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SUBJECT: BZA Case 18668, 1101 Rhode Island Avenue, N W and 1100 Q Street, N W 

I. OFFICE OF PLANNING RECOMMENDATION 

The Office ofPlanmng (OP) recommends approval of the followmg area vanances 

• § 776, Courts (350 SF and 16.7-foot wtdth mmtmum, greater 350 SF and 1 5-foot wtdth 
proposed); 

• § 2604.1, Floor Area Ratio (3.0 permitted, 3 15 proposed), 

• § 2604 2, Lot Occupancy (75 percent permitted, 90 percent proposed), 

• § 2101 1, Off-Street Parkmg (19 spaces required, 14 proposed), 

• § 2115 1, Length ofParkmg Spaces (19-foot mmtmum, 16 feet proposed), and 

• § 2116.12, Setback ofParkmg Spaces from Lot Lmes (20-foot mtmmum, less than 20 feet 
proposed); 

The Office ofPlanmng also recommends approval of the folloWing special exceptiO~ARo:,:~~~~~=~STMENT 
• ~411.11, Roof Structures (One hetght permitted, two proposed) CASE No. I KfzC f( 

EXIIIBITNO. 2 s-
Subject to the folloWing conditions 

1. Delineate the area to be devoted to mechanical equipment wtthm the penthouses from 
the restdentlallandmgs necessary to provtde access to the pnvate rooftop terraces to 
document that habitable space IS not proposed to be provided wtthm the penthouses, and 

2 Obtam approval from the Pubhc Space Committee for the residential and commercial 
bays, and for the extenor stairways and areaways wtthm pubhc space 

II. LOCATION AND SITE DESCRIPTION 

Address 1101 Rhode Island A venue, N W and 1100 Q Street, N W 

Legal Descnpt10n Square 310, Lots 33 and 807 
-

Ward 2 
-
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-

Lot Charactenstics Unusually shaped through lot frontmg three streets with public alley 
access, and sloping downward from north to south 

Zorung C-2-A- medium density commuruty busmess center commercial distnct 

Existmg Development Auto reprur shop and small apartment bwldmg 

liistonc District Not applicable 

AdJacent Properties North and West Row houses and apartment bwldmgs 

South· Across Rhode Island A venue, residential and commercial uses 

East Across 11th Street, Shaw Recreation Center and Cardozo 
Playground 

Surroundmg Moderate density residential development With some office and 
Neighborhood commercial uses 
Character 

III. APPLICATION IN BRIEF 

The applicant proposes to demolish the existmg Improvements and construct a mixed-use bmldmg 
consisting of38 uruts, and 2,950 square feet of retail space It would be four stones m height, m the 
shape of an 'L' and mclude a landscaped courtyard m the rear A retail bay Window would face 
Rhode Island A venue, within public space All curb cuts would be removed 

Access to the retatl space would be at the comer of 11th and Rhode Island, and all residential access 
would be from 11th Street. Nme ofthe units, four m the basement and five on the first floor, would 
be dtre~tly accessible from the sidewalk via extenor stairways, With areaways provided for the 
basement apartments Withm public space A residential lobby for access to the remrunder of the 
units wolJ}d be from 11th Street, north of the retrul entrance 

Vehicular access would be from the public alley The bmldmg would be set back 1 5 feet along the 
north portion of the building, adjacent to a raised courtyard and the garage entrance, to facilitate 
vehicular movements mto and out of the garage The raised courtyard would be provided above a 
portiOn of the garage, providmg green space and enclosing the garage, a portton of which would be 
more than four feet above grade and therefore count toward FAR and lot occupancy. The buddmg 
would also be set back from the southwest comer of the property where the public alley mtersects 
with Rhode Island A venue 

Additional green area would be provided on the roof m the form of a green roof atop two 
penthouses These penthouses would be 11 feet, 6 mches m height A portion of the northern 
penthouse would nse to 18 feet, 6 inches to accommodate the elevator ovemde. 
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IV. ZONING REQUIREMENTS and REQUESTED RELIEF 
-

C-2-A Zone Regulation Proposed Relief 
- -

Height§ 770 50-foot max. 50 feet None reqwred 
-

Court§ 776 4 inches per building foot 1.5 feet Required 
height, or 16 7 feet 

-

Floor Area Ratio§ 2604.1 

-Residential 3.01 2.8~ Not Required 

-Other 1 5 026 Not Required 

-TOTAL 3.0 3.15 Required 
-

Lot Occupancy § 2604.2 75%max.3 90% Required 
-

Parking§ 2101 19 spaces mm. 14 spaces Required 

Parking Setback§ 2116.12 20-footmm <20 feet Required 

Green Area Ratio § 3401 0.30 0.30 None Required 

V. OFFICE OF PLANNING ANALYSIS 

a. Variance Relief from § 2604.1, Floor Area Ratio; § 2604.2, Floor Area Ratio; § 
2101, Parking; and § 2116.12, Parking Setback 

i. Exceptional Situation Resulting in a Practical Difficulty 
The southern portion of the subject property was developed as a gasohne statton m 
1922 and used as such until 1973. It was most recently used as a reparr facility for 
taxi cabs. The combmat10n of these two uses has resulted in the contammatton of 
the subject property An envirorunental investigation report submitted by the 
apphcant and dated July 21, 2013 indicates that the site is contammated with 
gasoline, and remediation costs increase the further one dtgs down. 

