R. 
o f 3.0. T h e r e i s f l e x i b i l i t y f o r a d d i t i o n a l 
d e v e l o p m e n t i f r e s i d e n t i a l u s e s a r e s u b s t i t u t e d 
f o r o f f i c e and c o m m e r c i a l . 

I n summary, o b j e c t i v e s c o n c e r n e d w i t h t h e l e v e l o f d e v e l o p m e n t 
t o be p e r m i t t e d i n t h e W a t e r f r o n t , and t h e i m p l i c a t i o n s o f t h i s 
d e v e l o p m e n t ( t r a f f i c c o n g e s t i o n , d a n g e r t o h i s t o r i c s t r u c t u r e s , 
e t c . ) w e r e o p t i m i z e d . T h e s e o b j e c t i v e s w e r e n o t m a x i m i z e d i n 
t h a t t h i s w o u l d r e q u i r e a n e v e n g r e a t e r r e s t r i c t i o n on d e v e l o p 
ment t h a n t h a t p r o p o s e d ; t h i s p r o p o s e d r e s t r i c t i o n b e i n g s u b 
s t a n t i a l w i t h t h e i m p o s i t i o n o f f u r t h e r c o n t r o l s ( d e s i g n g u i d e 
l i n e s , e t c . ) f e l t a s u n r e a l i s t i c , e v e n s e l f - d e f e a t i n g . 

An a d e q u a t e method o f s t a g i n g d e v e l o p m e n t and t h e r e b y m i n i m i z i n g 
a d v e r s e i m p a c t d u r i n g p r o p o s e d d e v e l o p m e n t was n o t f o u n d t o 
e x i s t a n d , t h e r e f o r e , a P r o g r a m o f D e v e l o p m e n t R i g h t s t r a n s f e r 
i s i l l u s t r a t e d and recommended, a p r o g r a m t h a t c o u l d n o t be 
w o r k e d o u t i n d e t a i l i n t h e s c o p e o f t h e s t u d y . 
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The P l a n a c h i e v e s o r w i l l , when i m p l e m e n t e d , a c h i e v e a t t a i n m e n t 
o f a l l o f t h e p r i n c i p l e o r o v e r a l l g o a l s . 

The P l a n w i l l a c h i e v e o r n e a r l y a c h i e v e a t t a i n m e n t o f t h e f o l l o w 
i n g o b j e c t i v e s : 

1 . t h e e x t e n s i o n o f t h o s e d e s i r a b l e a t t r i b u t e s o f 
Ge o r g e t o w n n o r t h o f M S t r e e t i n t o t h e W a t e r f r o n t , 
w h e r e a p p r o p r i a t e , t o c r e a t e a c o n s i s t e n t and 
u n i f i e d community; 

2. t h e f u n c t i o n a l and a e s t h e t i c i n t e g r a t i o n o f 
p r o p o s e d d e v e l o p m e n t and t h e movement o f t r a f f i c ; 

3. t h e e s t a b l i s h m e n t o f d e v e l o p m e n t r e q u i r e m e n t s 
and c o n t r o l s ( b u l k , h e i g h t , and l a n d c o v e r a g e ) ; 

4. t h e p r e s e r v a t i o n , r e s t o r a t i o n and en h a n c e m e n t 
o f c u l t u r a l , h i s t o r i c and s c e n i c a t t r i b u t e s ; 

5. t h e d e v e l o p m e n t o f a p e d e s t r i a n s y s t e m , p a r k s , 
and r e c r e a t i o n a l f a c i l i t i e s ; and 

6. t h e d e v e l o p m e n t o f a W a t e r f r o n t p a r k . 

The f o l l o w i n g o b j e c t i v e s h a v e b e e n compromised i n t h e o p t i m i 
z a t i o n o f t h e above o b j e c t i v e s and t h e a t t a i n m e n t o f g o a l s ; 
t h e s e o b j e c t i v e s w i l l n o t a c h i e v e f u l l a t t a i n m e n t : 

1 . t h e m i n i m i z a t i o n o f a n y a d v e r s e e n v i r o n m e n t a l 
e f f e c t s o f movement; 

2. t h e i n s u r i n g o f a movement s y s t e m , and p a r k i n g , 
a d e q u a t e t o f u t u r e d e v e l o p m e n t and m i n i m i z i n g 
i m p a c t on a d j a c e n t u s e s ; 

3. t h e d e v e l o p m e n t o f d e s i g n g u i d e l i n e s ; 

4. t h e p r o v i s i o n o f a d e v e l o p m e n t p r o g r a m ( s t a g i n g ) t o 
m i n i m i z e a d v e r s e e n v i r o n m e n t a l i m p a c t d u r i n g d e v e l o p 
ment ; and 

5. t h e r e f l e c t i o n o f t h e n e e d s o f a r e s i d e n t i a l 
community i n t h e d e v e l o p m e n t o f t h e W a t e r f r o n t 
p a r k . 

I n c o n c l u s i o n , t h e D e v e l o p m e n t P l a n and P r o g r a m and t h e a s s o 
c i a t e d S e c t i o n a l D e v e l o p m e n t P l a n f o r t h e G e o r g e t o w n W a t e r f r o n t 
a r e d e s i g n e d t o , and i f i m p l e m e n t e d , w i l l a c h i e v e a t t a i n m e n t 
o f t h e p r i n c i p l e o r o v e r a l l g o a l s t h e y s e t f o r t h . O b j e c t i v e s 
a r e o p t i m i z e d t o r e i n f o r c e t h i s a t t a i n m e n t . An a t t e m p t was 
made t o m a x i m i z e t h e a t t a i n m e n t o f t h e o b j e c t i v e s f o u n d t o be 
most s i g n i f i c a n t i n t e r m s o f t h e d e v e l o p m e n t o f t h o s e c r i t i c a l 
c o n c e p t s i d e n t i f i e d i n t h e P l a n . T h u s , some o b j e c t i v e s a c h i e v e 
a g r e a t e r l e v e l o f a t t a i n m e n t t h a n o t h e r s . 
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I t i s t h e p u r p o s e o f t h e Z o n i n g C o m m i s s i o n i n a d o p t i n g t h e 
D e v e l o p m e n t P l a n and P r o g r a m and S e c t i o n a l D e v e l o p m e n t P l a n 
t o g u i d e new d e v e l o p m e n t and a c c o m p l i s h w i t h i n t h e G e o r g e t o w n 
W a t e r f r o n t P l a n a r e a t h e o v e r a l l g o a l s upon w h i c h t h e P l a n 
i s b a s e d , i n a manner c o n s i s t e n t w i t h t h e C o m p r e h e n s i v e 
P l a n and t h e b e s t i n t e r e s t s o f t h e N a t i o n a l C a p i t a l and t h e 
C i t i z e n s o f t h e D i s t r i c t o f C o l u m b i a . 
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HISTORIC A R E A S T U D I E S 

W i t h i n t h e G e o r g e t o w n W a t e r f r o n t S t u d y A r e a , w h i c h i s a p a r t 
o f t h e g r e a t e r G e o r g e t o w n H i s t o r i c D i s t r i c t , t h e r e a r e a number 
o f s m a l l e r a r e a s w h i c h h a v e b e e n s t u d i e d most u s e f u l l y a s 
s e p a r a t e b u t r e l a t e d , o r e v e n o v e r l a p p i n g , d e v e l o p m e n t and a t 
a l a r g e r s c a l e . T h e s e a r e a s , w h i c h c o n t a i n most o f t h e 
e x i s t i n g h i s t o r i c b u i l d i n g s and a r t i f a c t s , s h a r e many c h a r a c 
t e r i s t i c s , b u t d i f f e r f r o m one a n o t h e r i n o t h e r i m p o r t a n t 
r e s p e c t s w h i c h a f f e c t t h e i r d e v e l o p m e n t o p p o r t u n i t i e s and 
w h i c h s u g g e s t somewhat d i f f e r e n t d e v e l o p m e n t s t a n d a r d s and 
s t r a t e g i e s . E v e n i f i t w e r e a c k n o w l e d g e d t h a t t h e i r s i m i l a r i 
t i e s o u t w e i g h t h e i r d i f f e r e n c e s , t h e r e seem t o be a d v a n t a g e s 
i n t h e s u b d i v i s i o n o f t h e D i s t r i c t i n t o s m a l l e r a r e a s f o r de
t a i l e d s t u d y s i m p l y b e c a u s e i t i s e a s i e r t o comprehend them 
a s a s e r i e s o f n e i g h b o r h o o d s and s p a c e s , i n t e r r e l a t e d and 
l i n k e d t o g e t h e r by c e r t a i n s h a r e d c h a r a c t e r i s t i c s o f u r b a n 
d e s i g n . The b o u n d a r i e s o f t h e s p e c i a l h i s t o r i c s t u d y a r e a s 
a r e somewhat a r b i t r a r y and i t must be r e c o g n i z e d t h a t t h e 
p l a n n i n g o f t h e i n t e r f a c e o f t h e s e a r e a s w i t h s e c t i o n s o f 
t h e W a t e r f r o n t A r e a w h i c h w i l l be r e d e v e l o p e d a s a l l new, o r 
m o s t l y new, b u i l d i n g s i s j u s t a s i m p o r t a n t a s t h e i n t e r n a l 
p l a n n i n g o f t h e h i s t o r i c a r e a s t h e m s e l v e s . The l o c a t i o n o f 
t h e s e b o u n d a r i e s a s u s e d b e l o w i s shown i n t h e H i s t o r i c A r e a 
Key Map. A l s o shown on t h i s map a r e a l l b u i l d i n g s c o n s i d e r e d 
a s " g i v e n s " f o r t h e p u r p o s e s o f t h e s e s t u d i e s . 

I t i s i m p o s s i b l e , w i t h i n t h e l i m i t a t i o n s o f t i m e and s c o p e o f 
t h e c o n t r a c t t o a n a l y z e and d e v e l o p p l a n s f o r a l l o f t h e S t u d y 
A r e a t o t h e same d e g r e e o f d e t a i l , n o r i s i t n e c e s s a r y . What 
h a s b e e n done i s t o : ( a ) d e l i n e a t e and e x p l a i n t h e g e n e r a l 
d e s i g n c h a r a c t e r i s t i c s o f t h e e n t i r e h i s t o r i c d i s t r i c t a s a 
p a r t o f t h e I l l u s t r a t i v e S i t e P l a n o f t h e W a t e r f r o n t A r e a ; and 
(b) t o d e v e l o p a s e r i e s o f p r o t o t y p e a r e a p l a n s i n g r e a t e r de
t a i l , t o s e r v e a s m o d e l s f o r t h e e n t i r e A r e a . D e s i g n g u i d e l i n e s 
o r s t a n d a r d s w h i c h c a n be p r o f i t a b l y a p p l i e d t o t h e w h o l e 
W a t e r f r o n t A r e a a s d i s t i n c t f r o m t h e s p e c i a l o r u n i q u e c o n t r o l s 
w h i c h s h o u l d a p p l y t o s p e c i f i c a r e a s o r e v e n t o s p e c i f i c s t r u c 
t u r e s w i t h i n t h e h i s t o r i c d i s t r i c t s h a v e b e e n o u t l i n e d . 

Upper Canal — Area A 
A r e a A i s bounded by Key B r i d g e on t h e w e s t , M S t r e e t N.W. on 
t h e n o r t h , 3 3 r d S t r e e t N.W. on t h e e a s t , K S t r e e t N.W. on t h e 
s o u t h . 

I t s i n v e n t o r y o f e x i s t i n g a s s e t s and l i a b i l i t i e s shows: 

1 . P r i n c i p a l H i s t o r i c L a n d m a r k s (numbers a r e f o u n d on " H i s t o r i c 
A r e a s - Key Map"): 

— C&O C a n a l , f o o t b r i d g e and ramps a t f o o t o f 3 4 t h S t r e e t . 
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— F o r r e s t - M a r b u r y House (Nos. 4 & 49) . 

2. O t h e r C o n t r i b u t i n g S t r u c t u r e s : 

— A n e a r b y i n t a c t b l o c k o f 1 9 t h c e n t u r y c o m m e r c i a l 
b u i l d i n g s on t h e s o u t h s i d e o f M S t r e e t t o be 
r e h a b i l i t a t e d and i m p r o v e d . (Nos. 1 5 9 , 114, 144, 
119, 75, 76, 7 7 , 78, 79 & 1 2 0 ) . 

— E x i s t i n g b u i l d i n g s on t h e n o r t h bank o f t h e C&O 
C a n a l f r o m 3 4 t h S t r e e t t o 3 3 r d S t r e e t . Of v a r y i n g 
q u a l i t y , none o u t s t a n d i n g , t h e y a r e o f good s c a l e 
and i n some i n s t a n c e s t h e s t o n e f o u n d a t i o n w a l l s 
a t t h e i r b a s e a r e an i m p o r t a n t c o n t r i b u t i o n t o t h e 
e n c l o s u r e and a t m o s p h e r e o f t h e C a n a l . 

3. O t h e r P h y s i c a l A s s e t s : 

— T o p o g r a p h i c a l - t h e g r o u n d s l o p e s up s h a r p l y f r o m 
t h e Potomac R i v e r and t h e l e v e l o f K S t r e e t , a f f o r d 
i n g t h e o p p o r t u n i t y f o r maximum s u n l i g h t and f o r 
v i e w s t o t h e s o u t h and s o u t h - e a s t . 

— The C a n a l a n d t o w - p a t h a r e a a r e c o m p a r a t i v e l y s e c l u d e d 
and a r e f r e e f r o m a u t o m o b i l e t r a f f i c . B e c a u s e o f t h e 
v e r y s t e e p s l o p e s n e i t h e r 3 4 t h S t r e e t n o r 3 3 r d S t r e e t 
c r o s s e s t h e C a n a l and 3 4 t h S t r e e t c a n n o t be e x t e n d e d 
f r o m K S t r e e t t o t h e C a n a l . 

— Key B r i d g e and ramps - i n g e n e r a l , v i e w s o f t h e b r i d g e 
and t h e ramps o v e r t h e C a n a l a r e n o t u n p l e a s a n t b e 
c a u s e o f t h e q u a l i t y o f t h e i r d e s i g n and c o n s t r u c t i o n . 

— T r e e s and p l a n t s . T h e w i l d s c r u b g r o w t h a l o n g t h e 
b a n k s o f t h e C a n a l i s s u r p r i s i n g l y a t t r a c t i v e and 
e f f e c t i v e d u r i n g t h e months when f o l i a g e i s i n bloom. 
(The p r e s e n t n a t u r a l i n f o r m a l c h a r a c t e r o f l a n d s c a p e 
s h o u l d be p r e s e r v e d i n t h e n a r r o w a r e a n o r t h o f t h e 
PEPCO i n s t a l l a t i o n i f p o s s i b l e , a s a c o n t r a s t t o t h e 
more u r b a n c h a r a c t e r o f t h e C a n a l t o t h e e a s t and w e s t . ) 

4. E x i s t i n g P h y s i c a l L i a b i l i t i e s : 

— PEPCO s u b s t a t i o n and t r a n s f o r m e r f i e l d s o u t h o f t h e 
c a n a l bank and w e s t o f 3 3 r d S t r e e t . 

— T h e h e i g h t o f K e y B r i d g e and t h e n e e d t o c o n n e c t t h e 
B r i d g e by ramp t o K S t r e e t . 

— I n a c c e s s i b i l i t y t o c a r s c a n be c o n v e r t e d , i t i s b e 
l i e v e d , f r o m a p o t e n t i a l l i a b i l i t y t o a p o t e n t i a l 
a s s e t i f l a n d u s e i s r e s t r i c t e d t o r e s i d e n t i a l o r 
p a r k l a n d s o u t h o f t h e C a n a l and i f t h e i n t e n s i t y o f u s e 
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n o r t h o f t h e C a n a l c a n be k e p t l o w o r a s p a r k . 

5. O p p o r t u n i t i e s and C o n s t r a i n t s : 

— R e s t o r a t i o n o f t h e F o r r e s t - M a r b u r y House t o i t s c o n d i 
t i o n i n 1800-1810 i s recommended. The most i m p o r t a n t 
h i s t o r i c a l e v e n t s c o n n e c t e d w i t h t h e House o c c u r r e d i n 
1791-1803 and t h e s c a l e a n d a p p e a r a n c e o f t h e House 
a t t h a t t i m e w o u l d be more h a r m o n i o u s w i t h t h e f o l l o w 
i n g : 

R e c o n s t r u c t i o n o f t h e F r a n c i s S c o t t Key House on t h e 
s i t e d i r e c t l y t o t h e w e s t a t t h e w e s t c o r n e r o f 3 4 t h 
S t r e e t and M S t r e e t , N.W. The Key House was d e m o l i s h e d 
when Key B r i d g e was c o n s t r u c t e d i n 1923 and s i n c e 
r e c o n s t r u c t i o n on i t s o r i g i n a l s i t e i s i m p o s s i b l e , t h e 
p r o p o s e d s i t e , w h i c h i s o n l y 400 f e e t e a s t w a r d , i s t h e 
b e s t c h o i c e . 

N o r m a l l y , one w o u l d c o n s i d e r t h e p r o s p e c t o f r e c o n s t r u c 
t i o n o f an h i s t o r i c h o u s e w i t h c o n s i d e r a b l e s k e p t i c i s m 
b u t t h e r e a r e c o m p e l l i n g a r g u m e n t s i n f a v o r o f t h i s 
i n s t a n c e . F i r s t , i t i s an h i s t o r i c b u i l d i n g o f g r e a t 
s e n t i m e n t a l a n d p a t r i o t i c i m p o r t a n c e t o t h e A m e r i c a n 
p u b l i c - a s t h e home o f t h e a u t h o r o f t h e n a t i o n a l 
anthem. S e c o n d , m e a s u r e d d r a w i n g s a r e a v a i l a b l e , 
t a k e n o f t h e b u i l d i n g , i n s i d e and o u t , b e f o r e i t s 
d e m o l i t i o n ( H A B S ) , and i t c a n be r e c o n s t r u c t e d on a 
s i t e v i r t u a l l y i d e n t i c a l t o t h e o r i g i n a l - t h i r d , i t s 
r e c o n s t r u c t i o n w o u l d g r e a t l y a s s i s t j o i n t e f f o r t s t o 
r e s t o r e t h e F o r r e s t - M a r b u r y House - a b u i l d i n g o f u n i q u e 
i m p o r t a n c e i n t h e h i s t o r y o f t h e C a p i t a l and t h e o n l y 
r e s i d e n c e i n t h e C i t y s t i l l s t a n d i n g t h a t was v i s i t e d 
by G e n e r a l W a s h i n g t o n . A r e l a t i v e l y l ow s c a l e o f 
d e v e l o p m e n t i s p a r t i c u l a r l y d e s i r a b l e i n t h e s u b j e c t 
a r e a , i n p a r t b e c a u s e o f t h e p h y s i c a l c o n s t r a i n t s 
w h i c h e x i s t ( s e e a b o v e ) a n d a l s o b e c a u s e t h e r e s t o r a 
t i o n a n d r e s i d e n t i a l a r e a s w o u l d b e n e f i t f r o m t h e l o w e r 
i n t e n s i t y . A maximum h e i g h t o f 40 f e e t and maximum 
FAR o f 2.0 i s recommended f o r t h e e n t i r e b l o c k . Much 
o f t h e a r e a i s recommended f o r d e v e l o p m e n t i n p a r k l a n d . 

V i s t a and a c c e s s f r o m 3 4 t h and 3 3 r d S t r e e t s . An open 
r i g h t - o f - w a y s h o u l d be m a i n t a i n e d f o r b o t h o f t h e s e 
s t r e e t s , f r o m M S t r e e t t o t h e R i v e r . A p u b l i c w a l k w a y 

- 5 -



and s t e p s f r o m t h e C a n a l t o t h e R i v e r e s p l a n a d e w i l l 
l i n k t h e C a n a l D i s t r i c t and h i s t o r i c b u i l d i n g s t o t h e 
W a t e r f r o n t , a n d w i l l p r o v i d e a c c e s s i b i l i t y t o r e s i 
d e n t i a l c o n s t r u c t i o n t o t h e e a s t on t h e s l o p e b e t w e e n 
K S t r e e t and t h e C a n a l . The p u b l i c w a l k w a y a n d b i c y c l e 
p a t h on t h e s o u t h bank o f t h e C a n a l s h o u l d be m a i n t a i n e d 
and i m p r o v e d . 

L i m i t e d r e s i d e n t i a l d e v e l o p m e n t i s b e l i e v e d t o be 
f e a s i b l e a n d d e s i r a b l e a l o n g s o u t h b ank o f t h e c a n a l 
t o t h e e a s t o f 3 4 t h S t r e e t . The r e s i d e n c e s s h o u l d be 
C a n a l - o r i e n t e d and d e s i g n e d t o p r o v i d e a d e q u a t e p r i v a c y 
f r o m p u b l i c w a y s on 3 4 t h S t r e e t and t h e C a n a l . Low 
d e n s i t y r e s i d e n t i a l c o n s t r u c t i o n s h o u l d e x t e n d a s f a r 
e a s t w a r d a s p o s s i b l e , up t o t h e l i n e o f t h e PEPCO 
p r o p e r t y , w i t h a m i x e d u s e o r a p a r t m e n t b u i l d i n g 
o r i e n t e d t o w a r d t h e r i v e r f i l l i n g t h e gap on K S t r e e t 
b e l o w t h e t r a n s f o r m e r s i t e on t h e c a n a l on w h a t i s 
p r e s e n t l y p a r t o f t h e PEPCO s i t e . 

I f PEPCO c o u l d be p e r s u a d e d t o e x c h a n g e t h e t r a n s 
f o r m e r s i t e a l o n g t h e bank o f t h e C a n a l f o r a t o t a l l y 
e n c l o s e d f a c i l i t y on K S t r e e t s o u t h o f t h a t t r a c t , i t 
w o u l d be a g r e a t i m p r o v e m e n t i n t h e e n v i r o n m e n t a l p o t e n 
t i a l o f t h e r e s i d e n t i a l d i s t r i c t , b u t i t i s n o t an 
a b s o l u t e n e c e s s i t y by any means. A n o t h e r p o s s i b l e 
o p t i o n w o u l d p l a c e t h e t u n n e l v e n t i l a t i o n b u i l d i n g on 
t h e PEPCO K S t r e e t s i t e , m a i n t a i n i n g t h e t r a n s f o r m e r 
s i t e w h e r e i t i s now. I f t h e v e n t i l a t i n g b u i l d i n g c a n 
be o f f s e t f r o m t h e p r o p o s e d t u n n e l and p l a c e d n o r t h 
o f K S t r e e t , t h i s i s p r o b a b l y t h e optimum l o c a t i o n 
f r o m a t e c h n i c a l a s w e l l a s an a e s t h e t i c and e n v i r o n 
m e n t a l p o i n t o f v i e w . 

N o r t h o f t h e C a n a l t h e e c o n o m i c p o t e n t i a l f o r m i x e d 
u s e s i s p r o b a b l y b e s t - r e s i d e n t i a l and p r o f e s s i o n a l , 
d e s i g n a n d t r a d e o f f i c e s j u s t n o r t h o f t h e C a n a l -
and c o m m e r c i a l , r e t a i l a l o n g M S t r e e t . R e s t o r a t i o n 
o f t h e h i s t o r i c b u i l d i n g s s h o u l d h e l p u p g r a d e t h e 
c o m m e r c i a l p o t e n t i a l a t t h i s e nd o f M S t r e e t , w i t h 
more f a m i l y - o r i e n t e d s h o p s a n d r e s t a u r a n t s . T h e r e i s 
c o n s i d e r a b l e open s p a c e a t t h e e a s t e r n end o f t h e 
b l o c k f o r " c o u r t y a r d " d e v e l o p m e n t b e h i n d t h e M S t r e e t 
f a c a d e s . 
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6. A e s t h e t i c C o n s i d e r a t i o n s : 

— R e s i d e n t i a l d e v e l o p m e n t i n t h e a r e a s o u t h o f t h e c a n a l 
s h o u l d be c o n t e m p o r a r y i n d e s i g n t o h e l p m i n i m i z e t h e 
d i f f i c u l t i e s o f t h e s i t e and t a k e f u l l b e n e f i t o f t h e 
o p p o r t u n i t i e s . I t s h o u l d , h o w e v e r , be c o m p a t i b l e i n 
b o t h m a t e r i a l s and s c a l e w i t h t h e r e s t o r e d h i s t o r i c 
r e s i d e n t i a l b u i l d i n g s t o t h e n o r t h . S p e c i a l c a r e s h o u l d 
be t a k e n i n t h e d e s i g n o f t h e b u i l d i n g s a s s e e n f r o m 
above - f r o m t h e h i g h e r g r o u n d n e a r M S t r e e t . 

