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SUBJECT: BZA Case 18633 -special exception and variance relief requested to allow renovation of a 
former apartment building located at 2826 Q Street SE for a community service center 

I. OFFICE OF PLANNING RECOMMENDATION 

The Office of Planning (OP) supports approval of: 

• 

• 

I 
../ 

v 

Special exception relief in accordance with §§ 334.3 via 352.1 for the proposed community 
service center; 

Special e~ception relief in accordance with§ 411.11 for multiple roof structures, two ofwhich 
do not maintain the required I: I setback from all building edges; and 

Variance relief from the following provisions: 

o § 334.3 (structural alteration limitations); 

o § 402.4 (a maximum floor area ratio (FAR) of 0.9 allowed, 1.65 FAR existing, 1.88 
FAR proposed); 

o § 403.2 (a maximum lot occupancy of 40% allowed, 53% existing, 56.2% proposed); 
and 

o § 2001.3 (the proposed addition would make the current nonconforming FAR and lot 
occupancy more nonconforming). 

The following approval conditions are also recommended: 

• restrict onsite activities to those directly related to service center programs; and 

• require that the existing parking pad be repaved and striped in accordance with the applicable 
provisions of§§ 2115-2117. 

The OP analysis is based on the information and slightly modified plans provided in the Pre-hearing 
Statement of the Applicant dated October 22, 2013. It also appears that relief requested from§ 404.1 
(a minimum rear yard setback of20 feet is required, 12.46 feet exists and is proposed) may not be 
required per§ 404.4 of the regulations. 

ll. LOCATION AND SITE DESCRIPTION: 

Address: 2826 Q Street SE 

Legal Description: Square 5583, Lot 804 

Ward: 7B 
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Lot Charactenstics The rectangular shaped comer lot of 5,166 square feet (0 12 acre 
approximately) wrth frontages along 28th Place, Q Street SW and a 
pubhc alley 15 feet wtde that extends north from Q Street The 
property slopes down from the eastern boundary toward 28th Street 
SW (reference Ftgures 1 and 2) 

Zomng R-5-A - a commumty servtce center ts allowed wtth spectal 
exception approval 

Extstmg Development According to the application, the property IS developed with a three-
story apartment butldmg constructed m 1942 that has been vacant 
for 22 years (since 1991) Buildmg facades sit on the southern and 
western property boundanes and a paved parkmg pad wide enough 
for five vehtcles extends along the entire eastern boundary of the site 
(reference Figures 1 and 2) 

-
Histone District None 

-- -

Adjacent Properties Occupied apartment bUIIdmgs of stmtlar scale on three srdes and 
two-story and two story, semt-detached dwellings to the west across 
28th Street SE 

-

ill. PROJECT DESCRIPTION IN BRIEF 

Applicant 

Proposal 

National Commumty Church (NCC), the owner of record 

To convert the vacant three-story apartment building on the ~ubject 
property mto a commumty servtce center The new use would 
occupy all three floors and the basement Planned mterior 
renovations and new construction would bnng the butldmg up to 
current Butldmg Code standards Office spaces, meetmg rooms, and 
multt-purpose rooms would be created throughout the butldmg The 
third floor multipurpose room would double as an mdoor basketball 
court To accommodate thts ~ctJvity, the third floor ceihng hetght 
would be rarsed, mcreasmg the overall butldmg hetght from 30 to 40 
feet The total number of floors would remain the same 
The most stgmficant exterior Improvement at the ground floor level 
would be an 8'-4" x 20'-11" addttton to the eastern fa~ade that would 
surround one of the two new mtertor statrs The addttion Itself 
would set back approximately 21 '-1 "1 from the northern (rear) 
boundary and 19'-4" from the eastern (side) boundary, dtstances that 
exceed the mimmum 20 feet and 8 feet required, respectively, under 
§§ 404 1 and 405 9 The eastern staircase would extend from the 
first floor to the roofwhtle the western statrcase and new elevator 
bestde It would servtce the basement to the roof 

