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Re:  Board of Zoning Adjustment Case No. 17165
Prehearing Submission
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Dear Board Members:

On behalf of the applicant in the above-referenced case, enclosed please find
twenty copies of its prehearing submission in support of the above-referenced
application for variance relief.

Should you have any questions regarding this matter, please do not hesitate to
contact me at (202) 457-7841.

stopher H. Collins, Esq.

Enclosure

cc: Travis Parker, Office of Planning (Via Hand Delivery, w/enclosure)
Joan Black, Advisory Neighborhood Commission 5B (Via UPS, w/enclosure)
Herbert Reynolds, Public Storage, Inc. (Via UPS, w/enclosure)
Andrew Schaeffer, 1600 Bladensburg Road LLC (Via UPS, w/enclosure)
Osborne George, O.R. George and Associates (Via UPS, w/enclosure)
Mark Joyce, Bohler Engineering, P.C. (Via UPS, w/enclosure)

Noelle Trent, Bohler Engineering, P.C. (Via UPS, w/enclosure) B'r
Kyrus L. Freeman (w/enclosure) Board of Zopi juspme
m Nq.stric ofl)%l-\ﬁn \3—_
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BEFORE THE BOARD -
OF ZONING ADJUSTMENT ==
FOR THE DISTRICT OF COLUMBIA o

APPLICATION OF 1600 BZA APPLICATION NO. 1716%
BLADENSBURG ROAD L.L.C. AND >
1618 BLADENSBURG ROAD L.L.C. HEARING DATE: JUNE 8, 2004
ON BEHALF OF PUBLIC ANC 5B

STORAGE, INC.

STATEMENT OF THE APPLICANT
|
NATURE OF RELIEF SOUGHT
This statement is submitted on behalf of Public Storage, Inc. (the
“Applicant”), the contract purchaser of property located at 1600-18 Bladensburg
Road, N.E., Lots 3 and 4 in Square 4273 (the "Site") in support of the application to
the Board of Zoning Adjustment, pursuant to 11 DCMR §3103.2, for variance relief
from the off-street parking requirements of Section 2101.1 and the loading

requirements of Section 2201.1. The relief is requested in order to permit the

construction of a three-story self-storage facility at the Site.

IL.
JURISDICTION OF THE BOARD

The Board of Zoning Adjustment (the "Board") has jurisdiction to grant the
variance relief requested herein pursuant to Section 3103 of the District of

Columbia Municipal Regulations (the “Zoning Regulations”). 11 DCMR § 3103.2.



III.
BACKGROUND

A. Description of the Site and Surrounding Area
The Site is located at 1600-18 Bladensburg Road, N.E., and is situated on the

west side of Bladensburg Road, N.E., south of Montana Avenue, north of Mt. Olivet
Road, and adjacent to Mount Olivet Cemetery. See Sanborn Atlas, attached hereto
as Exhibit A, and Surveyor’s Plat, attached hereto as Exhibit B. The Site is
triangular in shape, with approximately 333 feet of frontage along Bladensburg
Road to the east, and with the other two sides measuring approximately 234 feet on
the north side, and 351 feet on the west side.

The Site is currently utilized as a used-car dealership, and contains an
abandoned commercial establishment on the southern-most portion of the Site. The
Site is located in the C-M-1 District. See Zoning Map, attached hereto as Exhibit C.
The immediate area surrounding the Site includes a number of commercial uses,
such as automobile repair companies, a taxicab storage/service facility, and retail

establishments.

B. Project Description
Founded in 1971, Public Storage, Inc. is America's premier self-storage

company. Over the past three decades, the company has shown consistent growth
in the number of its self-storage facilities, as well as in the range of services
provided. Today, Public Storage manages over 1,400 self-storage locations in 80

U.S. cities, including a facility in the District located at 1230 South Capitol Street,



S.E., and two facilities in Hyattsville, Maryland located at 3005 Kenilworth Avenue
and 4318 Kenilworth Avenue.