— T h e a e s t h e t i c and e n v i r o n m e n t a l p o t e n t i a l f o r r e s i d e n 
t i a l d e v e l o p m e n t a l o n g t h i s s e c t o r o f t h e C a n a l i s 
v e r y h i g h . The p r o b l e m o f n o i s e f r o m Key B r i d g e may 
r e q u i r e s o u n d i s o l a t i o n ( d o u b l e g l a z i n g ) . 

7. Optimum C h a r a c t e r i s t i c s o f D e v e l o p m e n t : 

— P r o p o s e d l a n d u s e h a s b e e n p r e v i o u s l y c i t e d b u t c a n be 
s u m m a r i z e d a s f o l l o w s : 

S o u t h o f C a n a l e a s t o f 3 4 t h S t r e e t : R e s i d e n t i a l , 
p r e d o m i n a n t l y s i n g l e - f a m i l y i f f e a s i b l e e c o n o m i c a l l y . 
O w n e r s h i p s h o u l d p r o b a b l y be condominium t o a l l o w 
s h a r e d p a r k i n g f a c i l i t i e s a t t h e K S t r e e t l e v e l and 
t o p e r m i t g r e a t e r f l e x i b i l i t y i n d w e l l i n g u n i t d e s i g n . 

S o u t h o f t h e C a n a l w e s t o f 3 4 t h S t r e e t : P a r k l a n d . 

N o r t h C a n a l : M i x e d u s e . R e s i d e n t i a l a p a r t m e n t s 
and p r o f e s s i o n a l , d e s i g n - t r a d e o f f i c e s a l o n g t h e 
C a n a l . C o m m e r c i a l and o f f i c e u s e a l o n g M S t r e e t . 
R e s t o r e d and r e c o n s t r u c t e d h i s t o r i c h o u s e s i t e s 
on t h e e a s t and w e s t s i d e s o f 3 4 t h S t r e e t a n d 
M S t r e e t . 

— R e s i d e n t i a l b u i l d i n g s s o u t h o f C a n a l s h o u l d h a v e a m a x i 
mum, ( a l l i n c l u s i v e ) h e i g h t o f 40 f e e t and a maximum 
o f t h r e e s t o r i e s t o r o o f c o r n i c e l i n e t o promote a 
b u i l d i n g f o r m t h a t s t e p s - u p t h e h i l l . I n g e n e r a l t h e s e 
b u i l d i n g s s h o u l d h a v e t h e m a j o r l i v i n g a r e a s o r i e n t e d 
t o w a r d t h e C a n a l and t o c o u r t s w h i c h open t o t h e C a n a l 
and t o t h e 3 4 t h S t r e e t s t e p s . 

— B u i l d i n g s n o r t h o f C a n a l s h o u l d h a v e a maximum ( a l l 
i n c l u s i v e ) h e i g h t o f 40 f e e t m e a s u r e d f r o m t h e a l l e y o r 
l a n e n o r t h o f t h e C a n a l o r f r o m M S t r e e t , d e p e n d i n g 
upon t h e p o i n t o f e n t r a n c e . Some bonus i n c o v e r a g e 
m i g h t be a l l o w e d f o r c o v e r e d ( t e r r a c e d - o v e r ) p a r k i n g 
a c c e s s i b l e f r o m 3 3 r d and 3 4 t h S t r e e t s . 
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— S u i t a b l e , i . e . c o m p a t i b l e , u s e o f m a t e r i a l s may be 
g o v e r n e d by a r c h i t e c t u r a l r e v i e w o f p l a n s f o r new and 
r e m o d e l e d b u i l d i n g s , b a s e d upon g u i d e l i n e s f o r d e s i g n 
i n t h e a r e a . 

— T h e a r c h i t e c t u r a l s c a l e o f d e v e l o p m e n t s h o u l d be 
r e s i d e n t i a l , o r t y p i c a l o f t h e e a r l i e r s m a l l - s c a l e d 
i n d u s t r i a l - w a r e h o u s e c o n s t r u c t e d n o r t h o f t h e C a n a l . 
F u r t h e r i n c e n t i v e s t o promote r e h a b i l i t a t i o n and r e 
m o d e l i n g o f t h e e x i s t i n g c o m m e r c i a l b u i l d i n g s a l o n g 
M S t r e e t may need t o be d e v e l o p e d . 

— I f PEPCO t r a n s f o r m e r s r e m a i n a t t h e i r e x i s t i n g p r e s e n t 
l o c a t i o n t h e y s h o u l d be s c r e e n e d by m a s o n r y w a l l s and 
p l a n t i n g . Some l a n d s c a p e d b u f f e r zone b e t w e e n t h e 
i n s t a l l a t i o n and t h e r e s i d e n t i a l d e v e l o p m e n t t o t h e 
w e s t s h o u l d be m a i n t a i n e d . 

8 . D e s i g n C r i t e r i a : 

S p e c i a l r e g u l a t i o n s a r e r e q u i r e d t o promote "optimum" d e v e l o p 
ment. The z o n i n g e n v e l o p e c a n be depended upon o n l y i n 
p a r t t o c o n t r o l t h e f o r m o f d e v e l o p m e n t . D e v e l o p m e n t on 
t h e n o r t h s i d e o f t h e c a n a l may r e q u i r e some s p e c i a l z o n i n g 
e x c e p t i o n s i n t h e a b s e n c e o f s t r e e t ( r a t h e r t h a n a l l e y ) 
f r o n t a g e . A r c h i t e c t u r a l r e v i e w o f new c o n s t r u c t i o n u n d e r 
t h e p r o v i s i o n s o f t h e O l d G e o r g e t o w n A c t c a n a s s i s t i n 
m a i n t a i n i n g s u i t a b l e f o r m and q u a l i t y o f d e v e l o p m e n t , 
b u t g u i d e l i n e s f o r d e s i g n i n a d v a n c e o f r e v i e w c a n h e l p 
e l i m i n a t e some o f t h e u n c e r t a i n t i e s o f t h a t p r o c e s s . 

9. D e v e l o p m e n t S t r a t e g i e s , O p t i o n s : 

— The r e s t o r a t i o n o f t h e F o r r e s t - M a r b u r y House and t h e 
r e c o n s t r u c t i o n o f t h e F r a n c i s S c o t t K e y House m i g h t 
be c a r r i e d o u t and a d m i n i s t e r e d by t h e P a r k S e r v i c e 
a s a p a r t o f t h e C&O C a n a l h i s t o r i c d i s t r i c t , i f f u n d s 
c a n be o b t a i n e d f o r t h a t p u r p o s e w i t h i n a r e a s o n a b l e 
p e r i o d o f t i m e , b u t t h e r e i s some u r g e n c y i n m o v i n g 
a h e a d w i t h t h e s e p r o j e c t s a s q u i c k l y a s p o s s i b l e . The 
i n f l u e n c e o f t h e i r d e v e l o p m e n t upon t h e r e s t o f t h e 
a r e a c a n s c a r c e l y be o v e r - e s t i m a t e d , a s i t w o u l d h a v e 
a c a t a l y t i c e f f e c t on t h e a d j o i n i n g r e s i d e n t i a l and 
c o m m e r c i a l t r a c t s . 

— B i c e n t e n n i a l p r o j e c t s seem t o be i n a s t a t e o f l i m b o 
a t t h e moment, b u t t h i s w o u l d be a f i r s t p r i o r i t y i f 
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f u n d s f o r r e c o n s t r u c t i o n c a n be f o u n d i n c o n n e c t i o n 
w i t h t h a t e f f o r t . The F o r r e s t - M a r b u r y House and a d 
j o i n i n g p r o p e r t y t o t h e w e s t a r e i n p r i v a t e o w n e r s h i p 
and w i l l h a v e t o be a c q u i r e d ; c a r e f u l p l a n s f o r r e s 
t o r a t i o n , l a n d s c a p e , i n t e r i o r s , e t c . , w i l l h a v e t o be 
p r e p a r e d ; and w o r k w o u l d h a v e t o move a h e a d q u i c k l y 
i f t h e B i c e n t e n n i a l d a t e f o r c o m p l e t i o n w e r e t o be 
r e a l i z e d . An e s t i m a t e d b u d g e t f o r t h e p r o j e c t c o u l d 
be e s t a b l i s h e d ( p r o b a b l y b e t w e e n one and two m i l l i o n 
d o l l a r s ) . 

Potomac Street - Area B 

A r e a B, bounded by M S t r e e t , N.W., on t h e n o r t h and K S t r e e t , 
N.W. on t h e s o u t h , i n c l u d e s t h e s t r u c t u r e s f r o n t i n g on M a r k e t 
S q u a r e - a l s o known a s Potomac S t r e e t - a b o ve t h e c a n a l , and 
on Potomac S t r e e t b e l o w t h e c a n a l . 

I t s i n v e n t o r y o f E x i s t i n g A s s e t s and L i a b i l i t i e s s h o w s : 

1 . P r i n c i p a l H i s t o r i c L a n d m a r k s : 

— The G e o r g e t o w n M a r k e t (No. 48) b u i l t i n 1865 on t h e 
s i t e o f an e a r l i e r m a r k e t s t r u c t u r e . 

— The J o s e p h C a r l t o n House a t 1052-54 Potomac S t r e e t 
(No. 18) b u i l t a b o u t 1800. 

— Potomac M a n u f a c t u r i n g Company a t 1050 Potomac S t r e e t 
(No. 53) b u i l t b e f o r e 18 8 7 . 

— C a r b a r n a t 3222 M S t r e e t on c o r n e r o f Warehouse 
P l a c e . The b u i l d i n g i s l o c a t e d on t h e o n e - a c r e s i t e 
o f George Gordon's t o b a c c o w a r e h o u s e o f c a . 1774. The 
c a n a l f a c a d e o f t h i s b u i l d i n g i s o f e x c e p t i o n a l v a l u e . 
(No. 3 8 ) . 

— C&O C a n a l and f o o t b r i d g e . 

— B o m f o r d M i l l b u i l t i n 1845 and p r e s e n t l y owned and 
o c c u p i e d by t h e W i l k i n s - R o g e r s F l o u r Company. The 
o r i g i n a l s t r u c t u r e i s l o c a t e d on t h e w e s t s i d e o f 
Potomac S t r e e t j u s t s o u t h o f t h e c a n a l . (No. 3 4 ) . 

2. O t h e r C o n t r i b u t i n g S t r u c t u r e s : 

— 1043 Warehouse P l a c e , b u i l t a s a b l a c k s m i t h ' s shop 
b e f o r e 1890. The c a n a l f a c a d e i s o f c o n t r i b u t i n g v a l u e . 
(No. 8 5 ) . 
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— 1048 Potomac S t r e e t . F o r m e r h a u l i n g company, now p r o 
f e s s i o n a l o f f i c e . B u i l t i n 1919 o f r e d s a n d s t o n e 
(No. 1 5 5 ) . 

— 3278 t o 3282 M S t r e e t - C o m m e r c i a l b u i l d i n g s b u i l t 
b e f o r e 1890 on s o u t h w e s t c o r n e r o f Potomac and M S t r e e t s . 
(Nos. 56 and 57) 

— 1046 Potomac S t r e e t (No. 1 9 6 ) . The f o u n d a t i o n , v i s i b l e 
f r o m C a n a l p a t h , i s o l d and o f c o n t r i b u t i n g v a l u e . 

— The r e t a i n i n g w a l l p a r a l l e l t o and n o r t h o f t h e C a n a l 
i s o f c o n t r i b u t i n g v a l u e . 

— C a n a l w a r e h o u s e on G r a c e S t r e e t . (No. 116) 

— D i s t r i c t o f C o l u m b i a P a p e r M a n u f a c t u r i n g Company b u i l d 
i n g , 3259 K S t r e e t , a t t h e n o r t h w e s t c o r n e r o f K and 
Potomac S t r e e t , b u i l t a b o u t 1900 (No. 9 1 ) . The s t r u c 
t u r e s a d j a c e n t t o i t on K S t r e e t a n d Potomac S t r e e t 
a r e a l s o o f c o n t r i b u t i n g v a l u e . 

O t h e r P h y s i c a l A s s e t s : 

— T o p o g r a p h i c a l - T h e r e i s a s h a r p l e v e l c h a n g e f r o m t h e 
n o r t h e r n p o r t i o n o f Potomac S t r e e t t o t h e C a n a l and 
l o w e r Potomac S t r e e t a f f o r d i n g t h e o p p o r t u n i t y f o r a 
s e r i e s o f v i s t a s o f t h e R i v e r f r o m d i f f e r e n t l e v e l s 
and v a n t a g e p o i n t s . The d r o p i n g r a d e f r o m t h e C a n a l 
t o t h e R i v e r was u s e d by t h e m i l l s f o r m i l l r a c e s , 
t o power w a t e r - d r i v e n m a c h i n e r y . B o m f o r d M i l l ( l a t e r 
known a s P i o n e e r M i l l s ) i s t h e l a s t s u r v i v i n g b u i l d i n g 
o f t h i s t y p e on t h e W a t e r f r o n t . 

— The i n d u s t r i a l b u i l d i n g s i n t h i s S t u d y A r e a b e l o w t h e 
C a n a l - Bomford M i l l , t h e P a p e r Company b u i l d i n g s , 
and t h e C a n a l W a r e h o u s e s w i t h t h e h e a t i n g b u i l d i n g a t 
i t s w e s t e r n end - a r e good e x a m p l e s o f b r i c k a r c h i 
t e c t u r e i n t h e f u n c t i o n a l t r a d i t i o n . The n a r r o w b r i c k -
s i d e d c a n y o n b e t w e e n t h e m i l l b u i l d i n g s l e a d i n g down 
t o t h e R i v e r , t h e f i n e a r c h e d b r i c k o p e n i n g s and t h e 
s p a c i o u s i n t e r i o r s h e l l o f t h e h e a t i n g b u i l d i n g a r e 
e x a m p l e s o f t h e e x i s t i n g a r c h i t e c t u r a l and s p a t i a l 
a s s e t s w h i c h s h o u l d be p r e s e r v e d . 

E x i s t i n g P h y s i c a l L i a b i l i t i e s : 

— D e m o l i t i o n o f t h e o l d b u i l d i n g s on t h e e a s t s i d e o f 
M a r k e t S q u a r e , and gaps b e t w e e n t h e e x i s t i n g b u i l d i n g s 
on t h e w e s t s i d e h a v e v i r t u a l l y d e s t r o y e d t h e e n c l o s u r e 
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and t h e s h e l t e r e d a t m o s p h e r e o f t h e f o r m e r M a r k e t 
p l a c e . 

— The j u n k company s i t e , e a s t o f t h e M a r k e t , i s a 
s o u r c e o f s e r i o u s b l i g h t - l o o s e t r a s h , n o i s e and 
s u b s t a n d a r d s t r u c t u r e s . 

— The M i l l s i l o s , d e s p i t e t h e i r h e r o i c s c a l e , seem 
t o h a v e no p r a c t i c a l o r c o m p a t i b l e a d a p t i v e u s e s i f 
and when t h e F l o u r Company d e c i d e s t o q u i t t h e s i t e . 

O p p o r t u n i t i e s and C o n s t r a i n t s : 

— P u b l i c Community: 

R e s t o r a t i o n o f t h e G e o r g e t o w n M a r k e t t o i t s o r i g i n a l 
u s e and a p p e a r a n c e i s recommended. The p r e s e n t s t r u c 
t u r e was b u i l t i n 1865 on t h e f o u n d a t i o n s o f t h e O l d 
G e o r g e t o w n M a r k e t ( c . 1 7 9 6 ) . T h e o r i g i n a l d e eds by 
w h i c h t h e l a n d on w h i c h t h e M a r k e t s t a n d s b o t h s t i 
p u l a t e t h a t t h e s i t e was " f o r t h e u s e o f t h e m a r k e t 
a f o r e s a i d f o r e v e r , a n d f o r no o t h e r u s e , i n t e r e s t o r 
p u r p o s e w h a t s o e v e r " . (Deed f r o m Adam K i n g t o t h e G e o r g e 
town C o r p o r a t i o n , 1 8 0 2 . ) I n t h e r e c e n t p a s t m e r c h a n t s 
h a v e i n d i c a t e d i n t e r e s t i n r e s t o r i n g and r e o c c u p y i n g 
t h e M a r k e t , b u t t h e b u i l d i n g i s p r e s e n t l y owned by 
t h e D i s t r i c t o f C o l u m b i a and l e a s e d t o an a u t o m o t i v e 
p a r t s w h o l e s a l e r . R e s t o r a t i o n o f t h e M a r k e t s h o u l d 
be a c c o m p a n i e d by f u r t h e r r e c o n s t r u c t i o n o f t h e S q u a r e 
w h i c h i s s u b s q u e n t l y d i s c u s s e d . 

A t some t i m e i n t h e f u t u r e B o m f o r d M i l l s h o u l d be r e 
s t o r e d , i f p o s s i b l e , t o more n e a r l y i t s o r i g i n a l 
a p p e a r a n c e and t h e l o w e r f l o o r s c o n v e r t e d t o a museum 
o f W a t e r f r o n t i n d u s t r i a l h i s t o r y , a d m i n i s t e r e d by t h e 
P a r k S e r v i c e i n c o n j u n c t i o n w i t h t h e C&O C a n a l N a t i o n a l 
P a r k . Upper f l o o r s m i g h t be u s e d f o r a d m i n i s t r a t i v e 
o f f i c e s o r o t h e r p u r p o s e s . T h i s s u g g e s t i o n p r e s u m e s , 
o f c o u r s e , t h a t t h e W i l k i n s - R o g e r s F l o u r M i l l w o u l d 
c e a s e t o h a v e n e e d f o r t h e b u i l d i n g . I f , on t h e o t h e r 
h a n d , t h e company p l a n s t o o p e r a t e f o r a l o n g p e r i o d on 
t h i s s i t e t h e y m i g h t f a v o r a b l y c o n s i d e r a c o o p e r a t i v e 
e f f o r t w i t h t h e P a r k S e r v i c e t o p a r t i a l l y r e c o n s t r u c t 
t h e b u i l d i n g f o r museum p u r p o s e s and t o u p g r a d e t h e 
a p p e a r a n c e o f t h e s q u a r e b e l o w t h e C a n a l . 
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A c o n n e c t i o n b e t w e e n t h e t o w p a t h a n d t h e p u b l i c s q u a r e 
n e a r t h e f o o t b r i d g e a t Potomac S t r e e t s h o u l d be d e v e l o p e d . 
F u l l o r p a r t i a l c l o s u r e o f b o t h M a r k e t S q u a r e and t h e 
M i l l S q u a r e t o a u t o m o b i l e t r a f f i c i s d e s i r a b l e . 

I f t h e f l o u r m i l l s c e a s e t o o p e r a t e on t h e s i t e t h e r e 
i s a n o p p o r t u n i t y f o r new r e s i d e n t i a l c o n s t r u c t i o n 
s o u t h o f t h e C a n a l a n d w e s t and s o u t h o f B o m f o r d M i l l . 
The e x i s t i n g i n t e r c o n n e c t e d m i l l b u i l d i n g s b e l o n g i n g 
t o t h e D i s t r i c t o f C o l u m b i a P a p e r Company p r e s e n t a n 
o p p o r t u n i t y f o r a d a p t i v e r e c o n s t r u c t i o n , p r e f e r a b l y 
a m i x t u r e o f c o m m e r c i a l s h o p s a n d s t u d i e s on t h e l o w e r 
f l o o r s and r e s i d e n t i a l u n i t s on t h e u p p e r f l o o r s . 

I n f i l l c o m m e r c i a l s t r u c t u r e s and u s e s s h o u l d be d e v e l o p e d 
w e s t o f t h e G e o r g e t o w n M a r k e t b u i l d i n g and e a s t o f 
t h e M a r k e t a s t r u c t u r e p r o v i d i n g p a r k i n g f o r a t l e a s t 
125 c a r s , w i t h g r o u n d l e v e l s h o p s f a c i n g M S t r e e t and 
t h e S q u a r e , s h o u l d be c o n s t r u c t e d t o accommodate 
M a r k e t s h o p p e r s and museum v i s i t o r s . The b a s e m e n t l e v e l 
o f t h e M a r k e t h a s p o t e n t i a l f o r r e m o d e l i n g f o r u s e a s 
a s h o p , t a v e r n o r r e s t a u r a n t . 

The C a n a l w a r e h o u s e on G r a c e S t r e e t s h o u l d be r e t a i n e d 
a n d r e s t o r e d f o r c o m m e r c i a l , s t u d i o o r o f f i c e u s e and 
t h e f o r m e r h e a t i n g p l a n t a t t h e w e s t end o f t h e w a r e 
h o u s e p r e s e n t s a r e m a r k a b l e o p p o r t u n i t y f o r r e m o d e l i n g 
a s a r e s t a u r a n t , w i t h a n o u t d o o r c a f e f r o n t i n g on M i l l 
S q u a r e . I t i s hoped t h a t t h e f o o t b r i d g e f r o m Warehouse 
P l a c e t o t h e C a n a l w a r e h o u s e m i g h t be r e s t o r e d . 

A e s t h e t i c C o n s i d e r a t i o n s : 

— The s i m p l e , r u g g e d , i n d u s t r i a l a p p e a r a n c e o f t h e d i s t r i c t 
s h o u l d n o t be " p r e t t i e d - u p " b y t h e i n t r o d u c t i o n o f 
i n s u i t a b l e p e r i o d r e s i d e n t i a l d e t a i l s . I m p r o v e m e n t s i n 
p a v i n g , p l a n t i n g , l i g h t i n g , g r a p h i c s and s t r e e t f u r n i t u r e 
c a n do much t o r a i s e t h e l e v e l o f a t t r a c t i v e n e s s o f 
t h e a r e a . 

Optimum C h a r a c t e r i s t i c s o f D e v e l o p m e n t : 

— P r o p o s e d L a n d Use i s s u m m a r i z e d a s f o l l o w s : 

S o u t h o f t h e C a n a l : M i x e d u s e , r e s i d e n t i a l and com
m e r c i a l a s d i s c u s s e d a b o v e . A d a p t i v e r e c o n s t r u c t i o n 
o f v a l u a b l e b u i l d i n g s . 
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N o r t h o f t h e C a n a l : C o m m e r c i a l u s e , r e s t o r a t i o n o f 
M a r k e t , c o n s t r u c t i o n o f p a r k i n g a n d s u i t a b l e new i n 
f i l l s t r u c t u r e s a s r e q u i r e d . 

— New r e s i d e n t i a l c o n s t r u c t i o n s o u t h o f t h e C a n a l and 
w e s t o f Potomac S t r e e t s h o u l d i n g e n e r a l h a v e a h e i g h t 
l i m i t o f t h r e e s t o r i e s o r 40 f e e t , s t e p p i n g up t h e 
s l o p e t o a d m i t v i e w s and s o u t h e r l y e x p o s u r e s . T h i s 
h e i g h t w i l l a l s o be c o m p a t i b l e w i t h e x i s t i n g c o n s t r u c 
t i o n n o r t h o f t h e C a n a l and w i t h p r o p o s e d r e s i d e n t i a l 
c o n s t r u c t i o n w e s t o f 3 3 r d S t r e e t . 

