
Holland & Knight 
800 17th Street, N W , Su1te 1100 I Washmgton, D C 200061 T 202 955 3000 I F 202 955 5564 
Holland & Knight LLP 1 www hklaw com 

Mary Carolyn Brown 
(202) 862-5990 
carolyn brown@hklaw com 

June 3, 2014 

VIA IZIS AND HAND DELIVERY 

D C Board of Zomng Adjustment 
441 4th Street, N W - SUite 210 
W ashmgton, DC 20001 

Re BZA Case No 18778 
1711 Flonda Avenue, N W. (Square 2562, Lot 95) 

Dear Members of the Board. 
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On behalf of KJ Flonda A venue Property, LLC, we are sub1lllttmg hereWith one ongmal 
and one copy of the Apphcant's Preheanng Submtssion m support of the above-referenced 
application We look forward to the Board's heanng on thts matter at Its lune 17, 2014, pubhc 
heanng. 

Respectfully submitted, 

Holland & Kmght LLP 

Enclosures 

cc Maxine Brown-Roberts, Office of Planning {Vta Hand Delivery, w/enclosure) 
Billy Simpson, Charr, ANC lC (Vta US Mail, w/ enclosure) 
Wilson Reynolds, ANC 1C07 (Vta US Mall, w/enclosure) 

-
•' ..., 
- '-::::::l 

1 ii'1 
C') 
r· , 

t ' ---,'TI 
r:J 

' . 
:: 

~~t:: 
L..'""") 

Board of Zoning Adjustment
District of Columbia

Case No. 18778
31

Board of Zoning Adjustment
District of Columbia
CASE NO.18778
EXHIBIT NO.31



APPLICATION OF 

BEFORE THE BOARD 
OF ZONING ADJUSTMENT 

FOR THE DISTRICT OF COLUMBIA 

KJ FLORIDA A VENUE PROPERTY LLC 
1711 FLORIDA A VENUE, N.W. 

BZA APPLICATION NO. 18778 
HEARING DATE: JUNE 17, 2014 
ANC 1C07 

STATEMENT OF THE APPLICANT 

I. 
NATURE OF RELIEF SOUGHT 

KJ Flonda Avenue Property, LLC (the "Applicant"), through understgned counsel, 

subm.tts thts statement m support of tts application to the Board of Zomng Adjustment for the 

followmg vanance and spectal exceptions from the requtrements of the Zonmg Regulations 

pursuant to II DCMR §§ 3104 1 and 3103 2 ( 1) a vanance from the loadmg requirements of 

sectiOn 2201 1; (n) a vanance from the compact parkmg space requtrements of section 2I15 4, 

(m) a spectal exception from the hetght requrrements of section I402 1, and {tv) a spectal 

exception from the roof structure requtrements of secttons 770 6 and 4I1 The rehef requested 

wtll permtt the construction of a new five-story apartment house wtth approximately I29 umts m 

the RC/C-2-B Dtstnct at I7Il Flonda Avenue, N.W (Square 2562, Lot 95) (the "Site") The 

proposed development ts appropnate for the Stte and fully compatible wtth the surroundmg area. 

II. 
JURISDICTION OF THE BOARD 

The Board of Zonmg Adjustment (the "Board") has Junsdtction to grant the variance and 

spectal exception relief requested herem pursuant to DC. Code§ 6-641.07(g) and II DCMR §§ 

3I03 and 3104 



III. 
BACKGROUND 

A. Description of the Site 

The Stte IS located on the northeast comer of the Intersection of Champ lam Street, N W , 

and Flonda Avenue, N W., and IS currently Improved With multi-level parktng garage bmlt m 

1973 The Applicant proposes to demolish the above-grade portions of the existing parlong 

structure but retam and mcorporate one below-grade level of the exiStmg structure mto the 

proposed residential buildmg 

Square 2562 IS bounded by Champlam Street to the west, Kalorama Road to the north, 

Ontano Road to the east, and Flonda Avenue to the south, all m Northwest Washmgton, DC 

The square IS split-zoned. the south portion, whtch mcludes the Stte, the Mane H Reed 

Community Learmng Center, a Potomac Electnc Power Company butldmg, and a secure storage 

facility, IS zoned RC/C-2-B, the north portion of the Square, which mcludes residential co-op 

bmldmgs on Champlam Street and attached row-dwellings on Ontano Street, IS zoned RC/R-5-

