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The property LS located at 2200-2202 14th Street and 1405 W Street, NW Washmgton, 
DC 20009 (Square 202) Commumty Three Development, LLC ("Commumty Three") 
intends to combine the adJoining Lots 828, 827 and 33 and construct a new, 18-umt, 
mLXed-use butldtng on the stte whtch now compnses a surface parkmg lot and two-story 
commerctal butldtng. The property LS 4,800 square feet and LS located Ln the ARTS/C-3-A 
District, the Greater U Street Historic DLStnct and the Uptown Arts Overlay Zone. 

2. Proposed Use 

Commumty Three LS proposmg to construct an addttton to an exLStmg commerctal 
butldmg, creatmg a new 18-umt mLXed-use butldtng on the property that contnbutes to 
the neighborhood's economic and aesthettc revttalizatton. The proposed concept 
comprLSes a new quahty buLldtng that LS sensLtLve to the context of the surroundmg 
urban envLronment as well as to the adJacent butldmgs' massmg and detatlmg 

' The property LS bordered by W Street to the south, 14th Street to the east, a 10 foot 
wtde publtc alley to the west and a three-story commerctal butldmg and lot to the north. 
The area m the vtcimty of the property contains residenttal and mLXed-use buildings 
rangmg from two to ten stones. The style of the netghborhood buLldmgs ranges from 
tradLtLonal low-rLSe townhouses and small apartment butldmgs to modern htgh-rise, 
mLXed-use and commerctal butldmgs 

The proposed destgn allows for the creatton of a new mixed-use ensemble, located 
wtthtn walktng dLstance of pubhc transtt and served by exLStmg utLlLtLes and 
infrastructure, with massmg and detatlmg influenced by surroundmg structures. As a 
result of these destgn strategtes, the proJect promotes the creatton of a sensttLve mixed­
use development that wLll contnbute to both the economtc and aesthetLc revLtaltzatLon 
of thLs part of the U Street netghborhood 

The new butldtng takes Lts massmg and character cues from the recent constructLon 
across 14th Street of a new modern mtdrLSe structure adJacent to a smaller low-rLSe 
tradittonal bULldmg. ThLS resultmg destgn LS a clear dLStLnctLon between the new, sLX­
story structure and the two-story exLStmg buLldmg Ln both scale and style The character 
of the 5-story portLon of the bULldmg takes Lts rhythmtc cues from the staccato bay 
rhythm of adJacent apartment bulldmgs accentuated by a tower-esque element at the 
corner of 14th and W Streets. A sLXth story LS recessed on all street and alley sides, 
helpmg to dLmmLSh its vLSualtmpact on the surrounding properttes and lower portions 
of the structure The pnmary entrance to the restdenttal portton of the bULldmg LS 
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located along W Street and the retatl-onented ground floor along 14th Street. At-grade 
garage parkmg LS proposed to be located along the alley frontage to the west wtth a 
nine-foot rear yard between the alley nght-of-way and west building fac;ade. The design 
contains 22,500 total square feet wtth 2,225 square feet on the ground floor dedtcated 
to retatl use 

The proposed destgn allows for the creatton of a new mLXed-use ensemble, located 
wtthm walkmg dLStance of publtc transtt and served by existmg uttltttes and 
infrastructure, wtth massmg and detailing influenced by surroundmg structures. As a 
result of these destgn strategtes, the proJect promotes the creatton of a sensttlve mixed­
use development that wtll contnbute to both the economic and aesthettc revttaLLZatton 
of thLS part of the U Street netghborhood. 

3. Compliance with the D.C. Zoning Regulations 

Sectton 740.4 of the Zonmg Regulations provtdes, "The C-3-A DLStnct permtts medtum 
denstty development wtth a denstty mcenttve for restdentLaL development wtthm a 
general pattern of mLXed-use development " The proposed development faLLs squarely 
withm these parameters. 

As shown tn the attached Zomng Drawmgs ("drawmgs"), the proposed structure wtll be 
66 feet in overall hetght. The maximum allowed for the C-3-A DLStrict per §740.5 of the 
Zomng Regulattons LS 65 feet, however, § §1902 1 and §1909.1(c)(3) for C-3-NARTS 
DLStncts wtll be uttLLZed whtch allow for an addtttonal ten (10) feet m hetght. Sectton 
771.2 limits the floor area ratio ("FAR") for the C-3-A DLStnct to 4.0, however, 
§19091(c)(l) allows for a FAR up to 4 8 under the inclustonary zoning moda.fications. 
Sectton 1904 3 further provtdes an addtttonal 0.5 FAR for butldmgs that mclude 3.0 or 
more FAR devoted to restdenttal use. Commumty Three meets these lnclustonary 
Zomng and restdentLal use requirements as demonstrated by the drawmgs. No side yard 
LS requtred pursuant to §775 5 as the proposed structure LS not a one-famtly detached or 
semi-detached dwelling. 

