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TO: ~Istnct of Columbia Board of Zomng Adjustment 

FROM: ennifer Steingasser, Deputy Director 

DATE: September 15,2009 

SUBJECT: BZA Application No 17964 - Emory Umted Methodist Church 
Square 2940, Lots 801, 802, 808 & 813 

I. RECOMMENDATION 

The Office of Planning recommends approval of the requested V@.fiance rehef from the followmg 
1. Section 770.1 - Height Requrrement· to permit a height of 63 feet where 50 feet is the 

maximum allowed 
2. Section 771 2 - FAR requirement· to permit 2 97 FAR where 2 5 FAR is the maximum 

allowed 
3 Section 772 1 - Lot occupancy requirement to permit an mcrease to 67% where a maximum 

of 60% IS allowed. 
4 Section 2201 1 -to allow a reduction m the required loadmg facilities to provide 2, 30-foot 

loadmg berths; and 
5 Section 770 6 - the roof structure reqmrements of 

a Section 411 3 and 411 11 to allow multiple roof structures without one enclosure, 
and for 

b A penthouse not meeting the mimmum setback required at 6 feet 6 mches, and 4 feet 
7 mches IS prov1ded 

A request for special exception rehef from Section 770 6 was submitted by the applicant However, OP 
analyzed the request as vanance rehef for reasons descnbed m our report 

II. APPLICATION-IN-BRIEF 

Location: 

Applicant: 
Zoning: 
Development: 

Relief Sought: 

6100-6120 Georgia Avenue, NW 
Square 2940, Lots 801, 802, 808 & 813 
Ward 4, ANC 4A 
Emory Umted Methodist Church 
C-2-A 
Construction of a mixed-use butldmg contammg a church, office, retail, 
residential and recreation uses 
The applicant applied for the followmg vanance and special exception relief 
• Height Requrrement of Section 770 1, 
• Floor Area Ratto requirement of Section 771 2, 
• Lot occupancy requirement of Section 772 1, and 
• Loadmg requirement of Section 2201 1 
• Special Exception relief from the roof structure reqmrements of 

BOARD OF ZONING ADJUSTMENT o Section 411 11 to allow multiple roof structures, and from 
District of Columbia~ o Section 770 6 for a penthouse not meetmg the m1mmum setback 

11 0 £ requirement The latter IS analyzed. as vartance rehef for reasons 
CASE NO. L f;:. - subsequently discussed 

EXHIBIT NO."--.::::;:J,;;..~--IIiiiiiiiiiD 
Board of Zoning Adjustment

District of Columbia
CASE NO. 17964
EXHIBIT NO. 22
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III. SITE AND AREA DESCRIPTION 
The subJect property ts located on the west stde of Georgta A venue, NW between Quackenbos and 
Rittenhouse Streets The development stte consists of four lots (Lots 801, 802, 808 & 813) and Lot 802 IS 

Improved w1th the eXIsting two-story church facility and a portion of the 20-space accessory parkmg lot 
The other portion of the parkmg lot IS located on Lot 801 together w1th a 1-story buddmg. The 
northermnost lot (Lot 813) IS developed with a frame and brick building which house the church offices 
The southernmost lot (Lot 808) ts undeveloped (vacant) All lots are bounded on the west by a portmn of 
Old Pmey Branch Road, which separates the lots from Fort Stevens The ex1stmg church bmldmg and 
s1te are constdered h1stoncally stgmficant and eligtble for landmarkmg. Preservation of the berm would 
retam a sense of the hillside and complements the v1ewshed as one travels from the north This supports 
the 'church on the hill' viston as encouraged by Histone Preservation staff 

A mix of retad and residential uses are located to the north and south of the property Oppostte the site, 
across Georgia A venue are s1mdar type uses under C-2-A zomng 

IV. PROJECT DESCRIPTION 
The appbcant proposes to consolidate the four lots (Lots 801, 802, 808 & 813) for a total of 48,318 square 
feet in order to construct a 5 to 6 story mixed-use buildmg around the extstmg church The development 
would mclude 

• Retention of the church structure and Its expansion to seat 500 (current seat capacity at 376 seats), 
• assoctated offices, 
• two retad spaces on Georgta A venue, 
• a 67 unit housmg factlity (51 semor and 16 affordable rental), 
• a 24 untt transitional housmg facthty for farnthes, 
• a gymnasmm, and 
• two levels of parttally boned parkmg for 97 cars, wtth btcycle parkmg on each level. 