B The Stte mcludes 25,920 square feet ofland area, and IS bounded by Flonda Avenue to the 

south, Champlam Street to the west, and pnvate property to the north and east 

B. Description of Surrounding Area 

The Stte IS located m the heart of Adams Morgan neighborhood, a vibrant, miXed-used 

area that boasts commerctal storefronts, dtverse retail and restaurant establishments, as well as 

several qmet residential streets. Early twentieth century houses and new residential 

condominium developments are magnets for the steady stream of young famihes and 

professionals choosmg to hve m Adams Morgan's multi-cultural, urban lifestyle See 

Washington, DC, Economic Partnership, "DC Neighborhood Profiles," (2014 ed ), 2-3 (available 

at www.dcep com). The pnmary crossroads mAdams Morgan IS Columbia Road, N W. and 
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18th Street, N W , which is a short walk from the Site and has become the epicenter for 

mdependently owned shops and some of the District's hvehest mghtspots. Id 

Adams Morgan IS well served by multiple pubbc transportation amemties. The Site IS 

located eqmdtstant (0 6 miles) from the Dupont Crrcle Metroraii Station, serv1cmg the Red Line, 

and the U Street Metrorail Statton, serv1cmg the Green and Yellow Lmes The Site IS well-

served by Metrobus as well, with ten bus lmes located wtthm 0 3 miles of the Site (90, 92, 93, 

96, X3, S2, S4, S7, S9, and 43) In addition, seven permanent car share spaces are located w1thm 

0 2 miles of the Site, serviced by Zipcar and Hertz on Demand, and Car2Go1 vehicles are easily 

accessed throughout Adams Morgan and the surrounding neighborhoods The Site is well 

connected to bicycle lanes and routes that connect the Site to locatiOns throughout the D1stnct, 

and five Capital Btkeshare stations are located w1thm 0 3 miles of the Site The Site IS located m 

a highly walkable and desirable neighborhood, wtth community retail and service 

establishments, grocery stores, restaurants, parks and recreation centers, and schools w1thm 

walkmg distance Based on these attributes, the Site has been deemed a "walker's paradise " See 

www .walkscore com. 

C. Existing Zoning 

As noted above and as shown on the attached copy of the Zonmg Map, the Stte ts zoned 

RC/C-2-B See Exhibit A. The C-2-B zonmg permits an apartment house as a matter-of-right, 

with a maxtmum height of 65 feet and a maximum floor area ratio ("FAR") of 3 5, of which not 

more than 1 5 FAR may be devoted to non-residential uses Based on the Site's location within 

the Reed-Cooke Overlay District, the Site may be developed With a bmldmg havmg a maxtmum 

height of 50 feet usmg the Inclusionary Zomng ("IZ") bonus density 11 DCMR § 1402.1 

1 Car2Go features one-way pomt-to-pomt rentals anywhere m the Dtstnct Cars are user-accessed wherever parked 
vta a downloadable smartphone app, and users are charged by the llllnute wtth all-mclustve rates that cover gas, 
msurance, mamtenance, and parking m authonzed areas 
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The Reed Cooke Overlay District is intended to protect current housing m the area and 

provide for the development of new housmg, mamtam heights and densities at appropriate levels, 

and encourage small-scale busmess development that wtll not adversely affect the residential 

commumty 11 DCMR § 1401 2(a) The Reed-Cooke Overlay Is also designed to protect 

adJacent and nearby residences from damagmg traffic, parkmg, envrronmental, social, and 

aesthetic unpacts 11 DCMR § 1401.2(c). As descnbed below, the proposed development for the 

Site wtll provide new housing at an appropriate height and density, and will protect nearby 

residents from damaging Impacts 

D. Project Description 

The Applicant proposes to construct a new five-story residential butldmg wtth 

approxunately 129 umts, as shown on the architectural plans and elevations, attached hereto as 

Exhibit C (the "Plans") The maJonty of the umts will be one-bedroom, with some studios and 

two-bedroom umts The budding will con tam approximately 105,340 square feet of gross floor 

area, plus 19,205 square feet of cellar floor area, and wtll have a maximum building height of 54 

feet, 10 mches, to the top of the mam parapet The proJect wtll mclude approximately 46 parkmg 

spaces, with 11 spaces located on the ground floor and approximately 35 parkmg spaces m the 

cellar Apartment houses m the C-2-B District require one space for every three umts, 

generating a requrrement for 43 spaces for the 129 umts planned m thts project 11 DCMR § 

