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MEMORANDUM 

TO: 

FROM: 

Uistnct of Columbia Board of Zomng AdJustment 

M-¥ephen J Mordfin, AICP, Case Manager 

DATE: 

~ v~~el Lawson, Associate Drrector Development Revtew 

November 27, 2012 BOARD Of'ZOOINGADitiSTMENT 
Olstrltt ot'Colamllla 

SUBJECT: BZA Case 18453, 1728 14th Street, N W CASE NO.. I !'1..£4 

I. OFFICE OF PLANNING RECOMMENDATION 

The Office ofPlannmg (OP) recommends approval of the followmg vanance rehef 

• § 2101 1, Parking (56 spaces reqmred, 4 proposed), 

• § 2201 1, Loadmg (two 30-foot berths requtred, one 30-foot berth proposed), and 

• § 2201 1, Loadmg (one dehvery space requtred, none proposed), and 

OP recommends approval of the followmg special exception rehef 

• § 411 5, Roof Structures (one height permitted, two proposed) 

~1 
I 

The applicant requested the maximum relief necessary to accommodate any of the three separate 
development scenanos, Impacted by the uses whtch grant dtfferent bonus FAR densities under the ARTS 
Overlay Rehef ts not requested that would allow bonus density wtthout providmg the associated required 
use 

II. LOCATION AND SITE DESCRIPTION 

Address 1728 14th Street, N W 

Legal Descnptton Square 207, Lot 120 

Ward 2 

Lot Charactensttcs Level rectangular lot wtth rear alley access 

Zomng C-3-A Medmm Bulk MaJor Busmess and Employment Center 

ARTS Overlay Uptown Arts-Mtxed Use Overlay Dtstnct 

Extstmg Development Two-story non-contnbutmg warehouse buddmg 

Htstonc Dtstnct Greater Fourteenth Street 

AdJacent Properties North Three-story commerctal butldmg 

South Two-story commerctal butldmg 

East Across 14th Street, two-story row houses 

West Across public alley, row houses and apartment buildmgs 

Surroundmg Neighborhood Commercial dtstrtct along the west stde of 14th Street, wtth apartment and 
Character row houses to the east and west 
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ill. APPLICATION IN BRIEF 
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The applicant proposes to convert an existing two-story warehouse building into a four-story mixed use 
bmldmg, proposmg three different development scenanos. Ground floor retail would be provided under each 
scenario, wtth the second floor to be developed as etther retail or office space Under each scen~no the thtrd 
and fourth floors would be developed wtth varymg amounts of office space The applicant has t;equested the 
maxtmum amount of relief necessary to permit the construction of any of the three scenanos, without havmg 
to return to the Board The applicant proposes to secure tenants for the buildmg prior to construction, which 
would affect the budd out of the buddmg and the amount of relief needed. 

The followmg table briefly describes each scenano 

ScenanoOne S~enario Two Scenario Thr:ee 
Commercial GYA - 6,506 SF 6,506 SF 13,595 SF 
OfficeGFA 18,760 SF Z2,260 SF 15,171 SF 
TOTALGFA 23,350 SF 28,766 SF 28,766 SF 
Parkin2 Required 39 spaces 45 spaces 56 spaces 
Loading Required 1-30 berth 2-30 berth 1-30 berth 

1-100 SF platform 2-100 SF platforms 1-100 SF platform 
1-service delivery space 

Roof Structure two varymg heights two varymg heights two varymg hetghts 

Under each scenano tenant access to the roof above the fourth floor ts proposed, with the need to provide 
both stairwell and elevator enclosures on the roof. The proposed statrwell would be 9 66 feet m height and 
the elevator enclosure would be 14 33 feet m height, a dtfference of 4 67 feet The applicant requests special 
exceptiOn relief to permtt a roof structure of two dtfferent hetghts 

Each scenario would be m conformance wtth the ARTS Overlay Dtstnct 

IV. ZONING REQUIREMENTS and REQUESTED RELIEF 
ARTS/C-3-A Zone RegulatiOn Existing Proposed Relief 

Hetght § 1902 1 75ft max 23ft 57ft None reqmred 

Floor Area Ratto§ 2 5 non-restdenttal, 1 07 3 43 max None reqmred 
1904 1 4 50 total1 