Relevant proJect data can be found in the table below 

Section Item Regulation Existing Addition Total/ Proposed Relief 

700 

771 

772 

22011 

2101 

Buildin2 
StteArea nla 48,318 sf nla 
Hetght SO' 40ft 61 ft 4" (Bldg A) 63 ft4ms Requested 

63 ft 4" (Bldg B) Vartance Reher 

FAR 2 Smax total 0 12 2 25 res 297 Requested 
2 S max res 5,872 sf (108,543 07 sf) 143,176 90 sf Vanance Reltef 
l 5 max other 072comm 

(35,016 44 sf}_ 
LotOcc 600/o 12% SS% 67% Requested 

28,990 80sf S,872sf 26,575 sf 32,373 06sr Variance Reher 
Loadmg l @30 feet (retatl) N/A 2@30 ft deep 2 @ 30 ft deep (loadmg Requested 

l @55 feet (restdenttal) (loadmg berths) berths) variance Reiter 
l platform @ I 00 sf (retail) 2@125 sf(platforms) 2@125 sf (platforms) 
Servtce dehvery 1@20 ft 
(restdenttal 

Parkmg >3,000 sf, l/300 sf(comm) 20 97 (proposed) 97 (total proposed) Conformmg 
I to 6 semor housmg (ex1stmg) 82 (requtred) 82 (total reqmred) 
I to 2 affordable housmg 

- -

Normally, a proJect requmng such extenstve rehef would be expected to be rev1ewed by the Zomng 
Commtsston as a Planned Umt Development (PUD) In th1s case, the proposal IS withm the hmits 
anticipated wtthm this zone for a site such as this, the proJect contams Important amemttes, and the 
apphcant has been workmg With the Office of Historic Preservation withm OP to address cntJcal buddmg 
design and stte plannmg Issues. Therefore, smce all of the Issues normally assessed m a PUD are being 
addressed in this proposal, OP does not obJect to the vartance process. 



BZA ApplicatiOn No 17964 Emory Umted Methodtst Church Page 3 of6 

V. ANALYSIS 
The subject property 1s zoned C-2-A The C-2-A dtstnct "ts destgned to provide facthties for shoppmg 
and business needs, housing, and mtxed uses for large segments of the District of Columbia outside ofthe 
central core" (11 DCMR §720 2) As indtcated by the table above, the applicant has requested several 
area variances which must satisfy the three variance tests of§ 3103 of the Zoning Regulations, including 

1) Is the property umque due to. 
• Exceptional narrowness, shallowness, or shape at time of ongmal zomng regulation adoption, 
• Exceptional topographical conditions, or 
• Other extraordmary or exceptional situation? 

2) Does the umqueness, m combmatton wtth the zonmg regulations result m peculiar and 
exceptional practical dtfficultles to the owner? 

3) Does the vanance substantially tmpatrthe mtent purpose and mtegnty ofthe zone plan? 

