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BOARD OF ZONING ADJUSTMENT 

Application of 14th and R Partners LLC BZA Application No. 17191 
Public Hearing: July 13, 2004 

ANC2F 

STATEMENT OF THE APPLICANT 

I. 
NATURE OF RELIEF SOUGHT 

This is an application pursuant to 11 DCMR §3103 for variance relief from 

the parking requirements under §2101.1 and the residential recreation space 

requirements under §773. This relief is requested in order to permit the 

construction of a new seven-story multiple dwelling building with underground 

parking and ground and first floor retail in the ARTS/C-3-A District at the 

intersection of 14th and R Streets, NW (Square 208, Lots 806,807, and 808) (the 

"Property"). 

The original application also included a request for variance relief from the 

open court requirements (§776.3). The applicant has since revised its building 

layout to include a structure over the garage ramp in order to provide additional 

terrace space and better configure and slightly increase the retail space, as 

illustrated by the revised architectural plans (Exhibit I). Extending the first floor 

raises the lowest level of the open court and reduces the court's minimum required 
width. The open court now complies with the requirements of §776.3, as indicated 
on the attached revised self-certification (Exhibit A) and that variance relief is no 

longer necessary. Additional revisions to the originally submitted application are 

described in Section IV below. 



II. 
JURISDICTION OF THE BOARD 

The Board of Zoning Adjustment has jurisdiction to grant the requested 

variance relief pursuant to §3103.2 of the Zoning Regulations. The authority of the 

Board to grant variances is set forth in §3103 of the Regulations. 

III. 
EXHIBITS IN SUPPORT OF THE APPLICATION 

Before proceeding with the discussion of the merits of this application, the 

following additional materials are submitted: 

Exhibit A: 

Exhibit B: 

Exhibit C: 

Exhibit D: 

Exhibit E: 

Exhibit F: 

Exhibit G: 

Exhibit H: 

Exhibit I: 

Revised Zoning Self-Certification Form 

A portion of the Sanborn Atlas showing the Property 

highlighted in yellow. 

A portion of the Zoning Map showing the Property highlighted 

in yellow, with zoning designation of ARTS/C-3-A. 

Plat from the Office of the Surveyor showing proposed revised 

construction. 

Outline of testimony of Representative of 14th and R Partners 

LLC, Applicant. 

Outline of testimony of Representative of Sorg & Associates 
PC, Architects. 

Outline of testimony of Steven E. Sher, Director of Zoning 

and Land Use Services, Holland & Knight LLP. 

Letter from ANC 2F stating support of application. 

Revised architectural and building plans. 



Exhibit J: Historic Preservation Review Board Staff Report and 

Recommendation. 

A. 

IV. 
BACKGROUND 

Site and Vicinity Characteristics 

1. The Property 

The Property consists of Lots 806,807 and 808 in Square 208 
and includes approximately 6,000 square feet of land area. The 

Property is fifty feet in width along its frontage on 14th Street and 120 

feet in length along R Street and is currently unimproved. Square 208 

is bounded by R Street on the north, 14th Street on the east, Q Street 

on the south, and 15th Street on the west (see Exhibit B). The Subject 

Property is located in the northeast corner of Square 208 and is 

included in an ARTS/C-3-A zone district, as shown in Exhibit C. 

2. Vicinity 

To the north of the Property is a Verizon telephone exchange 

facility. To the northeast, diagonally across from the Property, is the 

Elizabeth Taylor Medical Center of the Whitman-Walker Clinic, an 

outpatient facility. Across 14th Street to the east is the Central Union 

Mission, a homeless shelter and ministry. To the south of the Property 

is an automobile repair shop, and to the west of the Property is a 
public alley and residential apartment units. 

B. Description of Proposed Construction 

The Applicant proposes to develop the Property with a new seven-story 

multiple dwelling building with underground parking. The building will include 

seven residential units and approximately 6,659 square feet of retail space on the 

ground and first floors. In order to proceed with the development, the Applicant 

seeks approval by the Board of Zoning Adjustment (hereinafter "Board") of variance 



relief from parking requirements (§2101.1) and residential recreation space 

requirements (§773) set forth in the Zoning Regulations. 

