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Short Report Page 1 of 1 

~~':_:'~ I ~Cl""Vl"l I 
~enerat 1ntormat10n .:,ne mtormat1on 

Analyst SK Intersection 14th St. and Irving St. 
Agency or Co. ORGA Area Type All other areas 
Date Performed 05130/03 Jurisdiction Washington, DC 
!Time Period AM Peak Analysis Year 2006 (Total) 

vo1ume ana T 1mmg input 
c:o vvo 1'10 

LI H l"(I L IM l"(I L IM l"(I Lf 

Num. of Lanes 1 2 0 0 0 0 0 2 0 1 

_ane group L TR TR L 
Volume (VPnJ 1u;;s 4,(7 700 4 so t f .1u1 
% Heavy ven 2 2 ' "L 

..,Ml"" U.l:10 u. ,o 0.::1::, U. fO u. ,o u.::10 
P.ctuatea \1-'/A) fJ I I fJ '"' j, fJ 
::irartup Iost Ime "L.U "L.U ,,u "L. 'J 
t::xr. err. green 2.U "L.U •. u "L. 'J 
~rnvaI type ;; ;; ;; J 

Unit Extension 3.0 3.0 3.0 3.0 
1-1eo10IKe,n. ut< voIume 70 u u ~00 700 u u 
-aneWidth 12.0 12.0 12.0 12.0 

Parking/Grade/Parking N 0 N N N N 0 N N 
Parking/hr 20 

Bus stops/hr 0 5 10 0 

Unit Extension 3.0 3.0 3.0 3.0 

..-nasrng r::ounIy u U.J vq ,, .::, tJerm ;:: o Uni\ JI 

TTming G = ~o.U l..:i = l..:i- l..:i = l..:i = oo.u l..:i = .o G= 
y = 5 Y= Y= Y= y =:: 0 Y= Y= 

uuration ot j \naIysIs (nrs = o.~o ..,ycie -engI c..;= 7UU. 

Lane Group Capacity, control Delay, and LOS Determination 
EB WB NB 

Adj. flow rate 108 618 584 106 

Lane group cap. 412 834 1667 567 

~le ratio 0.26 0.74 0.35 0.19 

Green ratio 0.25 0.25 0.55 0.65 

Unif. delay d1 30.1 34.5 12.5 8.9 

Delay factor k 0.50 0.50 0.50 0.50 

lncrem. delay d2 1.5 5.9 0.6 0.7 

PF factor 1.000 1.000 1.000 1.000 

Control delay 31.6 40.4 13.1 9.7 

Lane group LOS C D B A 

IApprch. delay 39.1 13.1 

!Approach LOS D B 

lntersec. delay 19.0 Intersection LOS 
HCS2000™ Copynght <O 2000 Umvemty ofFlonda, All Rights Reserved 
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.:, I I·-· -·'I 
~enera1 1nrormat1on :me nrormat1on 

Analyst SK Intersection 14th St. and Irving St. 
Agency or Co. ORGA Area Type All other areas 
Date Performed 05130/03 Jurisdiction Washington, DC 
rTime Period PM Peak Analysis Year 2006 (Total) 

vo1ume ana 1 1mmg input 
t:t:S VVl:S ND .:,ts 

LI TH l"'(.I L H l"'(.I L fH Kl LI H Kl 

Num. of Lanes 1 2 0 0 0 0 0 2 0 1 2 0 

Lane group L TR TR L T 

voIume (vpn) ~· ,u Ol::IU 'f V ::,c::, JVO 111 0• 14 

o/o Heavy ven ~ . .: ~ · ~ 

-nr u. f~ v.:::,~ v. I~ v.!'~ U.:::,~ U.:::,~ u . .,~ 
~ctuatea (1-'/A) ,.., ,.., ,.., ,.., ,. 
::>1artup Iost time 4 • [) L.U L. 'J ~.u 'L.U 

i:xt. ett. green 4. [) L.U L.'J 2.0 'L.U 

l>J"flVSI type J J ;:i J J 

Unit Extension 3.0 3.0 3.0 3.0 3.0 
1Jea1tsIKe1r" I UI"'(. Volume 70 0 u ~0(1 111 0 u 
Lane Width 12.0 12.0 12.0 12.0 12.0 