Uniqueness 
The subject property's umqueness is dertved from Its dtstmct topography due to the site's htstoncal 
association with Fort Stevens Specifically, the existmg church structure sits on a 14-foot high berm 
which ts considered a remnant of Fort Stevens accordmg to OP's HIStone Preservation staff. Thts berm 
elevates the land well above Georgta A venue and Quackenbos Street at the south Therefore, the 
combmatmn of the topography, the preservation of the existmg church structure, and the destre to 
mtegrate the eXJstmg structure mto the new construction create a umque condition of the property 

Variance to § 700- Height 
Peculiar and Exceptional Practical Difficulty 
The combmatlon of the topography and histone stgmficance of the property creates practical dtfficultles 
for the apphcant m developmg the stte m furtherance of the church's mtsston The church butldmg most 
likely would have to be demohshed and/or the site would have to be extensiVely excavated to provide the 
requtred on-stte park.mg below grade, or to provtde the addtttonal floors no taller than the eXIsting church 

Further, the restdentlal buddmg addrtton must be attached to the extstmg buddmg to create only one 
prmctpal bmldmg on the stte The seemless connection was destgned between old and new to meet thts 
requirement between the church's ground floor level and the addition 

Smce neither extensive excavation nor demohtton of the church is posstble, the site's topography creates 
practical dd'ficulttes for any new buddmg on the stte wtthm the permitted SO-foot hetght of the zone. 

Intent. Purpose and Integrity of the Zone Plan 
The requested vanance will not Impair the mtent, purpose and mtegnty of the Zone Plan The stte's 
htstonc stgntficance would not permit extensiVe excavatiOn to provtde two addttmnal floors below grade. 
The mcrease m hetght ts a result of balancing mimmal excavation of the berm wtth the new building 
attachment to the mam church m conformance wtth Section 25 17 1. The perceived hetght of the new 
butldmg would be lower than what ts permitted by zonmg and the 1910 Hetght Act 

Variance to§§ 771- FAR 
Peculiar and Exceptional Practical Dtfficulty 
The difference between the allowed FAR and the requested mcrease (0.5 or 24,156 square feet) ts 
attnbuted to the parkmg floor plates on two levels (28, 515 square feet) above grade Typically parkmg 
could be located enttrely below grade or as a surface lot, which would not affect the FAR calculation 
However, extensive excavation on the stte to provtde floors well below grade ts not preferred due Its 
htstonc relattonshtp to Fort Stevens. In addttton, surface parkmg could not be accommodated due to the 
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requrrements of the proposed uses Therefore, the mabtllty to locate floors below grade and the retention 
of the htstoric church structure create practical dtfficulty in adhering to the allowable FAR 

Intent Pur_pose and Integrity of the Zone Plan 
The requested mcrease does not add useable residential space Due to the slope and the presence of the 
htstortc buildmg, the new construction would generally be perceived to be m hne wtth the anticipated 
bulk permitted on thts large stte The 'hew construction IS set back from the street and other existing 
restdences, so there should be mmimaltmpact on netghbormg propertles. 

Variance to §772 - Lot Occupancy 
Peculiar and Exceptional Practical Difficulty 
The site plan mdicates that the restdenttal floors would not exceed the 60% lot occupancy but that the 
mixed use floors would have a lot occupancy up to 68%. The submttted plan shows that the mcrease m 
lot occupancy is attributed to the larger floor plates of the first and second floors where the new senior 
restdenttal portion and church butldmg would be attached to create one buddmg 

Intent. Purpose and !fltegnty of the Zone Plan 
The mtent of the lot occupancy requrrement ts to ensure the provision of open space, and of light and air 
to the proJect and to surroundmg, extstmg development Thts IS adequately met by the proposal's 
mclus10n of a 3,500 square foot courtyard between the church and the senior housmg units, the separation 
between the new constructlon and other development m the area, and the provtsion of large outdoor 
recreation areas Further, the destre to meet the requirement of one prmctpal buddmg on the stte m 
conformance wtth Section 2517 of the regulations mcreases the stze of the floor plates in the frrst and 
second floors, unhke the residential thrrd and fourth floors whtch meet the lot occupancy requrrements 

Variance from 2201.1- Loading 
Regulations reqwre that the proJect provides one 55-foot loadmg berth, one 30-foot loadmg berth, one 20-
foot loading berth, and two loadmg platforms The proJect instead provtdes two, 30-foot loadmg berths 
wtth access off Old Pmey Branch Road. 