2101 1. Parkmg will be accessed from Flonda A venue on the east side of the butldmg m order to 

mintmtze pedestnan!bicycle/vehicle conflicts on Champlam Street. As descnbed more fully 

below, the proposed residential use for the Site IS consistent wtth the Site's zomng designation 

and with other uses m the surroundmg neighborhood 
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Based on several discussions and meetmgs with ANC 1C, the Reed-Cooke Neighborhood 

AssociatiOn, and neighbors m Square 150 Immediately across Flonda A venue to the south, the 

Applicant made sigmficant modifications to the project's design and program smce Its Initial 

submiSsion Foremost, the Applicant reduced the butldmg hetght from 65 feet (siX stones) to 54 

feet, 10 mches (five stories}, which IS eight feet lower than the adjacent storage buildmg In 

domg so, the Applicant eliminated approximately 4,665 square feet of gross floor area In order 

to reduce constructiOn time, nmse, and traffic congestion, the Applicant mcorporated portions of 

the existing parking structure mto the design of the new butldmg, thus elimmatmg excavation 

work, dump trucks, and pile dnvmg m the netghborhood. The Applicant also installed a garage 

door to the below-grade parkmg at Flonda A venue m order to eliminate potential pedestnan 

safety Issues On Champlain Street, the existmg curb cuts Will be removed, which wtll allow the 

street to be converted to entirely one-way With unmterrupted bicycle lanes and additional on­

street parking spaces Loadmg activities wtll be contamed Inside the building so that trucks will 

not have to reverse onto the street 

The Applicant further refmed the architectural treatment of the building so that It blends 

comfortably with the histone neighborhood to the south and responds to specific Issues raised by 

the community For example, m order to enhance the residential row house aesthetic and 

remforce Flonda A venue as a residential street, the Applicant placed new Enghsh basement units 

and ground-level front stoops along Florida Avenue The Applicant fully enclosed the mtenor 

court so that none of the residential umts face the adjacent Pepco substation. The Applicant also 

further articulated the street facades wtth cornice features and enhanced the carnage and entry 

opemng along Champlam Street to activate the street, Improve the pedestnan expenence, and 

provtde drrect access mto the mtenor court Overall, the design of the proposed butldmg 
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responds to commumty concerns, respects the existmg residential character of the neighborhood, 

and will mcorporate new, high-quality architecture at market-rate and affordable pnces 

IV. 
THE APPLICANT MEETS THE BURDEN OF PROOF FOR VARIANCE RELEIF 

Variance relief in this case is requrred from the loadmg requirements(§ 2201 1) of the 

Zonmg Regulations Under DC Code§ 6-641 07(g)(3) and 11 DCMR § 3103 2, the Board Is 

authonzed to grant an area vanance where It finds that three conditions exist 

(1) the property IS unusual because of Its siZe, shape or topography or other 
extraordinary or exceptional situation or condition, 

(2) the owner would encounter practical difficulties If the zoning regulations were 
stnctly applied, and 

(3) the vanance would not cause substantial detnment to the public good and 
would not substantially Impair the mtent, purpose and mtegnty of the zone plan as 
embodied m the Zomng Regulations and Map 

See French v Dzstnct ofColumbza Bd. ofZonzng Adjustment, 658 A 2d 1023, 1035 (DC. 1995) 

(quoting Roumel v Dzstrzct ofColumbza Bd ofZonzng Adjustment, 417 A.2d 405,408 (DC. 

1980)), see also, Capztol Hzll Restoratzon Soczety, Inc v Dzstrict ofColumbza Bd ofZonzng 

Adjustment, 534 A 2d 939 (D C 1987) As discussed below, and as will be further explamed at 

the pubhc heanng, all three prongs of the vanance test are met m thts apphcatton 

A. The Property is Unusual Because of its Size. Shape. or Topography and is Affected 
by an Exceptional Situation or Condition 

The phrase "exceptional situation or condition" m the above-quoted vanance test may 

anse from a confluence of factors which affect a smgle property Gilmar!zn v D. C Bd. of 

Zonzng AdTUstment, 579 A 2d 1164, 1168 (D C 1990) In this case, the conditions of the Site, Its 

comer location, and Its Irregular shape and size, combme to create an exceptiOnal situation and 

condition As mdtcated m the Plans, the Stte has no alley access and ts bounded by private 
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property to the north and east, winch together Impact access to and development of the Site The 