Parking/Grade/Parking N 0 N N N N 0 N N 0 N 
Parking/hr 20 

~us stops/hr 0 5 10 0 10 

Unit Extension 3.0 3.0 3.0 3.0 3.0 

.-nasing coumy u U.l U4 "=> Perm .:,0 un y JI l J 

inming 
l.:j = ,lO.U l.:j= l.:j = l.:j= l.:j = 'fO.U l.:j = o.u l.:j = ~= 
y = 0 y:::: r= r= y = 0 y = 0 r= Y= 

Duration or <\flaIysIs (nrs = o.~o 1..ycIe L..eng1 , l.. = IVV. 

Lane Group Capac ty, Control Delay, and LOS Determination 
EB WB NB 

~dj. flow rate 261 1076 1192 

Lane group cap. 482 1146 1368 

ri,/c ratio 0.54 0.94 0.87 

K3reen ratio 0.35 0.35 0.45 

Unif. delay d1 26.1 31.5 24.9 

Delay factor k 0.50 0.50 0.50 

lncrem. delay d2 4.3 15.5 7.8 

PF factor 1.000 1.000 1.000 

Control delay 30.4 46.9 32.7 

-ane group LOS C D C 

~prch. delay 43.7 32.7 

Approach LOS D C 

lntersec. delay 33.5 Intersection LOS 
11M HCS2000 Co pynght (0 2000 University of Flonda, All Rights Reserved 
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wasblnBIIID 
Merropolltaa area 
Transll Aalbol'ilV 

600 Fifth Street, NW 

Washington. DC 20001 

202/962-1234 

By Metroraii; 
Judiciary Square-Red Line 
Gallery Place.Chinatown­

Red, Green and 
Yellow Lines 

By Metrobus: 
Routes 01, 03, 06, P6. 

70. 71, 80. X2 

A District of Columbia. 
Maryland and Virginia 

Transit Partnership 

June 18, 2003 

Members of the Board of Zoning Adjustment 
District of Columbia Office of Zoning 
441 4th Street, N.W., Suite 210S 
Washington, D.C. 20001 

Re: Parcels 15 and 26 at the Columbia Heights Metrorail Station 

Dear Members of the Board: 

This letter is to inform you as to WMATA's requirements related to the development of 
the above-referenced parcels by Donatelli & Klein. The parcels abut the Columbia 
Heights Metrorail Station. These requirements were developed to ensure the safety of 
WMATA's patrons and to protect the integrity of the entrance and oper~tions of the 
Columbia Heights Metrorail station. Due to the need to have unimpeded access to the 
Metrorail facilities on these parcels for operation and maintenance, WMAT A has 
determined that the following setbacks and restrictions must be observed on each parcel: 

Parcel 15: 

No building may be constructed within fifteen feet of the parapet walls of the station 
entrance. Therefore, no building may be constructed on top of or incorporate the station 
entrance. Development is not permitted over the WMATA access hatch shaft. 

Parcel 26: 

No building may be constructed within fifteen feet of the parapet walls of the station 
entrance. Therefore, no building may be constructed on top of or incorporate the station 
entrance. Development is not permitted over the WMA TA elevator or existing vent shaft. 
Any development must provide for additional building setback along Irving Street to allow 
pedestrian flow adjacent to the existing WMA TA bus shelters. 

We have attached a plat for each parcel showing the restricted areas. 

If you have any questions, please call Alvin R. McNeal at (202} 962-1240. 

Sincerely, 

Managin Director 
Office of Property Development 
and Management 

Attachments 
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Oo-vemment of the Dis1li.ct of Columbia 
Advisory Neighborhood Commission lA 

35 l 1 14ti, Street, NW, 2nd Floor 
WASHINGTON, DC 2001.0 

Christopher Dona~lli. 
Columbia. Heights Ventures 
do Donatelli & Klei,n, Inc. 