The site is also unusually shaped, and in combmation with the~ of the property, 
adversely affects the apphcant' s ability to design an efficient layout for the garage. 
Layout of the garage is further tmpacted by the location of the utilities, and where 
they will enter the building. 

The garage is proposed to be one level, providing fourteen parking spaces, etght of 
which would be compact, or sixteen feet in length, and three spaces would be located 
less than twenty feet from a lot line to maxtmlze the number of spaces provided. A 
portton of the garage would extend more than four feet out of the ground 

Digging down deeper to provide more than one garage level could yteld additional 
parkmg spaces entirely below grade, ehminating the need for vanances to lot 
occupancy, FAR and length of parking spaces, while also provtding the minimum 

1 Includes an additional 0 5 for IZ 
2 Includes 0 IS dedicated to the portion of the parkmg garage m excess of four feet above grade 
3 Includes an additional 15 percent for IZ 
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required twenty feet from a lot line above grade However, the efficiency of the 
garage would decrease with each additional level, as the amount of rusle and ramp 
devoted to each parking space mcreases, and the cost per space would increase by 
approximately forty-five percent for the construction of a second garage level. Soil 
remediation costs would mcrease due to contamination. 

Handicapped accessible parking spaces are required to have a minimum floor-to­
ceiling height of 8 feet, 6 inches. The applicant IS unable to provide this height 
wrthout a portion of the garage extending more than four feet above grade, 
increasing the lot occupancy and FAR Lowering the floor of the garage to 
accommodate this requirement would reqwre a longer ramp into the building, 
reducing the efficiency of the garage and requiring either a second garage level or 
the proVIsion of fewer parlang spaces than proposed. 

ii. No Substantial Detriment to the Public Good 
The proposed garage would proVIde fourteen parlang to the residents of the bulldmg 
man area rated as Walker's Paradise (91), Transit Paradise (91) and Biker's Paradise 
(93).4 The Green, Yellow, Blue and Orange Metroraillines are all located Within a 
mile of the site, and Z1pCar and Hertz on Demand are located less than a half mile 
away, providing the residents With a variety of transportation options. 

Although three of the parking spaces witlnn the garage would be located less than 
twenty feet from the Rhode Island A venue lot line, these spaces would be located 
beneath the retail space on the ground level. A large bay window would be provided 
along much of the Rhode Island A venue frontage, to allow for the provision of show 
windows mto the commercial space and enliven the sidewalk 

The mcrease m lot occupancy and FAR would provide additional height within the 
garage, and not to mcrease either the commercial or residential square footage. It 
would result m a landscaped courtyard as an amenity to the res1dents of the buildmg 
atop the garage, wmle enclosing the garage and bloclang its view from adjacent 
properties. 

iii. No Substantial Harm to the Zoning Regulations 

4 WaJkscore com 

The subject property is located in a walkable neighborhood With a variety of 
transportation options available, reducing the demand and need for off-street 
parking Although the enclosed garage would increase the lot occupancy and FAR 
above that permitted by matter-of-nght, the increase would not be used to mcrease 
the amount of floor area dedicated to residential umts or retail space, and would be 
the same as if the applicant were able to locate the entire garage below grade. No 
blank walls would be provided as a result of the locatiOn of parking spaces less than 
twenty feet from a lot line, as display Windows would be proVIded mto the retail 
space along Rhode Island Avenue. 
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b. Variance Relief from § 776, Court Width 

i. Exceptional Situation Resulting in a Practical Difficulty 

PageS 

The subject property IS located adjacent to a ten-foot wtde alley pnmanly providing 
rear access to row houses and surface parking within rear yards The subject 
property would provide the enclosed parking wtthtn the buildmg, requinng the 
butldmg be set back 1 5 feet from the rear lot lme abutting the alley for a distance of 
62 feet along the rear wall of the building to ensure adequate turning radii for 
vehicles to enter and ex1t the garage. 

ii. No Subslantial Detriment to the Public Good 
The reduceo court wtdth would not adversely affect the provision of hght and au mto 
the buildmg as the court would open directly onto the pubhc alley, agatnst which no 
wallts proposed to be constructed 

iii. No Substantial Harm to the 'Zoning Regulations 
The reduced width would allow for tmproved vehtcular access mto the buddmg and 
a wtder alley wtdth for a dtstance of 62 feet along the rear wall of the buildmg No 
wallts proposed to be butlt along the alley on the subject property that could result m 
an undesuable design, blockmg hght and au mto the rear of the budding 

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 structure heights would allow the apphcant to 
provtde penthouses, the majonty of the roof structures, at a lower hetght than the 
elevator override. The height of the penthouses could be mcreased to match the 
height of the elevator override, but tins would serve to mcrease the visibihty of the 
penthouse and mcrease the appearance of bulk on the roof of the building without 
providmg addtt10nal screemng 

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

The lower hetght of the penthouses would not tend to adversely affect the use of 
netghbonng property as tts lower hetght would be less v1sible than if the height 
were to be increased to match that of the elevator ovemde 

VI. COMMUNITY COMMENTS 

ANC 2F, at its regularly scheduled meeting ofNovember 6, 2013, voted in support of the 
apphcatlon. 
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A party status application was filed by the owner of 1107 Rhode Island Avenue, N.W., located west 
of the public alley. 

VII. COMMENTS OF OTHER DISTRICT AGENCIES 

DDOT, in an email to OP dated November 19, 2013, indicated that it had no objections to the 
parking variances. 

Attachment: Location Map 
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