Site IS surrounded to the south by Flonda A venue, winch IS a two-way street runmng southwest 

to northeast, and to the west by Champlam Street, wh1ch 1s one-way near the S1te runnmg south, 

except for a small port1on of the street JUSt north of Flonda Avenue wh1ch 1s two-way to allow 

access from Flonda A venue mto the current bwldmg's parking garage entrance Both streets are 

heav1ly trafficked by all modes of transportation travelmg to and withm the Adams Morgan 

neighborhood 

Second, the S1te's grade slopes down Significantly from north to south, affecting 

development and s1gmficantly constrammg the abthty to locate loadmg and parkmg fac1ht1es on 

the west s1de ofthe S1te from Champlam Street. In addition, the S1te has 149 38 feet of frontage 

on Champ lam Street and 180.08 feet of frontage on Flonda Avenue However, the S1te IS not 

perfectly geometncal, with Its south lot line on Florida A venue extendmg from multiple angles 

Fmally, the Site IS improved with an ex1stmg bmldmg, the lower portion ofwh1ch wdl be 

retained and mcorporated mto the new butlc;bng m order to reduce construction Impacts on the 

neighborhood and accelerate delivery of housmg un1ts to the City. 

B. Strict Application of the Zoning Regulations Would Result in a Practical 
Difficulty to the Owner 

Stnct application of the loadmg requrrements w11l result m a practical difficulty Section 

2201 1 of the Zonmg Regulations requrres an apartment house w1th more than 50 un1ts to include 

the followmg loadmg factltttes. one loadmg berth at 55 feet deep, one loadmg platform at 200 

square feet, and one serv1ce/delivery space at 20 feet deep In thts case, the Applicant seeks 

rehefto prov1de a 30-foot loadmg berth mstead of the 55-foot berth The Applicant wtll provtde 

the other reqmred loadmg fac1bties As descnbed below, these fac1ht1es are adequate to serve 

the proposed res1denttal uses for the Site 



The proJect cannot accommodate a 55-foot truck With all the necessary clearances for 

maneuverability given the Site's size, topography change, the portion of the existmg bwldmg to 

be retamed, and location abutting pnvate property on two sides Because the Site lack's alley 

access, loading facilities can only be provided off of Champ lam Street or Flonda A venue The 

grade on Champlam Street, however, drops sigmficantly along the Site toward Flonda Avenue, 

and the street IS extremely narrow due to on-street parkmg on both sides and a bike lane that 

further constrict the Width of the travel lane Dnveway curb cuts must be located at least 60 feet 

from an mtersection, thereby forcmg any dnveway to be located at a higher pomt and floor level 

along Champlam Street 2 A truck stmply could not maneuver mto the Site from Champlam 

Street With adequate clearances to allow effective and efficient use of the ground floor 

Flonda A venue IS therefore the appropnate location for driveway access to the Site Yet 

given the constramts of the existing butldmg on the Site, It IS Impossible to maneuver a 55-foot 

truck mto the existing butldmg to a below grade loadmg facility, tum-around and leave the Site 

"front out" while still provtdmg the reqmred number of vehicle spaces and bike spaces. 

Providmg these facthties would result m a significant portion of the ground floor bemg devoted 

to maneuvenng space for trucks, and would adversely affect the location of the courtyard, the 

configuration and locatton of residenttal umts, and the availability of vehtcle parkmg, maktng 

development practically difficult However, a 30-foot truck can access the Site "front-mlfront-

out" without affecting the required parkmg spaces for cars and bikes, as shown on the drawings 

In addition, stnct apphcatton of the compact parking space requirements would result in a 

practical difficulty to the Applicant Section 2115 4 ofthe Zonmg Regulations provides that 

compact parking spaces shall be in groups of at least five contiguous spaces with access from the 