C. Modifications from the Plans Submitted with the Original 
Application 

1. Retail Space 

As noted above, the retail space for the proposed development has been 

reconfigured and slightly increased by approximately 187 square feet. 

2. Parking 

Further development of the construction and layout requirements for the 

underground parking facility resulted in the loss of one of the compliant 

parking spaces. The slight increase in retail space also increases the total 

parking requirement to seventeen spaces. The application therefore includes a 

variance of fourteen parking spaces instead of the originally requested twelve. 

The project still in fact provides eighteen parking spaces in the below grade 

parking garage. 

3. Private Recreation Space 

As noted above, the total area of private recreation space - in the form of 

terraces-has been increased by approximately 550 square feet since the 

original application, for a total of 1,786 square feet of private recreation space. 

This increase represents over seventy-eight square feet per residential unit, for 

a total of 255 square feet per unit of private recreation space. 

V. 
THE APPLICATION MEETS THE REQUIREMENTS FOR VARIANCE RELIEF FROM 

THE ZONING REGULATIONS 

As set forth below, the Applicant satisfies the three-pronged test for variance 

relief as established in §3103.2. Variance relief is therefore appropriate in the 

present case. 



The Property is Affected by an Exceptional Or Extraordinary 
Situation or Condition 

The Property is affected by a number of exceptional situations and conditions 

relevant to the requested variance relief. The Property is exceptionally narrow in 

width, only fifty feet along its 14th Street frontage while extending 120 feet along R 

Street, a condition that creates severe restrictions on potential building and parking 

configurations. Furthermore, the proposed development is required to include core 

features that are comparable in area to those that would be required for buildings 

with far more dwelling units. The elevator, multiple stairways, and mechanical 

equipment occupy approximately 22% of the total building area, significantly 

reducing the building's efficiency and leaving virtually no space for anything other 

than dwelling units or retail space. The Property, currently unimproved, also 

occupies a prominent space at the corner of 14th and R Streets, NW. This location is 

one that will benefit significantly from a high-quality residential and retail 

development. 

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

In order to obtain an area variance, an owner must prove peculiar and 

exceptional practical difficulties caused by compliance with the applicable regulation. 

Furthermore, these difficulties must be related to a property's exceptional 

circumstances and not to general conditions in the neighborhood. 

1. Section 2101.1 

Strict adherence to the Zoning Regulations would require the proposed 
development to include seventeen parking spaces - one space for each two 

dwelling units and one space for each 300 square feet of retail space above 

3,000 square feet. Due to the narrowness and overall limited size of the 

Property, all parking will be located in an underground garage. Although the 

garage is designed to include eighteen parking spaces, only three conform to 

the specifications set forth in the Zoning Regulations because of the space 

occupied by the access ramp, drive aisles and core. The remaining parking 

spaces are located in the vault space. Because of the ramps and core, only 

three parking spaces can be accommodated on any one level. In order to 



achieve the required number of conforming parking spaces, the below-grade 

garage would need to extend down six levels, which is extraordinarily 

inefficient and impractical. 

2. Section 773 

Strict adherence to the Zoning Regulations would require that fifteen 

percent of the gross floor area dedicated to residential use be provided as 
recreation space. As the proposed building includes 22,642 square feet of 
residential space, 3,417 square feet of recreation space would be required. 

Recreation space cannot be provided on the roof as an elevator 

enclosure that would provide access would exceed the maximum height 
permitted in the ARTS/C-3-A District. Space on the roof would therefore not 
be accessible pursuant to ADA requirements. 

Additionally, the ARTS Overlay District requires that all buildings 

with a width of fifty feet or greater that front on 14th Street provide retail 

uses (among other options) on no less than fifty percent of the ground level. 

This requirement eliminates space that could potentially be used for 
recreation space. Due to both zoning requirements and physical site 

constraints, the Applicant has no viable additional options for locating 

residential recreation space within the project. 

For these reasons, the Applicant meets its burden of compliance with the 
practical difficulty prong of the variance test and is deserving of relief from the Board. 

C. Variance Relief Can Be Granted Without Substantial Detriment to the 
Public Good and Without Impairing the Intent, Purpose and Integrity 
of the Zone Plan. 