4. Variance Request 

Commumty Three LS requestmg five (5) area variances pursuant to §3103 2. The 
proposed project wtLL have a Lot occupancy of 92.5% as shown on the drawmgs. Sectton 
772.1 of the Zomng Regulattons sets the maxtmum percentage of Lot occupancy for the 
C-3-A DLStnct at 75%. Due to Commumty Three's provLSton of tnclustonary zomng, 
§§2604.2 and 1909.1(c)(2) aLLow for a modtfted Lot occupancy of 80%. Therefore, 
Commumty Three LS requestmg a vartance under §3103.2 from the designated 80% to 
92.5% to accommodate retatmng porttons of the exLStmg htstonc commerctal butldtng 

Second, §774.1 requtres a rear yard of two and a half (2 lf2) mches per foot of verttcal 
dtstance from the mean finished grade at the middle of the rear of the structure to the 
htghest pOLnt of the mam roof and not less than 12 feet. In the present case, thLS would 
require a rear yard of 13.75 feet. Community Three, therefore, LS requestmg a vanance 
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per §774 2 from the DC Board of Zomng Adjustment ("BZA") for the rear yard setback 
provided of nine (9) feet 

Commumty Three LS requestLng a vanance for a reductton Ln the number of requtred off­
street parkmg reqULrements pursuant to §2108 The schedule provtded Ln §2101.1 calls 
for one (1) off-street space for each two (2) dwelltng umts provided Ln a multiple 
dwelhng. For the development hereLn proposed, thLS would mean that mne (9) off-street 
parkmg spaces would be reqULred However, due to the sLZe constraLnts of the parcel, 
Community Three Lntends to provide three (3) reserved parking spaces whtch it believes 
wtll be sufficLent gtven the proxLmLty of the parcel to publtc transLt 

Finally, Commumty Three LS requestLng a variance from §2215.2 and 2215.4 to allow for 
the provLSLon of two (2) compact parkLng spaces. 

In summary, the proposed project wLll require Commumty Three to apply to the D.C. 
Board of Zomng Adjustment ("BZA" or the "Board") for van.ances from the lot occupancy 
(§772.1), rear yard setback (§774.1), off-street parktng requtrements (§2101.1) and 
parking space size (§2115 2 and §2115.4) for the C-3-A DLStnct. See TABLE ONE below 

T ABL_E 0 A ~ t' A ~ I\,IE: IPPHCan s rea arm [Ice t _eques 'S 

Zoning Standard C-3-A With lnclusionary Proposed 
Requirement Zoning ModirLCation 

(§§2604.2 & 
1909.1(c)(2)) 

§772.1· Lot Occupancy 75% Maxtmum 80% 925% 
§774.1. Rear Yards 13.5 feet --- 9 feet 
§2101.1·0ff-Street Parkmg 9 --- 3 
§2115 2: SLZe of Parktng Spaces 40% compact tf --- 100% of 

2_5+prpvid_ed all 
§2115 4: SLZe of ParkLng Spaces Mtmmum of 5 Ln --- 1 

contLguous 
group 

Wtth respect to vanances, the Board has the power under §8 of the Zomng Act, D.C. 
Official Code §6-41.07(g)(3)(2001) (formerly codified at D.C. Code §5-424 (g)(3) (1994 
Repl)), "[w]here, by reason of excepttonal narrowness, shallowness or shape of a spectfic 
pLece of property at the tLme of the ongtnal adoptLon of the regulattons, or by reason of 
excepttonal topographtcal condLtLons or other extraordtnary or excepttonal sLtuatton or 
conditton of a spectfic piece of property, the strict appltcation of any regulatton adopted 
under D.C. Code §6-641.01 to 6-651.02 would result Ln pecuhar and excepttonal practtcal 
difficulttes to or excepttonal and undue hardshtp upon the owner of the property, to 
authorLZe, upon an appeal relatmg to the property, a vanance from the stnct application 
so as to relieve the dtfficulties or hardshtp; Provtded, that the reltef can be granted 
wLthout substanttal detnment to the publLc good and wLthout substantially tmpainng 
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the Lntent, purpose, and mtegnty of the zone plan as embodted m the Zoning 
Regulations and Map." 