2 "No dnveway entrance or exit on any roadway shall be closer than 60 ft to a roadway Intersection as measured 
from the dnveway edge lme to the Intersection of the roadway curb lmes extended." Deszgn and Engzneenng 
Manual, D C Department of Transportation, Section 31 2 3 1 (Apnl 2009), at 31-2. 
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same dnve atsle In thts case, there ts one compact parkmg space located on the first parking 

level at the entrance to the garage, and four separate compact parking spaces located on the 

second garage level, thus requinng the need for relief 

Provtdmg all of the compact parking spaces m a contiguous group would result m a 

practical difficult to the Applicant The Applicant destgned the proposed garage configuration to 

maxtmtze the stze and efficiency of the extstmg garage structure. As shown on the ground floor 

and basement sheets mcluded m the Plans, the Applicant could not ftt a standard parking space at 

the front entrance to the garage, due to the turning movement necessary for cars entering and 

eXIstmg the garage Stmilarly, the Applicant must provtde four compact spaces m the basement 

level across the dnve aisle from the elevator m order to provtde sufficient dnve atsle wtdth 

3. The Requested Relief Will Not Result in a Substantial Detriment to the 
Public Good Nor a Substantial Impairment to the Intent, Purpose and 
Integrity of the Zone Plan 

Rehef can be granted wtthout substantial detriment to the public good and without 

substantially tmpamng the mtent, purpose and mtegnty of the Zone Plan, as embodted m the 

Zonmg Regulations and Map Redevelopment of the Site wtth a new residential structure wtll 

stgmftcantly contribute to the vibrancy of the Adams Morgan neighborhood while supporting the 

city's housmg goals for thts area 

The proposed loadmg facllttles are suffictent to serve the needs of the prospective 

residents of the Stte Gtven that the residential umts are pnmanly planned to be studtos and one-

bedrooms, a 30-foot loadmg berth wtll adequately accommodate smaller-siZed movmg trucks 

that are anticipated to serve restdential umts of thts stze. The proJect ts expected to generate very 

few delivenes to the Stte The Applicant will be able to manage and schedule use of the loading 

berth and provtde an orgamzed process for restdential move-tns and move-outs and 
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contemporaneous deliveries Therefore, the loading factlities proposed for the Stte will be 

adequate to accommodate the needs of the development and rehef can be granted without 

substantial detnment to the pubhc or to the Zone Plan 

Wtth respect to the compact parkmg space requtrements, the rehefrequested ts 

completely mternal to the extstmg butldmg. The compact spaces are located m appropnate 

locatiOns so as to maximiZe the effictency and use of the extstmg parktng garage, and vehtcles 

accessmg parkmg spaces wtll have sufficient maneuverability for both mgress and egress 

Furthermore, the existence of nearby pubhc transportation servtces wtll reduce the tmpact of the 

new restdential butldmg on the transportatiOn network 

v. 
THE APPLICANT MEETS THE TEST FOR SPECIAL EXCEPTION RELIEF 

The Apphcant seeks spectal exceptions from the hetght requtrements and the roof 

structure requrrements of the Zonmg Regulations, as descnbed herem. 

A. Standard for Approving Special Exception Relief 

Rehef granted through a spectal exception is presumed appropriate, reasonable and 

compatible wtth other uses m the same zomng classificatiOn, provtded the specific regulatory 

requrrements for the rebef requested are met In revtewmg an apphcation for spectal exception 

rehef, "[t]he Board's discretion is limtted to a determmation of whether the exceptiOn sought 

meets the requrrements of the regulations" Fzrst Baptzst Church ofWashmgton v Dzstnct of 

Columbza Bd ofZonzng Adjustment, 423 A 2d 695, 701 (DC 1981) (quotmg Stewart v Distrzct 

ofColumbza Bd ofZonzng Adjustment, 305 A 2d 516, 518 (DC 1973)) If the apphcant meets 

tts burden, the Board must onhnanly grant the apphcation Id 

B. Description of Height Relief Requested 
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Pursuant to sectton 1402 1 of the Zonmg Regulations, the maxtmum butldmg height 

permitted m the RC/C-2-B District shall not exceed 40 feet, or 50 feet with the bonus density 

provided by the Inclus10nary Zonmg regulatiOns of Chapter 26 In this case, the Applicant 

proposes to construct the butldmg to a maximum height of 54 feet, 10 mches, to the top of the 

parapet Pursuant to section 1402 1, the Board may grant rehef from the requirements of the 

Reed Cook Overlay District as a special exception, provided that certam critena are met, as set 

forth below 

1 Sectwn 1403 1(a) The use, buzldmg, or feature at the size, mtenszty, and locatzon 
proposed wz/1 substantzally advance the stated purposes of the RC Overlay 
Dzstnct 

The proposed butldmg wtll advance the Reed-Cooke Overlay District's purposes of 

provtdmg for the development of new housmg and protectmg adJacent and nearby residences 

from damaging traffic, parkmg, environmental, social, and aesthetic Impacts 11 DCMR § 

1400.2(a) The proposed budding Will add approximately 129 new residential umts to the 

Adam's Morgan neighborhood Without negatively affectmg traffic or parkmg m the area. 