The relief requested can be granted by the Board without detriment to the 

Public Good or impairment to the Zone Plan. With respect to the public good, the 

development of three vacant lots at a prominent intersection will further enhance 

the community while providing needed residential and retail uses. The proposed 

development also has the unanimous support of Advisory Neighborhood 
Commission 2F as noted in Exhibit H. 



The zone plan will not be compromised, as the development adheres to all 

other components of the Zoning Regulations including those that will foster 

compatibility with surrounding development. Specifically, the integrity of the 

Zoning Regulations will be maintained as follows: 

1. Section 2101.1 

Although only three of the parking spaces provided with this project 

conform to the Zoning Regulations, there will be eighteen usable parking 

spaces located in the garage. Only seventeen parking spaces are required for 

the proposed development. Therefore, although a variance is being sought, 

there will be ample parking to accommodate both the residential tenants and 

retail users of the proposed building. 

2. Section 773 

The Applicant is providing private recreation space in the form of 

terraces for all of the residential units. There will be a total of 1,786 square 

feet of private recreation space, which represents almost eight percent (8%) of 

the total residential gross floor area. There are also other public recreational 

opportunities in the vicinity of the Property. 

For all the above reasons, the requested variance relief can be granted 

without detriment to the public good or without substantial impairment to the Zone 

Plan. 

VI. 
WITNESSES 

A. Representative of 14th and R Partners LLC, Applicant 

B. Representative of Sorg & Associates PC, Architect 

C. Steven E. Sher, Director of Zoning and Land Use Services, Holland & Knight 

LLP 



VII. 
CONCLUSION 

For the reasons stated above, the requested relief meets the applicable 

standards of the Zoning Regulations and can be granted without substantially 
impairing the intent, purpose and integrity of the Zoning Regulations. The applicant 

therefore requests that the Board grant the application. 

Respectfully submitted, 

HOU.AND & KNIGHT LLP 

2099 Pennsylvania Avenue, NW 
Suite 100 
Washington, D.C. 20006 
(202) 955-3000 
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Form 135- Side 1 
(Revised 03/15/02) 

I 163414th St t,N,J 

I 1638 14th St t,N,J 

L 1402 RSt WJ 

ZONING SELF-CERTIFICATION FORM 

~lllll!mmllll~ 
L~o8 i 808 

I ~?~ i I 807 l I J 
l ..... ~?~ i L 806 L ' 

Case No. I. -~ 

SMD2F01 

SMD2F01 

SMD2F01 

The undersigned agent hereby certifies that the following zoning relief is required from the Board of Zoning Adjustment in this 
matter pursuant to: 

Pursuant to l1 DCMR §3113.2, the undersigned agent certifies that: 

I. the agent is duly licensed to practice law or architecture in the District of Columbia; 
2. the agent is currently in good standing and otherwise entitled to practice law or architecture in the District of Columbia; and 
3. the applicant is entitled to apply for the variance or special exception sought for the reasons stated in the application. 

The undersigned agent and owner acknowledge that they are assuming the risk that the owner may require additional or different zoning 
relief from that which is self-certified in order to obtain, for the above-referenced project, any building permit, certificate of occupancy, or 
other administrative determination based upon the Zoning Regulations and Map. Any approval of the application by the Board of Zoning 
Adjustment docs not constitute a Board finding that the relief sought is the relief required to obtain such permit, certification, or 
determination. 

The undersigned agent and owner further acknowledge that any person aggrieved by the issuance of any permit, certificate, or 
determination for which the requested zoning relief is a prerequisite may appeal that permit, certificate, or determination on the grounds 
that additional or different zoning relief is required. 

The undersigned agent and owner hereby hold the District of Columbia Office of Zoning and Department of Consumer and RCJtulatory 
Affairs harmless from any liability for failure of the undersigned to seek complete and proper zoning relief from the Board of Zoning 
Adjustment. 

The undersigned owner hereby authorizes the undersigned agent to act on the owner's behalf in this matter. 

Owners Signature er's Name 

• 
• 

Agent Name 

Accepted for filing. 

Referred to the Office of the Zoning Administrator, Department of Consumer and Regulatory Affairs, for determination of proper 
zoning relief required. 



r Rejected for failure to comply with the provisions of 

r 
r 

DCMR Title 11 §3113.2; or 

DCMR Title 11 Zoning Regulations. 