— New c o m m e r c i a l d e v e l o p m e n t n o r t h o f t h e C a n a l s h o u l d 
h a v e a maximum h e i g h t o f 40 f e e t t o c o n f o r m t o t h e 
s c a l e o f t h e G e o r g e t o w n M a r k e t and o t h e r h i s t o r i c 
b u i l d i n g s on t h e S q u a r e and on M S t r e e t . 

— The f a c a d e o f t h e shop and p a r k i n g s t r u c t u r e s h o u l d 
be r e l a t e d i n p r o p o r t i o n , f o r m , s c a l e and u s e o f 
m a t e r i a l s t o M S t r e e t b u i l d i n g s r a t h e r t h a n t o t h e 
u n i q u e a r c h i t e c t u r a l c h a r a c t e r o f t h e M a r k e t . A w n i n g s 
a n d / o r a r c a d e d c o n s t r u c t i o n o f t h e g r o u n d f l o o r t o w a r d 
t h e M a r k e t c o u l d h e l p t o e x p a n d t h e t r a d i n g a r e a on 
t h e e a s t s i d e o f t h e S q u a r e . S e r v i c e v e h i c l e s w i l l 
p r o b a b l y h a v e t o e n t e r t h e M a r k e t S q u a r e t o p r o v i d e 
a c c e s s t o e x i s t i n g b u i l d i n g s , b u t t h e new s t r u c t u r e 
on t h e e a s t s i d e s h o u l d be d e s i g n e d t o be s e r v e d 
f r o m t h e p a r k i n g c o u r t a t t h e r e a r . 

D e s i g n C r i t e r i a : 

S p e c i a l r e g u l a t i o n s r e q u i r e d t o promote "optimum" d e v e l o p 
ment. 

— D e m o l i t i o n o f e x i s t i n g b u i l d i n g s o f h i s t o r i c , a r c h i 
t e c t u r a l a n d c o n t r i b u t i n g " a t m o s p h e r i c " v a l u e s h o u l d 
be p r e v e n t e d . 

— A r c h i t e c t u r a l r e v i e w o f a l l new o r r e m o d e l e d b u i l d i n g s 
s h o u l d be r e q u i r e d and c o m p a t i b l e u s e o f m a t e r i a l s , 
s e t b a c k , s c a l e and p r o p o r t i o n s s h o u l d be g o v e r n e d by 
g u i d e l i n e s f o r d e s i g n i n t h e a r e a . 

— The S e c t i o n a l D e v e l o p m e n t P l a n p e r m i t s r e t e n t i o n o f non
c o n f o r m i n g m i l l b u i l d i n g s i n t h i s a r e a , t o be c o n v e r t e d 
t o new u s e s . T h e s e b u i l d i n g s i n t h i s A r e a , e x c e e d new 
s t a n d a r d s f o r h e i g h t and FAR i n t h e d i s t r i c t b u t s h a l l be 
p e r m i t t e d t o do s o i n t h a t t h e i r new u s e s do n o t o v e r b u r d e n 
t h e t r a f f i c and p a r k i n g c a p a c i t y o f t h e d i s t r i c t . 
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— Some e x c e p t i o n t o t h e FAR l i m i t a t i o n s may be r e q u i r e d 
t o e n c o u r a g e and a l l o w a d e q u a t e p a r k i n g f a c i l i t i e s 
i n s u i t a b l e and f e a s i b l e l o c a t i o n s . 

— C a n a l w a l l and w a r e h o u s e f a c a d e s s h o u l d be p r o t e c t e d 
by e a s e m e n t s r e q u i r e d by t h e P a r k S e r v i c e . 

9. D e v e l o p m e n t S t r a t e g i e s , O p t i o n s : 

— E x p a n s i o n o f t h e C&O C a n a l H i s t o r i c D i s t r i c t t o a l l o w 
a d m i n i s t r a t i o n o f t h e M i l l S q u a r e and B o m f o r d M i l l 
by t h e P a r k S e r v i c e s h o u l d be c o n s i d e r e d . 

— The o r g a n i z a t i o n o f a n o n - p r o f i t M a r k e t S q u a r e M i l l 
S q u a r e D e v e l o p m e n t C o r p o r a t i o n s h o u l d be e x p l o r e d . 
P r o p e r t y o w n e r s , b o t h p u b l i c and p r i v a t e s h a r e , o r 
s h o u l d s h a r e , d e v e l o p m e n t o b j e c t i v e s w h i c h a r e 
u n i q u e t o t h i s a r e a , and some f o r m s o f p u b l i c a s s i s 
t a n c e t h r o u g h g r a n t s f r o m HUD, t h e D e p a r t m e n t o f t h e 
I n t e r i o r , e t c . , m i g h t be g a i n e d i f t h e r e d e v e l o p m e n t 
o f i n d i v i d u a l s i t e s i s c o o r d i n a t e d t h r o u g h t h e a g e n c y 
o f a c o o p e r a t i v e o r g a n i z a t i o n . 

Lower Wisconsin Avenue - Area C 

A r e a C, bounded by M S t r e e t , N.W., on t h e n o r t h , K S t r e e t , N.W. 
on t h e s o u t h i n c l u d e s t h e b u i l d i n g s f r o n t i n g on W i s c o n s i n A v e 
nue on t h e e a s t a n d w e s t . 

I t s i n v e n t o r y o f e x i s t i n g a s s e t s and l i a b i l i t i e s s hows: 

1 . P r i n c i p a l H i s t o r i c L a n d m a r k s : 

— Dodge W a r e h o u s e s : 1000-1006 W i s c o n s i n A v e n u e . B u i l t 
a t e a r l y p a r t o f 1 9 t h C e n t u r y . T y p i c a l o f w a t e r 
f r o n t w a r e h o u s e s o f o l d G e o r g e t o w n t o b a c c o p o r t . 
(Nos. 6,7,8) 

— 3205 K S t r e e t , a d j a c e n t t o t h e Dodge W a r e h o u s e s . 
(No. 92) 

— 3134-36 S o u t h S t r e e t (No. 1 3 ) : t h e B r i c k y a r d H i l l 
House, p r o b a b l y b u i l t a b o u t 1800 by t h e f i r s t mayor 
o f G e o r g e t o w n , R o b e r t P e t e r . 

— G r a c e E p i s c o p a l C h u r c h and g r o u n d s (No. 46) a t 1 0 4 1 
W i s c o n s i n A v e n u e , b u i l t i n 1 8 6 6 . A d j a c e n t R e c t o r y 
and P a r i s h H a l l b u i l t i n 1895 and 1 8 9 8 . G r a n i t e 
c r o s s a t s o u t h w e s t c o r n e r o f c h u r c h y a r d m a r k s l o c a -
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t i o n o f m i s s i o n c h u r c h o f 1 8 5 5 . 

— V i g i l a n t F i r e House (No. 31) a t 1066 W i s c o n s i n A v e n u e . 
O l d e s t e x i s t i n g f i r e h o u s e i n D i s t r i c t o f C o l u m b i a . 
B u i l t i n 1844. 

— C i t y T a v e r n (No. 3) a t 3206-3208 M S t r e e t , b u i l t a b o u t 
1796. 

— B r i d g e o v e r C&O C a n a l on W i s c o n s i n A v e n u e . 

2. O t h e r C o n t r i b u t i n g S t r u c t u r e s : 

— E x i s t i n g c o m m e r c i a l b u i l d i n g s on s o u t h s i d e o f M 
S t r e e t f o r a t l e a s t one b l o c k on e i t h e r s i d e o f M 
S t r e e t . Many h a v e b e e n r e s t o r e d a n d some a r e o f 
s i g n i f i c a n t h i s t o r i c o r a e s t h e t i c v a l u e . As a t o t a l i t y 
t h e y c r e a t e t h e c o n t i n u o u s c o m m e r c i a l f a c a d e s whose 
i m p o r t a n c e i s more t h a n t h e sum o f i t s p a r t s . 

— E x i s t i n g b u i l d i n g s on t h e e a s t s i d e o f W i s c o n s i n 
Avenue b e t w e e n M S t r e e t and t h e C a n a l . B u i l t i n 
l a t e 1 9 t h C e n t u r y and f i r s t q u a r t e r o f t h e 2 0 t h 
C e n t u r y . 

— E x i s t i n g b u i l d i n g s on w e s t s i d e o f W i s c o n s i n Avenue 
a t 3200 M r e e t and a t 1048, 1076 a n d 1078 W i s c o n s i n 
A v e n u e . (Nos. 58, 84, 9 7 , 98) 

— C h e r r y H i l l A p a r t m e n t s a t 1024 W i s c o n s i n A v e n u e , b u i l t 
a t t h e t u r n o f t h e c e n t u r y . (No. 132) 

— B u i l d i n g s a t 1 0 2 8 - 3 2 , 1042 and 1044 W i s c o n s i n A v e n u e , 
b u i l t i n t h e f i r s t q u a r t e r o f t h e 2 0 t h C e n t u r y . 
Nos. 1 4 9 , 150, 151) 

3. A c c e p t a b l e , N o n - C o n t r i b u t i n g S t r u c t u r e s , L i k e l y t o R e m a i n : 

— O f f i c e b u i l d i n g s , e a s t o f W i s c o n s i n A venue and s o u t h 
o f t h e C a n a l . (Nos. 208 [2 b l d g s ] , 215) 

4. O t h e r P h y s i c a l A s s e t s : 

— T o p o g r a p h i c a l - The g r o u n d s l o p e s s h a r p l y up f r o m K 
S t r e e t t o M S t r e e t . The v i e w f r o m M S t r e e t o f t h e P o t o 
mac c o u l d be q u i t e s p e c t a c u l a r , p a r t i c u l a r l y a f t e r 
t h e r e m o v a l o f t h e W h i t e h u r s t F r e e w a y a n d c r e a t i o n 
o f a p a r k a t t h e f o o t o f W i s c o n s i n a t t h e w a t e r ' s 
edge. The s l o p e e a s t o f W i s c o n s i n A venue a l s o a f f o r d s 
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t h e o p p o r t u n i t y f o r r e s i d e n t i a l d e v e l o p m e n t w i t h 
maximum s o u t h e r n e x p o s u r e s and R i v e r v i e w s . 

— T h e C&O C a n a l i s a m a j o r v i s u a l a s s e t o f t h e a r e a , 
b u t i n c o n t r a s t t o C a n a l - s i d e s i t e s b o t h e a s t and 
w e s t o f W i s c o n s i n A v e n u e , t h e C a n a l and t o w p a t h 
p a s s u n d e r t h e s t r e e t l e v e l i n a deep c u t , w i t h v e r 
t i c a l s t o n e w a l l s on e i t h e r s i d e . 

— G r a c e C h u r c h y a r d . 

E x i s t i n g P h y s i c a l L i a b i l i t i e s : 

— Some o f t h e gaps t h a t now e x i s t b e t w e e n t h e b u i l d i n g s 
f r o n t i n g on W i s c o n s i n Avenue a r e a v i s u a l l i a b i l i t y ; 
f i r s t , b e c a u s e t h e s t r e e t i s n o t a d e q u a t e l y d e f i n e d o r 
" c o n t a i n e d " by t h e b u i l d i n g s on e i t h e r s i d e ( i n c o n 
t r a s t , f o r e x a m p l e , t o most b l o c k s o f W i s c o n s i n 
Avenue above M S t r e e t ) ; and s e c o n d , b e c a u s e w h e r e 
t h e s e u n d e s i r a b l e g aps o r s e t b a c k s o c c u r , t h e y a r e 
f i l l e d w i t h p a r k e d a u t o m o b i l e s . The d e s i r a b l e open
i n g s i n t h e s t r e e t f a c a d e - a t t h e C a n a l B r i d g e , a t 
G r a c e C h u r c h y a r d a n d a t t h e end o f t h e s t r e e t t o w a r d 
t h e r i v e r - w o u l d be h e i g h t e n e d i n t h e i r e f f e c t i f 
t h e o t h e r s p a c e s w e r e f i l l e d w i t h s u i t a b l e b u i l d i n g s 
and t h e p a r k i n g l o t s w e r e h i d d e n f r o m v i e w . 

E x a m p l e s a r e : P a r k i n g l o t o f t h e T e l e p h o n e Company 
B u i l d i n g (No. 208) j u s t s o u t h o f t h e 
C a n a l ; 

P a r k i n g l o t s i n f r o n t o f t h e b u i l d i n g 
a t 1015 W i s c o n s i n Avenue (No. 215) 
and a t t h e n o r t h w e s t c o r n e r o f K and 
W i s c o n s i n . 

O p p o r t u n i t i e s and C o n s t r a i n t s : 

— P u b l i c , Community: The p r o p e r t y a t t h e e n d o f W i s c o n 
s i n A v enue b e t w e e n K S t r e e t and t h e Potomac R i v e r 
s h o u l d be d e v e l o p e d a s a p u b l i c p a r k and p l a z a . I t 
w i l l be l o c a t e d a t t h e p o i n t o f i n t e r s e c t i o n o f t h e 
R i v e r w a l k and W i s c o n s i n A v e n u e , and w i l l e n h a n c e 
t h e W a t e r f r o n t b o t h f u n c t i o n a l l y and v i s u a l l y . 

— M i x e d u s e d e v e l o p m e n t : T h e r e a r e s e v e r a l s i t e s i n 
t h i s a r e a t h a t h a v e p o t e n t i a l f o r c o m m e r c i a l o r f o r 
m i x e d - u s e d e v e l o p m e n t . T h e s e i n c l u d e t h e two p a r k i n g 
l o t s i n f r o n t o f b u i l d i n g s on t h e e a s t s i d e o f W i s 
c o n s i n , t h e n o r t h e a s t c o r n e r o f W i s c o n s i n and K 
S t r e e t s , t h e i n f i l l b e t w e e n e x i s t i n g c o m m e r c i a l 
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u s e s on t h e w e s t s i d e o f W i s c o n s i n n o r t h o f t h e C a n a l 
and t h e u n d e v e l o p e d p r o p e r t y s u r r o u n d i n g t h e Dodge 
Warehouse ( S i t e o f t h e Dodge C e n t e r d e v e l o p m e n t ) . 

— R e s i d e n t i a l d e v e l o p m e n t : T h e r e i s good p o t e n t i a l f o r 
r e s i d e n t i a l d e v e l o p m e n t above K S t r e e t j u s t e a s t o f 
W i s c o n s i n A venue on t h e s i t e p r e s e n t l y o c c u p i e d by 
t h e D i s t r i c t o f C o l u m b i a r e f u s e i n c i n e r a t o r . 

7. A e s t h e t i c C o n s i d e r a t i o n s : 

— New c o m m e r c i a l and r e s i d e n t i a l d e v e l o p m e n t i n t h e 
a r e a s h o u l d be c o m p a t i b l e i n b o t h m a t e r i a l s a n d s c a l e 
w i t h t h e e x i s t i n g c o m m e r c i a l and r e s i d e n t i a l b u i l d i n g s . 

— A l l new d e v e l o p m e n t , and r e s i d e n t i a l d e v e l o p m e n t i n 
p a r t i c u l a r , s h o u l d make u s e o f t h e n a t u r a l s l o p e up 
f r o m t h e R i v e r t o m a x i m i z e t h e e x p o s u r e s and v i e w s 
f r o m t h e u n i t s . 

— The a r e a b e t w e e n K S t r e e t and t h e Potomac R i v e r b e l o w 
W i s c o n s i n A venue s h o u l d r e m a i n open t o a s s u r e a 
R i v e r v i e w f r o m t h e s t r e e t above and t o e m p h a s i z e 
t h e c o n n e c t i o n b e t w e e n W i s c o n s i n Avenue ( W a t e r S t r e e t ) 
and t h e R i v e r p a r k s y s t e m and p r o p o s e d e s p l a n a d e . 

8. Optimum C h a r a c t e r i s t i c s o f D e v e l o p m e n t : 

L E x i s t i n g c h a r a c t e r o f W i s c o n s i n A venue above t h e 
c a n a l s h o u l d be m a i n t a i n e d and r e i n f o r c e d by s u i t 
a b l e i n f i l l c o m m e r c i a l d e v e l o p m e n t . B e l o w t h e C a n a l 
p a r k i n g l o t s i n f r o n t o f b u i l d i n g s on t h e e a s t s i d e 
o f W i s c o n s i n Avenue and t h e s i t e a t t h e n o r t h e a s t 
c o r n e r o f W i s c o n s i n Avenue and K Street s h o u l d be 
i n f i l l e d w i t h m i x e d - u s e s t r u c t u r e s . T h e D.C. i n c i n 
e r a t o r s i t e e a s t o f W i s c o n s i n A venue on K S t r e e t s h o u l d 
be a r e s i d e n t i a l d e v e l o p m e n t f o r r e a s o n s c i t e d e l s e 
w h e r e i n t h e P l a n . The l a n d f r o n t i n g on b o t h W i s c o n 
s i n Avenue and on K S t r e e t s u r r o u n d i n g t h e Dodge 
W a r e h o u s e s s h o u l d be d e v e l o p e d w i t h a b u i l d i n g o r 
b u i l d i n g s c o m p a t i b l e w i t h t h e h i s t o r i c s t r u c t u r e s . 

— A l l s t r u c t u r e s f r o n t i n g on W i s c o n s i n Avenue s h o u l d 
c o n f o r m t o a h e i g h t l i m i t a t i o n o f 40 f e e t t o r e s p e c t 
and c o n t i n u e t h e g e n e r a l s c a l e o f d e v e l o p m e n t o f t h a t 
t h o r o u g h f a r e a b ove a s w e l l a s b e l o w M S t r e e t . The 

- P r o p o s e d l a n d u s e i s s u m m a r i z e d a s f o l l o w s : 
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r e s i d e n t i a l d e v e l o p m e n t on t h e i n c i n e r a t o r s i t e e a s t 
o f W i s c o n s i n Avenue s h o u l d be l i m i t e d t o 3 s t o r i e s 
w i t h a maximum h e i g h t o f 40 f e e t t o r e m a i n i n s c a l e 
w i t h t h e e x i s t i n g B r i c k y a r d h o u s e s and t o p r e v e n t 
o v e r s h a d o w i n g G r a c e C h u r c h and a d j o i n i n g l o w r e s i 
d e n t i a l b u i l d i n g s on t h e n o r t h s i d e o f S o u t h S t r e e t . 

C o m m e r c i a l o r m i x e d u s e d e v e l o p m e n t on K S t r e e t w e s t 
o f t h e Dodge W a r e h o u s e s s h o u l d h a v e been l i m i t e d t o 
a maximum h e i g h t o f a b o u t 60 f e e t t o a v o i d o v e r p o w e r 
i n g t h e h i s t o r i c b u i l d i n g s and t o m a i n t a i n an a c c e p t 
a b l e t r a n s i t i o n i n h e i g h t f r o m t h e 40 f o o t l i m i t on 
b o t h s i d e s o f W i s c o n s i n A v e n u e , b u t i t i s r e c o g n i z e d 
a t t h i s p o i n t t h a t t h e Dodge C e n t e r d e v e l o p m e n t w i l l 
p r o c e e d a s p l a n n e d t o a h e i g h t o f 90 f e e t ( p l u s 
p e n t h o u s e ) m e a s u r e d f r o m a p o i n t somewhat h i g h e r 
t h a n t h e e l e v a t i o n o f K S t r e e t . T h a t p a r t o f t h e 
p r o p o s e d b u i l d i n g w h i c h f r o n t s on W i s c o n s i n Avenue 
i s t o be l o w e r i n h e i g h t , h o w e v e r , t h a n t h e g e n e r a l 
mass o f t h e s t r u c t u r e . From t h e s t a n d p o i n t o f 
c o m p a t i b i l i t y w i t h t h e o l d e r b u i l d i n g s i t i s l e s s t h a n 
i d e a l , b u t b e t t e r t h a n h a v i n g them d e s t r o y e d . 

I t i s i m p o r t a n t t o e m p h a s i z e t h e f a c t t h a t e x c e s s i v e 
b u l k and h e i g h t a r e n o t t h e o n l y d e s t r u c t i v e , o r 
p o t e n t i a l l y d e s t r u c t u r e , d e v i a t i o n s w h i c h t h r e a t e n 
t h e h a r m o n i o u s d e v e l o p m e n t o f l o w e r W i s c o n s i n A v e n u e . 
The T e l e p h o n e Company B u i l d i n g on t h e s o u t h bank o f 
t h e C a n a l v i o l a t e s most p r e c e p t s o f p l a n n i n g and d e s i g n 
f o r t h i s h i s t o r i c u r b a n a r e a i n b e i n g t o o l o w i n 
h e i g h t , b e i n g s e t b a c k t o o f a r f r o m t h e s t r e e t and 
b e i n g a r c h i t e c t u r a l l y o u t o f c h a r a c t e r w i t h t h e a r e a . 
The same i s t r u e o f t h e r e l a t i v e l y new o f f i c e b u i l d i n g 
a t t h e c o r n e r o f W i s c o n s i n and S o u t h S t r e e t s . I n 
b o t h o f t h e s e i n s t a n c e s a n i n c r e a s e i n b o t h c o v e r a g e 
and h e i g h t ( t o a b o u t 40 f e e t ) w o u l d be d e s i r a b l e 
i f t h e new c o n s t r u c t i o n w e r e t o r e i n f o r c e t h e s t r e e t 
f a c a d e l i n e , e n c l o s e t h e p a r k i n g and o b s c u r e t h e 
f e e b l e d e s i g n o f t h e e x i s t i n g b u i l d i n g s . 

O t h e r C h a r a c t e r i s t i c s : 

L o w e r W i s c o n s i n Avenue c o u l d b e n e f i t f r o m a d d i t i o n a l 
s t r e e t t r e e s a n d i l l u m i n a t i o n . L i g h t i n g f i x t u r e s 
s h o u l d be t h e l o w e r , t r a d i t i o n a l g l a s s - g l o b e d 
f i x t u r e s on most o t h e r G e o r g e t o w n s t r e e t s r a t h e r t h a n 
t h e h i g h i n t e n s i t y f i x t u r e s u s e d on M S t r e e t . 

A c o n n e c t i o n t o t h e C a n a l t o w p a t h e a s t o f W i s c o n s i n 
Avenue w o u l d be d e s i r a b l e . T h i s m i g h t b e s t be c o n s t r u c t e d 
w e s t o f C a n a l S q u a r e on t h e n o r t h s i d e o f t h e C a n a l 
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S q u a r e on t h e n o r t h s i d e o f t h e C a n a l l e a d i n g 
up t h r o u g h an a r c a d e d e n t r a n c e on W i s c o n s i n 
A v e n u e . 

9. D e s i g n C r i t e r i a : 

S p e c i a l r e g u l a t i o n s a r e r e q u i r e d t o promote "optimum" 
d e v e l o p m e n t : 

— A r c h i t e c t u r a l r e v i e w o f new c o n s t r u c t i o n u n d e r t h e 
p r o v i s i o n s o f t h e O l d G e o r g e t o w n A c t c a n a s s i s t 
i n m a i n t a i n i n g s u i t a b l e f o r m and q u a l i t y o f d e v e l o p 
ment, b u t g u i d e l i n e s f o r d e s i g n i n a d v a n c e o f r e v i e w 
c o u l d h e l p e l i m i n a t e some o f t h e u n c e r t a i n t i e s o f t h a t 
p r o c e s s . 

— S p e c i a l e x c e p t i o n s f o r l o t c o v e r a g e may be r e q u i r e d 
t o e n c o u r a g e e n c l o s u r e o f e x i s t i n g p a r k i n g l o t s on 
W i s c o n s i n A v e n u e . 

10. D e v e l o p m e n t S t r a t e g i e s , O p t i o n s : 

— The p a r k a t t h e f o o t o f W i s c o n s i n A venue and a d j o i n 
i n g w a t e r s i d e s t r i p - p a r k and e s p l a n a d e and b u l k h e a d 
s h o u l d be d e v e l o p e d and m a i n t a i n e d by t h e N a t i o n a l 
P a r k S e r v i c e . The l a n d i s p r e s e n t l y owned by t h e 
D i s t r i c t o f C o l u m b i a . The P a r k S e r v i c e m i g h t a l s o 
a s s i s t i n t h e d e v e l o p m e n t o f a t o w p a t h c o n n e c t i o n 
t o W i s c o n s i n A v e n u e . 