(202) 588-7278 

7200 Wi.sconsin. Av-~nue, S1.1ite 31.0 
Bet.hc.i::ri,:i_ MD 20814 

RE: E~pti.on e.nd variance reli.ef for 

March 12, 2003 

Sque.re 2848 (All or Portions of Lots 'll., 824, 865, and. 
867), Sqti.are 2843 (Lot 836), and Portions of Alley a.n.d. 
Street t.o be Cl.osed 

Dear Mr DoJ:1.e.tolli.:i 

This letter ia to ad:yise that ,A.NC )A, at its regularly aeheduled pl.lblic meetin.g, held. 
March J.2, 200a, ~t Vllri.cll. a quorum. wes present> voted. to su.ppor.t the above· 
referen.cerl special: exception an.d variance ,:elfaf. The relief is requested by RT.A 
Revitalizatwti. Coiporation and Donatelli. & Klein, owner and de'Y'eloper of the 
property respectiv~ly, to psrmit th.e development of the property with reside2'.l.ti.al. 
and retail uee13, 

The Applicant ia r~questing a varie.nca from Section 770.l of the Zon5.D.g Regulations 
to permit o. building with a. hei~ht of eighty•fiva (85) feet. The property'is affected. 
by several except;onal situations and conditions wb.ich result in the req_u.ested 
varia:n.ce relisf. Due to the set backs needed. to accommodatP- the Metro £adJ.ities, 
the setbacks r.eqtjired to provide · for additional public spa.ce and the complex 
f.oundatfon issues ;r.ela.tad 1:o the below-grade Metro fa.d.lities 1 the, project cannot 
acconunodate tb.s permitted gross floor ar~tt with.in th£ perm.itt..ed b.eight, ctea.tin.g a 
practical, difffoulty1 fo;r the proposed. d,e.velopment. Thus, in ord,ex- to create a viable 
pr.eject, the additic,naJ, heJ.ght is n.ecessa,r.y, The Com.m.iasion :finds that the variance 
relief ca.n be grat,1.ted ·without substantial detriment to the public good or the 
Distri.i:t's Zen.I:! PI.an. 

The ~plicant eJ.~b requ.ests a. variance from the sid.e yaxd rGq,uirements. Section 
775 of the Zonine ~gula.tions does not requ:ira a side yard to be provid.ed.; hcwev-er1 



if a side ya.rd is provided, the side yard xnu.st be at least fourteen feet, two inehes for 
this project. Tb.e p:toposed side ya.rd ranges in width from sb: feet to twelve' feet and 
eei,,es to increase tile width of the sidewalk along 14th Street. If no side yard wa.s 
provid.ed1 thQ sideVfalk would be e;,cceptionally p.ar:row. Due to the limited amount 
of public spacia arid the need to cr.eate a viable building, compUance with the 
1:ecbnical side yard requiJ:ements c:.reates a prru:tical d.i:f.ticu.lty for the project, 
However, the Commission is oonfiden.t that the varia.n.ce relief can. J:>e gra.nted 
without st1.bsta.ntis.i cletriment to the publi.c good or the D~trict's Zone Plan, and, in 
-fact,the-Gemmisa;on-.6nds--that-±he_gm.nting_of_the va:i.a.nce is a benefi.t to the 
neighborhood and the pu.bUc in general. 

In. a.ddition, the Applica.n.t req,uests a. special exception pursuant to Section 2108 of 
the. Zonir:l.g Regulations to reduce th.e req,rired pa.rking for the retail portion of the 
building. The project provi.d.es m.ore parki.n.g thB.D. is reqttired for the project as a 
whole. However, ~he Applicant requests a. twe:r.i.ty·:fi.ve percep.t red.uction in tb.e 
numbel' of. parking spe..ces reqtlit-ed for the retail portion because the additional 
parking is not nec~ssa.ry at this developm.ent. The Commission believes th.at the 
retail portions of. this b'L1ildin.g will be com.m.unity·servi.ng retail and, as such, will be 
accessed prjmarUyiby local pedestria.D. traffic. In addition, the project's adja.cency to 
!'1etro will si.gnj.fieantly reduce the amount of vehicular tre.fl'ic at the site. The 
Com~iesion suppdrts this special except.i.on. a.nd. believes that th.e project sati.sfies 
the :reqt.1.irements o'f Section 2108.S(e.) through (e). 