Explanation 

Jerrily R. Kress. FAIA- Director 
District of Columbia Office of Zoning 

Form 135- Side 2 

441 4th Street, N.W. Ste. 210-S, Washington, D.C. 20001 
(202) 727-631 l * (202) 727-6072 fax * www.dcoz.dc.gov 

INSTRUCTIONS 

Any request for self-certification that is not completed in accordance with the following instructions shall not be 
accepted. 

1. All self-certification applications shall be made on Form 135. All certification fonns must be completely 
filled out (front and back) and be typewritten or printed legibly. All information shall be furnished by the 
applicant. If additional space is necessary, use separate sheets of paper to complete this fonn. 

2. Complete one self-certification form for each application filed. Present this form with the Form 120 
Application to the Office of Zoning, 4414th Street, N.W., Suite 210, Washington, D.C. 20001. 

ITEM I EXISTING I MINIMUM I MAXIMUM I PROVIDED BY I VARIAN CE 
CONDITIONS REQUIRED ALLOWED PROPOSED Deviation/Percent 

CONSTRUCTION 

Lot Area I 6,000 sf I I 6,000 sf I I (sq. ft.) 

Lot Width I 50'-0" I I 50'-0" I I (ft. to the tenth) 

Lot Occupancy I NIA I See I Attached I Sheet I (building area/lot 

Floor Area Ratio I NIA I I 30,000 sf I 30,000 sf I (floor area/lot area) 

Parking Spaces I NIA I 4+13=17 I I 3 I 14 
(number) 

Loading Berths I NIA I (1) 12'x30' I I (1)12'x30' I (number and size 

Front Yard I NIA I 0'-0 I I 0'-0 I (ft. to the tenth) 

Rear Yard I NIA I See I Attached I Sheet I (ft. to the tenth) 

Side Yard I NIA I 0'-0 I I 0'-0 I (ft. to the tenth) 



Court, Open I _ _._~~ L Seel _j I Attached I Sheet I (width by depth w•~• ·~· , ..... : ., ...• ~-~~~· --• ., 

Court, Closed I NIA I I L ______ _ L~~ I ; J i 
(width by depth ,. ....... ~ < .".AO A, .. h.".A A.>.>A••~•--o AAo ' 

Height L NIA I I 75' / 83'-6 I 75' / 83'-6 I ! 
(ft. to the tenth) 1 



Sorg & Associates 
Robertson Development 
June 21, 2004 

14th & R Streets Development 
1634 14th St, 1638 14th St & 1402 R St 

Form 135 - Self Certification Form Attachment 

Relief Sought - §3103.2 -Area Variances 

I. Variance from the parking requirements ( §2101.1) 
2. Variance from the residential recreation space requirements (§773) 

Lot Occupancy 
Maximum Lot Occupancy 

Non-Residential 
Residential 

Rear Yard Setback 

Maximum Allowed 

100% / 6,000 sf 
15% I 4,500 sf 

Proposed Construction 

88 % / 5,286 sf 
75% / 4,500 sf 

Required Minimum - 2 ½ " / l '-0" of vertical height, but not less than 12'. 
75' X 2 ½" = 187.5" / 12" = 15.626' 

Proposed Construction (Abuts alley) 
To 20' above grade: 22'-4" to centerline of alley. 
Above the 20' mark: 21'-11 ¾" to rear lot line. 

Open Court 
Required Minimum Width: 
Residential-4" / l '-0" of vertical height, but not less than 15'-0". 

55'-6" x 4" = 222" I 12" = 18'-6" 

Proposed Construction: 18'-8" 
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DISTRICT OF COLUMBIA GOVERNMENT 
OFFICE OF THE SURVEYOR 