— The D.C. i n c i n e r a t o r s i t e o f f e r s a f i n e o p p o r t u n i t y 
f o r i n n o v a t i v e r e s i d e n t i a l d e v e l o p m e n t c o u p l e d w i t h 
t h e c o n s t r u c t i o n o f p u b l i c p a r k i n g f o r t h e l o w e r 
W a t e r f r o n t A r e a . A t w o - s t a g e d e s i g n c o m p e t i t i o n 
( p r e - q u a l i f i c a t i o n o f d e s i g n - d e v e l o p e r t e a m s b e i n g 
t h e f i r s t s t a g e ) w o u l d be a f a i r method t o d i s p o s e 
o f t h e l a n d and t o a t t r a c t good d e v e l o p m e n t . The 
p r i c e o f t h e l a n d s h o u l d be f i x e d ( a s was done i n t h e 
S o u t h w e s t W a s h i n g t o n c o m p e t i t i o n s ) and p r o p o s a l s 
j u d g e d s o l e l y upon t h e q u a l i t y o f d e s i g n , i t s 
s u i t a b i l i t y f o r t h e G e o r g e t o w n W a t e r f r o n t H i s t o r i c 
D i s t r i c t and i t s p o t e n t i a l c o n t r i b u t i o n t o t h e 
community. 

Lower Canal — Area D 
A r e a D i n c l u d e s t h e s t r u c t u r e s a l o n g t h e edge o f t h e C&O C a n a l 
a s f a r w e s t a s Thomas J e f f e r s o n S t r e e t and a s f a r e a s t a s 
Rock C r e e k P a r k . The b l o c k w e s t o f t h i s a r e a , t o 3 1 s t S t r e e t , 
t h e most a t t r a c t i v e a n d , f o r t h e moment, t h e most s t a b l e b l o c k 
o f t h e C a n a l was n o t i n c l u d e d i n t h e S t u d y A r e a s i m p l y b e c a u s e 
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i t p r e s e n t s f e w e r p r o b l e m s , b u t i t s h o u l d s e r v e a s an e x a m p l e 
o f t h e s c a l e and a p p r o x i m a t e d e n s i t y o f d e v e l o p m e n t t h a t s h o u l d 
h a v e b e e n m a i n t a i n e d a t l e a s t a s f a r e a s t w a r d s a s 3 0 t h S t r e e t . 

I t s i n v e n t o r y o f e x i s t i n g a s s e t s and l i a b i l i t i e s s h o w s : 

1 . P r i n c i p a l H i s t o r i c L a n d m a r k s : 

— C&O C a n a l and p a t h w i t h l o c k s and b a r g e l a n d i n g . 
T h i s i s t h e most h e a v i l y - a r t i c u l a t e d p o r t i o n o f t h e 
C a n a l and i s o f p a r t i c u l a r i n t e r e s t t o v i s i t o r s . 

— D u v a l l F o u n d r y : 1 0 5 0 - 3 0 t h S t r e e t , b u i l t a b o u t 1856. 
(No. 44) 

2. O t h e r C o n t r i b u t i n g S t r u c t u r e s : 

— T ownhouses on Thomas J e f f e r s o n S t r e e t n o r t h o f t h e 
C a n a l . C o n s t r u c t e d b e f o r e 1 8 9 0 . 

— Townhouses on w e s t s i d e o f 3 0 t h S t r e e t n o r t h o f t h e 
C a n a l , b u i l t b e f o r e 1 8 9 0 . 

— S a n d s t o n e C a n a l f a c a d e o f b u i l d i n g (No. 183) on n o r t h 
s i d e o f C a n a l w e s t o f 2 9 t h S t r e e t . T h e s a n d s t o n e 
f a c a d e f a c i n g t h e C a n a l a n d Rock C r e e k P a r k s h o u l d 
be p r e s e r v e d ; t h e r e s t o f t h e b u i l d i n g i s a c c e p t a b l e , 
b u t n o t o f c o n t r i b u t i n g v a l u e . 

3. A c c e p t a b l e b u t Not C o n t r i b u t i n g , L i k e l y t o R e m a i n : 

— W a s h i n g t o n G a s l i g h t Company (No. 1 8 2 ) . 

— West H e a t i n g P l a n t (No. 2 0 0 ) : A l t h o u g h t h i s i s a 
b u i l d i n g o f c o n s i d e r a b l e a r c h i t e c t u r a l m e r i t i t 
d o e s n o t c o n t r i b u t e t o t h e a t m o s p h e r e o f t h e C a n a l 
A r e a . 

4. O t h e r P h y s i c a l A s s e t s : 

— P r o x i m i t y t o Rock C r e e k P a r k . 

— V i e w t o t h e R i v e r f r o m Thomas J e f f e r s o n S t r e e t . 

5. E x i s t i n g P h y s i c a l L i a b i l i t i e s : L a c k o f w a t e r i n t h e C a n a l . 
Damage t o w a l l s a n d l o c k s . 

6. O p p o r t u n i t i e s a n d C o n s t r a i n t s : 

— I t i s recommended t h a t D u v a l l F o u n d r y be c o n v e r t e d 
i n t o a museum o f C a n a l h i s t o r y u n d e r t h e a u s p i c s o f 
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t h e N a t i o n a l P a r k S e r v i c e . T h i s seems a p a r t i c u l a r l y 
a p p r o p r i a t e u s e s i n c e i t i s d i r e c t l y a c r o s s f r o m t h e 
l a n d i n g f r o m w h i c h t h e m u l e - d r i v e n b a r g e s s t i l l b e g i n 
a n d end t h e i r C a n a l e x c u r s i o n t r i p s . C u r r e n t p l a n s 
by G e o r getown I n l a n d w o u l d a p p e a r t o a c h i e v e t h e s e 
o b j e c t i v e s . 

A p e d e s t r i a n b r i d g e o v e r t h e C a n a l a t t h e e a s t e r n end 
o f t h e S t u d y A r e a c o u l d l e a d t o a p a t h a l o n g t h e w e s t 
bank o f Rock C r e e k w h i c h , i n t u r n , c o u l d c o n n e c t t o 
t h e W a t e r f r o n t p e d e s t r i a n w a l k , o r e s p l a n a d e . 

— R e s i d e n t i a l d e v e l o p m e n t : A f e w s m a l l t o w n h o u s e s , l o c a t e d 
f a c i n g s o u t h on t h e C a n a l b e t w e e n 3 0 t h S t r e e t and Thomas 
J e f f e r s o n S t r e e t , m i g h t i m p r o v e and r e i n f o r c e t h e C a n a l -
s i d e a t m o s p h e r e , a s do t h e t o w p a t h h o u s e s on t h e b l o c k 
t o t h e w e s t . 

— C o m m e r c i a l d e v e l o p m e n t : E x i s t i n g s t r u c t u r e s n o r t h o f 
t h e C a n a l b e t w e e n 3 0 t h S t r e e t and t h e p a r k m i g h t be 
s a t i s f a c t o r i l y r e m o d e l e d a s r e s i d e n t i a l , o r a s a m i x e d 
u s e o f c o m m e r c i a l and r e s i d e n t i a l u n i t s . The s i t e 
s o u t h o f t h e C a n a l a d j a c e n t t o t h e D u v a l l F o u n d r y 
b e t w e e n Thomas J e f f e r s o n a n d 3 0 t h S t r e e t w o u l d a l s o 
be most s u i t a b l y d e v e l o p e d a s a m i x t u r e o f c o m m e r c i a l 
a n d r e s i d e n t i a l . T h i s i s t h e s i t e o f G e o r g e t o w n 
I n l a n d f i r s t p h a s e d e v e l o p m e n t w h i c h i s t o be r e t a i l 
a n d o f f i c e s p a c e w i t h u n d e r g r o u n d p a r k i n g . 

A e s t h e t i c C o n s i d e r a t i o n s : 

— The e x i s t i n g c h a i n l i n k f e n c e a r o u n d t h e H e a t i n g P l a n t 
s h o u l d be r e p l a c e d w i t h a m a s o n r y w a l l . 

— New d e v e l o p m e n t on t h e s i t e o f t h e e x i s t i n g l a u n d r y 
b u i l d i n g (No. 183) s h o u l d be r e q u i r e d t o p r e s e r v e 
t h e handsome s a n d s t o n e f a c a d e s o f t h e b u i l d i n g s w h i c h 
f a c e t h e C a n a l and t h e p a r k . 

— The g e n e r a l d i s p o s i t i o n o f w a l l s o f s t r u c t u r e s a l o n g 
t h e C a n a l s h o u l d be p a r a l l e l t o o r a t r i g h t a n g l e s t o 
t h e edge o f t h e C a n a l - i n c o n f o r m a n c e w i t h t h e t r a d i 
t i o n a l " w a l l e d edge" r e l a t i o n s h i p o f b u i l d i n g s t o 
t h e C a n a l . 
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8. Optimum C h a r a c t e r i c s o f D e v e l o p m e n t : 

— P r o p o s e d l a n d u s e i s s u m m a r i z e d a s f o l l o w s : 

E x i s t i n g r e s i d e n t i a l d e v e l o p m e n t a l o n g t h e C a n a l 
s h o u l d be p r e s e r v e d and r e i n f o r c e d . 

D u v a l l F o u n d r y s h o u l d be c o n v e r t e d t o Museum 
o f C a n a l H i s t o r y . A d j a c e n t s i t e and o t h e r C a n a l 
s i t e s i n S t u d y A r e a s h o u l d be p e r m i t t e d t o d e v e l o p 
a s c o m m e r c i a l and r e s i d e n t i a l m i x e d u s e s ( w i t h a 
FAR i n c e n t i v e f o r r e s i d e n t i a l d e v e l o p m e n t ) . 

— A l l c o n s t r u c t i o n i n t h e S t u d y A r e a w e s t o f 3 0 t h S t r e e t 
and s o u t h o f t h e C a n a l t o 2 9 t h S t r e e t s h o u l d be k e p t 
t o a maximum h e i g h t o f 40 f e e t t o m a i n t a i n t h e l o w 
r e s i d e n t i a l s c a l e b o r d e r i n g t h e C a n a l ; p a r t i c u l a r l y 
f o r t h e two b l o c k s b e t w e e n 3 0 t h a n d 3 1 s t S t r e e t s . 
The s h a r p c o n t r a s t i n h e i g h t and b u l k b e t w e e n t h e new 
m o t e l and o l d e r h o u s e s on Thomas J e f f e r s o n S t r e e t i s 
an e x a m p l e o f how j a r r i n g s u c h a c h a n g e i n s c a l e c a n 
b e . One o f t h e g r e a t q u a l i t i e s o f t h e C&O C a n a l a s i t 
p a s s e s t h r o u g h t h e n i n e b l o c k s o f t h e G e o r g e t o w n 
W a t e r f r o n t i s t h e c o n t r a s t o f c h a r a c t e r , s c a l e and 
l i g h t a s one p r o g r e s s e s a l o n g i t s p a t h . T h r o u g h most 
o f i t s l e n g t h , h o w e v e r , t h e s e c o n t r a s t s a r e f r o m 
b l o c k t o b l o c k r a t h e r t h a n w i t h i n t h e b o u n d a r i e s o f t h e 
b l o c k s t h e m s e l v e s . I f s i t e s on t h e b a n k s o f t h e C a n a l 
become h e a v i l y d e v e l o p e d and i f t h e p u b l i c s p a c e s o f 
s u c h b u i l d i n g s open o u t d i r e c t l y t o t h e C a n a l ( a s i s 
p r o p o s e d by t h e G e o r g e t o w n - I n l a n d d e v e l o p m e n t ) t h e 
r e l a t i v e l y s e r e n e a t m o s p h e r e o f t h e C a n a l a s we know i t 
t o d a y w i l l u l t i m a t e l y be d r a s t i c a l l y a l t e r e d . A l i m i t e d 
amount o f s u c h c h a n g e c a n p r o b a b l y be accommodated w i t h 
o u t d e s t r o y i n g t h o s e u n i q u e q u a l i t i e s o f t h e C a n a l 
w h i c h make i t a t t r a c t i v e , b u t t h e b l o c k s b e t w e e n 3 0 t h 
a n d 3 1 s t a r e , u n f o r t u n a t e l y , t h e most f r a g i l e i n c h a r a c t e r 
and l e a s t r e s i s t a n t t o s u c h c h a n g e . 

— S u i t a b l e , i . e . , c o m p a t i b l e , u s e o f m a t e r i a l s , s e t b a c k , 
s c a l e and p r o p o r t i o n s may be g o v e r n e d by a r c h i t e c t u r a l 
r e v i e w o f p l a n s f o r new o r r e m o d e l e d b u i l d i n g s , 
b a s e d on g u i d e l i n e s f o r d e s i g n i n t h e A r e a . 

— T h e s c a l e o f d e v e l o p m e n t s h o u l d be c o m p a t i b l e w i t h 
r e s i d e n t i a l b u i l d i n g s n o r t h a n d s o u t h o f t h e C a n a l and 
w i t h t h e o l d e r C a n a l w a r e h o u s e s t r u c t u r e s s t i l l v i s i b l e 
a l o n g t h e C a n a l a few b l o c k s t o t h e w e s t . C a n a l S q u a r e 
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s h o u l d be c i t e d a s a C a n a l - s i d e d e v e l o p m e n t w h i c h 
m a i n t a i n s a l o n g t h e C a n a l e dge, t h e t r a d i t i o n a l , 
c a n a l - b u i l d i n g i n t e r f a c e . 

9. D e s i g n C r i t e r i a : 

S p e c i a l r e g u l a t i o n s r e q u i r e d t o promote "optimum" d e v e l o p 
ment: A r c h i t e c t u r a l r e v i e w o f new c o n s t r u c t i o n u n d e r t h e 
p r o v i s i o n s o f t h e O l d G e o r g e t o w n A c t c a n a s s i s t i n m a i n t a i n 
i n g s u i t a b l e f o r m a n d q u a l i t y o f d e v e l o p m e n t , b u t g u i d e 
l i n e s f o r d e s i g n i n a d v a n c e o f r e v i e w c a n h e l p e l i m i n a t e 
some o f t h e u n c e r t a i n t i e s o f t h a t p r o c e s s . 

10. D e v e l o p m e n t S t r a t e g i e s , O p t i o n s : 

I t i s assumed t h a t , b e c a u s e o f i t s p r i m e c o m m e r c i a l and 
r e s i d e n t i a l l o c a t i o n , e c n o m i c i n c e n t i v e s w i l l be s u f f i 
c i e n t t o promote p r i v a t e d e v e l o p m e n t o f t h i s a r e a , p a r t i 
c u l a r l y i f r e s i d e n t i a l d e v e l o p m e n t i s a l l o w e d u n d e r a 
chang e i n z o n i n g . The e x i s t e n c e o f a C a n a l Museum a s 
an added " a t t r a c t i o n " o f t h e a r e a m i g h t e n c o u r a g e t h e 
c o l l a b o r a t i o n o f p r i v a t e d e v e l o p e r s w i t h t h e N a t i o n a l 
P a r k S e r v i c e t o a s s u r e i t s d e v e l o p m e n t . The Museum 
and b a r g e l a n d i n g w o u l d be a d m i n i s t e r e d by t h e P a r k 
S e r v i c e a s p a r t o f t h e C&O C a n a l H i s t o r i c D i s t r i c t . 

M Street and Pennsylvania Avenue — Area E 
A r e a E , a t t h e i n t e r s e c t i o n o f M S t r e e t , N.W. and P e n n s y l v a n i a 
A v e n u e , N.W. bounded on t h e e a s t by Rock C r e e k , i n c l u d e s 
b u i l d i n g s and p r o p e r t y f r o n t i n g on M S t r e e t a n d P e n n s y l v a n i a 
A v enue a s f a r w e s t a s 3 0 t h S t r e e t . 

I n v e n t o r y o f e x i s t i n g a s s e t s and l i a b i l i t i e s s hows: 

1 . P r i n c i p a l H i s t o r i c L a n d m a r k s : 

— S i m s House, 2803 M S t r e e t , N.W. E a r l y 1 9 t h C e n t u r y 
h o u s e on t h e c o r n e r o f M S t r e e t a n d 2 8 t h . 

— Row o f c o m m e r c i a l b u i l d i n g s on s o u t h s i d e o f M S t r e e t 
N.W. b e t w e e n 2 9 t h S t r e e t a n d 3 0 t h S t r e e t . The b u i l d i n g 
a t t h e c o r n e r o f 3 0 t h S t r e e t and M S t r e e t d a t e s f r o m 
t h e 1 8 5 0 ' s , a s do t h e b u i l d i n g s a t 2910,2912 and 2914 
M S t r e e t . A l l o t h e r s i n t h i s b l o c k d a t e b e t w e e n 1870 
and 1 8 9 0 . (Nos. 5 4 , 6 7 , 6 6 , 6 4 , 6 3 , 6 5 , 36) 

2. O t h e r C o n t r i b u t i n g S t r u c t u r e s : 

— E x i s t i n g row o f s m a l l b u i l d i n g s on P e n n s y l v a n i a Avenue 
b e t w e e n 2 9 t h S t r e e t and t h e e x i t f r o m Rock C r e e k 
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P a r k w a y . T h e s e w e r e b u i l t b e f o r e 1 8 9 0 . (No. 93) 

— E x i s t i n g c o m m e r c i a l b u i l d i n g s on n o r t h s i d e o f M S t r e e t , 
e x c e p t g a s s t a t i o n s a t 2 9 t h and M S t r e e t s and 3 0 t h 
and M S t r e e t s . 

/ 
3. O t h e r P h y s i c a l A s s e t s : 

— P r o x i m i t y t o Rock C r e e k P a r k i s b o t h an a s s e t and a 
l i a b i l i t y . A l t h o u g h t h e t r e e s and f o l i a g e make a 
p o s i t i v e c o n t r i b u t i o n t o t h e a t m o s p h e r e , t h e s t e e p 
bank and t h e e x i t ramp f r o m Rock C r e e k P a r k w a y i n t e r 
r u p t t h e c o m m e r c i a l - r e s i d e n t i a l f a b r i c o f M S t r e e t 
i n G e o r g e t o w n . 

— A t p r e s e n t t h e r e i s s m a l l u r b a n p a r k w h i c h i s a t t r a c 
t i v e l y p l a n t e d a n d , i f e x p a n d e d t o i n c l u d e t h e p r e s e n t 
g a s s t a t i o n s i t e , c o u l d be a g r e a t a s s e t t o t h e a r e a . 

4. E x i s t i n g P h y s i c a l L i a b i l i t i e s : 

— Gaps i n c o m m e r c i a l d e v e l o p m e n t w h i c h o c c u r on P e n n s y l 
v a n i a A v e n u e e a s t o f 2 9 t h S t r e e t and on M S t r e e t a t 
2 9 t h S t r e e t and e a s t o f 2 8 t h S t r e e t . 

— Two g a s s t a t i o n s - one v a c a n t - on t h e n o r t h e a s t c o r n e r 
o f M S t r e e t and 2 9 t h S t r e e t , a n d on t h e t r i a n g u l a r 
s i t e b e t w e e n M S t r e e t and P e n n s y l v a n i a Avenue j u s t 
w e s t o f t h e P a r k . 

— The s t r e e t p a t t e r n a t t h e P e n n s y l v a n i a Avenue-M S t r e e t 
i n t e r s e c t i o n i s b o t h c o n f u s i n g and r e d u n d a n t . I t n e e d s 
t o be s i m p l i f i e d . 

5. O p p o r t u n i t i e s and C o n s t r a i n t s : 

— P u b l i c , Community: The P e n n s y l v a n i a Avenue-M S t r e e t 
i n t e r s e c t i o n s h o u l d be s i m p l i f i e d and t h e a d j a c e n t 
s e r v i c e s t a t i o n removed t o c r e a t e a p u b l i c p a r k s p a c e . 

A d d i t i o n a l d e v e l o p m e n t b e t w e e n Rock C r e e k and 2 8 t h 
S t r e e t n o r t h o f M S t r e e t and b e t w e e n 2 8 t h and 2 9 t h 
S t r e e t s s o u t h o f P e n n s y l v a n i a A venue w o u l d i m p r o v e 
and b e t t e r d e f i n e t h i s " g a t e w a y " t o G e o r g e t o w n . 

— R e s i d e n t i a l d e v e l o p m e n t : The f o r m e r s c h o o l p r o p e r t y 
a t t h e edge o f t h e p a r k j u s t o f f M S t r e e t s h o u l d be 
d e v e l o p e d w i t h a l i m i t e d number o f t o w n h o u s e s o r 
a p a r t m e n t s s i m i l a r i n c h a r a c t e r t o t h o s e n o r t h o f 
M S t r e e t . 
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— C o m m e r c i a l d e v e l o p m e n t : V a c a n t p r o p e r t y on M S t r e e t 
and P e n n s y l v a n i a A venue s h o u l d be i n f i l l e d w i t h s h o p s , 
r e s t a u r a n t s and p r o f e s s i o n a l o f f i c e s w h i c h complement 
and r e i n f o r c e t h e e x i s t i n g c o m m e r c i a l d e v e l o p m e n t . 
P a r k i n g l o t s and g a s s t a t i o n a t M S t r e e t and 2 9 t h 
S t r e e t s h o u l d be r e p l a c e d . 

A e s t h e t i c C o n s i d e r a t i o n s : 

— R e s i d e n t i a l and c o m m e r c i a l i n f i l l d e v e l o p m e n t s h o u l d be 
c o m p a t i b l e i n b o t h m a t e r i a l s a n d s c a l e w i t h t h e s u r 
r o u n d i n g b u i l d i n g s . 

— A s e r v i c e s t a t i o n a t t h e P e n n s y l v a n i a - M S t r e e t e n t r a n c e 
t o G e o r g e t o w n i s i n a p p r o p r i a t e . I t s h o u l d be removed 
and r e p l a c e d w i t h a p u b l i c p a r k . 

Optimum C h a r a c t e r i s t i c s o f D e v e l o p m e n t : 

— P r o p o s e d l a n d u s e i s s u m m a r i z e d a s f o l l o w s : 

E x i s t i n g c o m m e r c i a l u s e s t o be m a i n t a i n e d and r e i n 
f o r c e d w i t h c o m m e r c i a l i n f i l l o f t h e same c h a r a c t e r 
a n d s c a l e . P u b l i c p a r k t o be d e v e l o p e d on t r i a n g u l a r 
p l o t a t i n t e r s e c t i o n o f M S t r e e t a n d P e n n s y l v a n i a 
A v e n u e . P a r k i n g l o t on M S t r e e t n e a r b r i d g e t o be 
d e v e l o p e d a s t o w n h o u s e s o f same c h a r a c t e r and s c a l e 
a s t h o s e i n a d j a c e n t r e s i d e n t i a l a r e a n o r t h o f M 
S t r e e t . 

— R e s i d e n t i a l b u i l d i n g s n o r t h o f M S t r e e t s h o u l d h a v e 
a maximum h e i g h t o f 40 f e e t a n d a maximum o f 3 s t o r i e s . 

— C o m m e r c i a l o r r e s i d e n t i a l b u i l d i n g s s o u t h o f M S t r e e t 
s h o u l d h a v e a maximum a l l - i n c l u s i v e h e i g h t o f 40 f e e t 
t o a d e p t h o f a b o u t 60 t o 100 f e e t f r o m t h e n o r t h and 
e a s t b o u n d a r y l i n e s , a t w h i c h p o i n t a h e i g h t n o t t o 
e x c e e d 60 f e e t c a n be recommended. 