This proviston has three mam tests that must be proved by the Appltcant 

' 
1) The phystcal charactensttcs of the property. 

a. Make Lt dtfficult for the owner to use the property m comphance wtth the 
Zomng RegulatLons (area vanance) - Le shape and SLZe of the property, 
unusual topography or slope, sml problems, etc. 

b. Create fmanctal hardshtp for the owner Ln usmg the property consLStent wtth 
the Zomng Regulanons (use vartance) 

2) Grantlng the appltcattan wtll not be of substanttal detnment to the publtc good - Le. 
traffic, noLSe, lightmg, etc 

3) Grantmg the appltcatLon wtll not be LnconsLStent wtth the generaltntent and purpose 
of the Zomng Regulattons and Map 

Standard of Revtew 

A showmg of "practLcal dtfficulttes" must be made for an area vartance, whLle the more 
dLfficult showing of "undue hardshtp" must be made for a use variance. Palmer v. D.C 
Bd of Zomng Adjustment, 287 A 2d 535 (D.C. 1972). In order to prove "practtcal 
dtfficultLes," an appltcant must demonstrate first, that comphance wtth the area 
restrictton would be unnecessarily burdensome; and, second, that the practical 
difficultLes are umque to the parttcular property. See Gtlmartm v. OtStrtct of Columbta 
Bd of Zomng Adjustment 579 A 2d 1164, 1167 (D.C 1990). 

Prong l(a)- The phystcal characterLSttcs of the property make Lt dtfficult for the owner to 
use the property m compltance wtth the Zomng RegulatLons. 

The property lS sttuated on a corner lot that mdudes a hLStonc commerctal butldmg 
along the northern property lme. The proxLmLty to thlS structure necessitates setbacks 
above the second floor as depLeted on page mne - Butldmg Sedton- of the drawmgs to 
accommodate hLStoric sensLtLVLties. The requested area vanances (for lot occupancy and 
rear yard setback) allow for the property to be developed in an economically feaslble 
manner that gtven the proposed setbacks from thlS histone structure. The Lncreased lot 
occupancy and reduced rear yard allow for the maxtmLZatton of both retaLl and 
restdential contnbuting space withm a transit-nch locale 

As mdicated on the attached Form 135 and pursuant to §3103.2 of the DLStnct of 
Columbta Zomng Ordmance, Commumty Three LS also requestthg parking area variances 
to accommodate the limttattons Lmposed by the wtdth and onentatton of the property. 
The property lS forty feet (40') wLde (northern boundary to southern boundary) along 
the alley frontage Commumty Three, m Lts attempt to provtde the greatest number of 
feasLble, building code-compltant parking spaces, proposes four (4) parkmg spaces, 
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tncluding one (1) accesstble space and three (3) compact car spaces, along the western 
edge of the butldtng that borders the aLLey. The maximum mterior dimenston of the 
garage (clear from the buildmg structure) is 38 feet. ThLS wtdth accommodates a smgle 
accesstble parkmg space (9 feet wtde) and adjacent access aLSLe (5 feet wtde), Leavmg a 
total of 24 feet to accommodate three (3) etght (8) feet-wtde compact car spaces 

This configuratton would requtre further reLLef from the butldtng-code offictal dunng 
butldtng permtt revtew for from the accesstble van space requtrement and alternattvely 
provtde a standard accesstble parking space given the stte constraints, small stze of the 
building and number of total spaces. 

Whtle Commumty Three believes thLS Ls a practtcal request from the building code 
offictal and wtll result Ln an ulttmate total of four (4} off-street parkmg spaces (mcludmg 
one (1) standard accesstble space and Lts adjacent five foot (5') access aLSle and three (3) 
compact car spaces}, Lt LS seekmg an area vanance here from §210L1 to provtde a total 
of three (3} off-street parktng spaces (mcludtng one (1) standard accesstble van space 
and two (2) compact car spaces) Ln the case where reltef from the accesstble van space LS 
not granted by the butldmg code offictal 

Commumty Three LS also requestmg an area vartance from §2215 2 to allow compact 
spaces in a lot less than twenty-five (25) parkmg spaces given the above and the 
limLtations imposed by the width and orientation of the property. 

On April 1, 2009 the BZA voted to grant appltcant JBG's appltcattons for vanance and 
spectal exceptton reltef Ln order to construct a mtxed-use restdenttal and retatl 
development Ln the ARTS/ C-3-A dLStnct. The proposed development Lncluded a request 
for a vanance from the lot occupancy requtrements and vanous spectal excepttons Ln 

order to incorporate the existing histone butlding in to the new destgn. Community 
Three LS seekmg to do much the same thmg and tts efforts to merge old and new 
structures aLLgn perfectly wtth the goals arttculated for the ARTS overlay dLstnct. Just as 
in Case No. 17850, "the need to preserve and mtegrate the contnbutmg bULldmg on the 
stte" satLSftes Prong 1(a) of the test for vartance reltef. D.C. BZA Order for Appltcation 
No. 17850 p 9. Furthermore, Ln the Board's consideratton of JBG's request for reltef form 
parktng requtrements, Lt noted, 