Washington, D.C., May'5, 2004 

Plat for Building Pennlt of SQUARE 208 LOTS 806, 807 & 808 

I herabyartlfy lhatall existing lmprovemenls-ehownMl'&OO, are completely dlrtl8n91oned. 
and are correclly platted; that an proposed bulldlnga or construction, or parts thereof, Including 
covered porches, ere correctly dimensioned and platted and agree with plans accompanying 
the eppllcetlon; that · the foundation plans es shown hereon Is drawn, and dimensioned 
accurately to the same scale as the property lines shown on this plat;and that by reason of the 
proposed Improvements to be erected as shown hel'80n the size of any adjoining lot or 
premises Is not decreased to an area less than Is required by the Zoning Regulations for llght 
and ventilation; and It Is further certified and agreed that accessible parking area where 
required by the Zoning Regulations wlll be reserved In accordance with the Zoning 
Regulattons, and that this area has been coneclly drawn and dimensioned hereon. It Is 
further agreed that the elevation of the accessible parking area with respect to the Highway 
Department approved curb and alley grade wlll not result In a rate of grade along centerline 
of driveway at any point on private property In excess of 20% for single-family dwellings or flats, 
or In excess of 12% at any point for other buildings. (The policy of the Highway Department 
pe1TT1lts a maximum driveway grade of 12% across the public parking and the private 
resbicted property.) 

Scale: 1 Inch = 20 feet 

Receipt No. 

Furnished to: 

11393 

MR. PERMIT 

Recorded on Microfilm 

Date: _____________ _ 

By: L.E.S~ (Signature of owner or his authorized agent) 

NOTE: Data shown for Assessment and Taxation Lots or Parcels are In accordance with the records of the Department of Finance 
and Revenue, Assessment Administration, and do not necessarily agree with deed description. 
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I. INTRODUCTION 

OUTLINE OF TESTIMONY 
REPRESENTATIVE 

14THAND R PARTNERS LLC 

II. EXISTING USE OF SITE 

III. PROPOSED DEVELOPMENT 

IV. EXISTING CONDITIONS AND LIMITATIONS 

V. REQUIREMENTS FOR GRANTING THE VARIANCE RELIEF HA VE 
BEEN MET 

VI. CONCLUSION 
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OUTLINE OF TESTIMONY 
REPRESENTATIVE 

SORG & ASSOCIATES PC, ARCHITECTS 

I. INTRODUCTION AND PROFESSIONAL QUALIFICATIONS 

II. SITE AND LOCATION DESCRIPTION 

A. OVERVIEW OF SITE, VICINITY AND LAND USE/ZONING 

B. SITE PLANNING- SIZE, LOT CONFIGURATION, TOPOGRAPHY 

III. PROJECT AND BUILDING DESIGN CONSIDERATIONS 

IV. ZONING RELIEF IS NEEDED AND THE APPLICANT MEETS ITS 
BURDEN OF PROOF 

V. CONCLUSION 
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Law Offices 

HOLLAND & KNIGHT LLP 

2099 Pennsylvania Avenue, N.W. 
Suite 100 
Washington, D.C. 20006-6801 

202-955-3000 
FAX 202-955-5564 
www.hklaw.com 

Annapolis 
Atlanta 
Bethesda 
Boston 
Bradenton 
Chicago 
Fort Lauderdale 
Jacksonville 
Lakeland 
Los Angeles 
Melbourne 
Miami 
lntemmonal Offioos: 
car.ra;· 
Mexico City 
RioooJaieiro 

• Pepresenti!Ml Offioe 

Outline of Testimony 
before the Board of Zoning Adjustment 

BZA Application No. 17191 
14th and R Streets, N. W. 

Steven E. Sher 
Director of Zoning and Land Use Services 

Holland & Knight LLP 

July 13, 2004 

I. Site location and description 

New York 
Northern Virginia 
Orlando 
Providence 
St. Petersburg 
San Antonio 
San Francisco 
Seattle 
Tallahassee 
Tampa 
Washingtoo, D.C. 
West Palm Beach 

Sll Paulo 
Tel Aviv' 
T(l()ll 

A. Subject property, 14th and R Streets, N.W., is comprised of Lots 806, 
807 and 808 in Square 208 

B. Square 208 is bounded on the north by R Street, on the east by 14th 

Street, on the south by Q Street, and on the west by 15th Street and is 
bisected horizontally by Corcoran Street 

C. Subject property is located in the northeast corner of Square 208 

D. Frontage of 50 feet on 14th Street and 120 feet on R Street 

E. Land area of approximately 6,000 square feet 

F. Currently undeveloped 

II. Description of surrounding area 

A. To the north: 

1. R Street, N.W. 



2. Bell Atlantic telephone exchange facility 

3. Northeast: Elizabeth Taylor Medical Center of the Whitman­
Walker Clinic 

B. To the west: 

1. Public alley 

2. Residential apartment dwellings 

C. To the south: 

1. Automobile repair shop 

D. To the east: 

1. 14th Street, N.W. 