Replacing the existmg 207 -space pubhc parking garage Will significantly reduce daily vehicular 

tnps to the Site, and the lack of ground floor retail will reduce demand for street parking The 

butldmg Will be designed with quality matenals that will Improve the aesthetic of the 

surroundmg neighborhood and the street walls along Champ lam Street and Flonda A venue. 

2 Section 1403 1 (b)· Vehzcular access and egress shall be deszgned and 
located so as to mzmmzze conflzct wzth pedestrzan ways, to functwn efficzently, 
and to create no dangerous or otherwzse objectwnable traffic condztwn 

The proposed bwldmg will have vehicular access and egress from Flonda A venue Thts 

location was selected because access from Champlam Street would negatively affect vehicular 

traffic and pedestrian/bicycle safety along the smaller, one-way, and htghly-utiltzed street 
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Access from Flonda A venue will minimize conflict between all transportation modes, will 

function efficiently for dnvers, and will not create any dangerous or objectionable traffic 

conditions. 

3 Sectwn 1403 1 (c) Adequate off-street parlang shall be provzded for 
employees and for trucks and other servzce vehzcles 

The proposed development wtll provide adequate parking for the residents, the few 

employees that may be htred for the residential butldmg and for servtce vehtcles The project 

will provtde at least one parkmg space for every three umts, consistent wtth the zomng 

requrrements under Section 2101.1 ofthe Zonmg Regulations, and an addtttonal three spaces are 

anticipated under the garage as configured The few employees of the building are expected to 

arnve by public transportation, and servtce vehicles will be able to park m the servtce area of the 

garage 

4 Section 1403 1(d) Jflocatedwzthm a C-2-B Dzstrzct, the use shall not be 
wzthzn twenty-five feet (25ft) of a Reszdence Dzstrict, unless separated there from 
by a street or alley 

The Stte ts separated from all restdentlal dtstncts by a street or alley 

5 Sectwn 1403 1 (e) Nozse assoczated wzth the operatwn of a proposed use 
wzll not adversely affect adjacent or nearby reszdences 

The Site IS not located Immediately adjacent to other residential buddmgs and the 

potential mtrumal nmse generated by a multi-fanuly bmldmg wtll not adversely affect the nearby 

restdences across Florida A venue The Site ts surrounded on two sides by high-traffic streets and 

on the other two sides by pnvate property The private property to the north is a Pepco facthty 

and the private property to the east IS a commerctal storage facility. Thus, any nmse associated 

With the new residential budding wtll not adversely affect adjacent or nearby residences 

6 Sectwn 1403 1 (f) No outdoor storage of matenals, nor outdoor 
processmg, fabncatmg, or repazr shall be penmtted 
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The proposed residential bwlding wtll not penmt the outdoor storage of matenals or any 

outdoor processmg, fabncatmg, or repair activities 

7 SectlOn 1403.1 (g) The use, buzldzng, or feature at the szze, zntenszty, 
and locat10n proposed wzll not adversely affect adjacent and nearby property or 
be detrzmental to the health, safety, convemence, or general welfare of persons 
lzvzng, workzng, or vzsztzng zn the area 

The residential use for the proposed buildmg wtll not adversely affect adJacent and 

nearby property and will not be detnmental to the health, safety, and convemence or general 

welfare of persons bvmg, worlong, or VISiting the area Adams Morgan IS a highly mixed-use 

area, and the comer of Champ lam Street and Flonda A venue Is particularly active with a miX of 

residential, commercial, and recreational uses and activities The new residential buildmg wtll 

Improve the existmg neighborhood fabnc, will help to support local businesses, and will add new 

vibrancy, excitement, and high-quality architecture to the Adams Morgan commumty for 

residents and VISitors to enjoy 

C. Description of Roof Structure Relief Requested 

Under section 411 11 of the Zomng Regulations, the Board may grant special exception 

relief from the stnct reqmrements for roof structures where full compliance IS "Impracticable 

because of operatmg ddliculttes, size ofbmldmg lot, or other conditions relatmg to the building 

or surroundmg area" and would be "unduly restncttve, prohtbtttvely costly, or unreasonable " 11 