'6; ....i.t. ~. ' - . • . • • A ~. t' . e. . T s: u.n,.u.G:rm.ore, .:ne j r..:omm1ss10:o. suppons tne _ppncan ·s req_uesi; .1.or a, speC'i.BJ. 
exception £to.ro, Sections 770.G and 41l. from the one en.closu.,:e and set ba.ck 
req,uirex:aents. F4'st, the Coz:cu:nisslon. believes that the p:ro;;,osed. depign of the 
pentbm.1.se in m'l,l,lti:pfo, sm.allar enclosures minimizes the m:i.pa.ct and visipility of the 
penthouse, is consi;st-ent wj,th the jntent and purpose of Chapter 400 aJl.d. tb.e Zoning 
Regu.lati.ous, fill.d d.oes not adversely affect the light and. ai.,: of. a.dja.cent buildings. 
fr.om Sectio:os 411, and 770.S(b) with. :respGct to the setback of the roof structure. 
Moreover, the Oo~mi.ssion fl.nds that compliar.i,cg with the setba.ck requirem.ent i.s 
i'IJJ.practicaJ. becaus.e of. operating dif':twulties and that i'1l11 complis.:nce would tm.duly 
restdctive1 p~ohibi.tively costly, or unreasonable. In a.ddi.tion, the Comm.i.ssion 
determ.fo,er.l that ~antin.g tb.e special exception would not ma.ter.i.a.lly im.pair tb.e 
.intent a.n.d. purpoa~ of Chapts.r 400 and the Zoning Regulati.ons and that the light 
e.nd air of adjacent buil.d.ings would not p9 adversely affacted. 

Finally, to tho extetJ.t that a vaxia.nce from St?ction 773 of th.e Zoning Regu].ations 
relati:r;tg to the ~ou.nt of :resicl~:c.tial !'eC?;-~ati.on space provided. is need.ed, th~ 
Cr.n:o.mis$j.on supports such a variance. The ;property i.s a.ffecrod by aeveral 
exee:t3ti.onaJ. si.tue.t~ons and conditions which. result in the requested va.xian.ce relief. 
8peci5cally1 due t6 the utilization of space f.or Metro facilities on the property, the 
projsct may no-t ;be able t,o accommodate the requJred amount 0£ resid.ential 
rscreation spa.ca. ; The spa,ce with.in the bu.i.ldm.g and on the roof has been 



m.aximized while e~'d.or ground. fl.oar. apace i,e limited. due to the looatioD. of the 
Metro facilities. T,he Com.xnissian finds that the varia.J1ce relief can be granted 
without substantial: det,:imen.t to-the public good or the District's Zone Fla~. 

ANC J.A strongly 1 suppo,:ts the Applicant's requests f.or special exception and 
variance relief, Tb;e development of this property for residential and retail uses is 
important to the coP.,.m.unity a.nd the District as a whole. 

Sincerely, 

~iP(1o 
Charles E. Ma.tislla 
Chair 
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I. Site location and description 

A. Location 

1. East side of 14th Street, between Irving and Kenyon Streets, 
N.W. 

2. Project site consists of all or portions oflots 71, 824, 865 and 867 
in Square 2848, Lot 836 in Square 2843 and portions of public 
alley and Kenyon Street to be closed 

3. Site located in the Columbia Heights area 

4. Part of RLA Parcel 15 from the 14th Street Urban Renewal Area 

B. Size 

1. Total site area is approximately 57,494 square feet (including 
alley and street to be closed) 

2. Corner lot fronting on three streets 

3. Frontage of approximately 54 feet on Irving Street, 436 feet on 
14th Street and 235 feet on Kenyon Place 

4. Lot is irregularly shaped, including an extension of 
approximately 106 feet to Irving Street 
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C. Existing site condition: 

1. Entrance to the Columbia Heights Metrorail Station at the 
corner of 14th and Irving Streets 

2. Metro access shafts 

3. Otherwise vacant 

II. Description of surrounding area 

A. Columbia Heights area 

B. Area contains mix of residential and commercial uses and building 
types, with higher density and height and more intense uses located 
along 14th Street and lower density and height and less intense uses 
located on the east-west cross streets 

C. Remainder of Square 2562 

1. Additional vacant property owned by NCRC-RLA (remainder of 
RLA Parcel 15), to be developed by Victory Housing with an 
affordable apartment house for seniors 