The proposed development will be a three-story self-storage facility with 556
individual, self-contained storage units on three floors. See Architectural Plans and
Drawings, attached hereto as Exhibit D. All storage units are inside the building
and are accessed via interior corridors measuring 5 feet wide. Eighty-five percent
(85%) of those storage units measure between 5 ft. x 5 ft. and 10 ft. x 15 ft. The
remaining fifteen percent (15%) of the storage units measure between 10 ft. x 20 ft.
and 10 ft. x 30 ft.

The Site will include a significant number of security measures. For
instance, surveillance cameras will be located at various points to monitor activities
on the Site. Only building tenants will have access to the storage areas of the
building. Each unit will have a separate alarm, and tenants’ access codes only
allow them access to their particular floor and unit. An alarm is activated if a
tenant attempts to enter a floor or unit other than their own. Moreover, the Site
will be staffed with highly trained facility personnel during the hours of operation to

ensure that the Site is operated and maintained in safe condition.

Iv.
THE APPLICANT MEETS THE BURDEN
OF PROOF FOR VARIANCES

A. Standards for Granting Area Variances

Under D.C. Code §6-641.07(g)(3) and 11 DCMR §3103.2, the Board is

authorized to grant an area variance where it finds that three conditions exist:



(a)  the property is unusual because of its size, shape or topography
or other extraordinary or exceptional situation or condition;

(b)  the owner would encounter practical difficulties if the zoning
regulations were strictly applied; and

(¢) the variance would not cause substantial detriment to the public
good and would not substantially impair the intent, purpose and
integrity of the zone plan as embodied in the Zoning Regulations and
Map.
See French v. District of Columbia Board of Zoning Adjustment, 658 A.2d 1023,
1035 (D.C. 1995) (quoting Roumel v. District of Columbia Board of Zoning
Adjustment, 417 A.2d 405, 408 (D.C. 1980)); see also, Capitol Hill Restoration
Society, Inc. v. District of Columbia Board of Zoning Adjustment, 534 A.2d 939 (D.C.
1987).

As discussed below, the Project and the variances requested for the same

meet all three prongs of this test.

B. Variance Relief from Off-Street Parking Requirement and the
Loading Requirement

The Applicant requests a variance from the off-street parking requirements
set forth in Section 2101.1 of the Zoning Regulations, which provides that a
warehouse in any Zoning District must provide 1 parking space for each 3,000
square feet gross floor area. The proposed self-storage facility will include 80,121
square feet of gross floor area, and is classified as a warehouse for zoning purposes.
Under the parking requirements set forth in Chapter 21, the facility would be
required to provide 27 parking spaces. However, the Applicant proposes to

construct 9 compliant full-sized parking spaces, including one handicapped space,



and 2 additional stacked parking spaces for employees. The Applicant, therefore,
requests a variance from Section 2101.1 to reduce the required number of parking
spaces for the development.

The Applicant also requests a variance from the loading requirements set
forth in Section 2201.1 of the Zoning Regulations for a warehouse in the C-M-1
Zoning District. This section requires that a warehouse with more than 20,000
square feet of gross floor area provide a loading berth measuring thirty (30) feet
deep, a loading berth measuring fifty-five deep, and two loading platforms. The
Applicant proposes to provide one loading berth with a depth of thirty-five (35) feet.

Thus, the Applicant requests a variance from the requirements of Section 2201.1.

1 The Property is Affected by an Exceptional Situation or Condition
The Site is triangular in shape, and is bounded by Mount Olivet Cemetery to

the west, Bladensburg Road to the east, and a commercial taxicab establishment to
the north. As a result of these existing conditions, the Applicant has no opportunity
to acquire additional land to square off the unusual triangular shape of the Site to
make it more efficient in terms of Site plan and building layout.