New roof structures would mclude the two statr enclosures, the 
elevator and a trelhs that would contmue from the ground floor up 
the front bUildmg fa9ade and across the roof The statr and elevator 
enclosures would be the same 8'-6" hetght above the roof but would 

Addttion rear yard setback= 12 46 feet (rear yard to rear butldmg fa~ade) + 8.67 feet (rear additiOn wall to rear 
comer of the budding)= 21 12 feet 
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not be connected- The trellis would be 10 feet above the roof wtth a 
slate-spacmg of2-feet on-center.2 Of the fom roof structures, only 

'the western stair would set back from all budding edges a distance 
that equals or exceeds Its height. There wtll also be rooftop pavmg 
wtth seating for the use of staff and the center clientele 
New concrete steps and a ramp would also be constructed along the 
southern (front} fayade in the adjacent public space 
In hght of these structural changes, the apphcatlon requested 
vanance rehef from the folloW'lng proVISions m addttlon to the 
special exception required m accordance with §§ 334.3 and 352.2 
for the proposed use 

• § 334 3 for structural alterations not requtred by the Butldmg 
Code or other regulations, 

• § 402.4 for exceedmg the allowable floor area ratio; 

• § 403 2 for exceedmg the allowable lot occupancy, 

• § 404.1 for new construction m the requtred rear yard3
; 

• § 411 11 for multiple ro_of structures without the requtred 
setbacks; and 

• § 2001.3 because the addttlon would mcrease the eXIStmg 
nonconformmg floor area ratio and lot occupancy 

Relief-Sought· Special exoeptiorrrelief and~variance relief listed,above-

IV. ZONING REQUIREMENTS 

2 

3 

4 

s 
6 

R-5-A District Regulation Existing Proposed 4 Relief 

Hetght (ft.) § 400.1 40 f~ 3-stones 30-feet, 3 stones 40 feet None - - -- -
Floor Area Ratto § 402 4 09 I 65 I 88 +098 

Floor Area 4,679 sq ft. 8,524 sq ft 9,712 sq ft. +5,033 sq ft 
- - - - - - - - - -- - - -

Lot Occupancy § 403 2 400%max 530% 562% +162% 

Rear Yard (ft) § 404 1 20 feet 12 46 feet SAME None 5 

Stde Yard (ft.)§ 405.9 3 inJvert foot, 27 82feet 19.32 feet None not less than 8 ft 
- -

One structure, I: I Multiple structlU'es, 
RoofStructlD'es § 777 setback from None different hetghts, Yes 

building edges madequate setback 
-

Parking, Vehicle § 2101 1 space per 2,000 
sq ft. 6 

5 5 None 
-

Section 2001.3 of the regulations states. 

§ 2001 3 Enlargements or add1tions may be made to the structure, provided 

The Zonmg Adnuilistrator prev10usly determmed that trellises wtth slates spaced 2-feet apart do not contribute to 
lot occupancy or FAR 
The he1ght of the rear ~ade would be increased wtthm the 20-foot reqwred rear yard setback. 
Information provtded by applicant m the Pre-hearmg Statement 
As provtded under § 404 4 
"Commumty center'' parlong requrrement 1!1 Chapter 21 
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(a) The structure shaD conform to percentage of lot occupancy requirements, except 
as provided in§ 2001.1 3; and 

(b) The addition or enlargement itself shall: 

(1) Conform to use and structure requirements; and 

(2) Neither increase or extend any existing, nonconforming aspect of the 
structure; nor create any new nonconformity of structure and addition 
combined 

The building on the subject property currently exceeds the allowable lot occupancy and addition would 
enlarge the building and increase this nonconformity. The taller third floor would extend the rear wall 
located within the required require rear yard and nonconforming structures would added to the roof. 
Accordingly, relief is required from this provision. However, the regulations also include this 
provision: 

404.4 In the case of a building existing on or before May 12, 1958, an extension or addition 
may be made to the building into the required rear yard; provided, that the extension or 
addition shall be limited to that portion of the rear yard included in the building area on 
May 12, 1958. 