— S u i t a b l e , i . e . , c o m p a t i b l e , u s e o f m a t e r i a l s , s e t b a c k , 
s c a l e a n d p r o p o r t i o n s may be g o v e r n e d by a r c h i t e c t u r a l 
r e v i e w o f p l a n s f o r new a n d r e m o d e l e d b u i l d i n g s , 
b a s e d upon g u i d e l i n e s f o r d e s i g n i n t h e A r e a . 

— The s c a l e o f d e v e l o p m e n t o f i n f i l l s t r u c t u r e s s h o u l d be 
r e s i d e n t i a l - c o m m e r c i a l i n c o n f o r m a n c e w i t h t h e e x i s t i n g 
s t r u c t u r e s . 
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8. D e s i g n C r i t e r i a : 

S p e c i a l r e g u l a t i o n s a r e r e q u i r e d t o p r o m o t e "optimum" 
d e v e l o p m e n t . 

— A r c h i t e c t u r a l r e v i e w o f new c o n s t r u c t i o n u n d e r t h e 
p r o v i s i o n s o f t h e O l d G e o r g e t o w n A c t c a n a s s i s t i n 
m a i n t a i n i n g s u i t a b l e f o r m and q u a l i t y o f d e v e l o p 
ment, b u t g u i d e l i n e s f o r d e s i g n i n a d v a n c e o f r e v i e w 
c a n h e l p e l i m i n a t e some o f t h e u n c e r t a i n t i e s o f 
t h a t p r o c e s s . 

— R e z o n i n g o f s i t e s s o u t h o f M S t r e e t and P e n n s y l v a n i a 
A v enue t o p e r m i t r e s i d e n t i a l a s w e l l a s c o m m e r c i a l 
c o n s t r u c t i o n w i l l p r o b a b l y s t i m u l a t e r e d e v e l o p m e n t 
o f e x i s t i n g i n d u s t r i a l - o f f i c e p r o p e r t i e s . 

The Aqueduct Abutment 

The G e o r g e t o w n A b u t m e n t o f t h e o l d Potomac A q u e d u c t i s l o c a t e d 
n o r t h o f K e y B r i d g e , j u s t o u t s i d e t h e S t u d y A r e a . The d o u b l e -
a r c h e d s t o n e a b u t m e n t m a r k s t h e p o i n t o f c o n n e c t i o n o f t h e 
Potomac A q u e d u c t B r i d g e w i t h t h e C h e s a p e a k e and O h i o C a n a l . 
I n t h e m i d - n i n e t e e n t h c e n t u r y b a r g e s b r i n g i n g i n l a n d p r o d u c e 
t o t h e p o r t a t A l e x a n d r i a c r o s s e d t h e Potomac on t h e A q u e d u c t 
B r i d g e a n d c o n n e c t e d t o t h e s e v e n - m i l e b r a n c h C a n a l t o A l e x a n d r i a . 
W i t h o u t t h i s b r i d g e , p r o d u c e w o u l d h a v e h a d t o be u n l o a d e d 
f r o m t h e b a r g e s and t r a n s p o r t e d by s a i l i n g s h i p s t o A l e x a n d r i a . 
T h i s added e x p e n s e w o u l d h a v e made i t i m p o s s i b l e f o r A l e x a n d r i a 
m e r c h a n t s t o compete w i t h t h o s e i n G e o r g e t o w n . 

A t t h e t i m e o f i t s c o n s t r u c t i o n , i n t h e 1 8 3 0 ' s , t h e A q u e d u c t 
B r i d g e was c o n s i d e r e d a n e x c e p t i o n a l f e a t o f e n g i n e e r i n g . I t s 
g r a n i t e p i e r s w e r e t o p p e d w i t h a wooden w a t e r t r o u g h t h r o u g h 
w h i c h t h e b a r g e s moved, p u l l e d b y m u l e s t r a v e r s i n g a n a r r o w 
t o w p a t h a l o n g t h e t o p o f t h e B r i d g e . 

I t i s recommended t h a t t h e t r o u g h o f t h e a b u t m e n t be r e c o n s t r u c 
t e d and f i l l e d , and c o n t a i n a r e p r o d u c t i o n o f a t y p i c a l c a n a l 
b a r g e . The b a r g e d i s p l a y w o u l d be s u p e r v i s e d by t h e p r e s e n t 
o wner, t h e N a t i o n a l P a r k S e r v i c e , and w o u l d become a n i m p o r t a n t 
h i s t o r i c f e a t u r e a l o n g t h e w a t e r f r o n t l i k e t h e F o r r e s t -
M a r b u r y and K e y Houses and t h e M i l l a n d F o u n d r y Museums. 
The a b u t m e n t ' s c o n n e c t i o n o f t h e C a n a l t o t h e W a t e r f r o n t 
s h o u l d be r e i n f o r c e d t o p e r m i t p e d e s t r i a n s t o move e a s i l y f r o m 
t h e C a n a l t o w p a t h t o t h e W a t e r f r o n t promenade. T h u s , t h e 
t y p i c a l Sunday s t r o l l e r o r c y c l i s t c o u l d w a l k w e s t a l o n g t h e 
r i v e r o r c a n a l , make a "U" t u r n a t t h e A q u e d u c t Abutment and 
r e t u r n e a s t on a d i f f e r e n t p a t h . I f t h e recommended c o n n e c t i o n 
o f t h e t o w p a t h t o t h e W a t e r f r o n t i s made a t t h e edge o f Rock 
C r e e k P a r k , i t w o u l d t h e n be p o s s i b l e t o w a l k t o a l l h i s t o r i c 
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p o i n t s o f i n t e r e s t on t h e W a t e r f r o n t w i t h o u t c r o s s i n g a u t o 
t r a f f i c . 

THE WATERFRONT ZONE 
The W a t e r f r o n t Zone i s s t u d i e d most u s e f u l l y a t a l a r g e r s c a l e . 
U n l i k e t h e H i s t o r i c S t u d y A r e a s , t h i s a r e a does n o t c o n t a i n 
e x i s t i n g h i s t o r i c b u i l d i n g s . I t d i f f e r s f r o m t h e o t h e r a r e a s i n 
many i m p o r t a n t r e s p e c t s w i t h d i f f e r e n t d e v e l o p m e n t o p p o r t u n i t i e s , 
s t r a t e g i e s and p r o b l e m s o f t h e F r e e w a y , s e w e r r e c o n s t r u c t i o n and 
f l o o d c o n t r o l . 

Study Area Bounds and Description 

The W a t e r f r o n t Zone i s l o o s e l y d e f i n e d a s t h a t a r e a b e l o w K S t r e e t 
t o t h e Potomac R i v e r , bounded on t h e w e s t by Key B r i d g e and on 
t h e e a s t by Rock C r e e k . 

The Zone p r e s e n t l y c o n t a i n s no h i s t o r i c s t r u c t u r e s ; i n f a c t no 
s i g n i f i c a n t s t r u c t u r e s w h a t e v e r . W i t h e x c e p t i o n o f t h e l a n d 
b o r d e r i n g Rock C r e e k , p r e s e n t l y d e v e l o p e d a s a p a r t o f Rock 
C r e e k P a r k , a l l l a n d i n t h e W a t e r f r o n t Zone i s a v a i l a b l e f o r 
d e v e l o p m e n t . 

D e v e l o p m e n t o p p o r t u n i t y e x i s t s i n t h a t t h e l a n d i s p r e s e n t l y 
h e l d i n t h e l a r g e p a r c e l o w n e r s h i p o f f o u r o w n e r s . The e x i s t i n g 
Rock C r e e k P a r k i s owned and m a i n t a i n e d by t h e F e d e r a l G o v e r n m e n t , 
D e p a r t m e n t o f t h e I n t e r i o r . A d j a c e n t t o t h e P a r k and b o r d e r i n g 
t h e s t r e e t r i g h t - o f - w a y o f 3 0 t h S t r e e t b e l o w K S t r e e t a r e f o u r 
p a r c e l s c o m p r i s i n g a p p r o x i m a t e l y 2.5 a c r e s owned by t h e R e a l 
E s t a t e I m p r ovement Company o f B a l t i m o r e , a s u b s i d i a r y o f t h e 
B&O-C&O R a i l r o a d . A f o u r a c r e p a r c e l e x t e n d i n g w e s t t o 3 1 s t 
S t r e e t , f r o m K S t r e e t s o u t h t o t h e Potomac, i s owned by t h e 
G e o r g e t o w n I n l a n d C o r p o r a t i o n . The r e m a i n d e r o f t h e Zone i s 
i n t h e p u b l i c o w n e r s h i p o f t h e D i s t r i c t o f C o l u m b i a , h a v i n g 
b e e n a c q u i r e d f o r c o n s t r u c t i o n o f t h e Potomac R i v e r F r e e w a y . 

Opportunities and Constraints 
D e v e l o p m e n t o f t h i s Zone i s n o t w i t h o u t s e r i o u s c o n s t r a i n t s : 
t h e Zone i s f l a t , a l l b e i n g a t a p p r o x i m a t e l y e l e v a t i o n 8-12 
f e e t (mean w a t e r l e v e l b e i n g a t +04 f e e t ) a n d i s s u b j e c t t o 
f r e q u e n t R i v e r f l o o d i n g . A d e s i g n f o r t h e 50 y e a r combined 
R i v e r and t i d a l f l o o d w o u l d r e q u i r e t h a t h a b i t a b l e d e v e l o p m e n t 
be h e l d a b o ve t h e 19 f o o t e l e v a t i o n . 

The a l i g n m e n t and c o n f i g u r a t i o n o f t h e p r o p o s e d Potomac R i v e r 
F r e e w a y , e v e n i n t h e s e l e c t e d GPG 1 A l t e r n a t i v e p r e s e n t s 
p r o b l e m s f o r d e v e l o p m e n t b o t h d u r i n g and a f t e r c o n s t r u c t i o n . 
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The t u n n e l e n t r a n c e and e x i t o f t h e F r e e w a y a t Thomas J e f f e r s o n 
S t r e e t t o t h e e a s t l i m i t s a c c e s s t o t h e Zone a s w e l l a s c r e a t 
i n g a m a j o r e n v i r o n m e n t a l n u i s a n c e ( n o i s e a n d a i r p o l l u t i o n and 
v i s u a l b a r r i e r ) i n t h i s a r e a . The l o c a l s t r e e t s y s t e m h a s b e e n 
m o d i f i e d t o p a r a l l e l t h e F r e e w a y on t h e n o r t h , l i n k i n g Thomas 
J e f f e r s o n t o 3 0 t h and 2 9 t h S t r e e t s . 2 9 t h S t r e e t i s d e p r e s s e d a s 
n e c e s s a r y t o p a s s u n d e r t h e F r e e w a y and p r o v i d e l i m i t e d a c c e s s t o 
W a t e r f r o n t Zone d e v e l o p m e n t i n t h e v i c i n i t y o f Rock C r e e k . 

To t h e w e s t o f W i s c o n s i n A venue t h e Potomac R i v e r F r e e w a y i s i n 
t u n n e l , t h e e a s t e r n l a n e s f o r m i n g t h e s o u t h e r n t u n n e l and e s t a b 
l i s h i n g a new b u l k h e a d l i n e f r o m W i s c o n s i n Avenue t o Key B r i d g e . 
The w e s t e r n l a n e s f o r m t h e n o r t h e r n t u n n e l on w h i c h K S t r e e t 
i s r e c o n s t r u c t e d t h r o u g h t h e l e n g t h o f t h e W a t e r f r o n t . 

The t u n n e l i n g o f t h e F r e e w a y a l s o n e c e s s i t a t e s a l a r g e ( a p p r o x i 
m a t e l y 400 f o o t l o n g by 40 f o o t w i d e by 40 f o o t h i g h ) v e n t i l a 
t i n g b u i l d i n g w h i c h , a l t h o u g h i t c o u l d be p u s h e d n o r t h o f K 
S t r e e t i n t o t h e s i d e o f t h e h i l l n e a r K e y B r i d g e , o r p l a c e d 
on t h e PEPCO p r o p e r t y i n c o n j u n c t i o n w i t h t h e e x i s t i n g t r a n s 
f o r m e r s , m i g h t e n d up on t h e W a t e r f r o n t . The s p e c i f i c i m p l i c a t i o n s 
o f r e l o c a t i n g t h i s f a c i l i t y f r o m i t s p r o p o s e d R i v e r ' s edge l o c a 
t i o n w e r e b e y o n d t h e l i m i t s o f t h i s S t u d y ; i t , h o w e v e r , i s known 
t h a t r e l o c a t i o n i s p h y s i c a l l y p o s s i b l e , a l t h o u g h a t an u n d e t e r 
m i n e d i n c r e a s e i n c o s t . 

The t u n n e l i n g o f t h e F r e e w a y i n i t i a l l y a p p e a r i n g t o p r o v i d e a l l 
c o n s t r a i n t s , on t h e c o n t r a r y p r o v i d e s a new b u l k h e a d l i n e t o 
t h e w e s t o f W i s c o n s i n A v e n u e * O t h e r c o n s t r a i n t s a r e i m p o s e d on 
d e v e l o p m e n t o f t h e W a t e r f r o n t Zone t o a c t a s t h e d e s i g n g u i d e 
l i n e s f e l t n e c e s s a r y i n a c h i e v i n g t h e s p e c i f i c g o a l s and ob
j e c t i v e s o f e n h a n c i n g t h e G e o r g e t o w n W a t e r f r o n t a s v i e w e d f r o m 
t h e R i v e r , p a r k s and monuments o f t h e N a t i o n a l C a p i t a l ; p r e s e r v i n g 
t h e open v i s t a s o f t h e Potomac R i v e r , and d e v e l o p i n g a W a t e r 
f r o n t P a r k a l o n g t h e R i v e r t h a t w i l l p r o v i d e an o p p o r t u n i t y f o r 
a c t i v i t i e s t h a t a r e s u i t a b l y r e l a t e d t o a d j a c e n t d e v e l o p m e n t . 
T h e s e g u i d e l i n e s h a v e b e e n l i s t e d i n t h e g o a l s and d e s i g n p r i n 
c i p l e s s e c t i o n o f t h i s R e p o r t and a r e d i s c u s s e d b e l o w i n r e l a 
t i o n t o t h e d e s i g n c h a r a c t e r i s t i c s a n d u s e s f o r d e v e l o p m e n t o f 
t h e W a t e r f r o n t Zone. 

Characteristics and Use 

The s p e c i f i c s o f programmed u s e s f o r t h e W a t e r f r o n t Zone h a v e 
b e e n l i s t e d i n t h e o v e r a l l P r e l i m i n a r y D e v e l o p m e n t P l a n and 
P r o g r a m . The o r g a n i z i n g e l e m e n t f o r d e v e l o p m e n t o f t h e Zone 
i s t h e W a t e r f r o n t P a r k . A s t r i p 50 f e e t w i d e i s r e s e r v e d a l o n g 
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t h e Potomac f o r a Promenade f r o m t h e n a t u r a l p a r k s o f Rock 
C r e e k on t h e e a s t t o t h a t p r o p o s e d t o t h e w e s t o f W i s c o n s i n 
A v e n u e and t h e P a l i s a d e s t o t h e w e s t o f Ke y B r i d g e . 

A 20 f o o t w i d e l a n d s c a p e d w a l k w a y f o l l o w s t h e R i v e r ' s edge a t 
e l e v a t i o n +8 f e e t (mean w a t e r l e v e l +4 f e e t ) . A c o n t i n u o u s 10 
f o o t w i d e s t r i p w i t h s t e p s , b e n c h e s , and s e a s o n a l p l a n t i n g 
s l o p e s t o a p a r a l l e l 20 f o o t w i d e w a l k w a y a t e l e v a t i o n +16 f e e t . 
T h i s u p p e r w a l k w a y s e r v e s t o f e e d c o m m e r c i a l a c t i v i t y b o r d e r i n g 
t h e Promenade t o t h e e a s t o f W i s c o n s i n A v e n u e . T h i s " u r b a n " 
p a r k c h a n g e s i n c h a r a c t e r a s d o e s t h e m a j o r d e v e l o p m e n t o f t h e 
W a t e r f r o n t Zone f r o m n a t u r a l , p a s s i v e t o a c t i v e , man-made 
e n v i r o n m e n t s o f c o m m e r c i a l s h o p s , r e s t a u r a n t s and r e c r e a t i o n , 
t o a p a s s i v e e n v i r o n m e n t o f n a t u r a l p a r k t o t h e w e s t . S e c o n d a r y 
n odes o f a c t i v i t y o c c u r w h e r e p e d e s t r i a n c i r c u l a t i o n c o r r i d o r s 
c o n n e c t a t t h e f o o t o f m a j o r s t r e e t s , and a s t h e s y s t e m opens 
t o t h e R i v e r b e l o w . 

A l l h a b i t a b l e d e v e l o p m e n t i n t h e W a t e r f r o n t Zone i s t o o c c u r a t 
e l e v a t i o n +19 f e e t , o r a b o v e , f o r f l o o d p r o t e c t i o n . T h i s i s 
t h e p r o p o s e d e l e v a t i o n o f much o f K S t r e e t a l t h o u g h t h e c e n t r a l 
s e c t i o n a t W i s c o n s i n A venue i s t o be h e l d a t i t s p r e s e n t g r a d e . 
I t r e s p o n d s w e l l t o t h e u p p e r W a t e r f r o n t w a l k w a y a t e l e v a t i o n 
16 f e e t . 

A l l d e v e l o p m e n t b o r d e r i n g t h e W a t e r f r o n t P a r k i s h e l d t o a 30 
f o o t c o r n i c e l i n e w i t h a 45° s e t b a c k r e q u i r e d t o a maximum 
a l l o w a b l e h e i g h t o f 40 f e e t ( m e a s u r e d f r o m t h e 19 f o o t d e c k 
e l e v a t i o n ) . Many o f t h e c h a r a c t e r i s t i c s a s r e g a r d s u s e o f 
m a t e r i a l s , s c a l e , e t c . a s d e s c r i b e d i n t h e H i s t o r i c A r e a S t u d i e s 
w i l l a l s o a p p l y i n t h e W a t e r f r o n t Zone. 

Two m a j o r nodes o f a c t i v i t y a r e recommended. D e v e l o p m e n t o f t h e 
p r o p e r t y owned by G e o r g e t o w n I n l a n d C o r p o r a t i o n i s recommended, 
a p p r o x i m a t e l y i n a c c o r d a n c e w i t h t h e i r p l a n s , a s a l i v e l y 
t e r m i n a t i o n o f t h e i r Thomas J e f f e r s o n S t r e e t d e v e l o p m e n t s w i t h 
h o t e l , o f f i c e and m a j o r r e t a i l f a c i l i t i e s , a l l s t r o n g l y w a t e r -
o r i e n t e d . 

A t t h e f o o t o f W i s c o n s i n A venue d e v e l o p m e n t i s h e l d b a c k t o p r o v i d e 
a m a j o r v i s t a o f t h e Potomac. The d e c k i s m a i n t a i n e d a t o r b e l o w 
e l e v a t i o n +16 f e e t , s t e p p i n g t o t h e R i v e r a r o u n d a m a j o r b r e a k 
i n t h e o t h e r w i s e c o n t i n u o u s b u l k h e a d . T h i s i s t h e f o c u s o f p u b l i c 
a c t i v i t y ( p r i m a r i l y o u t d o o r ) i n t h e W a t e r f r o n t w i t h s e a s o n a l 
e v e n t s a s a p p r o p r i a t e . I t i s i n t e n d e d t o complement t h e a c t i v i 
t i e s o f t h e G e o r g e t o w n I n l a n d d e v e l o p m e n t s . 
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A l t h o u g h t h e f o l l o w i n g D e v e l o p m e n t R i g h t s P r o g r a m i s n o t made 
p a r t a n d p a r c e l o f t h e G e o r g e t o w n W a t e r f r o n t p r o p o s e d S e c t i o n a l 
D e v e l o p m e n t P l a n , i t i s i n c l u d e d h e r e i n r e c o g n i t i o n o f t h e 
f a c t t h a t development: r i g h t s t r a n s f e r h a s g r e a t p o s s i b i l i t i e s 
f o r t h e W a t e r f r o n t a r e a and p r o b a b l y c o u l d be b l e n d e d i n t o t h e 
D i s t r i c t ' s A r t i c l e 75 w i t h some r e v i s i o n s . 

To d e t e r m i n e t h e l e g a l a n d e c o n o m i c f e a s i b i l i t y o f s u c h an a d 
m i n i s t r a t i v e p r o c e d u r e w o u l d r e q u i r e c o n s i d e r a b l e a n a l y s i s a n d 
t h e d r a f t i n g o f s u c h a p r o g r a m b o t h i n g e n e r a l f o r t h e D i s t r i c t 
a nd i n i t s s p e c i f i e s f o r t h e W a t e r f r o n t w o u l d h a v e t o be v e r y 
c a r e f u l l y done. S u c h an a n a l y s i s t h a t w o u l d h a v e r e p e r c u s s i o n s 
b e y o n d t h e W a t e r f r o n t S t u d y a r e a i s b e y o n d t h e s c o p e and b u d g e t 
l i m i t a t i o n s o f t h e p r e s e n t c o n t r a c t and i t i s t h e r e c o m m e n d a t i o n 
o f t h e c o n s u l t a n t s t h a t t h e D e v e l o p m e n t R i g h t s P r o g r a m p r o p o s e d 
a s f o l l o w s be p u r s u e d i n f u r t h e r s t u d i e s a s n e c e s s a r y . 

D E V E L O P M E N T R I G H T S P R O G R A M 

The e x i s t i n g z o n i n g r e q u i r e m e n t s on t h e G e o r g e t o w n W a t e r f r o n t 
a r e a a r e u n r e a l i s t i c n o t o n l y i n t e r m s o f u s e , b u t more i m p o r 
t a n t l y i n r e g a r d s t o d e v e l o p m e n t i n t e n s i t y / d e n s i t y . The p r e s e n t l y 
p e r m i t t e d d e v e l o p m e n t p o t e n t i a l t h r e a t e n s most o f t h e i m p o r t a n t 
h i s t o r i c a l l a n d m a r k s i n t h e a r e a , s t a i n s e x i s t i n g p u b l i c f a c i l i 
t i e s , and c a n n o t be accommodated by t h e e x i s t i n g s t r e e t s y s t e m . 
The e x i s t i n g c a p a c i t y o f t h e s t r e e t s s e r v i n g t h e a r e a a r e 
o p e r a t i n g a t o r n e a r c a p a c i t y . Any new d e v e l o p m e n t on t h e 
W a t e r f r o n t w i l l a g g r a v a t e t h e e x i s t i n g , u n t e n a b l e , t r a f f i c 
p r o b l e m s a t t h e p e a k t r a v e l h o u r s . The P l a n shows t h a t w i t h 
c e r t a i n s t r e e t a d j u s t m e n t s , n a m e l y t h e r e c o n s t r u c t i o n o f K 
S t r e e t a s a l o c a l m a j o r a r t e r i a l , t h e v e h i c u l a r movement c a p a 
c i t y c a n be i n c r e a s e d t o s u p p o r t a t o t a l d e v e l o p m e n t l i m i t o f 
a r ^ r o x i J M t e l y 2.7 m i l l i o n s q u a r e f e e t o f ~ c o m m e r c i a l , o r r e s i -
den t i a l e q ~ u a ^ a T ^ T r r r d e v e l o p m e n t . T h i s otelfelbpment ' l e v e l i s f e a -
s i b l e o n j L y i f t h e Potomac R i v e r F r e e w a y a n d a new K S t r e e t a r e 
c o n s t r u c t e d . A n y t h i n g s h o r t o f t h i s m u s t be a c c o m p a n i e d by 
downward r e v i s i o n o f t h e f i g u r e s i n r e g a r d t o f u t u r e d e v e l o p m e n t 
a l l o w e d . F o r t h e d i s c u s s i o n o f t h e D e v e l o p m e n t R i g h t s P r o g r a m 
t h a t follow-.;, i t i s assumed t h a t t h e r e i s a p u b l i c commitment 
t o b u i l d t h e s e two f a c i l i t i e s a n d t h a t a t o t a l d e v e l o p m e n t o f 
2.7 m i l l i o n s q u a r e f e e t o f c o m m e r c i a l a n d r e s i d e n t i a l e q u i v a l e n t 
d e v e l o p m e n t i s a d e s i r a b l e o b j e c t i v e f o r t h e W a t e r f r o n t a r e a . 