The Applicant intends to construct the self-storage facility on the northern-
most section of the Site, which is the deepest part of the Site and can accommodate
a somewhat more regular building footprint. Even then, the proposed facility will
include only 80,121 square feet of gross floor area (2.13 FAR), which is only sixty-six

percent (66%) of the maximum permitted density on the Site.



The remaining southern portion of the Site will be utilized for parking and
loading. However, due to the size and configuration of this triangular portion of the
Site, this area is insufficient to provide the number of parking spaces and loading
berths required by the Zoning Regulations.

2. A Strict Application of the Zoning Regulations Would Impose a
Peculiar and Exceptional Practical Difficulty on the Applicant

A strict application of the Zoning Regulations would impose a peculiar and
exceptional practical difficulty based on the exceptional conditions discussed above,
and the limited demand for parking and loading typically utilized by patrons of
Public Storage’s self-storage facilities.

The total land area of the subject property is approximately 37,618.1 square
feet. The permitted FAR is 3.0, which results in a total allowable density of
approximately 112,854.3 square feet. However, the Applicant proposes to construct
a self-storage facility measuring 80,121 square feet of gross floor area (2.13 FAR),
which is well below the maximum permitted density on the Site. Requiring the
Applicant to further reduce this area by either making the building smaller by
devoting the first floor to parking and loading in order to provide the additional,
unnecessary parking spaces and loading area (as further explained below) reduces
the feasibility of the total project, and would result in a practical difficulty.

The proposed facility is classified for zoning purposes as a “warehouse,”
which yields a parking requirement of 27 spaces and the loading requirement of
two loading berths and two loading platforms. However, the proposed facility is not

a typical warehouse devoted to the commercial storage and transfer of materials.



Rather, it is a self-storage facility that will include a number of separate storage
units rented primarily to individuals for the storage of personal household goods.
Based on studies from Public Storage’s other facilities in this area and around the

country, there is actually no need for the amount of parking and loading called for

in the Zoning Regulations.
(a) Parking

The Applicant’s experience at its other facilities demonstrates that customers
generally are at the facility for a limited amount of time at intermittent times of the
day, and the provided parking spaces are never totally filled at any given time. As
the charts below highlight, generally no more than 35 patrons, at most, enter any

given Public Storage facility each day.

Public Storage # 26830 - 1230 South Capitol Street, S.E.
(882 total units; 9 total parking spaces)

Day Gate Access Per Day
Sunday 28
Monday 19
Tuesday 25

Wednesday 18
Thursday 26
Friday 35
Saturday 26

Public Storage # 07161 - 3005 Kenilworth Avenue
(399 total units; 7 total parking spaces)

Day Gate Access Per Day
Sunday 15
Monday 11
Tuesday 8

Wednesday 13
Thursday 16
Friday 22
Saturday 29




Public Storage # 26417 - 4318 Kenilworth Avenue
(440 total units; 8 total parking spaces)

Day Gate Access Per Day
Sunday 22
Monday 15
Tuesday 13

Wednesday 25
Thursday 18
Friday 29
Saturday 34

As noted in the traffic impact analysis, usage at local sites is typically quite
low throughout the day, with parking demand at generally considerably less than
50% of the parking spaces provided. This fluctuating usage of the facility reduces
the need for a large number of parking spaces.

Thus, based upon the demonstrated parking needs for the Applicant’s other
self-storage facilities, the 9 full-size customer parking spaces provided will be
sufficient to meet the actual parking needs of the self-storage facility. Forcing strict
compliance with this provision of the Zoning Regulations would require the
construction of a facility smaller than that proposed, which is already only 66% of
the maximum permitted density, and the provision of additional parking spaces

that will not be utilized.

(b) Loading
With respect to the loading requirements, Section 2201.1 requires that the

Applicant provide one 30 foot berth and one 35 foot berth, each within its own
loading platform. However, 85% of the proposed storage units will only measure

between 5 ft. x 5 ft. and 10 ft. x 15 ft., which is smaller than a typical one-car



garage, and the remaining 15% of the storage units will measure between 10 ft. x 20
ft. and 10 ft. x 30 ft. Thus, there is no large open storage area that will be able to
store the contents of a large truck.