2. Central Union Mission 

III. Existing zoning - ARTS/C-3-A 

A. C-3-A District 

1. Multiple dwellings are permitted as a matter of right 

2. Height - maximum of sixty-five feet, no story limitation (§770.1) 

3. Floor area ratio - maximum of 4.0, of which no more than 2.5 
may be devoted to other than residential purposes (§771.2) 

4. Maximum percentage of lot occupancy for residential uses -
seventy-five percent (§772.1) 

5. Rear Yard- 2.5 inches per foot of vertical distance, but not less 
than twelve feet ((§774.1) 

6. Side Yard - None required (§775.5) 

7. Residential recreation space - not less than fifteen percent of 
gross floor area devoted to residential uses required to be 
provided (§773.3) 

B. ARTS Overlay District 

1. Height - maximum of seventy-five feet (§1902.1) 



2. Retail and service uses and arts and arts-related uses shall 
occupy no less than fifty percent of the ground level of each 
building that fronts on 14th Street (§1901.1) 

IV. Proposed development: 

A. Seven-story multiple dwelling building with ground and first floor 
retail and below-grade parking 

B. Seven residential units will be provided 

V. Variance relief required: 

A. Parking - residential and retail uses (§2101.1) 

1. Minimum required: one space for each two dwelling units and 
one for each 300 square feet of retail space over 3000 square feet 
- eighteen spaces total 

2. Compliant parking spaces provided: three 

3. Variance required: fifteen spaces 

B. Residential recreation space - fifteen percent of gross floor area 
devoted to residential use (§773.3) 

1. Minimum required: 3,417 square feet 

2. Amount proposed: 0 square feet 

3. Variance required: 3,417 square feet 

C. Minimum outdoor recreation space requirement- 50 percent be 
located outdoors (§773.8) 

1. Minimum required: 1,708 square feet 

2. Amount proposed: 0 square feet 

3. Variance required: 1,708 square feet 

VI. Standards for variance relief (§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. Narrow width of property- only fifty feet of frontage along 14th 

Street while 120 feet of frontage along R Street 

2. Disproportionately large core for only seven dwelling units: core 
occupies approximately twenty-two percent of the total building 
area creating only a seventy-eight percent efficiency 

3. ARTS Overlay District requirement for a minimum of fifty 
percent retail/arts uses on ground level of buildings fronting on 
14th Street 

B. Practical difficulty 

1. Parking (§2101.1) 

a) Narrowness of the property- and thus the size and 
configuration of parking ramps and core - leaves space 
for only three parking spaces per garage level 



b) To accommodate eighteen compliant spaces, garage would 
need to extend down six levels 

2. Residential recreation space (§773.3) 

a) Recreation space cannot be provided on the roof due to 
elevator access and height restrictions 

b) Significant amount of space taken up by retail space 
required of properties that front 14th Street in the ARTS 
Overlay District 

C. Application can be granted without substantial detriment to public 
good or the zone plan 

1. Development of three vacant lots at a prominent intersection 

2. Proposed development has unanimous support of ANC 2F 

3. Parking (§2101.1) 

a) There will be eighteen parking spaces located in the 
below-grade garage 

4. Residential recreation space (§773.3) 

VIII. Conclusions 

a) Private recreation space will be provided in the form of 
terraces - approximately 1,786 feet in total, or eight 
percent of the total residential gross floor area 

b) Other public recreational opportunities exist in the 
vicinity of the subject property 

A. Site is affected by exceptional condition with regard to narrowness of 
property and large core component 

B. Practical difficulty results from limited space left beyond seven 
dwellings, core, and required retail space 

C. Sufficient parking is provided and ample private recreation space is 
provided, so there is no detriment to public good 

