
D1stnct of Columbia~ 
Off1ce of Plann~ T 

MEMORANDUM 

TO: 

FROM: 

DATE: 

Dtstnct of Columbia Board of Zomng Adjustment 

\\tKaren Thomas, Project Manager 

\l' February 15, 2013 

SUBJECT: BZA Case 18503 and 18505 Spring Place NW 

(Square 3186, Lots 0001,0804 and Square 3185, Lots 0052 and 0822, respectively) 

L OFFICE OF PLANNING RECOMMENDATION 

The Office ofPlannmg (OP) recommends approval ofthe requested variance relief as follows 

BZACase# Square (lots) Development Parkin! Spaces Loadin! Facilitie$ 

Required Proposed Required Proposed 

18503 3186 (0001, 0804) 64 apt umts 32 11 1berth@ 55' feet, No loading berth or 

(Butldmg 1) 1 platform @ 200 sf platform 

1 delivery space 1 delivery space 

18505 3185 (0052, 0822) 87 apt umts 44 28 1- 12x55' feet, 1 - 12x30 ft 

(Buddmg2) 1- platform @ 200 sf 1 platform @ 200 sf 

12ft wtde 10 t wtde 

and subject to the followmg condtttons 

• The conditiOns ofthe Transportation Management Plan agreed to by DDOT, 

• The Applicant shall connect thetr stte to the extstmg pedestrian mfrastructure on either Blair Road or Cedar Street 
through an ADA accessible path or sidewalk per DDOT's destgn and engmeenng standards, 

• Loadmg shall be shared between the apartment butldmgs, 

• The apartments shall be serviced by trucks no larger than 30 feet. Due to safety concerns, 1oadmg shall be 
managed by property management to ensure that there are no backmg maneuvers from or to Spnng Place 

• Management shall provtde annual reports to the ANC and DDOT for a penod of two years after completion of the 
project's final phase 

Both applications were filed concurrently and were requested to be heard as one application by the Board Due to 
subsequent findmgs ofthetr engmeermg study, the applicant's stte plan was recently revtsed, mcludmg the removal of 
the 30-foot loadmg berth onginally proposed at the rear ofBuddmg 1 A loadmg berth ts now proposed m Building 2 
across the alley 

* 
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ll. LOCATION AND SITE DESCRIPTION 

Address Spring Place - Legal address not currently assigned. 

Legal Description Square 3186, Lots 000 I and 0804 ( 18503) and Square 3185, Lots 0052 and 0822 
(I 8505) 

Ward/ ANC 4 / ANC 4B01 

Existing development The vacant lots of the parcel proposed for building I comprise 24,504 square feet 
and lot Characteristics in land area and combined are triangular in shape, with a steep slope from the north 

end of the property to the southern lot line. 

The lots proposed for building 2 are currently developed with vehicle repair shops 
and services and comprise 26,718 square feet in land area combined. 

Zoning C-2-A - Permits matter-of-right low density development, including, housing to 
maximum lot occupancy of 60% and I 00% for all other uses. A maximum FAR of 
2.5 for residential use and 1.5 FAR for other permitted uses, and a maximum 
height of fifty (50) feet. 

Historic District Takoma Park Historic District 

Adjacent properties and The lots are bound by Spring Place to the south, and the Metro and railroad track 
surrounding character rights-of-way are on the north. Across Spring Place are apartment bui ldings in the 

C-2-A district; and rail road and Metro rights-of-way to the north. The property is 
within the Takoma Park Historic District which also includes low density, 
detached, single-family homes. Homes which front on Chestnut Street to the 
northwest of the property and Square 3185 are representative of residences with in 
this district. 

LOCATION and SITE PLAN 
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lll. APPLICATION IN BRIEF 

The concurrent applicatiOns filed by Keystar Spnng Place LLC represent the proposed development of 
• An 87-unit buildmg addressed under apphcat10n BZA 18505 (Budding 2), and 
• A 64-unit apartment butlding addressed under appltcatton 1 8503 (Butldmg 1) 

To facilitate the development as proposed, the applicant requests vanance rehefto reduce 
• the number of requrred parkmg spaces, and 
• the loadmg berth and platform reqUirements under subsectiOn 2201.1 of the Zomng Regulations, 

as noted m the tables below 

IV. ZONING REQUIREMENTS and REQUESTED RELIEF 

BZA 18503 
C-2-A Zone Regulation Existmg 

-

Hetght § 400 50ft max NIA 

Floor Area Ratto § 2 5 residential 3 0 wtth IZ N/A 
402 

Lot Occupancy § 403 60% max (res) 75% wtth IZ N/A 
Parkmg § 2101 1 per 2 umts = 32 spaces N/A 

Loadmg § 2201 1 1@55' NIA 

1@ 200 sf(12' wtde) 

BZA 18505 
-

C-2-A Zone Regulation Existing 

Hetght § 400 50ft max N/A 
-

Floor Area Ratto § 402 2 5 restdenttal (3 wtth IZ) NIA 

Lot Occupancy § 403 60% max (res) (75% N/A 
wtthiZ) 

Parking§ 2IOI 1 per 2 umts = 44 spaces N/A 

Loadmg § 220l.I I@ 55' N/A 
I@ 200 sf(l2' wide) 