T h e P l a n c a l l s f o r a n o v e r a l l r e d u c t i o n i n t h e p r e s e n t d e v e l o p 
ment p o t e n t i a l a n d t h e D e v e l o p m e n t R i g h t s P r o g r a m i s t o a c t a s 
a d e v i c e f o r t r e a t i n g a l l p r o p e r t y o w n e r s e q u i t a b l y . The 
D e v e l o p m e n t R i g h t s P r o g r a m o u t l i n e s a t e c h n i q u e and a r a t i o n a l 

- 2 -



f o r c o m i n g t o g r i p s w i t h t h e p l a n n i n g and h i s t o r i c p r e s e r v a 
t i o n o b j e c t i v e s f o r t h e a r e a . 

E a c h o f t h e p r o p e r t y o w n e r s i n t h e W a t e r f r o n t a r e a now h a s 
c e r t a i n d e v e l o p m e n t p o t e n t i a l a s a m a t t e r " o f r i g h t " w h i c h 
r u n s w i t h t h e i r l a n d d e r i v e d f r o m e x i s t i n g z o n i n g r e g u l a t i o n s 
and o t h e r l e g i s l a t i o n . The r i g h t s e n j o y e d u n d e r t h e p r e s e n t 
o r d i n a n c e a r e t h e b a s i s f o r a l l o c a t i n g p o i n t s u n d e r t h e new 
o r d i n a n c e . 

I f t h e W a t e r f r o n t a r e a i s e s t a b l i s h e d a s a D e v e l o p m e n t R i g h t s 
D i s t r i c t , c o t e r m i n o u s w i t h t h a t d e f i n e d i n t h e P l a n a s t h e 
S e c t i o n a l D e v e l o p m e n t P l a n A r e a , t h e f o l l o w i n g r e l a t i o n s h i p s 
c a n be e s t a b l i s h e d . The t o t a l d e v e l o p a b l e l a n d w i t h i n t h i s 
a r e a i s a p p r o x i m a t e l y 50 a c r e s . T h i s e x c l u d e s e s t a b l i s h e d 
p a r k l a n d b u t i n c l u d e s D i s t r i c t a n d F e d e r a l l a n d n o t now d e v e l o p e d , 
o r i n u s e s t h a t a r e o r may be a v a i l a b l e f o r d e v e l o p m e n t i n t h e 
f u t u r e . T h i s l a n d i s c u r r e n t l y z o n e d a s f o l l o w s : C-2-A 3.5 
a c r e s ; C-M-2 19.0 a c r e s ; M 28.5 a c r e s . 1 

A s s i g n i n g d e v e l o p m e n t r i g h t s t o a l l o f t h i s l a n d on t h e p r o p o r 
t i o n a l b a s i s o f t h e e x i s t i n g z o n i n g w o u l d r e c o g n i z e t h e e x i s 
t i n g d i f f e r e n c e i n d e v e l o p m e n t p o t e n t i a l . T h u s , r i g h t s w o u l d 
be a s s i g n e d a s f o l l o w s : 

C-2-A 2 r i g h t s / 1 0 0 0 s q u a r e f e e t 

C-M-2 4 r i g h t s / 1 0 0 0 s q u a r e f e e t 

M 6 r i g h t s / 1 0 0 0 s q u a r e f e e t 

The t o t a l d e v e l o p m e n t r i g h t s i n t h e W a t e r f r o n t a r e 1 0 , 8 0 0 . 

T H E U S E O F D E V E L O P M E N T R I G H T S 

T o t a l d e v e l o p m e n t r i g h t s a r e assumed by d e f i n i t i o n t o be e q u a l 
t o t h e t o t a l p e r m i t t e d d e v e l o p m e n t i n t h e W a t e r f r o n t a r e a . The 
P l a n h a s e s t a b l i s h e d t h i s l e v e l a s 2,700,000 s q u a r e f e e t o f 
c o m m e r c i a l o r r e s i d e n t i a l e q u i v a l e n t d e v e l o p m e n t . 

S i n c e t h i s t o t a l p e r m i t t e d d e v e l o p m e n t i s b a s e d p r i m a r i l y 
( a l t h o u g h n o t s o l e l y ) on t h e p r o j e c t e d t r a f f i c c a p a c i t y o f 
t h e p r o p o s e d i m p r o v e d C i r c u l a t i o n P l a n , d e v e l o p m e n t r i g h t 
u s a g e i s a s s i g n e d on t h e b a s i s o f t r a f f i c g e n e r a t i o n e q u i v a l e n c e 
a s f o l l o w s : 

I n c l u d e s a p p r o x i m a t e l y 9.5 a c r e s o f D i s t r i c t and F e d e r a l 
G o v e r n ment l a n d . 
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1 r i g h t / t o w n h o u s e r e s i d e n t i a l 

2 r i g h t s / 1 0 0 0 s q u a r e f e e t o f a p a r t m e n t r e s i d e n t i a l 

3 r i g h t s / 1 0 0 0 s q u a r e f e e t o f o f f i c e c o m m e r c i a l 

5 r i g h t s / 1 0 0 0 s q u a r e f e e t o f r e t a i l c o m m e r c i a l 

I n a d d i t i o n , f o r c o m p u t i n g e x i s t i n g r i g h t s u s e d i n e x i s t i n g 
( t o r e m a i n ) g o v e r n m e n t / u t i l i t y u s e 1000 s q u a r e f e e t o f g o v e r n 
m e n t / u t i l i t y r e q u i r e s 1 d e v e l o p m e n t r i g h t . 

O t h e r u s e s p e r m i t t e d i n t h e W a t e r f r o n t S e c t i o n a l D e v e l o p m e n t 
P l a n A r e a a r e t o be a s s i g n e d a d e v e l o p m e n t r i g h t u s a g e a t t h e 
d i s c r e t i o n o f t h e Z o n i n g C o m m i s s i o n , a t t h e r e c o m m e n d a t i o n 
o f t h e NCPC, D i s t r i c t O f f i c e o f P l a n n i n g a n d Management o r 
o t h e r q u a l i f i e d a g e n c y a s b a s e d upon a c c e p t a b l e p l a n n i n g s t a n 
d a r d s f o r t r a f f i c g e n e r a t i o n by t h a t u s e . 

I t c a n n o t be computed e x a c t l y by d i s t r i b u t i o n o f t h e s e r i g h t s 
how much d e v e l o p m e n t w i l l be a l l o w e d a t a n y g i v e n p h a s e . How
e v e r , t h e o u t e r l i m i t s c a n be e s t a b l i s h e d a n d some e s t i m a t e s 
c a n be made. F o r i n s t a n c e , i f t h e W a t e r f r o n t w e r e t o be com
p l e t e l y r e d e v e l o p e d w i t h new c o n s t r u c t i o n s o l e l y i n c o m m e r c i a l 
u s e ( 5 0 % o f f i c e a n d 5 0 % r e t a i l c o m m e r c i a l ) r e q u i r i n g a n a v e r a g e 
o f f o u r d e v e l o p m e n t r i g h t s p e r 1000 s q u a r e f e e t , 2,700,000 
s q u a r e f e e t o f d e v e l o p m e n t w o u l d r e s u l t . T h i s , o f c o u r s e , 
w i l l n o t ha p p e n i n t h a t a n e s t i m a t e d 1,000,000 s q u a r e f e e t 
o f e x i s t i n g d e v e l o p m e n t i s ass u m e d t o r e m a i n i n p r e s e n t u s e s . 
I n a d d i t i o n , up t o 300,000 s q u a r e f e e t o f e x i s t i n g s t r u c t u r e s 
a r e l i k e l y f o r r e n o v a t i o n a n d r e u s e i n m o s t l y n o n - c o n f o r m i n g 
u s e s a n d i n t e n s i t i e s . 

To e s t a b l i s h t h e r e a l i s t i c l i m i t a l l o w e d b y t h e s e d e v e l o p m e n t 
r i g h t s , a n e s t i m a t e o f t h e e x i s t i n g r i g h t s u s e d i n t h e e x i s t i n g 
u s e s t o r e m a i n i s made: 

- 4 -



P R E S E N T R I G H T S O F P R O P E R T I E S 
L I K E L Y TO REMAIN IN C U R R E N T USE 

Existing Uses to Remain 

Townhouse R e s i d e n t i a l 

H o t e l / A p a r t m e n t s 

R e t a i l C o m m e r c i a l 

O f f i c e C o m m e r c i a l 

G o v ' t / U t i l i t i e s 

Square Feet 

100,000 

250,000 

200,000 

275,000 

300,000 

T o t a l D e v e l o p 
ment R i g h t s U sed 

Development 
Rights Used 

50 

500 

1,000 

825 

300 

2,675 

T h u s , t h e e q u i v a l e n t o f 8,125 d e v e l o p m e n t r i g h t s ( 1 0 , 8 0 0 - 2 6 7 5 ) 
r e m a i n t o be d i s t r i b u t e d on t h e s i t e s e s t a b l i s h e d a s s u s c e p t i b l e 
t o d e v e l o p m e n t o r o p p o r t u n i t y a r e a s . The s u s c e p t i b l e - t o - d e v e l o p -
ment s i t e s r e p r e s e n t a p p r o x i m a t e l y 365,000 e x i s t i n g s q u a r e f e e t 
i n C-M-2 a n d 1,110,00 0 s q u a r e f e e t i n M zone e q u a l l i n g a t o t a l 
o f 8,100 d e v e l o p m e n t r i g h t s . 

F o r t h e maximum d e v e l o p m e n t p e r m i t t e d u n d e r t h e recommended 
Z o n i n g P l a n on t h e s i t e s s u s c e p t i b l e - t o - d e v e l o p m e n t a t o t a l o f 
6,925 d e v e l o p m e n t r i g h t s a r e r e q u i r e d . On t h e s e s i t e s o n l y 
5,150 a r e a v a i l a b l e f r o m p r i v a t e l y owned p r o p e r t y a s s u m i n g 
e v e r y o n e s o l d h i s s u r p l u s r i g h t s . T h u s , 1,775 a d d i t i o n a l r i g h t s 
a r e n e e d e d f o r f u l l d e v e l o p m e n t . T h e s e may come f r o m t h e f o l 
l o w i n g : 

/ 
1 . I t was s e e n t h a t t h e e q u i v a l e n t o f 2,675 d e v e l o p m e n t r i g h t s 
a r e u s e d f o r e x i s t i n g d e v e l o p m e n t - t o - r e m a i n . The a c t u a l number 
o f t h e s e r i g h t s w i l l be somewhat l e s s i n t h a t : 

a. A u s e - t o - r e m a i n a t a g r e a t e r i n t e n s i t y a n d r e q u i r i n g 
a d d i t i o n a l d e v e l o p m e n t r i g h t s t h a n a l l o c a t e d w i l l n o t be 
r e q u i r e d t o p u r c h a s e t h e a d d i t i o n a l r i g h t s b u t i n s t e a d 
w i l l be c o n s i d e r e d a s n o n - c o n f o r m i n g . 

b. F o r a u s e p r e s e n t l y r e q u i r i n g l e s s t h a n i t s a l l o c a t e d 
d e v e l o p m e n t r i g h t s , t h e s u r p l u s may be s o l d . An e x a c t 
a c c o u n t i n g o f a v a i l a b l e s u r p l u s r i g h t s i n t h e e x i s t i n g -
t o - r e m a i n d e v e l o p m e n t c a n o n l y be e s t a b l i s h e d by s u r v e y ; 
i t s m a g n i t u d e w i l l n o t be g r e a t e r , b u t t h e r e w i l l be more 
t h a n t h e 25 ( 8 , 1 2 5 v s 8,100) t h a t t h e a r i t h m e t i c h a s i n d i 
c a t e d a s e q u i v a l e n t r i g h t s n o t u s e d i n t h e e x i s t i n g d e 
v e l o p m e n t - t o - r e m a i n o v e r t h o s e r e q u i r e d f o r f u l l d e v e l o p 
ment o f t h e o p p o r t u n i t y a r e a s . 
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V 
2. Not a l l d e v e l o p m e n t w i l l be a t f u l l o r h i g h e s t p e r m i t t e d 
d e v e l o p m e n t , t h u s l o w e r i n g t h e r e q u i r e d number o f t o t a l d e v e l o p 
ment r i g h t s a s w e l l a s t h e o v e r a l l d e f i c i t o f r i g h t s . 

3. F i n a l l y , t h e D i s t r i c t G o v e r n m e n t w i l l h o l d a s u r p l u s o f 
a p p r o x i m a t e l y 2,550 d e v e l o p m e n t r i g h t s a l l o c a t e d t o them f o r 
t h e i r l a n d h o l d i n g s a l o n g t h e Potomac R i v e r . The F e d e r a l 
G o v e r n m e n t w i l l h o l d a b o u t 300 d e v e l o p m e n t r i g h t s f o r t h e 
h e a t i n g p l a n t s i t e on Rock C r e e k P a r k a n d 2 9 t h S t r e e t . 

B e c a u s e o f t h e D i s t r i c t o f C o l u m b i a ' s e x t e n s i v e l a n d h o l d i n g s 
i n t h i s a r e a , t h e y h a v e a v e r y f a v o r a b l e s i t u a t i o n w h i c h p r o 
v i d e s f o r a "bank" o f d e v e l o p m e n t r i g h t s . T h i s b ank c a n be 
u s e d by t h e D i s t r i c t G o vernment t o a s s i s t o w n e r s i n s e c u r i n g 
r i g h t s w h i c h m i g h t o t h e r w i s e n o t be a v a i l a b l e . T h e s a l e o f o r 
o t h e r w i s e t r a n s f e r o f d e v e l o p m e n t r i g h t s by t h e D i s t r i c t G o v e r n 
ment c a n be u s e d t o f u r t h e r c e r t a i n o f t h e p l a n n i n g o b j e c t i v e s 
w i t h i n t h e D e v e l o p m e n t D i s t r i c t . 

I t i s recommended t h a t t h e D i s t r i c t a l l o c a t e a p p r o x i m a t e l y 815 
d e v e l o p m e n t r i g h t s a s u s e d b y t h e p r e s e n t d e v e l o p m e n t o f b o t h 
G e o r g e t o w n I n l a n d P h a s e I a n d Dodge C e n t e r . T h i s w o u l d r e p r e 
s e n t t h e r i g h t s r e q u i r e d f o r t h e s e d e v e l o p m e n t s i n e x c e s s o f 
t h o s e a l l o c a t e d t o t h e s e s i t e s a n d w o u l d p l a c e t h e d e v e l o p m e n t 
r i g h t s f o r m u l a b a c k i n t o e q u i l i b r i u m f o r t h e f u t u r e d e v e l o p m e n t 
o f t h e W a t e r f r o n t . I t i s a l s o recommended t h a t t h e D i s t r i c t 
r e l e a s e t h e r e m a i n d e r o f t h e i r r i g h t s a s r e q u e s t e d by t h e Z o n i n g 
C o m m i s s i o n a n d a s recommended by NCPC, t h e D i s t r i c t O f f i c e o f 
P l a n n i n g a n d Management, e t c . , t o a i d t h e i m p l e m e n t a t i o n o f t h e 
P l a n . 

D E V E L O P M E N T R I G H T S A L L O C A T I O N 

Development 
Rights 

10,800 T o t a l a v a i l a b l e 
- 2 , 675 Use i n e x i s t i n g - t o - r e m a i n d e v e l o p m e n t 
=8,125 R e m a i n i n g t o be u s e d 

remaining rights are distributed as follows: 

5,350 P r i v a t e o w n e r s h i p 
2,675 D i s t r i c t o w n e r s h i p 

300 F e d e r a l o w n e r s h i p 
=8,125 T o t a l a v a i l a b l e r i g h t s 
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6,925 1 

8 1 5 1 

R e q u i r e d f o r d e v e l o p m e n t a t recommended z o n i n g 
R e q u i r e d f o r Dodge C e n t e r a n d Georgetown I n l a n d 

= 7 , 7 4 0 2 

P h a s e I D e v e l o p m e n t 
T o t a l r e q u i r e d r i g h t s 

The D e v e l o p m e n t R i g h t s P r o g r a m f o r c o n t r o l l i n g l a n d u s e d i s 
t r i b u t i o n a n d d e v e l o p m e n t b u l k i s v e r y i m p o r t a n t f o r t h e h i s 
t o r i c p r e s e r v a t i o n c o n c e r n s i n t h e W a t e r f r o n t . F i r s t , a n y 
d e v e l o p m e n t r i g h t s n o t u t i l i z e d by h i s t o r i c s t r u c t u r e s h a v e 
v a l u e t o t h e o w n e r s o f h i s t o r i c p r o p e r t i e s . S e c o n d l y , b e 
c a u s e o f t h e u n i f o r m d i s t r i b u t i o n o f d e v e l o p m e n t r i g h t s o v e r 
t h e l a n d s i n t h e D e v e l o p m e n t D i s t r i c t , l a n d v a l u e f o r p u r p o s e s 
o f t a x a t i o n i s a l s o u n i f o r m i n t h e b e g i n n i n g , d i s c o u n t i n g t h e 
f a c t o r o f l o c a t i o n a l a d v a n t a g e . The l o c a t i o n a l f a c t o r , i f i t 
i s a f a c t o r , w o u l d be a s s e s s e d i n t h e manner o f c u r r e n t c u s t o m 
i n t h i s a r e a . When a p r o p e r t y owner d i s p o s s e s o f s u r p l u s d e 
v e l o p m e n t r i g h t s , t h e n t h e a s s e s s e d v a l u e o f t h a t l a n d s h o u l d 
be r e d u c e d b e c a u s e o f t h e l o s s i n d e v e l o p m e n t p o t e n t i a l . T a x 
r e d u c t i o n s on l a n d on w h i c h an h i s t o r i c b u i l d i n g i s l o c a t e d c a n 
be an i m p o r t a n t c o n s i d e r a t i o n o f t h e owner i n r e g a r d t o i t s r e 
t e n t i o n and r e s t o r a t i o n . Once t h e s u r p l u s d e v e l o p m e n t r i g h t s 
a r e d i s p o s e d o f on h i s t o r i c s i t e s , t h a t l a n d c a n o n l y s u p p o r t 
new d e v e l o p m e n t b a s e d on t h e e x i s t i n g f l o o r s p a c e i n t h e h i s 
t o r i c s t r u c t u r e . I n s u c h a s i t u a t i o n , t h e e c o n o m i c p r e s s u r e 
f o r r e d e v e l o p m e n t i s r e d u c e d . 

The D e v e l o p m e n t R i g h t s P r o g r a m p r o p o s e d h e r e f o r t h e Georgetown 
W a t e r f r o n t w o u l d be a p p l i c a b l e i n o t h e r a r e a s o f t h e D i s t r i c t . 
F o r a n y p r o p o s e d D e v e l o p m e n t D i s t r i c t t h e f o l l o w i n g i s n e e d e d : 

1 . E s t a b l i s h t h e d e v e l o p m e n t r i g h t u n i t s p e r 1000 s q u a r e f e e t 
o f l a n d a r e a a n d t h e d e v e l o p m e n t r i g h t u n i t s r e q u i r e d p e r 1000 
s q u a r e f e e t o f f l o o r s p a c e . 

2. S e l e c t t h a t e x i s t i n g Z o n i n g D i s t r i c t w h i c h w o u l d i n c l u d e t h e 
l i s t o f p e r m i t t e d a r e a s d e s i r e d i n t h e D e v e l o p m e n t D i s t r i c t . 

3. P r e p a r e a map on w h i c h w o u l d be shown: 

a . The D e v e l o p m e n t D i s t r i c t B o u n d a r i e s 

b. The h e i g h t z o n e s and l a n d c o v e r a g e z o n e s 

4. A l l o t h e r a p p l i c a b l e p o r t i o n s o f t h e Z o n i n g R e g u l a t i o n s 
w o u l d a p p l y t o t h e D e v e l o p m e n t D i s t r i c t : n o n - c o n f o r m a n c e ; 

Recommend t h e D i s t r i c t a l l o c a t e t h e s e r i g h t s a s u s e d t o p l a c e 
t h e p r o g r a m b a c k i n t o e q u i l i b r i u m . 
2 T o t a l a v a i l a b l e r i g h t s a r e i n e x c e s s o f t o t a l r e q u i r e d r i g h t s 
( 8 1 2 5 v s 7 7 4 0 ) i n t h a t a l l e x c e s s p r i v a t e r i g h t s a r e assumed a s 
a v a i l a b l e f o r u s e . I n r e a l i t y t h i s w i l l n o t be l i k e l y ( s e e t e x t ) . 
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p a r k i n g - l o a d i n g ; s i g n s ; y a r d s ; s p e c i a l e x c e p t i o n s ; g e n e r a l r e 
q u i r e m e n t s . 

The D e v e l o p m e n t D i s t r i c t - D e v e l o p m e n t R i g h t s t e c h n i q u e t r e a t s 
a l l p r o p e r t i e s w i t h i n t h e d i s t r i c t e q u i t a b l y i n r e g a r d s t o 
e x i s t i n g and f u t u r e d e v e l o p m e n t r i g h t s . I t f u r t h e r h a s t h e 
a d v a n t a g e o f b e i n g l e g a l l y a n d a d m i n i s t r a t i v e l y i n c o r p o r a t e d 
i n t o t h e e x i s t i n g z o n i n g s t r u c t u r e . One m i g h t a r g u e w i t h t h e 
t o t a l d e v e l o p m e n t l e v e l w i t h i n t h e D e v e l o p m e n t D i s t r i c t , t h e 
b a s i s f o r a r r i v i n g a t t h e d e v e l o p m e n t p o t e n t i a l , a n d / o r t h e 
r e l a t i v e t r a f f i c g e n e r a t i o n a s s i g n e d t o e a c h 1000 s q u a r e f e e t 
o f f l o o r s p a c e by u s e . Once t h e s e q u e s t i o n s a r e r e s o l v e d , t h e 
t e c h n i q u e i t s e l f a p p e a r s t o be v e r y w o r k a b l e a n d f a i r i n t h e 
d i s t r i b u t i o n o f d e v e l o p m e n t r i g h t s . T h i s f a c t o r a l o n e i s t h e 
s t r e n g t h o f t h e p r o p o s a l . The o t h e r b e n e f i t s o f t h i s c o n c e p t , 
s u c h a s : a i d i n g h i s t o r i c p r e s e r v a t i o n e f f o r t s ; p r o v i d i n g f o r a 
new l e v e l o f f l e x i b i l i t y i n t h e u s e o f l a n d , a n d a c h i e v i n g t h e 
p l a n n i n g o b j e c t i v e s f o r t h e a r e a w i t h a minimum o f c o n t r o l s 
a r e s e c o n d a r y b e n e f i t s . 

An e q u a l l y c r u c i a l f a c t o r i n r e g a r d t o f u t u r e d e v e l o p m e n t i n t h e 
W a t e r f r o n t a r e a i s t h e m a t t e r o f t i m i n g — t h e s t a g i n g o f f u t u r e 
d e v e l o p m e n t . B e c a u s e t h e D i s t r i c t G o v e r n ment owns s u c h a l a r g e 
amount o f l a n d i n t h e W a t e r f r o n t a n d t h e r e f o r e t h e s i n g l e 
b i g g e s t number o f d e v e l o p m e n t r i g h t s , i t i s i n a p o s i t i o n t o 
c o n t r o l t h e t i m i n g o f d e v e l o p m e n t on m ost o f t h e s i t e s s u s c e p 
t i b l e t o d e v e l o p m e n t . I f t h e r e l e a s e o f d e v e l o p m e n t r i g h t s 
w e r e k e y e d t o t h e p r o v i s i o n o f p u b l i c i m p r o v e m e n t s — s u c h a s t h e 
r e c o n s t r u c t e d K S t r e e t — t h e n t h e a r e a w o u l d be a s s u r e d o f n o t 
b e i n g o v e r - b u i l t p r i o r t o t h e n e e d e d f a c i l i t i e s t o s u p p o r t new 
d e v e l o p m e n t . 