D. The application should be granted 
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05/18/2004 15:50 FAX 

ADVISORY NEIGHBORHOOD COMMISSION 2F 
Government of the District of Columbia 
5 Thomas Circle, NW, Washington, D.C. 20005 

' 'J ll!Jl!i•Jf:l•t~ 
Commissioners 

Telephone: (202) 667-0052 Fax: (202) 667-0053 www.anC2f.org 

2F01 Csry Silverman, Chair 
2F02 Jim Brantlon 
2F03 Miriam Trimble 
2F04 Helan M. Kramer, Vice C/Jair 
2FOS Thomae M. Fonk, Sot:retary 
2f06 Bob Hinterlong, Treasurer 

The Hon. Geoffrey H. Griffis, Chairman 
Board of Zoning Adju.~tment 
44141h Street, NW, Suite 210 
Washington, DC 20001 

/'1/o// 

Re: BZA Application, 1638 14th Srreet NW (ltf' and R Streets), Square 208 

Dear Chairman Griffis and Members of the Board: 

May 18, 2004 

At it.c; May S, 2004 meeting, which was publicly-noticed and with a quorum present. Advi~ory 
Neighborhood Commission 2F ("ANC') voted unanimously (5-0-0) to suppon the recommendation of its 
Community Development Conuninee for above-referenced project, which would include the following areas 
of variance relief: 

1. Variance from the court width requirements to permit a reduction from tile required court 
width of approximately 28 feet to no less rhan 15 feet. 

2. Vatiance from the residential recreation space requirements due to the narrowness of the lot 
and to prevent the roof sD'Ucrures from protrudi11g above the 83½ foot height limit. which is not possible 
withouc the requested variance as the roof structures would need to protrode approximately 18 feet above the 
roof if residential recreation .space wore Lo be provided there. Th~ Commission also notes in suppon of this 
request that there arc only seven residential units in the building and each one of the residential units has lts 
own privace outdoor recreation space and there is a lobby area for the unit residents of the seven units to 
congregate in, which has an area of approximately 450 square feet. 

3. A variance from th~ parlcing requir~ments as J 5 of the 18 par Icing spaces being provided are 
located in a vault This is due to the desire to provide below-grade parking, which on a lot thal is only 50 feet 
in width, resulcs in a siruation where almost all the pnrking spaces are beyond the property line. A review of 
the plans shows that there is no feallible way to provide the required parking within the footprint of the lot. 

The ANC suppoits the requested areas of relief as che applicant hai; demonstnued that lhe subject site 
is unique and affected by an exceptional siluation or condition and that the strict application of the 
Regulations wouJd result in a practical difficulty and t.his project is a benefit to the community aod has no 
adverse impact. 

Thank you for according great weight to our views. 

cc: Chip Glasgow (via e-mail cheryl.jones@hk.law.com) 

Serving l.ogan Circle, Thomas Circle, Old City, Slagdsn Alley, Franklin Square, and parls of Shaw and Downtown 
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Property Address: 

HISTORIC PRESERVATION REVIEW BOARD 
STAFF REPORT AND RECOMMENDATION 

14th and R Streets, NW X Agenda 
Landmark/District: 14th Street Historic District Consent Calendar 

X Concept Review 
Meeting Date: January 22, 2004 Alteration 
H.P .A. Number: 03-555 X New Construction 
Staff Reviewer: Steve Calicott Demolition 

Subdivision 

The applicant, Sorg and Associates Architects representing developer Paul Robertson, 
return to the Board for on-going conceptual design review for construction of a seven­
story retail and residential building on vacant land at the southwest comer of 14th and R 
Streets in the Greater 14th Street Historic District. When last presented in December, the 
Board confirmed their support for the overall height and cubic design approach, but 
expressed concern about the extent, organization and treatment of the projecting bays and 
the proposal's general lack of progress in being refined since the previous presentation in 
October. 

The applicants have responded to each of the concerns raised by the Board with a much­
improved design. As suggested, the projecting bays have been pulled away from the 
adjoining building on the south, the largest square bays have been made narrower and 
more vertical in orientation, and all of the bays have been detailed so that the proportions 
of their masonry framing elements are slightly narrower and inset from the wider 
structural framing elements on the base building. This last change, while subtle, 
establishes a hierarchy of forms on the building reminiscent of the relationship found on 
historic buildings in the historic district, in which the bays are secondary to the base 
building; in addition, it also provides a more delicate sense of proportion. Finally, the 
glazing within the bays has been revised to include bands of sandblasted glass to provide 
additional texture and scale. The design is more disciplined, carefully detailed, and 
compatible with the character of the historic district. 