As a result, relief does not appear to be required from § 404.1 to increase the third floor ceiling height 
by extending the northern fayade within the required rear yard setback. 

V. OP ANALYSIS 

a) Compliance-with Community Service Center Standards per§ 334 via§ 352.1 

334.1 A community service 
Figure I center to 

accommodate 
organizations 
created for the 
purpose of improving 
the social or 
economic well-being 
of the residents ofthe 
neighborhood in 
which the center is 
proposed to be 
located which may 
include but not be 
limited to centers for 
job training, family 
counseling, 
consumer 
cooperatives, and 
such other facilities as are similar in nature and purpose, shall be permitted as a special 
exception in an R-4 District if approved by the Board of Zoning Adjustment under§ 3104, 
subject to the provisions of this section. 

334.2 A community service center shall be located so that it is not likely to become 
objectionable to neighboring properties because of noise or other objectionable 
conditions. 
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The current onentation of the buddmg, wtth the front entrance along Q Street SE and 
location of existmg parking off the alley, would remain the same as it has been for 
decades. The property 1S unmechately accesSible to the adjacent streets. Accordmg to the 
application, the building interior is being renovated to accommodate all center program 
activities Based on this infonnation, activities associated with center program should not 
create any objectionable conditions in the neighborhood. 

Addmg an approval condition limiting the use of the building and site to service program 
activities of the NCC would help ensure this continues to be the case. 

334 3 No structural changes shall be made except those requued by other munzczpallaws or 
regulations 

The Pre-hearing Statement hsted many of the mterior and extenor Improvement required 
to improve accessibility and meet the current Buddmg code standards Among these 
improvements is the necessity to remove or replace ceilmgJoists on the third floor level. 

334 4 The use shall be reasonably necessary or convenient to the neighborhood in whzch zt zs 
proposed to be located 

The Pre-hearing Statement indicates that NCC would provide service center programs at 
this facility mtended to serve the surrounding Randle Heights community through youth 
inentoring, spiritiial and economic development, a.ca.detrifc,-social and cultural activities. 

334 5 A communzty servzce center shall not be organiZed for profit, and no part of its net 
mcome_shal] znure_to tbe_bene.fit of any prrvate shareholder or .JndlVldual 

The application mdicates that NCC meets this standard, although OP suggests that the 
applicant add the appropriate documentation to confirm this statllS m the Dtstnct of 
Columbta to the record case file 

b) Compliance wtth Allowances for Rooftop Structllres per§ 334 

411 11 Where zmpracticable because of operating difficultzes, size of buzldmg lot, or other 
condztzons relatmg to the buzldmg or surroundmg area that would tend to make full 
complzance unduly restrzctrve, prohzbztively costly, or unreasonable, the Board of Zoning 
Adjustment shall be empowered to approve, as a speczal exceptzon under § 3104, the 
location, deszgn, 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 
requzrements of§§ 400. 7, 530 4, 630 4, 770 6, 840 3, or 930 3, when applicable, and to 
approve the material of enclosmg construction used if not in accordance wzth § § 411.3 
and 4! 1 5, provzd_ed, that the mtent and purpose of thzs chapter and thzs tztle shall not be 
materzally Impaired by the Structure, and the lzghf and air of iiif.Jacent buildings shall not 
be affected adversely 

The Pre-hearmg Statement indicated that the elevator and new stairs are necessary to comply wtth 
Amencans wtth Dtsabtlity Act (ADA) and Bulldmg Code requJrements for multiple means of 
building egress that must be separated To comply one set of stairs and the elevator would be 
located along the western ~ and the other stair along the opposite fa~ade, withm the proposed 
addttion. 

Locating the elevator in the northwest comer of the building would-allow -service to extend to the 
basement, and preserves the flexibility of the multipurpose floor plans generally and the basketball 
court in particular. The elevator overrun would also be less vtstble from 28th Street Shtftmg the 
elevator away from the comer and mto the floor plate would negatively impact the utility gained 
on floor level by removing the central stair Mezzanines created above the third floor allows the 
stair enclosures to be sfuft away from the buildmg edges, but not enough to uniformly meet the 1·1 
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setback standard. This adjustment would minimize the visual impact and impact on the air and 
light of adjacent properties. In this regard, it also appears the slates of the proposed trellis would 
not be readily visible above the roof level from the surrounding street. 