Rear Yard§ 774 119ft mm 192ft 192ft. None reqmred 

Parkmg § 2101 56 spaces mm. 4 spaces 4 spaces Reqmred 

Loadmg § 2201 2-30ft berths 1-30ft berth 1-30 ft berth Reqmred 

2-100 SF platforms 1-100 SF 1-100 SF platform Requtred 

I delivery space platform No delivery space Reqmred 
No delivery 

space 

1 Bonus GF A may be used pursuant to Chapter 19 of the Zonmg Regulations to achieve a maximum FAR of 4 5 
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V. OFFICE OF PLANNING ANALYSIS 

a. Variance Relief from§ 2101.1, Parking 

i. Exceptional Situation Resulting in a Practical Difficulty 
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The applicant proposes to retam the extstmg structure, which has no below grade parking or 
loadmg. Construdion of parkmg and loading below the budding ts not posstble due to the 
location of the extsting steel columns and footmgs supportmg the building, wtthout the 
removal of the buildmg. Even if the extstmg buildmg were to be removed and a new one 
constructed m Its place, a five-level below grade garage would be requtred m order to 
provide 56 parking spaces for a four-story building Construction of such a garage would be 
htghly meffictent and result m a practical difficulty. 

ii. No Substantial Detriment to the Public Good 
The subJed property is well-served by a variety of transportation options. It 1s located less 
than one-half mile from the U Street/Cardozo Metrorail station on the GreenN ellow Line 
and 14th Street ts served by one Crrculator and three Metrobus routes The stte has a transtt 
score of90 (Rider's ParadiSe) and a walk score of98 (Walker's Paradise) from 
walkscore com Bikeshare and Zipcar facilities are located nearby, reducing the need for off­
street parkmg and ensurmg that the parking demand generated by thts development would 
not be overwhelm the surroundmg neighborhood Most neighborhood streets are metered or 
have RPP restrictions, limiting the abihty of employees to park on the street. 

iii. No Substantial Harm to the Zoning Regulations 
The stte ts well served by a vanety of transportation options reducmg dependence on the 
automobile and the need for off-street parking. It is well served by pubhc transportation and 
other forms of transportation, includmg Zipcar and Bikeshare A ten-space btcycle room 
would be provtded and OP encourages the applicant to provtde showers and changmg 
factlittes to further mttlgate Impacts. 

b Variance Relief from§ 2201.1, Loading 

i. Exceptional Situation Resulting in a Practical Difficulty 
The existing building was constructed with one loading berth and platform A below-grade 
garage cannot be construded to accommodate addtttonal loadmg facthties because of the 
configuration of the extstmg building, which the applicant proposes to retain Provision of 
loading facthtles wtthm the buddmg and on the first floor would only serve to elimmate 
ground floor retail or ground level parking in favor of loading facihties 

ii. No Substantial Detriment to the Public Good 
A second loadmg berth and loadmg platform, and a service debvery space, are required for 
the proposed office space under one of the scenanos, and would be sufficient to serve more 
than twice as much office space as is proposed by the apphcant, as defined by the Zonmg 
Regulations. The maximum proposed amount of office space is only slightly over the 
minimum threshold for the provision for the requirement to provtde loadmg facilities for 
office space The loading space would be accesstble to both the retail and office uses A 
loading coordmator would schedule and coordinate loading and delivery opera.ttons. 
Therefore, sharmg of the loadmg facdtty should not result m a detriment to the pubhc good 
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iii. No Substantial Harm to the Zoning Regulations 
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One loadmg berth and one loading space would be suffictent to accommodate the uses of the 
buildmg The loading space and platform would be available to be shared wtthin the 
bmldmg to satisfy the loadmg needs of the buildmg. 

c. Special Exception Relief pursuant to § 411.11, Roof Structures 

i. Is the proposal in harmony with the general purpose and intent of the Zoning 
Regulations and Zoning Maps? 

The proposal to provtde two roof structures of unequal height would allow the applicant to 
provide a screen wall at a hetght lower than the elevator ovemde The height of the screen 
wall could be mcreased to match the height of the elevator ovemde, but this would serve to 
increase the visibihty of the roof structure from the street and increase the appearance of 
bulk on the roof of this butldmg Without providmg additional screemng of rooftop structures. 

ii. Would the proposal appear to tend to affect adversely, the use of neighboring 
property? 

The lower height of the roof structure surrounding the mechanical equipment and the 
stairwell on the roof would not tend to adversely affect the use of neighboring property as Its 
lower height would be less vtstble than tfthe hetght were to be mcreased to match that of the 
elevator override. 

The Histonc Preservation Review Board (HPRB), at rts meetmg of July 26, 2012, approved the general 
concept as compatible wtth the 14th Street Htstoric District HPRB has not yet reviewed the roof 
structure proposal 

VI. COMMENTS OF OTHER DISTRICT AGENCIES 

No comments were received from other Distnct agencies. 

VII. COMMUNITY COMMENTS 

ANC 2F revtewed the application at Its regularly scheduled meeting ofNovember 7, 2012 
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