Peculiar and ExceptiOnal Practical Difficulty 
Based on the applicant's stte study, the topography determmed where the loadmg could be efficiently 
located wtthout extensive excavation of the berm, and the narrow road width would affect the abtllty to 
accommodate a turnmg radms for a 55-foot trailer The transitional and semor housmg ts not expected to 
generate a need for large trucks reqmring a 55-foot loadmg berth Similarly, the small retail spaces are 
not expected to generate dellvenes requmng multiple berths and loadmg platforms. 

Intent. Purpose and Integnty of the Zone Plan 
The mtegnty of the regulations would not be Impaired The reduction m the size from 55 to 30 should not 
encourage on-street loadmg and tt would be sttll provtded on-stte The loadmg facility would be 
sufficient to service smaller st~d umts, both semor and transitional umts, whtch would not have 
excessive furniture needs The loadmg facilities would be shared and managed by property management 
to further mmtmtze potentialtmpacts 

Variance to §§ 770.6 and 411 - Roof Structure Setback 
The location of roof structures in the commercial dtstrtcts are pnmartly regulated by the requtrements of 
§§ 770 6 and 411 whtch states that 
"(a) tt shall meet the requrrements of§ 411 and 
(b) It shall be set back from all extenor walls a dtstance at least equal to Its hetght above the roof upon 
whtch 1t ts located " 
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In thts case, the roof structure does not meet the one-to-one setback ratio as reqUired from the extenor 
walls on the south wmg where he elevator core and statrs are located so rehef ts requtred. 
Section 4II II states, m part, 

" the Board of Zomng Adjustment shall be empowered to approve, as a spectal exception under 
§31 04, the location, destgn, number, and all other aspects of such structure regulated under 
§§411.3 through 411.6, even if such structures do not meet the normal setback reqUirements of 
§§400 7, 530.4, 630 4, 770 6, 840.3, or 930 3 . " 

The sections subject to the spectal exception allowance, §§411 3 through 411 6, do not regulate setback 
Rather, the sections govermng setback are referenced m §411.2. Because that section IS specifically 
omttted, setbacks are not modifiable by special exception The Office of Plannmg has recommended 
such revtew m recent cases before the Board mcludmg BZA#17719, and BZA #17809 The Office of 
Plannmg, therefore, recommends that the BZA revtew the requested rehef as a variance. 

Pecuhar and Exceptional Practical Difficulty 
The retention of the church and the attempt to provtde elevator access for both the addttion and the church 
presents a practical dtfficulty for effie tent destgn The location of the access core, mcluding elevator and 
stairs servmg both the south wmg (transitional housmg) addttion and the church provides a more effictent 
destgn m providing access to this portion of the facthty Locating the new penthouse towards the center 
of the roof of the south addttlon would mcrease the penthouse vtstbthty from Georgta A venue and would 
also be contrary to the Histone Preservation staff's reqUirement Because of thts, the locatton of the 
access penthouse is hmtted and must be located to the edges of the south portion of the buildmg as 
submitted m the roof plan 

Intent. Purpose and Integrity of the Zone Plan 
The rehef can be granted wtthout detnment to the pubhc good or the mtent, purpose and mtegnty of the 
Zoning Regulations While the mechanical penthouse would not meet the one-to-one setback requirement 
at all edges, the subject edges are at the mtenor of the development wtth reduced vtstbthty from Georgta 
Avenue, and the setback requrrement would be met from all perimeter butldmg facades The reduced 
visibility from prominent areas ts an attempt to exerctse a reasonable degree of architectural control over 
the housmg for the mechanical eqUipment as mtended by § 411 11 

Special Exception Relief- Roof Structure Enclosures 
Section 411.3 requtres that all penthouses and mechanical structures be placed m one enclosure, but 
Section 411 11 provides for special exception rehef from this requrrement, tf this requtrement ts 
tmpracttcable because of operatmg dtfficultles or other condtttons relatmg to the butldmg 

