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Joel Lawson, Assoctate Dtrector Development Review 

DATE: December 13, 2011 

SUBJECT: BZA Case 18291 - 1140 6th Street NE 

I. SUMMARY RECOMMENDATION 

The Office ofPlanmng (OP) does not support vartances requested to further mcrease the allowable 
lot occupancy under§ 401 and to wa1ve the onstte parkmg reqmred under§ 2101 I for a chtld 
development center use for 50 children and 12 staff proposed on the above-referenced property 

OP also thmks the assoctated second-floor additton would requtre rehef from the rear yard setback 
required under § 404.1 and prov1s1ons governmg additions to nonconfonmng structure under § 
2003 I Relief from these provisions is also not supported. The apphcatton d1d not adequately 
explam how these zonmg provisions create a pract1cal difficulty m this case 

Th1s apphcatton ongmally requested spectal exception rehef pursuant to § 205 for the above­
referenced chtld development center use However, smce the application was filed, the Zomng 
Admimstrator deternuned that a chtld development center use 1s allowed as a matter of r1ght under 
§ 330 5 (e) because the extstmg structure on the property has been m contmuous use as a church 
smce its construction The request for the spec tal exception rehef was therefore wtthdrawn 

ll. AREA AND SITE DESCRIPTION 

Address 1140 61
h Street NE 

Legal Descnptton Square 829 Lots 0065 

Ward. 6C 

The subject rectangular mterior lot ts 13,588 square feet (0 31 acre) m 
size and bordered to the east by 6th Street NE and to the north and 

Lot Charactensttcs west by IS 1 0-feet wide The property is also located opposrte 
Orleans Place NE, an mtersectmg one-way street that ex1ts onto 61

h 

Street 

The current two-story Mt Olive Baptist Church that was constructed 
m 1972. It IS c01mected by a narrow open canopy to the one .. story 
"old" church that was ongmally constructed m 1873 then rebutlt m 

Extstmg Development 
1919. A paved drtveway that extends between the butldmgs from the 
6th Street/Orleans Place frontage ends before tt reaches the rear alley. 
A coated six-foot tall metal cham hnk fence wraps around the stde 
and rear yards of the new church bmldmg and there is no parkmg on 
the property (refer to Ftgures I and 2). 
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R-4- child development center uses are allowed as a matter of right 
Zoning: under§ 330.5 (b) when located in buildings that have been in 

continuous use as churches since construction. 

Historic District: None 

Adjacent Properties: 
Two-story one-family row dwellings a long both side 61

h Street and 
across the a lley to the west. 

Surrounding Neighborhood Moderate-scale residential uses. 
Character: 

m. APPLICATION IN BRIEF 

Applicant: Mt. Olive Baptist Church, the owner of record 

Proposal: Renovate the ground floor of the old church building for a child development 
center use and replace its peaked roof with a 51 x 78- foot second floor. 

This new floor would project beyond northern building wall and across the driveway to the new 
church building. The addition wou ld provide the interior recreation space for the child 
development center use and additional church meeting space. The existing driveway would be 
continued to the rear public alley. Parents would then be able to drive into the site from 6'h Street, 
drop-off or pick-up children at the center and the return to 61

h Street via the public alley. 

These buildings have been connected by the canopy since the new church was constructed in 1972. 
Buildings connected in this manner are considered to be a single structure for the purposes of 
zoning. The applicant explained to the Zoning Administrator that, because the periods when the 
"old" and "new" buildings were used as churches overlap, there is no period when one or the other 
was not used as a church. Based in part on this information, the Zoning Administrator determined 
that the proposed child development center use is allowed as a matter of right because this 
"structure" has been in continuous use as a church since construction. Since zoning relief for this 
use was no longer required, the applicant asked to 
withdraw this portion of the appl ication in their Pre­
Hearing Statement dated December 6, 20 11. 

The planned child development center would serve up to 
50 children 6-years old and younger with a staff of 12. 
Submitted plans did not provide the three onsite parking 
spaces required for the 12 staff under § 21 0 1.1 and no 
designated parking area currently exists on the property. 

The existing structure occupies 63% of the Jot whjch 
exceeds the maximum 60% allowed in R-4 under § 
403.2. The projection of the proposed second-floor 
addition would increase this non-conforming aspect of 
the property to 73%, 13% more than the maximum Figure I: Mt. Olive Baptist Church buildings 

allowed. The proposed addition would be set back from 
the rear boundary five feet, less than the 20 feet required under§ 404. 