The f o l l o w i n g e x a m p l e s o f how t h e d e v e l o p m e n t r i g h t s p l a n w o u l d 
be a p p l i e d t o s p e c i f i c s i t e s w i t h i n t h e W a t e r f r o n t a r e a a r e 
i n c l u d e d t o c l a r i f y t h e P r o g r a m and i l l u s t r a t e some o f t h e 
a d v a n t a g e s p r e v i o u s l y d i s c u s s e d . 

D E V E L O P M E N T R I G H T S E X A M P L E S 

New Development 

.Dodge C e n t e r , ( c o m m e r c i a l ) C-3-A 

. T e l e p h o n e Co., 1 1 0 1 2 9 t h S t . , 
( r e s i d e n t i a l ) R-5-B 

. R e s i d e n t i a l A p t . , 3 2 6 1 K S t . R-5-A 

. R e s i d e n t i a l Townhouse R-4 
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Existing to Remain and Reuse Development 
.Major e x i s t i n g s t r u c t u r e , 3259 K S t . 

on Potomac S t . , ( c o n t r i b u t i n g v a l u e ) 
. G r a c e S t . C a n a l Warehouse -(major 

v a l u e ) 
.Bumford M i l l ( e x c e p t i o n a l v a l u e ) 

. C o l u m b i a G l a s s Co., 3232 M S t . , 
(row h o u s e c o m m e r c i a l , e x c e p 
t i o n a l ) 

.3134-36 S o u t h S t . , ( r o w .house 
r e s i d e n t i a l , e x c e p t i o n a l ) 

New Development 
Maloney Concrete Company, 
Dodge Center (commercial) 

E x i s t i n g s i t e 45,000 
E x i s t i n g z o n i n g M 
D e v e l o p m e n t c r e d i t s 45 x 6 = 270 

P r o p o s e d z o n i n g C-3-A 
P e r m i t t e d d e v e l o p m e n t 125,000 s q . f t . c o m m e r c i a l 
R e q u i r e d d e v e l o p m e n t c r e d i t s : 

50-50 o f f i c e / r e t a i l = 135 x 4 = 540 
D e f i c i t -270 c r e d i t s 

Washington Gas Light Company, 
1101 29th St. (residential apartments) 

E x i s t i n g s i t e 63,500 
E x i s t i n g z o n i n g C-M-2 
D e v e l o p m e n t c r e d i t s 63.5 x 4 = 254 

P r o p o s e d z o n i n g R-5-B 
P e r m i t t e d d e v e l o p m e n t 190,500 s q . f t . r e s i d e n t i a l 

o r a p p r o x i m a t e l y 190 a p a r t m e n t s ( 1 0 0 0 e a c h ) 
R e q u i r e d d e v e l o p m e n t c r e d i t s : 190 x 2 = 280 
D e f i c i t -26 c r e d i t s 

N o t e : Dodge C e n t e r i s u n d e r c o n s t r u c t i o n §200,000 s q . f t . o f 
o f f i c e s p a c e . T h i s w o u l d r e q u i r e 200 x 3 = 600 d e v e l o p m e n t 
c r e d i t s r e s u l t i n g i n a d e f i c i t o f - 3 3 0 . (Now t o be c o n s i d e r e d 
no l o n g e r a v a i l a b l e f o r f u t u r e d e v e l o p m e n t . ) 
A l l e x i s t i n g d e v e l o p m e n t , i f a c t i v e , r e p r e s e n t s some d e v e l o p 
ment c r e d i t s now u s e d . I f on s i t e w i t h e x i s t i n g d e v e l o p m e n t , t h i s 
i s r e p l a c e d by new d e v e l o p m e n t . The a v a i l a b l e d e v e l o p m e n t c r e d i t s 
a r e f o r s i t e a r e a and i n a d d i t i o n , t h o s e now u n - u s e d d e v e l o p m e n t 
c r e d i t s o f t h e r e p l a c e d d e v e l o p m e n t . Where t h i s i s s i g n i f i c a n t i n 
t h e f o l l o w i n g a n a l y s i s i t h a s been n o t e d . 

R e u s e v s new @ 
C-3-A 
R e u s e v s new @ 
C-2-A 
Remain a s i s 
p u b l i c u s e v s 
r e u s e v s new 
@ C-2-A 
Remain a s i s v s 
r e u s e @ C-2-A 

Remain a s i s v s 
new R-4 
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Hamilton Investment Company, 
3261 K Street (residential apartments) 

E x i s t i n g s i t e 40,000 
E x i s t i n g z o n i n g M 
D e v e l o p m e n t c r e d i t s 40 x 6 = 240 

P r o p o s e d z o n i n g R-5-A 
P e r m i t t e d d e v e l o p m e n t 40,000 s q . f t . r e s i d e n t i a l o r 

a p p r o x i m a t e l y 25 t o w n h o u s e s 
D e v e l o p m e n t c r e d i t s r e q u i r e d = 25 
S u r p l u s c r e d i t s +245 

Existing to Remain and for Reuse Development 

D.C. Paper Manufacturing Company, 
3259 K Street on Potomac Street, 
(old warehouse of contributing value) 

E x i s t i n g s i t e 25,000 
E x i s t i n g z o n i n g M 
D e v e l o p m e n t c r e d i t s 25 x 6 = 150 

new development (commercial) 

P r o p o s e d z o n i n g C-3-A 
P e r m i t t e d d e v e l o p m e n t 75,000 ( 5 0 - 5 0 o f f i c e / r e t a i l ) 
R e q u i r e d d e v e l o p m e n t c r e d i t s 75 x 4 = 300 
D e f i c i e n c y -150 c r e d i t s 

reuse (commercial) 

E x i s t i n g s t r u c t u r e 150,000 
P e r m i t t e d d e v e l o p m e n t 150,000 ( 5 0 - 5 0 o f f i c e / r e t a i l ) 
R e q u i r e d d e v e l o p m e n t c r e d i t s 150 x 4 = 600 
D e f i c i e n c y -450 c r e d i t s 

The i n c e n t i v e i n m a i n t a i n i n g t h i s s t r u c t u r e i s i n t h a t i 
becomes n o n - c o n f o r m i n g and a l l o w s c o n s i d e r a b l y more de
v e l o p m e n t s q . f t . t h a n a new b u i l d i n g w o u l d be p e r m i t t e d 
However, f o r t h i s r e n o v a t e d d e v e l o p m e n t c r e d i t s w i l l be 
r e q u i r e d a s i f i t w e r e new c o n s t r u c t i o n . 
Grace Street Canal Warehouse, 
Grace Street Estates, Inc., 
of major value 

E x i s t i n g s i t e 25,000 
E x i s t i n g z o n i n g C-M-2 
D e v e l o p m e n t c r e d i t s 25 x 4 = 100 
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new development (commercial) 

P r o p o s e d z o n i n g C-2-A 
P e r m i t t e d d e v e l o p m e n t 50,000 ( 5 0 - 5 0 o f f i c e / r e t a i l ) 
R e q u i r e d d e v e l o p m e n t c r e d i t s 50 x 4 = 200 
D e f i c i e n c y -100 

reuse (commercial) 
E x i s t i n g s t r u c t u r e 30,000 
P r o p o s e d d e v e l o p m e n t 30,000 ( 5 0 - 5 0 o f f i c e / r e t a i l ) 
R e q u i r e d d e v e l o p m e n t c r e d i t s 30 x 4 = 120 
D e f i c i t -20 

I n c e n t i v e w i l l h a v e t o be i n t h e n a t u r e o f t h e s p a c e , e a s e 
o f r e n o v a t i o n , e t c . A m i n o r i n c e n t i v e i n t e r m s o f l e s s 
r e q u i r e d d e v e l o p m e n t c r e d i t s . I f t h e p r o p o s e d r e u s e i s i n 
c o n f o r m a n c e w i t h t h e s e c t i o n a l d e v e l o p m e n t p l a n , i t may be 
p o l i c y f o r d i s t r i c t g o v e r n m e n t t o g i v e d e v e l o p e r e x t r a de
v e l o p m e n t c r e d i t s r e q u i r e d . 
Bomford Mill, 
Potomac Street, 
of exceptional value 

E x i s t i n g s i t e 10,000 
E x i s t i n g Z o n i n g M 
D e v e l o p m e n t c r e d i t s 10 x 6 = 60 

new development (commercial) 
P r o p o s e d z o n i n g C-2-A 
P e r m i t t e d d e v e l o p m e n t 20,000 ( 5 0 - 5 0 ) 
R e q u i r e d d e v e l o p m e n t c r e d i t s 20 x 4 = 80 
D e f i c i t -20 

reuse (commercial) 
E x i s t i n g b u i l d i n g 30,000 
P r o p o s e d d e v e l o p m e n t 30,000 ( 5 0 - 5 0 ) 
R e q u i r e d d e v e l o p m e n t c r e d i t s 30 x 4 = 120 
D e f i c i t -60 

reuse (public museum) 
R e q u i r e d d e v e l o p m e n t c r e d i t s t o be d e t e r m i n e d c o u l d be 

25 t h u s 
S u r p l u s +35 
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F o r s u c h a n e x i s t i n g b u i l d i n g n o t much i s g a i n e d by new 
c o n s t r u c t i o n ( l e s s s q . f t . i s p e r m i t t e d a n d d e v e l o p m e n t 
c r e d i t s i n a d d i t i o n t o t h o s e e x i s t i n g may be r e q u i r e d t o 
be p u r c h a s e d ) . However, r e n o v a t i o n g i v e s a g r e a t e r t h a n 
p e r m i t t e d (now n o n - c o n f o r m i n g ) s q . f t . a n d w i t h s u c h a n 
e x c e p t i o n a l s t r u c t u r e t h e a d d i t i o n a l r e q u i r e d d e v e l o p m e n t 
c r e d i t s w o u l d e i t h e r i n p a r t o r f u l l be g i v e n f o r t h e r e 
t e n t i o n o f t h e s t r u c t u r e . The e x t r e m e i s j u s t s h o r t o f 
p u b l i c o w n e r s h i p a n d w o u l d be w h e r e t h e b u i l d i n g i s p u t t o 
p u b l i c u s e ( s a y a museum) w h e r e i t i s r u l e d f e w i f a n y 
d e v e l o p m e n t c r e d i t s a r e r e q u i r e d . T h i s w o u l d a l l o w a s a l e 
o f t h e s u r p l u s c r e d i t s a t m a r k e t v a l u e a n d i n t u r n l o w e r 
t h e t a x e s ( a s s e s s e d v a l u e ) o f t h e p r o p e r t y w h i c h w o u l d 
s t i l l be w h o l l y p r i v a t e l y owned and income p r o d u c i n g . 

Columbia Glass Company, 
3232 M Street, 
of exceptional value 

E x i s t i n g s i t e a p p r o x i m a t e l y 3,000 
E x i s t i n g z o n i n g C-M-2 
D e v e l o p m e n t c r e d i t s 3 x 6 = 18 

remain as existing use 

E x i s t i n g d e v e l o p m e n t 3,000-9,000 c o m m e r c i a l r e t a i l / o f f i c e 
R e q u i r e d d e v e l o p m e n t c r e d i t s i f new 12-36 
S u r p l u s +6 i f o n l y 12 r e q u i r e d ( g r o u n d f l o o r o n l y ) 
D e f i c i t -18 i f 36 r e q u i r e d ( a l l 3 f l o o r s ) b u t n o t a d e f i c i t 

t h a t h a s t o be made up 

A good i n c e n t i v e i n t h a t : 

1 . I f p r e s e n t l y o p e r a t i n g a t l e s s t h a n r e q u i r e d d e v e l o p 
ment c r e d i t s may s e l l o f f s u r p l u s a t m a r k e t v a l u e and 
a l s o r e d u c e t a x e s . 

2. I f p r e s e n t l y o p e r a t i n g a t g r e a t e r t h a n e x i s t i n g 
a n d / o r e v e n p e r m i t t e d d e v e l o p m e n t c r e d i t s s t i l l 
may c o n t i n u e a s n o n - c o n f o r m i n g w i t h o u t added a s s e s s 
ment a l t h o u g h may s e l l p r o p e r t y a t m a r k e t v a l u e . 

3134 South Street 
of exceptional value 

E x i s t i n g s i t e a p p r o x i m a t e l y 2,200 
E x i s t i n g z o n i n g M 
D e v e l o p m e n t c r e d i t s 2.2 x 6 - 13.2 
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remain as existing use 

E x i s t i n g d e v e l o p m e n t - 1 townhouse 
R e q u i r e d d e v e l o p m e n t c r e d i t s 1 
S u r p l u s c r e d i t s +12.2 

Can s e l l a t m a r k e t v a l u e s u r p l u s c r e d i t s a n d s i m u l t a n e o u s l y 
l o w e r t a x e s on p r o p e r t y ( a s s e s s e d v a l u e ) b u t c e r t a i n l y n o t 
m a r k e t v a l u e on r e s i d e n c e . 
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100.00 Introduction 

100.01 The Comprehensive Plan designates Georgetown, i n a manner c o n s i s 
tent w i t h the r e g i o n a l o b j e c t i v e s o f the National C a p i t a l Planning 
Commission's "A P o l i c i e s P l a n f o r the Year 2000 , " ( 196 1 ) , as a 
predominantly r e s i d e n t i a l community w i t h water r e c r e a t i o n opportu
n i t i e s on the waterfront and w i t h the Whitehurst Freeway removed. 
The formulation of a S e c t i o n a l Development P l a n f o r Georgetown r e 
f l e c t s the needed t r a n s i t i o n from e x i s t i n g i n d u s t r i a l uses t o pro
posed r e s i d e n t i a l , r e c r e a t i o n a l and commercial land uses. 

100.02 I t I s appropriate t o adopt a S e c t i o n a l Development P l a n f o r the 
Georgetown Waterfront because i t i s a l o c a t i o n where development 
goals and o b j e c t i v e s have not been adequately r e a l i z e d . Large 
t r a c t s o f land are appropriate f o r development or redevelopment, a 
major new highway i s proposed f o r the a r e a , a major e x i s t i n g high
way I s proposed t o be removed and there are pressures i n adjacent 
r e s i d e n t i a l and commercial communities t o seek space i n which t o 
expand. The ar e a i s p a r t of the Old Georgetown H i s t o r i c D i s t r i c t 
and contains many h i s t o r i c s t r u c t u r e s ; i t has been designated a 
Registered N a t i o n a l Landmark. The area I s of great v i s u a l impor
tance t o the Nation's C a p i t a l C i t y because o f i t s prominence on 
the Potomac R i v e r bank. The area i s located between downtown 
Washington, D.C. and r i v e r c r o s s i n g points t o V i r g i n i a ; t h e r e f o r e , 
I t must accommodate heavy rush hour t r a f f i c flows i n ad d i t i o n t o 
i n t e r n a l l y generated t r a f f i c . 

100.03 T h i s Plan e s t a b l i s h e s o b j e c t i v e s , prospective land uses, zoning 
d i s t r i c t s and c i r c u l a t i o n p a t t e r n s f o r the Pl a n Area. The Plan s e t s 
f o r t h proposed amendments* t o the Zoning Map covering the Pl a n Area 
and t o the t e x t o f the zoning r e g u l a t i o n s , and s e t s f o r t h r e g u l a 
t i o n s governing the approval of Planned Unit Development a p p l i c a 
t i o n s i n the Plan Area pursuant t o Se c t i o n 7501 . 

* (N.B. or "hereby amends" the Zoning Map. See a l s o S e c t i o n 700, i n f r a . 
Counsel t o the Commission should determine whether adoption of the Pl a n 
a c t u a l l y c o n s t i t u t e s an amendment o f the zoning r e g u l a t i o n s or whether 
separate a c t i o n I s r e q u i r e d by way of amendment t o the re g u l a t i o n s t o 
implement adoption of the Plan.) 



200.00 Definitions 

210.00 Except as otherwise defined below, terms used i n t h i s Plan s h a l l 
have the same meaning as that set forth i n Section 1202 of the 
Zoning Regulations. 

220.00 The following terms, whenever used i n t h i s Plan s h a l l , unless a 
different meaning c l e a r l y appears from the context, be construed 
to have the following meaning: 

220.01 "Board" means the Board of Zoning Adjustment of the D i s t r i c t of 
Columbia. 

220.02 "Canal" means the Chesapeake and Ohio Canal and i t s right-of-way 
owned by the National Park Service. 

220.03 "Commission" means the Zoning Commission of the D i s t r i c t of 
Columbia. 

220.04 "Comprehensive Plan" means the Comprehensive Plan for the National 
Capital prepared and adopted pursuant to the National Capital 
Planning Act of 1952, as amended. 

220.05 "Development Programu means the l i s t of public improvements r e 
commended i n t h i s Plan and included i n the Plan Appendix. 

220.06 "Historic Landmark" means a d i s t r i c t or s i t e or a building, struc
ture, or object, including i t s surroundings, l i s t e d on the National 
Register of Historic Places or designated for inclusion on the 
D i s t r i c t of Columbia inventory of h i s t o r i c s i t e s by the Joint 
Corrmittee on Landmarks of the National Capital. 

220.07 "Old Georgetown Historic D i s t r i c t " means that area created by act 
of Congress, D.C. Code 5 -801 , 64 Stat. 903 (Appendix J to the 
Zoning Regulations), which i s bounded on the east by Rock Creek and 
Potomac Parkway from the Potomac River to the north boundary of 
Dumbarton Oaks Park, Whitehaven Street and Whitehaven Parkway to 
T h i r t y - f i f t h Street, south along the middle of T h i r t y - f i f t h Street 
to Reservoir Road, west along the middle of Reservoir Road to Arch-
bold Parkway, on the west by Archbold Parkway from Reservoir Road 
to the Potomac River on the south by the Potomac River to the Rock 
Creek Parkway. 

220.08 

220.09 

"Pedestrian Way" means an improved walkway exclusively for pedes
t r i a n use. 

"Plan" means t h i s Sectional Development Plan. 



220.10 "Plan Appendix" means the appendix s e c t i o n o f t h i s Plan which i n 
cludes explanatory and supportive m a t e r i a l . The appendix i s 
attached hereto and made a p a r t hereof. 

220.11 "Plan Area" means the area r e g u l a t e d by t h i s P l a n . 

220.12 " P l a z a " means an a r e a open to the p u b l i c having a s p e c i a l q u a l i t y 
w i t h respect t o landscaping, the design o f and m a t e r i a l s used i n 
pedestrian ways, and other amenities; and providing a s e t t i n g f o r 
any b u i l d i n g adjacent t o or surrounding such a r e a . 

220.13 "Potomac R i v e r Freeway" means an underground expressway f a c i l i t y 
extending from the P a l i s a d e s Parkway on the west t o beyond Rock 
Creek on the e a s t . 

220.14 "Scenic V i s t a " means a d i s t a n t view through or along a roadway or 
other p u b l i c right-of-way, or from a point o f unobstructed v i s i 
b i l i t y . 

220.15 "Zoning Regulations" means the Zoning Regulations o f the D i s t r i c t 
o f Columbia. 



300.00 

300.01 

300.02 

Description of Plan Area 

The boundaries of the Pl a n Area are shown on Map No. 1 , Land Use 
P l a n , NCPC Map F i l e No. , attached hereto and made 
a p a r t hereof. 

The P l a n Area I s bounded by the center l i n e of M S t r e e t , N.W., 
the center l i n e of Rock Creek, the north bank of the Potomac R i v e r , 
and the center l i n e o f Key Bridge. 



400.00 Overall Goals and Specific Objectives 

410.00 OVERALL GOALS 

410.01 I t i s the purpose of the Zoning Commission i n adopting t h i s Plan to 
guide new development and accomplish, within the Plan Area the four 
Overall Goals upon which the Plan i s based i n a manner consistent 
with the Comprehensive Plan and the best interests of the National 
Capital and of the c i t i z e n s of the D i s t r i c t of Columbia. 

4.10.02 Four Overall Goals have been established for the public and private 
development of the Plan Area; the Overall Goals are to seek: 

a. The preservation and strengthening of Georgetown as a viable 
community within the D i s t r i c t of Columbia; 

b. The more e f f i c i e n t accommodation of t r a f f i c moving through the 
Plan Area; 

c. The preservation and enhancement of those q u a l i t i e s of George
town which j u s t i f y i t s designation as a Registered National 
Landmark. 

d. The enhancement of scenic v i s t a s of the Potomac River and of 
parks and monuments of the National Capital as viewed from 
Georgetown and of the Georgetown Waterfront as viewed from the 
River and the aforesaid parks and monuments. 

420.00 SPECIFIC OBJECTIVES 

420.01 To achieve the Overall Goals the following Specifc Objectives are 
hereby adopted. Actions taken by the Zoning Commission, the Board 
of Zoning Adjustment, and other authorities i n the approval of 
applications for Planned Unit Developments, special exceptions, and 
other requests for private development approval not permitted as a 
matter of right s h a l l be consistent with the Specific Objectives of 
the Plan. The references herein to public Improvements s h a l l serve 
as guidelines for public agencies to Insure achievement of the 
aforesaid goals. 

421.00 ENVIRONMENTAL IMPACT 

421.01 Development I n the Plan Area s h a l l be designed to cause minimum ad
verse environmental Impact and s h a l l be so planned as to minize the 
detrimental e f f e c t s , i f any, of each element of the Plan on each 
other element. 



421.02 Development containing dwelling units s h a l l be designed so as to 
minimize the hazard of construction and location of dwelling units 
below the elevation of the 50-year combined Potomac Fiver and t i d a l 
flood. 

422.00 LAND USE AND DESIGN 

422.01 Height and bulk r e s t r i c t i o n s are hereby established to achieve the 
Overall Goals of the Plan and s p e c i f i c a l l y to regulate development 
so that the natural topography of the Plan Area s h a l l not be ob
scured. 

422.02 The height and bulk controls are designed to encourage the compa
t i b l e development of commercial and r e s i d e n t i a l uses i n close pro
ximity to each other. 

422.03 Design guidelines for scale, texture, materials and landscape t r e a t 
ment s h a l l be developed by The Fine Arts Commission to extend into 
the Plan Area the general scale, v a r i e t y , and character of that 
portion of The Georgetown Historic D i s t r i c t , already established 
north of the center l i n e of M Street into the Plan Area. 

422.04 The Canal s h a l l be protected and restored; scenic v i s t a s s h a l l be 
maintained or improved along i t s length. 

422.05 Development and restoration of properties abutting the south side 
of M Street s h a l l conform to the scale and character of the e x i s t i n g 
buildings. 

422.06 A l l p r i v a t e l y owned land, included within each Planned Unit Develop
ment application not occupied by buildings, s h a l l be appropriately 
landscaped i n accordance with guidelines to be established by 

423.00 COMMUNITY FACILITIES 

423.01 The development program for the Plan Area s h a l l Incorporate those 
public f a c i l i t i e s required by expected increases i n population 
densities and commercial a c t i v i t y , and s h a l l coordinate the provi
sion of these f a c i l i t i e s with the o v e r a l l development of the Plan 
Area i n such a manner that e x i s t i n g and proposed public services w i l l 
not be overloaded. 

423.02 I n high-density r e s i d e n t i a l areas the required open space s h a l l i n 
clude public recreation f a c i l i t i e s . 

423.03 A waterfront park and promenade along the Potomac River s h a l l be 
developed with a design compatible with the configuration and a l i g n 
ment of the proposed Potomac River Freeway. 



423.04 The recreation potential of the Canal s h a l l be developed by the 
National Park Service. 

424.00 CIRCULATION 

424.01 The t o t a l development called for by the Plan i s intended to be 
limited by the ultimate capacity of the c i r c u l a t i o n system called 
for by the Plan. 