Conversely, wrapping a single enclosure around aU roof structures would result in a much larger 
structure with a greater impact visual. As a result, OP concluded that the roof structure placement 
is justified and would not adversely impact the light and air available to adjacent buildings. 

c) Variance relief requested in accordance with§ 31032 from§§ 334.3, 402.4, 403.2, 404.1 
and 2001.3 

• Unique conditions or circumstances: 

The application identified the unique circumstance on the subject property is the existing 
building, which predates the existing Zoning Regulations and has been vacant to 22 years, and 
the need to bring up it up to the current health and safety standards required for any new use. 
OP would agree that preparing this apparently dilapidated building for any new use could 
present certain challenges. 

• Exceptional or practical difficulty: 

Regarding the limitation of§ 334.3: Based on the submitted information, the most significant 
physical improvements to the building are mandated by current ADA and Building Code 
requirements. Section 200 I .2 of the regulations even allows ordinary repairs, alterations, and 
modernizations to the nonconforming structures, including structural alterations. With this in 
mind, the referenced (and conflicting) limitation on structural alterations does present a 
practical difficulty to efforts to bring the existing building into compliance with current 
accessibility, health 
and safety standards. Figure 2 

Exceptions are 
raising the third 
floor ceiling height 
and the addition of 
the proposed 
exterior trellis 
structure. Planned 
program activities 
could not be 
accommodated 
within the building 
without the 
additional ceiling 
height. The 
application did not 
explain the practical 
difficulty associated 
the trellis structure 
not being allowing. 

Regarding the 
limitations of§§ 
402.4 and 403.2: 
A new elevator, two interior stairs and their placement on opposite sides of the building are 
also requirement. It is evident from the submitted plans that construction of both stairs within 
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the extstmg bwldmg footprint could stgndicantly nnpact the floor area available to conduct 
center progi'3Dl aptivities and create comer spaces of limited utility on evecy floor. The 
applicant's ability to create the office configuration and multipurpose spaces on the dtfferent 
levels, apparently necessmy to conduct the service center programs, would also be limited. 
Under these Cli'Cumstances, a relatively small stair addition that would minunally mcrease the 
nonconforming FAR and lot occupancy which preservmg more of the existing bwldmg floor 
area, is a more rational approach_ 

Regardmg the § 2001.3: The referenced limitations on additions to nonconformmg structures 
present a practical difficulty because the provisions would not allow the above-referenced 
extension and minimal expansiOn that would to bring the existing bud<lingforther out of 
comphance With current lot occupancy and yard reqwrements. 

• Detriment to the Public Good: 

Based 011 tb~ progr8.1)1S QUtline<l for tb~ fa.cility, 3pplicanJ: ~ffort:? tQ litnit the i,mp!lQts of the 
proposed structural change& on ne1ghbormg properties, and the NCC focus on servmg the 
surroundmg community, it does not appear that this proposal would be detnmental to the 
public good Rather, the facility IS intended to provide a new, valued service to the 
neighborhood. The followmg approval conditions are suggested requrrmg the applicant to: 

o restrict activittes onsite the those directed related to Nee programs; and 

o repave and strip the existing parking area to comply with§§ 2115-2117 

Approval oftne required relief, as conditioned above,-would therefore not oo·mcon:sistent with 
·the-mtent·ofthe Zonmg-Regulattons~ 

VI. AGENCY COMMENTS 

The District Department of Transportation stated m a memorandum dated October 24, 2013, that rt has 
no obJection to the approval of the requested zonmg relief It also observed that this proposal may 
result in a shght increase in vehicle parking in the Immediate area 

Vll. COMMUNITY COMMENTS 

Advisory Neighborhood Commission (ANC) 7B conSidered this proposal on September 22 and 
October 17,2013 According to the Pre-hearing Statement, the ANC voted to support this current 
proposal as presented 