DCMR § 411 11 The Board may approve deviations from the roof structure reqwrements 

provided the mtent and purpose of Chapter 400 and the Zonmg Regulations are not "matenally 

Impatred by the structure, and the bght and arr of adjacent buildmgs shall not be affected 

adversely " Id 
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The Applicant seeks special exception approval pursuant to sections 411 and 770 6 of the 

Zonmg Regulations regardmg roof structure set backs m commercial districts Section 411 3 

requires that all penthouses and mechantcal equtpment be placed m one enclosure; section 411 5 

requires that enclosmg walls from the roof level be of an equal hetght Section 770 6(b) of the 

Zonmg RegulatiOns reqmres that every roof structure must be set back from all extenor walls a 

dtstance at least equal to tts hetght above the roof upon whtch tt ts located In thts case, special 

exception approval is requrred because, as shown on the Roof Plan sheet included in the Plans 

(1) there wtll be multiple roof structures, wtth the northern roof structure contammg a starr tower 

and the southern roof structure contammg a second starr tower, residential amemty space, and 

mechanical equipment; ( u) the southern roof structure will have walls of unequal heights of 12 

feet and 16 feet, and (m) the southern roof structure wtll not be set back from the southern court 

wall at a distance at least equal to Its hetght above the mam roof. 

Desptte these non-conformities with the Zomng RegulatiOns, both roof structures are 

necessary features of the building, providmg mechanical equipment and vertical transportation 

The structures have to be separated due to the Buddmg Code requtrement to provide separate 

means of egress for butldmgs, as well as the destre to break up massmg on the roof The location 

and number of the roof structures ts dnven by the layout and design of the residential umts and 

core functions wtthm the butldmg Moreover, the Applicant ts providmg the greatest set backs 

possible gtven the size and dimensions of the roof and the mternal configuration of the proposed 

butldmg. The roof structures meet the set back reqmrements from the south and west bmldmg 

facades, which are the two facades that have street frontage, and wtll not adversely affect the 

residential netghbors across Flonda A venue The only non-conformmg set back is from a court 

wall, whtch ts mtemal to the proposed butldmg In addttion, the proposed roof structure location 
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and design will not adversely affect the hght and atr of adjacent bUildmgs and will not be visible 

from the surroundmg streets, smce each element has been located and designed to mimmtze 

VlSlbihty and the surroundmg walls will be of a quahty matenal to mtegrate the structures mto 

the overall bUildmg design Therefore, the roof structures comply wtth the spirit and mtent of the 

Zonmg Regulations and the Apphcant meets the test for a special exception under sectton 411 11 

of the Zonmg Regulations 

VI. 
CO~ SUPPORT 

The Applicant has worked wtth the commumty and has obtamed support for the proJect. 

On May 21,2014, Advtsory Neighborhood CommiSSion 1C ("ANC 1C") Plannmg, Zonmg, and 

TransportatiOn Committee voted to recommend approval of the proJect to the full ANC The 

Apphcant wtll return to the full ANC 1C meettng on June 4, 2014, the day after this pre-hearing 

submtsston must be filed with the Board. The Apphcant will update the Board at the hearmg on 

the final vote of ANC 1 C on thts proJect 
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VII. 
EXHIBITS SUBMITTED IN SUPPORT OF THE APPLICATION 

ExlnbitA. A portion of the Zomng Map showmg the Site 

Exlnbit B. Updated Architectural Plans and Elevations for the ProJect 

Exhibit C Outlines ofTestimony 

ExlnbitD Resumes of Expert Witnesses 

VIII. 
WITNESSES 

A Graham Tyrrell, KJ Florida A venue Property, LLC 

B Sasha Rosen and/or Tom Lenar, AlA, R2L Architects 

C Erwm Andres, Gorove/Slade Associates, expert m transportation engmeenng 

IX. 
CONCLUSION 

For the reasons stated above, the requested rehef meets the applicable standards for 

vanance and special exceptiOn rehef under the Zonmg Regulations. Accordmgly, the Applicant 

respectfully requests the Board to grant the application. 

Respectfully submitted, 

HOLLAND & KNIGHT, LLP 

By·~~ 
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Mary Carolyn Brown 
800 17th Street, N.W. Suite 1100 
Washington, DC. 20006 
(202) 955-3000 