424.02 The Plan I s designed to encourage development which w i l l minimize 
the adverse environmental effects of t r a f f i c movement through the 
Plan Area. 

424.03 Major traffic-generating land uses s h a l l be located on K or M 
Streets to avoid vehicular congestion I n r e s i d e n t i a l neighborhoods. 

424.04 Protected storage f a c i l i t i e s for bicycles s h a l l be provided i n 
multi-family, r e t a i l and o f f i c e buildings. 

424.05 The use of public t r a n s i t s h a l l be encouraged I n the Plan Area. 

424.06 There s h a l l be a system of pedestrian ways and bikeways. This 
system s h a l l be continuous, convenient and safe and s h a l l l i n k a l l 
portions of the Plan Area with the River. Pedestrian c i r c u l a t i o n 
paths s h a l l cross major streets at Intersections or on grade se
parated structures at mid-block. 
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500.00 Plans and Maps 

510.00 LAND USE PLAN 

Map No. 1 , NCPC F i l e No. , attached hereto and made a part 
hereof, shows the boundaries of the Plan Area and the location and 
extent of land use categories i n the Plan Area upon which the de
velopment controls applicable thereto, set forth i n Section 600, 
are predicated. 

520.00 VEHICULAR CIRCULATION PLAN 

Map No. 2, NCPC F i l e No. , attached hereto and made a part 
hereof, shows the location and extent of a r t e r i a l s and st r e e t s . 

530.00 PEDESTRIAN CIRCULATION PLAN 

Map No. 3 , NCPC F i l e No. , attached hereto and made a part 
hereof, shows the Pedestrian Ways, Plazas and bikeways. Develop
ment controls applicable to Pedestrian Ways are set forth i n Section 
600. 

540.00 STREET ADJUSTMENTS PLAN 

Map No. 4, NCPC F i l e No. , attached hereto and made a part 
hereof, shows e x i s t i n g streets and a l l e y s to be closed, new streets 
and a l l e y s to be opened, and Pedestrian Ways to be established by 
easement i n the Plan Area. 

550.00 DESIGN SUBAREAS 

Map No. 5 , NCPC F i l e No. , attached hereto and made a part 
hereof, shows the design subarea boundaries referred to I n the 
Subarea Design Requirements i n Section 610.00 

560.00 ZONING PLAN 

Map No. 6 , NCPC F i l e No. , attached hereto and made a part 
hereof, shows the location and extent of zoning d i s t r i c t s proposed 
for the Plan Area. 

- 8 -
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600.00 Development Control Standards 

The following development control standards s h a l l be applied to 
Planned Unit Development Applications within the Plan Area. The 
following standards s h a l l apply i n addition to those standards set 
forth i n Subparagraph 7501.24 of the Zoning Regulations; however, 
where the following standards are more r e s t r i c t i v e than those 
standards set forth i n Subparagraph 7501.24 of the Zoning Regula
tions, the following standards s h a l l govern. An application for a 
Planned Unit Development i n the Plan Area s h a l l not be approved by 
the Commission or the Board unless the Commission or Board, r e s 
pectively, has expressly determined that said application i s i n 
f u l l conformance with the following development control standards. 

A Planned Unit Development i n the Plan Area must conform 
to the Overall Goals, the Specific Objectives and the Development 
Control Standards including Subarea Design Requirements. 

600.01 HEIGHT, FLOOR AREA RATIO AND PERCENT LOT OCCUPANCY STANDARDS ^ 

Floor Area % of Lot 
D i s t r i c t Ratio Occupancy 2/ Height 

R-4 1.0 40 
R-5-A 1.0 40 
R-5-B 3 .0 3 / 60 
C-2-A 2 .0 75 4/ 40 5/ 
C-3-A 3 .0 75 V 60 

T7 Each of the three standards must be compiled with. 
2/ Except as specified herein the l o t occupancy standards speci

f i e d i n Subparagraph 7501.24 c. of the Zoning Regulations 
s h a l l control. 

3 / See recommended zoning regulation text changes I n Section 700.00 
of t h i s Plan. 

4/ This standard applies only to r e s i d e n t i a l development I n these 
d i s t r i c t s . Commercial development i s s t i l l permitted 100$ l o t 
occupancy. An amendment to the zoning text i s required to per
mit 75% l o t occupancy by r e s i d e n t i a l development i n these d i s 
t r i c t s ; see recommended zoning regulation text changes i n Sec
tio n 700.00 of t h i s Plan. 

5/ This height l i m i t i s l e s s than that allowed as a matter of right 
I n the C-2-A d i s t r i c t ; however, bulk i s not r e s t r i c t e d because 
a higher percent of l o t occupancy i s permitted. See note 4 
above. 
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600.02 OFF-STREET PARKING LOADING 

600.03 A l l o f f - s t r e e t parking spaces for non-residential uses s h a l l be 
located within structures. The required number of spaces s h a l l 
be as shown i n the following schedule: 

D i s t r i c t Minimum 
Required 

Maximum 
Allowed 

600.04 RESIDENTIAL 

R-4 D i s t r i c t one space per 
dwelling unit 

two spaces per 
dwelling unit 

A l l other 
Residential 
D i s t r i c t s 

one space per 
dwelling unit 

one space per 
dwelling unit 

600.05 OFFICE 

A l l D i s t r i c t s one space per 
1,200 square 
feet of gross 
floor area 1 / 

one space per 
400 square feet 
of gross floor 
area 

600.06 RETAIL 

A l l D i s t r i c t s one space per 
200 square 
feet of gross 
floor area 1 / 

one space per 
200 square feet 
of gross flo o r 
area 

600.07 ALL OTHER PERMITTED USES 

A l l D i s t r i c t s Same as required i n the e x i s t i n g respective 
D i s t r i c t Zoning Regulations 

17 There s h a l l be no minimum parking space requirements for o f f i c e 
or r e t a i l uses located within an e x i s t i n g building even i f the 
use i s new and involves r e h a b i l i t a t i o n of the building provided 
that the building i s one for which design standards are set 
forth i n the Subarea Design Requirements and further provided 
that the exterior of the building i s restored and maintained i n 
accordance with said Subarea Design Requirements. 



600.08 A l l loading platforms and loading berths s h a l l be located within 
structures. The number and size of such platforms and berths s h a l l 
be as specified i n Section 7302 of the Zoning Regulations. 

610.00 SUBAREA DESIGN REQUIREMENTS 

The Plan Area has been divided into several subareas for purposes 
of setting forth design requirements t a i l o r e d to the exi s t i n g de
sign character of each subarea. (Map No. 5 i d e n t i f i e s the boun
daries of each design subarea.) This i s more convenient than pro
viding design requirements applicable to the entire Plan Area be
cause many design requirements r e l a t e to sp e c i f i c buildings and 
are consequently relevant only i n a pa r t i c u l a r subarea. The sub-
area boundaries are based on concentrations of h i s t o r i c landmarks, 
property l i n e s , development proposals, v i s u a l reciprocity within 
the subarea, and the relationship of public f a c i l i t i e s , such as the 
Canal and the Potomac River Freeway, to adjacent areas. 

The Subarea Design Requirements are designed to advance 
the goal of h i s t o r i c preservation and are intended to provide gui
dance to private property owners to the National Commission of 
Fine Arts and the Joint Committee on Landmarks of the National 
Capital i n making recommendations to the Mayor of the D i s t r i c t of 
Columbia concerning restoration or preservation of h i s t o r i c land
marks i n the Old Georgetown Historic D i s t r i c t . Compliance with the 
following h i s t o r i c preservation design requirements s h a l l be a man
datory condition for approval of a Planned Unit Development appli
cation within the Plan Area which may affect any building l i s t e d 
herein. 

611.00 AREA A, THE UPPER CANAL 

This area i s bounded by the center l i n e s of Key Bridge on the west, 
M Street on the North, 33rd Street on the east and K Street on the 
south. 

611.10 Private Sector Design Requirements 

611.11 The Forrest Marbury House s h a l l be preserved and i t s exterior s h a l l 
be restored to i t s appearance c i r c a 1800-1810. 

611.12 The buildings abutting the southern side of M Street, between 33rd 
and 3^th Streets, s h a l l be preserved. 

611.13 The building abutting the north bank of the Canal between 33rd and 
34th Streets s h a l l be preserved. 

611.14 Development adjacent to or of the Potomac E l e c t r i c and Power Company 
transformer s i t e s h a l l include a masonry screening w a l l and land
scaped buffer zone between the s i t e and the r e s i d e n t i a l development 
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t o the west. 

611.15 R e s i d e n t i a l Development south of the Canal s h a l l be app r o p r i a t e l y 
r e l a t e d t o the sce n i c v i s t a o f the Potomac R i v e r and the Canal. 

611.20 PUBLIC SECTOR RECOMMENDATIONS 

611.21 The Canal and the footbridge and ramps a t the i n t e r s e c t i o n of the 
Canal and 34th S t r e e t s h a l l be preserved by the National Park 
S e r v i c e . 

611.22 The rights-of-way of 33rd and 34th S t r e e t s s h a l l remain unobstruct
ed from M S t r e e t t o the Potomac R i v e r t o preserve r e c i p r o c a l scenic 
v i s t a s . 

611.23 A P e d e s t r i a l Way and a P l a z a s h a l l be e s t a b l i s h e d on 34th S t r e e t 
as shown on the Pe d e s t r i a n C i r c u l a t i o n P l a n , Map No. 3. 

611.24 The F r a n c i s Scott Key House s h a l l be reconstructed by the National 
Park S e r v i c e on a s i t e near the i n t e r s e c t i o n of 34th S t r e e t and M 
S t r e e t . 

612.00 AREA B, POTOMAC STREET 

T h i s a r e a i s bounded by the center l i n e s o f K S t r e e t on the south, 
33rd S t r e e t on the west, M S t r e e t on the north and on the e a s t , a 
l i n e running south on the center l i n e of Warehouse Place t o the 
center l i n e o f the Canal, thence east t o the ea s t e r n boundary of 
the Canal Warehouse Property; south along the east boundary o f the 
Canal Warehouse Property, thence west along the southern boundary 
of the Canal Warehouse to the center l i n e of C e c i l P l a c e , thence 
south t o K S t r e e t . 

612.10 PRIVATE SECTOR DESIGN REQUIREMENTS 

612.11 Any b u i l d i n g constructed as pa r t of a Planned Unit Development east 
of the Georgetown Market on property, p r e s e n t l y p r i v a t e l y owned, 
bounded by M S t r e e t , Potomac S t r e e t , the Canal and Warehouse P l a c e , 
s h a l l provide a minimum of 125 o f f - s t r e e t parking spaces and contain 
shops f a c i n g M S t r e e t and Potomac S t r e e t . 

612.12 The Joseph C a r l t o n House a t 1052-54 Potomac S t r e e t s h a l l be preserved. 

612.13 The Potomac Manufacturing Company B u i l d i n g a t 1050 Potomac S t r e e t 
s h a l l be preserved. 

612.14 The c a r barn a t 3222 M S t r e e t and i n p a r t i c u l a r i t s facade f a c i n g 
the Canal s h a l l be preserved. 
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612.15 The Bomford M i l l on Potomac Street s h a l l be preserved and restored 
to i t s o r i g i n a l appearance. 

612.16 The facade of 1043 Warehouse Place which faces the Canal s h a l l be 
preserved. 

612.17 The building at 1046 Potomac Street s h a l l be preserved. 

612.18 The building at 1048 Potomac Street s h a l l be preserved. 

612.19 The buildings abutting the south side of M Street, from 3278 to 
3282, s h a l l be preserved. 

612.19a The Canal Warehouse on Grace Street s h a l l be preserved. 

612.19b The D i s t r i c t of Columbia Paper Manufacturing Company building at 
3259 K Street s h a l l be preserved. 

612.19c A footbridge s h a l l be constructed from Warehouse Place across the 
Canal as part of any project to restore the Canal Warehouse. 

612.20 PUBLIC SECTOR RECOMMENDATIONS 

612.21 The Georgetown Market s h a l l be preserved and restored to i t s o r i g i n a l 
appearance by the National Park Service. 

612.22 The Canal and the footbridge at the intersection of the Canal and 
Potomac Street and the retaining w a l l p a r a l l e l to and north of the 
Canal s h a l l be preserved. 

612.23 A Pedestrian Way s h a l l be established between the Canal towpath and 
the public square at the intersection of the Canal and Potomac Street 
as shown on the Pedestrian Circulation Plan, Map No. 3. 

612.24 Plazas s h a l l be established on the Potomac Street right-of-way, both 
north and south of the Canal, as shown on the Pedestrian Circulation 
Plan, Map No.3. 

613.00 AREA C, LOWER WISCONSIN AVENUE 

This area i s bounded by the center l i n e s of M Street on the north, 
K Street on the south, 31st Street on the east and on the west by 
the boundary of Area B. 

613.10 PRIVATE SECTOR DESIGN REQUIREMENTS 

613.11 The Dodge Warehouse at 1000-1006 Wisconsin Avenue s h a l l be preserved. 
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613.12 The building at 3205 K Street s h a l l be preserved. 

613.13 The building at 3134-3136 South Street s h a l l be preserved. 

613.14 The Grace Episcopal Church and grounds at 1041 Wisconsin Avenue s h a l l 
be preserved. 

613.15 The Vigil a n t F i r e House building at 1066 Wisconsin Avenue s h a l l be 
preserved. 

613.16 The City Tavern at 3206-3208 M Street s h a l l be preserved. 

613.20 PUBLIC SECTOR RECOMMENDATIONS 

613.21 The ex i s t i n g bridge over the Canal at Wisconsin Avenue s h a l l be 
preserved by D.C. Department of T r a f f i c and Highways. 

614.00 AREA D, LOWER CANAL 

This area i s bounded by the center l i n e of M Street on the north, 
west to the center l i n e of Pennsylvania Avenue, thence southeast 
to the center l i n e of Rock Creek, thence south to the center l i n e 
of K Street, thence east to 31st Street, thence north to M Street. 

614.10 PRIVATE SECTOR DESIGN REQUIREMENTS 

614.11 The DuVall Foundary Building at 1050 30th Street s h a l l be preserved. 

614.12 The buildings at 1057-1071, 1060-1068 and 1072-1074 Thomas J e f f e r 
son Street s h a l l be preserved. 

614.13 The buildings on the west side of 30th Street from 1058 to 1072 
s h a l l be preserved. 

614.14 The sandstone facades, facing the Canal and Rock Creek Park, of 
the building at 1101 29th Street, located north of the Canal, 
s h a l l be preserved. 

6 l 4 . 1 5 . The orientation of walls of new constructions abutting the Canal 
s h a l l be p a r a l l e l to or at right angles to the edge of the Canal. 

614.16 A l l buildings on the south side of M Street between 29th Street 
and 30th Street s h a l l be preserved. 

614.17 A l l buildings on the south side of Pennsylvania Avenue between 
29th Street and the e x i t from Rock Creek Parkway s h a l l be preserved. 

614.20 PUBLIC SECTOR RECOMMENDATIONS 

614.21 The Canal, the locks and the barge landing s h a l l be preserved by 
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the National Park Service. 

614.22 A pedestrian bridge over the Canal s h a l l be constructed by the 
National Park Service at the eastern end of the Plan Area leading 
to a path along the west bank of Rock Creek. 

614.23 A masonry wall s h a l l be constructed around the Western Heating 
Plant by the General Services Administration. 

615.00 AREA E, M STRFET-PENNSYLVMIA AVENUE INTERSECTION 

This area i s bounded by the center l i n e of Rock Creek on the east, 
thence northwest on Pennsylvania Avenue to the center l i n e of M 
Street, thence east to Rock Creek. 

615.10 PRIVATE SECTOR DESIGN REQUIREMENTS (NONE) 

615.20 PUBLIC SECTOR RECOMMENDATIONS 

615.21 The service station located east of the M Street-Pennsylvania 
Avenue Intersection, north of Pennsylvania Avenue and south of 
M Street, should be acquired by the National Park Service and 
Incorporated into Rock Creek Park. 

616.00 AREA F, THE WATERFRONT 

This area i s bounded by the center l i n e of K Street on the north, 
the center l i n e of Key Bridge on the west, the north bank of the 
Potomac River on the south and by the center l i n e of Rock Creek on 
the east. 

616.10 PRIVATE SECTOR DESIGN REQUIREMENTS 

616.11 A l l buildings located south of K Street and bordering the Waterfront 
Park (see Section 616.21) s h a l l have a maximum height of 40 feet, 
measured from the surface of the deck covering the Potomac River 
Expressway, and s h a l l have a facade facing the Potomac River which 
conforms to the following design specifications: the facade s h a l l 
r i s e , perpendicular to the deck to a cornice l i n e at an elevation 
of 30 feet above the deck; above the 30 foot cornice l i n e the facade 
s h a l l slope away from the r i v e r at a 45 degree angle r e l a t i v e to the 
deck to a height of 40 feet above the deck; see Figure 1: 
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6l6.12 Buildings adjacent to the Plaza on the Potomac River at Wisconsin 
Avenue (see Section 6l6.24) s h a l l follow the setback l i n e esta
blished on the Land Use Plan, Map No. 1, to avoid obstruction of 
the scenic v i s t a from Wisconsin Avenue looking south. 

616.20 PUBLIC SECTOR RECOMMENDATIONS 

616.21 A waterfront park, 50 feet wide, s h a l l be established by the 
National Park Service adjacent to the Potomac River. The park 
s h a l l Include a promenade from Rock Creek to Palisades Park, west 
of Key Bridge. 

616.22 A Pedestrian Way and Plazas s h a l l be established l i n k i n g the water
front park and the walkway system shown on the Pedestrian C i r c u l a 
tion Plan, Map No. 3 . 

616.23 The area south of K Street, between Wisconsin Avenue and Key Bridge, 
s h a l l remain open to provide a r i v e r view from development immedi
ately north of K Street. 

616.24 A Plaza s h a l l be developed at the southern end of Wisconsin Avenue 
between K Street and the Potomac River. Building l i n e s adjacent 
to t h i s Plaza s h a l l be established as shown on the Land Use Plan, 
Map No. 1 , to provide a broad scenic v i s t a of the Potomac River 
from the Plaza and from Wisconsin Avenue. 
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700.00 Amendments to Zoning Map and Text 

710.00 The Zoning Map, a part of the Zoning Regulations, i s proposed to 
be amended* as shown on Map No. 6 , Zoning Plan, NCPC Map F i l e 
No. , annexed hereto and made a part hereof. 

720.00 RECCMMENDED ZONING TEXT AMENDMENTS 

720.10 Subparagraph 7501.24 b. i s proposed to be amended to permit a 
F.A.R. of 3 .0 I n the R-5-B D i s t r i c t , to read, i n part, as follows: 

Zone D i s t r i c t F.A.R. 

C-2-A 2 .0 
R-5-B, C-M-l 3 .0 • 

720.20 Subparagraph 7501.24 c. i s proposed to be amended to permit any 
re s i d e n t i a l building or any building, which has a portion thereof 
devoted to r e s i d e n t i a l use, to occupy the l o t upon which i t i s 
located to a maximum of 75$ of l o t occupancy, provided said 
building i s located i n a planned unit development. The amended 
subparagraph would read as follows: 

c. The maximum permitted percentage of l o t occupancy 
s h a l l be as otherwise prescribed i n these regulations with 
the exception of C-2-A and C-3-A D i s t r i c t s i n which 75$ 
l o t occupancy s h a l l be permitted for any r e s i d e n t i a l build
ing or any building, which has a portion thereof devoted 
to r e s i d e n t i a l use. The percentage l o t occupancy for a l l 
other buildings i n the aforesaid D i s t r i c t s s h a l l be as 
otherwise prescribed i n these regulations. 

720.30 Subparagraph 7502.61 I s proposed to be amended to eliminate the 
p o s s i b i l i t y of the Zoning Commission petitioning i t s e l f to amend 
the Zoning Regulations. Subparagraph 7502.61 would read as 
follows: 

7502.61 Amendments to the zoning maps or regulations i n 
a Section Development Plan area may be proposed 
by any agency or person authorized to propose 
amendments by A r t i c l e 9 of the Zoning Regulations. 
A proposed amendment s h a l l include a detailed 
statement explaining the impact of the proposed 
amendment upon the Sectional Development Plan. 

* (N.B. See footnote on page 3 . ) 



800.00 Plan Implementation 

810.00 Development As A Matter of Right. Pursuant to Subparagraph 7502.71 
of the Zoning Regulations, any property may be developed to the 
maximum extent allowed as a matter of right under the applicable 
Zone D i s t r i c t s . No processing of property before the Zoning 
Commission or the Board of Zoning Adjustment i s necessary for such 
development unless such processing i s required by the applicable 
Zoning Regulations. 

820.00 APPLICATIONS FOR PLANNED UNIT DEVELOPMENTS 

A l l of the procedures, requirements and standards for applications 
for Planned Unit Developments i n a Sectional Development Plan Area 
under Section 7501 , as amended, s h a l l be followed. The owner or 
owners of property i n the Plan Area may, pursuant to Paragraph 
7501 .3 , submit an application for a Planned Unit Development to the 
Zoning Commission. An applicant whose Planned Unit Development 
has been approved by the Zoning Commission may, pursuant to Para
graph 7501.4 of the Zoning Regulations, f i l e for "further process*: 
ing" of the Planned Unit Development before the Board of Zoning 
Adjustment. Pursuant to Subparagraph 7501.53 of the Zoning Regu
la t i o n s , a l l conditions imposed by the Zoning Commission or the 
the Board of Zoning Adjustment, including those the performance of 
which are conditions precedent to the issuance of any permit nece
ssary for the development of any part of the entire s i t e , including 
compliance with the requirements of t h i s Sectional Development Plan, 
s h a l l run with the land and s h a l l not lapse or be waived as a r e 
su l t of any subsequent change i n the tenancy or ownership of any or 
a l l of said area. Such conditions s h a l l be a part of any c e r t i f i 
cate of occupancy issued for any use or structure i n such develop
ment. 

830.00 Amendments to Zoning I n Sectional Development Plan Areas. Pursuant 
to proposed, amended Subparagraph 7502.61 of the Zoning Regulations, 
amendments to zoning i n a Sectional Development Plan area may be 
proposed by the Zoning Commission, the National Capital Planning 
Commission, the Redevelopment Land Agency, the National Capital 
Housing Authority or any other department of the Government of the 
D i s t r i c t of Columbia or of the Federal Government or by the owner of 
property for which amendments s h a l l include a detailed statement 
explaining the impact of the proposed amendment upon the Sectional 
Development Plan. (See recommended zoning text changes Section 700. 
00 of t h i s Plan.) 

840.00 Pursuant to Public Law 808, 8 l s t Congress; D.C. Code 5 -801 , 64 Stat. 
903 (Appendix J to the Zoning Regulations) before any permit for the 
construction, a l t e r a t i o n , reconstruction, or razing of any building 
within the Old Georgetown Historic D i s t r i c t (the D i s t r i c t includes 
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the entire Plan Area) I s Issued, the Council of the D i s t r i c t of 
Columbia s h a l l r e f e r the plans to the National Conmlssion of Fine 
Arts for a report as to the exterior architectural features, 
height, appearance, color, and texture of the materials of exterior 
construction which are subject to public view. 

840.10 The Subarea Design Requirements are appropriate for use by the 
National Commission of Fine Arts i n i t s architectural review, 
pursuant to Paragraph 7513.1 of the Zoning Regulations, of plans 
for any building or structure i n the Plan Area. 

850.00 Pursuant to D i s t r i c t of Columbia Regulation 73-25; Section 109.10 
of the Building Code of the D i s t r i c t of Columbia, no permit to 
demolish or a l t e r the exterior of a building, structure or place 
located within the Old Georgetown Historic D i s t r i c t s h a l l be 
Issued without compliance with the requirement of t h i s regulation 
which provides for review of the permit application by the D i s t r i c t 
of Columbia Professional Review Committee for nominations to the 
National Register of Historic Places. 
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