2. 3/4 story apartment building at 1361 Irving Street 

3. 3 story row structures used for single family and multifamily 
occupancy along Irving and Kenyon Streets 

4. Church at the northwest corner of the intersection of 13th and 
Irving Streets 

D. Uses to the south: 

1. CVS drug store at the southwest corner of 14th and Irving 
Streets 

2. High-rise and mid-rise apartment houses on the east side of 14th 

Street between Irving Street and Columbia Road 

3. Entrance to the Columbia Heights Metrorail Station 

4. Vacant land (RLA Parcel 26) 
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5. Medical clinic 

6. Additional high-rise apartment buildings 

E. Uses to the east: 

1. Row structures used for single family and multifamily 
occupancy along Irving and Kenyon Streets 

2. Tubman Elementary School on the east side of 13th Street 
between Irving and Kenyon Streets 

F. Uses to the west: site of Grid USA retail/entertainment development 
on the west side of 14th Street between Irving Street and Park Road 

G. Uses to the north: proposed Tivoli Theater development, including a 
new supermarket, at the northeast corner of 14th Street and Park Road 

III. Existing zoning: C-3-A 

A. Uses (§§741 - 744) 

1. Commercial use permitted as a matter-of-right, including retail, 
service and office use 

2. Hotel 

3. Residential use permitted as carry-over from Special Purpose 
and Residential Districts 

B. Height - maximum of 65 feet (§770.1) 

C. Density - maximum of 4.0 FAR, with nonresidential uses limited to 2.5 
FAR (§771.2) 

D. Lot occupancy - residential uses limited to 75% (§772.1) 

E. · Rear yard - 2 1/2 inches per foot of height, but not less than 12 feet 
(§774.1) 

F. Side yard - not required; if provided, minimum of 2" per foot of height 
(§775.5) 
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G. Residential recreation space - minimum area equal to 15% of the gross 
floor area devoted to residential use (§773.3) 

H. Parking (§2101.1) 

1. For apartment house use: minimum of 1 space for each 2 units 

2. For retail use: minimum of 1 space for each 300 square feet in 
excess of 3,000 square feet 

I. Loading (§2201.1): 

1. For apartment house with 50 or more units: minimum of 1 fifty­
five foot berth and 1 service/delivery loading space 

2. For retail more than 20,000 square feet of floor area: minimum 
of 2 thirty foot berths and 2 service/delivery loading spaces (not 
separately required because less than ten percent of total floor 
area) 

IV. Proposed development 

A. Use: apartment house of approximately 150 units 

B. Gross floor area: approximately 226,119 square feet (3.93 FAR) 

C. Height: 7 stories, 85 feet 

D. Parking: 175 off-street parking spaces (plus 31 tandem spaces) in three 
underground garage levels 

V. Relief required 

A. Variances 

1. Height (§7701) 

a. Maximum permitted: 65 feet 

b. Proposed: 85 feet 

c. Variance: 20 feet 



Report to the BZA 
Page 5 

2. Side yard (§775) 

a. Minimum required: 14 feet, 2 inches 

b. Proposed: 5 feet, 6 inches 

c. Variance: 8 feet, 8 inches 

B. Special exceptions 

1. Multiple roof structures, one not meeting the 1:1 setback 
(§411.11) 

2. Reduction in required parking spaces (§2108) 

VI. Standards for a variance (§3103.2) 

A. 

B. 

C. 

Where, by reason of exceptional narrowness. shallowness or shape of a 
specific piece of property at the time of the original adoption of the 
regulations, or by reason of exceptional topographical conditions or 
other extraordinary or exceptional situation or condition of a specific 
piece of property, 

the strict application of any regulation adopted under D.C. Code §§5-
413 to 4-432 (1981) would result in peculiar and exceptional practical 
difficulties to or exceptional and undue hardship upon the owner of the 
property, to authorize, upon an appeal relating to the property, a 
variance from the strict application so as to relieve the difficulties or 
hardship; 

Provided, that the relief can be granted without substantial detriment 
to the public good and without substantially impairing the intent. 
purpose. and integrity of the zone plan as embodied in the Zoning 
Regulations and Map. 