Relief and Zoning: The revised application still requires variance re lief to e liminate the onsite 
parking requirement, further increase the non-conforming lot occupancy, reduce the rear yard 
setback and to waive cond itions for additions to nonconforming structures. 
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IV. ZONING REQUIREMENTS and REQUESTED RELIEF 

R-5-B District Regulation 
Hetght ( ft ) § 400 40 feet 

Lot Wtdth (ft) § 401 40 feet 

Lot Area (sq ft) § 401 4,000 sq ft 

Floor Area Ratto § 40 I None prescnbed 

Lot Occupancy § 403 60%max 

Rear Yard (ft) § 404 20 feetmm 

Stde Yard (ft) § 405 None prescribed 

Court, Open § 406 10ft (mmtmum) 

Parking§ 2101 I I per 4 employees 
(mm 3 spaces) 

V. OFFICE OF PLANNING ANALYSIS 

Compliance wtth § 3103 2 

Existing Proposed 1 

< 38 feet, I story 38 feet. 2 stones 

136 feet SAME 

13,588 sq ft SAME 

None prescnbed None prescnbed 

63% 73% 

5 feet SAME 

5 feet SAME 

15-19 feet 15 feet 

0 space 0 space 

Page3 

Relief: 
-

None requtred 

None required 

None requrred 

None requtred 

+13% 

-IS feet 

None requtred 

None required 

-3 spaces 

• Umque condztzons or czrcumstances Accordmg to the application the umque condttton ts that 
the old and new church butldmgs are on the same property OP agrees that the extstmg 
butldmg configuration on the lot is a unique condition, but the vartance test 1s that the umque 
condttton results m a practtcal dtfficulty. 

• Exceptzonal practzcal difficulty 
o Lot occupancy The current lot occupancy of 63% exceeds the allowable 60% in the R-4 

district The application stated that the non-conformmg lot occupancy and the structure 
configuration prevent the renovation of the old church butldmg However, structural 
alternations, modernizations and repairs, such as those that mtght be associated wtth a 
maJor rehabtiitatton are allowed to non-conformmg structures under § 2001 2 The 
applicant has not demonstrated that the proposed new/extended uses are so cnttcal to the 
use of the site that a potentially smaller child development center or other use(s) could 
not be accommodated wtthm extstmg first floor and basement of the old church butldmg 

o Parkmg reqUirement The extstmg butldmg figuration does not render the balance of the 
property unusable The 20-foot wide yard between the new buddmg and the alley ts 
sufficient for several parkmg spaces onented perpendicular to, and wtth direct access 
from the alley 

o Rear yard setback requirement Even tf addtttonallot occupancy was approved, the 
apphcatton does not explam why the proposed addttton cannot respect the requtred 20-
foot rear yard setback 

Accordmgly the application failed to establish that the umque configuratiOn of the extstmg 
structure and the current lot occupancy present a practtcal dtfficulty to meetmg the hsted zoning 
prOVISIOnS 2 

1 Based on the architectural plans submttted by the applicant 
2 Grantmg the requested zonmg relief would address the mconststenctes With § 200 I 3 
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• Detriment to the Public Good: There is no indication that constructing an addition that would 
further increase the non-confonning lot occupancy, and replicates the existing non-confonning 
rear yard setback of the old church building would negatively impact the neighboring 
properties. However, not locating the parking required for the proposed use onsite could 
impact the on-street parking resources available nearby during center operating hours. 

• Impair the intent, purpose and integrity of the zone plan as embodied in the Zoning Regulations 
and Map: Since the application did not establish that an existing site condition presents a 
practical difficulty, approving the requested variances would be detrimental to the public good 
because this action would impair the intent, purpose and integrity of the zone plan. 

VI. AGENCY COMMENTS 
In a memorandum to the Board of Zoning Adjustment dated December 12, 2011, the District 
Department of Transportation expressed no objection to the requested parking variance. The 
agency also recommended the provision of alternative parking arrangements or transportation 
demand rnanagemenl (TDM) measures for the use of center staff 

Vll. COMMUNITY COMMENTS 
On November 21 , 20 I I, Advisory Neighborhood Commission (AN C) 6C voted to support this 
application after the applicant addressed the concern about a lack of outdoor play space. 
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