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VARIANCE: REAR YARD 

Required: 21’-6” Rear Yard Setback

•	 Providing setback as required would result in loss 

of 9 units (out of 33 total) = 27% fewer units.

•	 Ideal	efficiency	ratio	for	multi-family:	85%-90%	

(central core, double-loaded corridors).

•	 Theoretical	efficiency	ratio	with	21’-6”	setback:	

60% (not viable; area needed for core/ services 

disproportionate to usable residential area).

•	 Providing	rear	setback	would	necessitate	filling	

in lightwell and blocking light to 8 units in existing 

Lincoln Condominium.

Provided: 0’-0” Rear Yard Setback

•	 Allows	for	viable	floorplan,	with	lightwell	for	non-

conforming Lincoln Condominium windows. 

•	 Massing and facade design is complementary to 

Industrial Bank.

•	 Echoes rear yard setback of historic Industrial 

Bank.

•	 Allows for continuous ‘rhythm’ of south facade.

•	 Does not diminish light and air provided to 

westernmost units as they have additional 

windows on the south side.

21’-6”

Elevators and stairs shown at 
minimum compliant sizes.

Lightwell provided for non-conforming, 
at-risk Lincoln Condominium windows 
(365 S.F. per story)

21’-6” Setback would 
eliminate	a	significant	
portion	of	the	floorplate	
(666 S.F. per story)

End unit has windows on 
2 sides; eliminating rear 
yeard does not create 
lack of light and air.

DIAGRAM: REAR YARD INFEASIBILITY (PLAN)

5TH-9TH FLOOR PLAN
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South	facade	reflects	width	&	rhythm	of	Historic	Industrial	Bank	Building.

DIAGRAM: REAR YARD INFEASIBILITY (ELEVATION)

SOUTH ELEVATION

VARIANCE: REAR YARD 

Required: 21’-6” Rear Yard Setback

•	 Providing setback as required would result in loss 

of 9 units (out of 33 total) = 27% fewer units.

•	 Ideal	efficiency	ratio	for	multi-family:	85%-90%	

(central core, double-loaded corridors).

•	 Theoretical	efficiency	ratio	with	21’-6”	setback:	

60% (not viable; area needed for core/ services 

disproportionate to usable residential area).

•	 Providing	rear	setback	would	necessitate	filling	

in lightwell and blocking light to 8 units in existing 

Lincoln Condominium.

Provided: 0’-0” Rear Yard Setback

•	 Allows	for	viable	floorplan,	with	lightwell	for	non-

conforming Lincoln Condominium windows. 

•	 Massing and facade design is complementary to 

Industrial Bank.

•	 Echoes rear yard setback of historic Industrial 

Bank.

•	 Allows for continuous ‘rhythm’ of south facade.

•	 Does not diminish light and air provided to 

westernmost units as they have additional 

windows on the south side.

21’-6” Setback would eliminate 
a	significant	portion	of	the	
floorplate	(666	S.F.	per	floor)	
and decrease compatibility 
(massing & rhythm) with 
historic Industrial Bank.
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VARIANCE: PUBLIC SPACE

Required:  10% of Lot Area = 585 S.F. 

•	 Would create narrow, inset, overshadowed space, 

not conducive to recreation.

•	 Limited natural light due to adjoining buildings.

•	 Discontinuation of street facade. Detrimental 

to creating a coherent, pedestrian-friendly 

environment.

•	 Not in character with commercial nature of street.

Provided: 0 S.F.

•	 Allows for welcoming and appealing retail facade.

•	 Enhances the pedestrian experience by adding 

variety and rhythm to the streetscape. 

•	 Follows the historic building line.

•	 Allows	for	viable	floor	plan.	
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DIAGRAM: PUBLIC SPACE INFEASIBILITY (PLAN)

585 S.F. Public Space as required

FIRST FLOOR PLAN
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LINCOLN CONDOMINIUMS, 2001 12TH ST. NW
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SOUTH ELEVATION

16’- 3”

585 S.F. 
Public Space 
as required.

DIAGRAM: PUBLIC SPACE INFEASIBILITY (ELEVATION)

VARIANCE: PUBLIC SPACE

Required:  10% of Lot Area = 585 S.F. 

•	 Would create narrow, inset, overshadowed space, 

not conducive to recreation.

•	 Limited natural light due to adjoining buildings.

•	 Discontinuation of street facade. Detrimental 

to creating a coherent, pedestrian-friendly 

environment.

•	 Not in character with commercial nature of street.

Provided: 0 S.F.

•	 Allows for welcoming and appealing retail facade.

•	 Enhances the pedestrian experience by adding 

variety and rhythm to the streetscape. 

•	 Follows the historic building line.

•	 Allows	for	viable	floor	plan.
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ELEC/DATA MECH

EGRESS FROM ADJACENT
LINCOLN CONDOMINIUMS
-RELOCATE

ADJACENT BUILDING

EXISTING BUILDING
TO REMAIN
(2427 GSF)

PL

PLPL

PL PL

PL

PL

PL

690 SF
RETAIL

418 SF
LOBBY

RETAIL
RECEIVING

RES.
TRASH

ELEV.

PL

OPEN TO BELOW

DIAGRAM: PARKING INFEASIBILITY (FIRST FLOOR LEVEL)

8’- 0”

10’- 0”

Access from 11th St NW 
not permitted.

Prohibitively narrow 
Alley entrance

Tight turning radius
- not viable.

Ramp space would occupy min. 
800 SF of First Floor.

VARIANCE: OFF-STREET PARKING

Required:  
1 Space per 3 dwelling units = 11 spaces
Commercial: 3 spaces
Total = 14 spaces Required

•	 Physical lack of space to create 14 spaces. Surface 

parking not viable as would cover most of site and 

require access through narrow alley.

•	 Explored option of underground parking over entire 

site (including underneath the Industrial bank) 

•	 This would provide maximum 4 spaces, with 

significant	 structural	 challenges	 and	 possible	

damage to the historic Industrial Bank.

•	 Would necessitate loss of existing Industrial Bank 

basement,	 currently	 used	 as	 office	 and	 storage	

space for bank operations.

•	 Requires removal and support of almost 50 linear 

feet of historic, solid masonry wall (structurally very 

challenging).

Provided: 0 Spaces
•	 Low  demand for parking in urban neighborhood 

with excellent public transportation (1 block to 

Metro, multiple bus lines).

•	 Alternative parking available elsewhere.
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Removal of approximately  47’ of 
historic, solid masonry basement wall

Relocation	of	bank	utilities,	offices	and	
storage space.

Existing	partition	walls,	Utilities,	offices	and	
storage throughout basement would require 
removal	and	the	floor	slab	would	require	
deepening/ levelling.

Circulation space would occupy 
much of below ground area.

Very steep ramp slopes required.

Max. 4 parking 
spaces created.

DIAGRAM: PARKING INFEASIBILITY (BASEMENT LEVEL)

EXISTING INDUSTRIAL BANK BASEMENT
(Proposed to remain).

THEORETICAL BELOW-GRADE PARKING SCENARIO
(including existing historic Industrial Bank basement)