VII. Compliance with the variance standards 

A. Exceptional or extraordinary situation or condition 

1. Presence of Metro facilities which cannot be moved, built on, 
built over or otherwise be rearranged so that development could 
occur on those areas 
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2. Unusually shaped site 

3. Requirement for high-ceilinged space on the first floor to 
accommodate retail uses 

4. Width of public sidewalk varies, but is significantly narrower 
than would be expected for a commercial area 

B. Practical difficulty 

1. Limiting building to sixty-five feet would cause the loss of two 
stories or more than twenty-five percent of the floor area of the 
building, which is not at the maximum as proposed 

2. Design of building has already been adjusted to accommodate 
Metro facilities 

3. Conforming side yard would significantly diminish buildable 
area of the site 

C. No detriment to the public good 

1. Height is not out ofline with other buildings or zoning in the 
area (14th Street south of Columbia Road is C-2-B, permitting 
ninety foot height as a matter-of-right) 

2. New residential development is consistent with planning 
objectives for Columbia Heights 

3. Application proposes substantial reduction of commercial 
development in favor of more residential 

4. Side yard variance actually results in wider public space 
available for pedestrian circulation 

VIII. Standards for the roof structure special exception (§411.11) 

A. 

B. 

Where impractical because of operating difficulties. size of building lot, 
or other conditions relating to the building or surrounding area 

that would tend to make full compliance unduly restrictive. 
prohibitively costly. or unreasonable 



Report to the BZA 
Page 7 

C. the Board of Zoning Adjustment shall be empowered to approve the 
location, design, number and all other aspects of such [roofl structure 

D. Provided that the intent and purpose of this chapter and this title shall 
not be materially impaired by the structure, and the light and air of 
adjacent buildings shall not be affected adversely. 

IX. Compliance with the special exception standards for roof structure 

A. Size of building lot and other conditions 

1. Building is essentially an "E" shaped building, with courts on 
the east side to provide light and air for apartment units 

2. North-south dimension is more than 436 feet 

3. Building has two elevator cores and two stairways reaching the 
roof 

4. Roof area is devoted to recreational roof deck and individual 
condenser uni ts for the apartments 

B. Unduly restrictive and unreasonable 

1. Substantial screen wall would be required to make one 
enclosure 

2. Roof deck would be compromised 

C. Impact on light and air of other buildings 

1. Allowing multiple roof structures reduces mass on the roof 

2. 1:1 setback is met on all corners except on the one interior wing 

3. Roof structure is removed almost 100 feet from lot line at this 
point 
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X. Standards for the parking reduction special exception (§2108) 

A. Nature and location of the structure 

B. Maximum number of employees, customers or clients who can 
reasonably be expected to se the proposed building at one time 

C. Amount of traffic congestion that the building can reasonably be 
expected to create 

D. Quantity of existing public, commercial or private parking, other than 
curb parking, that can reasonably be expected to be available 

E. Proximity to and availability of public transportation 

XI. Compliance with the special exception standards for parking reduction 

A. Total number of spaces to be provided will exceed the minimum 
required; distribution between retail and residential favors residential 

B. Spaces allocated to retail will be reduced from 60 to 45 (25%) 

C. Structure is predominantly residential, with retail primarily 
pedestrian oriented (±80% of the trips) 

D. Fewer parking spaces for retail will not cause congestion or adversely 
impact street conditions 

E. Number of parking spaces on-site are sufficient to serve actual demand 

F. Metrorail portal is on the site 

XII. Conclusions 

A. Subject property is affected by exceptional conditions, because of the 
shape of the site and the presence of Metro facilities which limit the 
buildable footprint of the proposed building 

B. Strict application of the Regulations would eliminate two stories, 
creating substantial reduction in density, which is already below the 
maximum permitted 

C. Narrow distance between property line and the curb is exceptional 
condition 



Report to the BZA 
Page 9 

D. Conforming side yard would further adversely impact buildable area 
and density 

E. The variances can be granted without substantial detriment to any 
surrounding properties 

F. Multiple roof structures are required to meet building requirements 
and code requirements for egress from the roof 

G. The lack of setback on the northeast corner of the roof structure is 
caused by building design and operating difficulties and can be 
approved without creating adverse impacts 

H. The application should be granted 
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