"Pursuant to §2120.6, the Board may grant reLLef from the parkmg 
requtrements tf the owner of the property demonstrates that, as a result of 
the nature or Locatton of the hLstonc resource, provtdtng the requtred 
parktng wtll result in a sigmficant architectural or structural difficulty in 
mamtatning the hLStonc integnty and appearance of the hLStonc resource." 
D.C. BZA Order for App/tcatton No. 17850 p. 12 

LLke in that case, here, Commumty Three's destgn carefully COfJSLders the exLstmg 
hLStonc butldmg whtch ltmtts the provLSton of the requtred number and size of parking 
spaces. 
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Prong 2- Granting the apphcatton wtll not be of substanttal detnment to the publtc 
good - Le traffic, nOLse, ltghtmg, etc. 

Currently, the lots compnsmg the property contain only a surface-level parkmg lot and 
two-story commerctal buLldmg The proposed development mcorporates careful 
constderatLon of the archttecture, character, style and uses wtthtn the surroundtng 
netghborhood. The replacement of the parktrg lot wtth the proposed design will 
provide both restdentLal umts and retatl space to contnbute to the economtc growth of 
thLS mLXed use dLStnct. The Stte Photography provtded m the attached drawmgs speaks 
to the Lmproved street presence Community Three's proposal wtll yield. 

The reductton Ln parkmg spaces LS balanced by the proxtmtty to pubhc transtt The 
property is located 1,200 feet from the U Street Metro Station and is along 13 Metro Bus 
routes. Also m the vtctmty are mne (9) ZtpCar locattons as well as a Capttal BtkeShare 
facthty As the Board noted m Case No 17850, "AddttLonal parkmg spaces are not 
needed to accommodate the proposed mLX of uses based on the locatton of the stte, m 
an area ltkely to attract pedestnans and well served by publtc transportatton." D.C BZA 
Order for Appltcatlon No 17850, p. 13 The approval of the five (5) requested area 
variances wtll not, therefore, cause substanttal detnment to the public good, but rather 
greatly benefit thLS sectLon of the U Street HLStonc DLStnct and the Uptown Arts Overlay 
Zone. 

Commumty Three worked m concert wtth the DC HLStonc Preservatton Revtew Board 
("HPRB") to ensure the proposal's compattbthty wtth surroundtng context The result LS a 
structure in harmony with the exLStmg butldings that wtll contnbute, to the street vtew 
and economtc vttaltty of the netghborhood as evmced by the proJeCt's formal support 
from the Mendtan Htll Netghborhood AssocLatton Commumty Three presented the 
proposal and required vanance requests to the ANC1B Destgn Revtew Committee on 
March 18, 2013 and the Commtttee voted to recommend that ANC1B support the 
appltcatton. Subsequently, on Apnl 4, 2013, ANC1B voted unammously to support the 
appltcatton. See attached letter from Tony Norman, ANC18 Chatr dated 4 4.13. 

Prong 3 Grantmg the appltcatLon wtll not be mconsLStent wtth the general mtent and 
purpose of the Zomng RegulatLons and Map 

Commumty Three took great care to model the proposed development after 
archttecture and destgn styles m exLStence Ln the surroundmg netghborhood In Lts Apnl 
1, 2009 Order granting JBG's appltcatton for vanance and spectal exceptton relief, the 
BZA stated 

"The purposes of the Uptown Arts-MLXed Use (ARTS) overlay distnct 
mclude to requtre uses that encourage pedestrtan acttvLty, espectally retatl, 
entertamment, and residenttal uses, to expand the area's housmg supply 
Ln a vanety of rent and pnce ranges, as well as busmess and job 
opportumttes, and to encourage the development of restdenttal and 
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commerctal bULldmgs, mcludmg the adaptLve reuse of older buLldmgs Ln 
the area and an attractLve combmatLon of new and old buLldmgs." 
D.C BZA Order for Application No. 17850 pp. 8-9, dtmg 11DCMR §1900.2 

The five (5) area vartances herem requested would allow Commumty Three to transform 
the aesthetLc appearance of thLS corner property mto a contributing mixed-use buildmg 
Ln exact accordance wLth the Lntentions of the Zomng RegulatLons, specLfically §1900 2. 

We belLeve that the Board should be able to find that thLS request for a vanance falls 
wLthm the scope of §8 of the Zomng Act, D C OffLcLal Code § 6-41 07(g)(3)(2001) 
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