Sectton 3104 
Spec tal exception rehef would not tend to adversely affect the use of netghbormg properties or Impair the 
general mtent and purpose of the Zonmg Regulations and Map, mcludmg Sectton 411.11, whtch 
anttctpates the exerctse of a reasonable degree of architectural control upon roof structures 

The bUIIdmg's penthouse structures emerge at dtfferent locations on the roof Thts is in keeping wtth the 
separate functions of each sectton of the addition and the church butldmg, whtch has a dtfferent roof at a 
lower level A smgle enclosure would mcrease the ''vtsual" massmg of the butldmg and would not be m 
harmony wtth the church budding and the htstonc character of the square The regulations are mtended to 
mimmtze the viSibthty of the rooftop structures whtch the proposal accomplishes. 
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VI. AGENCY REPORTS 
District Department of Transportation 
The Dtstnct Department of TransportatiOn's report wdl be submttted under separate cover. 

Historic Preservation: Comments 
The stte has not been landmarked but staff of the Htstonc Preservatton Office of OP has recogniZed Its 
htstoncal significance due to tts role in the Civil War RecogniZing that the site ts not landmarked, OP 
commends the extensive collaboration of the applicant's team wtth Htstonc Preservation staff whtch ts 
sattsfied with the stte's overall concept for development 

In OP's most recent dtscuss1on w1th Htstonc Preservation staff, relatively mmor destgn adjustments were 
suggested to better acknowledge this site's vtsual significance, uniqueness, and htstonc impact 

• Massing With regards to the long wing ofbudding behmd the church structure, some addttional 
massmg arttculatton or vtsual separation should be constdered. Thts could constst of a stronger 
visual break such as removal of a portton of the two upper floors between the semor restdenttal 
untts and the transtttonal and rental units It may be that thts massmg art1culat10n may be of 
more benefit than some of the fa~ade treatment arttculatton shown m the most recent drawmgs. 

• Reassessing the street frontage to further highlight the visual significance of the church: 
Retaining a sense of the hillstde will complement the viewshed as one travels from the north, and 
supports the 'church on the hdl' vtston as reiterated dunng discusstons with HP This could 
include 

• Adoptmg a more "classtcal" fa~ade treatment for the retail/ office space on etther stde of 
the openmg for the church entrance - not nonnally suggested, but in thts case it might 
provtde a stronger v1sual "base" that relates to the classtcal church destgn 

• Cuttmg back the buddmg at the street on etther stde of the church's mam entrance to 
v1sually enhance tts significance This could likely be accomplished wtth no loss of 
square footage 

• Redes1gn of the office space at the corner to rem force the sense of the slope 

OP forwarded HP's destgn refinement suggestions to the applicant As this is not a landmarked stte, no 
wntten report ts anttctpated from the Htstonc Preservation Review Board, but staff mdtcated a 
willingness to continue dtscusstons with the applicant It is not expected that any further destgn 
refinement would result m changes to or expanston of the requested BZA rehef 

VII. COMMUNITY COMMENTS 
The applicant has mdtcated that the ANC 4A ts m support of the vanance requests The ANC would 
subm1t ts report to the Board The applicant also met wtth the Bnghtwood Ctvtc Assoctatton, whtch 
accordmg to the apphcant, ts also m support of the church's addttton 

VIII. CONCLUSION AND RECOMMENDATION 
The application meets the cntena set forth for both vanance and spec tal exceptton relief for the proposed 
addttion to a noteworthy structure of htstoncal stgntficance Preservmg the church building and tts 
complementary views as one heads north on Georgia A venue makes tt dtfficult to both budd an 
appropnate addttton that provtdes the desrred amemttes The Office of Planmng, therefore, recommends 
approval of the requested rehef to allow construction of the addttton to the church factlity, mcludmg 
affordable semor, rental and transtttonal housing, retail space and a gymnas10m 

JS/kt 