V. OFFICE OF PLANNING ANALYSIS 

a. Variance Relief from§ 2101.1 

i. Exceptional Situation Resulting in a Practical Difficulty 

Proposed Relief 

49ft None requrred 

222 None requrred 

50% None requrred 

11 Variance 
required 

None proposed Variance 

1@200 sf(10' Wide) required 

Proposed Relief 

49ft None required 

2 87 None requrred 

7I4% None requrred 

28 Variance 
required 

1@30' Variance 

1@200 sf(IO' wide) required 
-

The lots proposed for development are encumbered by a number of factors which create an exceptional Situation m 
the provtston of the requtred number ofparkmg spaces, both below and above grade The extstmg topography, the 
"zone of influence" attnbuted to the CSX rail nghts-of-way~ the eXIstence of a 36" water mam traversmg the lot 
withm Square 3186, all m combmation with both properties' Irregular shapes, place limitatiOns on the developer's 
abthty to provide the 76 (combmed) required spaces without losmg valuable area to be devoted to the provision of 
housmg 

ii. No Substantial Detriment to the Public Good 
No substantial detriment to the pubhc good Is antiCipated by the requested reduction m the number of required 
parkmg spaces, smce the development's location offers seamless transportation access to Metrorail at 500 feet from 
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the Site, the well-used Metropolitan Branch bike trail (m front of the property), as well as bemg withm walkmg 
distance to several bus hnes, whtch use the Metro statton as a transfer point for service in both the Distnct and 
Maryland. Reduced parkmg would facthtate unbundlmg of the parkmg wtth the untts, enhancmg the rental umts' 
affordabihty to restden~s who may not own a vehtcle 

iu. No Substantial Harm to the Zoning Regulations 
The requested reductiOn ts in harmony with the intent of the regulations, whtch recogmzes development m the 
proxnmty of Metro stations. It would allow for the f:levelopment of additional housmg umts m a netghborhood with 
access to a variety of transportation modes As previously stated, the available transit facilities within walking 
distance of the apartment buddmg would reduce some of the on-street parkmg demand that may be created by some 
VISitors of the butldmg Therefore, OP does not perceive harm to the mtent of the Zone Plan or Map or any adverse 
tmpact on the neighborhood due to overflow parkmg on netghborhood streets 

b. Vanance Relief from§ 2201.1 

i. Exceptional Situation Resulting in a Practical Difficulty 
The parcel's exceptional condition, cited above, creates a practical difficulty for the apphcant m providmg the 
reqmred area for the loadmg berth and platform on this lot AdditiOnal engmeermg studies recently revealed 
problems associated With the topography and the CSX and Metro's nght-of-ways for the lots m Square 3816 (BZA 
18503), whtch caused the apphcant to rearrange the previOusly subm1tted stte plan, mcludmg removal of the 
proposed loading berth 

The loadmg berth would now be located m Butldmg 2's development, where the development plan has been revtsed 
to accommodate the loading A 10'x20' dehvery space is now proposed for Buildmg 1 (BZA 18503) Presumably, a 
Assummg bmldmg 1 ts constructed first, loadmg would occur from the pnvate alley or the proposed dehvery 
platform located at the end of the dead-end alley 

ii. No Substantial Detriment to the Public Good 
No detrnnent to the public good is anttctpated as the locattons of the loadmg area are well outstde of the Spring Place 
thoroughfare, away from pedestrian activity As noted m the applicant's transportation study, 80% of the umts will be 
studto and one-bedroom untts, which typically requtre smaller vehtcles for move-ms and outs The loadmg facihttes 
would be shared and managed by property management to further mtmmtze potenttalrmpacts It is also observed that 
similar stzed apartment butldmgs m the liDmedtate neighborhood do not provtde the requrred 55-foot loadmg berths. 

iv. No Substantial Harm to the Zoning Regulations 
The reduction m the size from 55 feet to 30 feet should not encourage on-street loadmg and tt would be sttll provided 
on-site In addition, the reqmrement for a 55-foot loadmg berth IS not based on the size of the umts withm the 
butldmg, but rather the number of umts Withm the butldmg. By lliDitmg the size of the proposed umts to no more than 
two bedrooms, the need for the larger loadmg berth will not be engaged Further, loadmg would be provided wtthm 
the development whtch would be under common management. Loadmg for butldmg 1 would be provided m building 
2 when constructed, or from the dehvery area of butldmg 1, proposed to be located at the end of the dead-end alley, 
adjacent to the Metro/railway nght-of-way 

VI. COMMUNITY COMMENTS 

The community expressed several concerns to DDOT and the apphcant regardmg the potential effects on the 
neighborhood's parkmg supply and the lack ofpedestnan facihttes to access Metro along Spnng and Chestnut Streets 
The ANC on February 5, 2013 voted to support the application subject to conditions outlmed m therr report, which will be 
1ssued under separate cover. 

VII. COMMENTS OF OTHER DISTRICT AGENCIES 

The D1stnct Department of Transportation (DDOT) dtscussed their concerns with OP via phone conversation and ematl 
on February 5, 2013 The mam Issues mcluded 
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• Lack of an ADA pedestrian path to Metro, 

• The proposed truck turnmg movements DDOT would not accept trucks doing back maneuvers mto Spring Place 
due to the btke path that runs along Spnng Place, and 

• Trucks larger than 30 feet servmg the development given the madequate turnmg radms for larger trucks DDOT 
suggests that management require no larger than 30-foot delivery and commercial trash trucks service the site 

DDOT would provide their report under separate cover to the Board and would attend the hearmg to address these 
concerns 

Vlll. CONCLUSION 

The proposal to develop housmg at a Metro location conforms to smart growth and sustainabdity pohcies supported by 
OP In recognition of the concerns expressed by DDOT and the community, OP supports the applicant's request to reduce 
the on-site parkmg supply and the loadmg requrrements, subject to the conditions outlmed m the recommendatiOn of the 
report. 