In thinking further about the fa9ade material, the applicants have expressed an interest in 
I' 

exploring the use of a metal panel system rather than precast, and are seeking the Board's 
input on this P,Otential material change. The staff h~ aslted that samples or images of 
possible panel systems be provided for the presentation in order to facilitate this 
discussion. 

The staff recommends that the Review Board approve the revised concept as not 
incompatible with the character of the historic district and direct the applicants to 
continue coordinating with the staff as they proceed through design development. 



Property Address: 

HISTORIC PRESERVATION REVIEW BOARD 
STAFF REPORT AND RECOMMENDATION 

14th and R Streets, NW X Agenda 
Landmark/District: 14th Street Historic District Consent Calendar 

X Concept Review 
Meeting Date: September 25, 2003 Alteration 
H.P.A. Number: 03-555 X New Construction 
Staff Reviewer: Steve Calicott Demolition 

Subdivision 

The applicant, Sorg and Associates Architects for developer Paul Robertson, seeks 
conceptual design review for construction of a seven-story retail and residential building 
on vacant land at the southwest comer of 14th and R Streets in the Greater 14th Street 
Historic District. The project would abut a 1933 automobile service garage to the south, 
and a row of 1914 Wardman-built apartment buildings to the west. 

The concept proposal calls for a contemporary design of glass and stone modulated into a 
series of projecting and receding geometric cubes of varied proportions, serving 
alternatively as projecting bays and outdoor terrace areas for the upper level apartments. 
The retail space on the first two floors would be set flush with the building line, defined 
by slender piers punctuated with projecting canopies. While the internal arrangement of 
the retail space is split with one level raised above and another partially below grade, the 
exterior would not include areaways or sunken entrances [the section incorrectly shows a 
small areaway, which is not intended]. 

The building would rise to 75 feet, with its penthouse rising to 83 feet; the building would 
step down in height on the west (R Street) elevation. While the Board has expressed 
concern over some projects on 14th Street that have been proposed at a height of 75 feet, 
the different conditions inherent in each location have been recognized. On the 1400 and 
1500 blocks, occupied primarily by three and four story buildings, the Board has asked 
that additional floors on top of historic buildings or taller new construction be set back or 
stepped down to meet the general height of the historic buildings on the street. In other 
locations, such as in the 1300 and 2100 blocks, the Board has allowed taller (75 and 90 
foot) buildings, because of the taller buildings on or surrounding those blocks. As this 
site is adjacent to some of the tallest buildings on 14th Street (the 83' and 105' Verizon 
buildings to the north, and the 58' Central Union Mission building to the east (all three of 
which contribute to the historic district), the proposed 75' height does not seem 
unreasonable or incompatible in this location. 

Like many recent projects along 14th Street, the design is frankly contemporary, 
attempting to relate to the historic district not by imitation but by adding to it in a way 
that is respectful and deliberately different. The commercial character of the street, along 
with its variety of heights, building types and architectural expressions perhaps lends 



itself to greater architectural experimentation than it might on more historically intact, 
homogeneous residential blocks. However, while the massing and ratio of window to 
wall is clearly different from the historic district, attempts are made to relate to the 
character of the street by differentiating the retail base from the residential upper levels 
and breaking down the building's mass into smaller rectilinear elements to reduce its 
scale and relate to the rectilinear fac;ade organization of the auto showroom buildings 
along 14th Street. As the design continues to be developed, additional thought should be 
given to how the building could be further related to its historic context. Color and 
materials will be important areas to explore, and would provide opportunities for creating 
further visual interest and texture. Some subtle differentiation of the projecting bays, 
either in terms of color or material might be worthy of consideration. 

The staff recommends that the Review Board approve the overall conceptual approach, 
including the proposed height, general massing, and setbacks, and that the applicants 
continue to refine the concept as outlined above. The project should return to the Board 
for further conceptual review when ready. 
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