The 35 foot loading berth provided by the Applicant is sufficient for the
intended use of the Site. Unlike typical warehouse buildings in industrial zones,
the proposed self-storage facility will primarily be utilized by individuals needing to
store small, personal household or business items in the storage units. Experience
has shown that people who store their belongings in the small storage units
typically use small vehicles which do not necessitate the size and quantity of
loading berths required. These patrons generally use cars, station wagons, SUVs or
small vans, and not the large trucks envisioned by the Zoning Regulations. If a
larger vehicle is used, the 35 foot loading berth will be available. Thus, forcing
strict compliance with Section 2201.1 would impose a peculiar and exceptional
practical difficulty on the Applicant because it would require the Applicant to
reduce its proposed self-storage facility, which is already below the maximum
permitted density, even further in order to provide a 55 foot loading berth which is
not necessary for the operation of the facility.

3 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

The requested variances can be granted without substantial detriment to the
public good and without substantially impairing the intent, purpose and integrity of

the Zoning Regulations. The self-storage facility is located in the CM Zoning



District, which is intended to provide sites for heavy commercial and light
manufacturing activities employing large numbers of people and requiring some
heavy machinery. See 11 DCMR §800.1. Indeed, Section 800.2 of the Zoning
Regulations states that “[h]eavy truck traffic and loading and unloading operations
are expected to be characteristic of CM Districts.” 11 DCMR § 800.2. It is this
expectation that leads to the parking and loading requirements applicable to the
Site. However, the proposed self-storage facility will not involve any heavy
commercial or light manufacturing activities, will not employ a large number of
people, will not require the usage of any heavy machinery, will not generate heavy
truck traffic and will not have heavy loading and unloading operations.

As discussed above, the proposed self-storage facility does not operate like a
typical warehouse, and the amount of parking and loading required for a self-
storage facility is far less than for a typical industrial warehouse. Moreover,
customers of the facility predominantly use passenger cars and other personal
vehicles to transport their household and personal effects typically stored in the
Applicant’s units.

The proposed parking spaces and loading area will be sufficient to meet the
actual demands at this Site. The operation of the proposed facility, which is not a
typical warehouse use as envisioned in the Zoning Regulations, does not necessitate
the amount of parking and loading areas set forth in the Zoning Regulations. Thus,

granting the requested relief would not be a substantial detriment to the public

10



good and would not substantially impair the intent, purpose and integrity of the

Zoning Regulations.

V.
COMMUNITY SUPPORT

The Applicant has worked with the community and obtained support for the
Project. Specifically, the Applicant’s representatives discussed the project with the
Advisory Neighborhood Commission ("ANC") 5B SMD on several occasions. On
April 1, 2004, the Applicant met with ANC 5B and described the proposed project
and answered questions from the audience. However, a quorum of the ANC
members was not present at that meeting and a vote could not be taken. The
Applicant also attended the ANC’s subsequent meeting on May 6, 2004 to address
any concerns raised by the Commission and neighbors and to request a vote.
However, a quorum of the ANC members was not present at that meeting either
and a vote could not be taken. The Applicant has obtained the support of Joan
Black, Chair of ANC 5B and Commissioner for the Single Member District in which
the project is located. See Letter of Support from Joan Black, Chair of ANC 5B,

attached hereto as Exhibit E.

EXHIBITS SUBMITTED IN SUVI!i’ORT OF THE APPLICATION
Exhibit A: Portion of the Sanborn Atlas showing the Site highlighted in
yellow;
Exhibit B: Surveyor's Plat of the Site;
Exhibit C: A 1Ilaortion of the Zoning Map showing the Site highlighted in
yellow;

11



Exhibit D: Architectural Plans and Drawings;

Exhibit E: Letter of Support from Joan Black, Chair of ANC 5B;
Exhibit F: Outline of Testimony of Herb Reynolds of Public Storage, Inc.;
Exhibit G: Outline of Testimony of Mark Joyce of Bohler Engineering, P.E.,
project engineer; and
Exhibit H: Outline of Testimony of Osborne George of O.R. George &
Associates, Inc., traffic consultant.
VIL
WITNESSES

A.  Herb Reynolds of Public Storage, Inc.
B. Mark Joyce of Bohler Engineering, P.E., Project Engineers

C. Osborne George of O.R. George & Associates, Inc., Traffic Consultant.

12



VIIIL.
CONCLUSION

For the reasons stated above, the requested relief meets the applicable
standards for area variance relief under the Zoning Regulations. Accordingly, the
Applicant respectfully requests that the Board grant the application.

Respectfully submitted,

HOLLAND & KNIGHT, LLP

o (Yol

Christophér H. Collins, Esq.

2099 Pennsylvania Avenue, N.W.
Suite 100

Washington, D.C. 20006

(202) 955-3000

*Admitted only in Pennsylvania;
supervision by principals of the firm
who are members of the D.C. Bar

# 1837309_v2
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DISTRICT OF COLUMBIA GOVERNMENT
OFFICE OF THE SURVEYOR
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Advisory Neighborhaod Commission 5B

Single Member District 5B09
2401 Rand Place, N.E.
Washington, D.C. 20002
Board of Zoning Adjustment
441 4% Street, N.W.
Suite 210
Washington, DC 20001
Re:  BZA Application No, 17165 — Public Swrage, Inc.
Dear Membexs of the Board:

As Commissioner of Single Member District SB09, I write in ¢upport of the application
filed on behalf of Public Storage, Inc. (the “Applicant”) for variance relief from the off-street
parking and loading requirements of the Zoning Regulations to permit the construction of &
three-story self-gtorage facility in the C-M-1 District at 1600-18 Bladensburg Road, N.E.

ANC 5B held a public meeting on April 1, 2004 to consider Application No. 17165.
Proper notice of that meeting wes given by the ANC. A quorum of the ANC members was not
present at that meeting and a vote could not be taken, However, the Applicant made a full
presentation describing the project and answered questions from the audience.

ANC 5B held apother public meeting on May 6, 2004. Proper notice of that meeting was
given by the ANC, However, 2 quorum of the ANC members was not present at that meeting
either and 2 vote could not be taken, The Applicant attendad this meeting as well and was
prepared to address any concerns raised by the Commission and neighbors and to request & vote.

As Commissioner of SMD SB09, I fully support the praposed project, which is in my
SMD, since it replaces an underutilized sitc with & productive use. The Applicant hes worked
with mz to ensure that the community understands the project. Indeed, thers have been 1o issues
of concern raised by the community at either ANC meeting and I have heard no negative
feth:gnck from my constituents. Therefore, [ strongly recommend approval of the requested
reliof.

Sincerely,

i Dleck”

/=
Jogn Black
Commissioner, Single Member District 5809
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Outline of Testimony of
Herb Reynolds, Public Storage, Inc.

Introduction

A. Public Storage, Inc.

B. Selection of Site
Operation of Proposed Facility

Requested Zoning Relief

A. Parking requirements
B. Loading requirements
Conclusion






Outline of Testimony of
Mark R. Joyce, Bohler Engineering, P.C.

I. Introduction and Professional Qualifications
I1. Site and Location Description
III.  Project Description

A. Design Goals and Constraints

B. Description of Project Design

IV. Conclusion






Outline of Testimony of
Osborne George, O.R. George & Associates, Inc.

I. Introduction and Professional Qualifications
II. Existing Roadway and Traffic Conditions
A. Land Use and Zoning
B. Existing Study Area Roadway Network
C. Existing Peak Hour Traffic Situation
ITI.  Future Traffic Situation
A. Projected Background Traffic Situation
B. Trip Generation — Subject Development
C. Site Access, Parking and Loading

1V. Conclusion
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