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BEFORE THE DISTRICT OF COLUMBIA
BOARD OF ZONING ADJUSTMENT

APPLICATION OF:

13™ STREET LOFTS, LLC BZA CASE NO. 17347
VARIANCE FROM THE LOT OCCUPANCY ANC 2F
PROVISIONS OF SECTION 403, AND A

SPECIAL EXCEPTION FROM THE ROOF HEARING DATE:
STRUCTURE REQUIREMENTS OF JULY 12, 2005

SECTION 411, TO ALLOW AN ADDITION
TO A NON-CONFORMING STRUCTURE
PURSUANT TO SECTION 2001.3 IN THE
R-5-E DISTRICT AT PREMISES 1209-11
13TH ST., N.W. (SQ. 281, LOTS 8 AND 26)
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STATEMENT OF THE APPLICANT

I.
NATURE OF RELIEF SOUGHT

13™ Street Lofts, LLC ("13™ Street Lofts" or "Applicant") submits this statement in
support of its application to the Board of Zoning Adjustment ("Board" or "BZA") for a special
exception from the roof structure provisions of section 411 and a variance from the lot
occupancy provisions to allow an addition to a non-conforming structure pursuant to section
2001.3 at 1209-11 13th Street, N.W., (Square 281, Lots 8 and 26). The Applicant proposes to
subdivide Lots 8 and 26 in Square 281 (the "Subject Property") into a single lot of record,
demolish the existing structure on Lot 8, and construct a nine-story condominium building in its

place. A three-story historic building on Lot 26 will be renovated for residential use and



connected to the new building. The property, premises address 1209-11 13" Street, N.W.,
Washington, D.C., is located in the R-5-E District.

II.
JURISDICTION OF THE BOARD

The Board has jurisdiction to grant the requested variance and special exception pursuant to D.C.
Code § 6-641.07 (2001 ed.) and sections 3103.2 and 3104.1 of the Zoning Regulations.

Il
BACKGROUND

A. Site and Vicinity Characteristics
1. The Property

The Subject Property is located in the R-5-E District and consists of what are now Lots 8
and 26 in Square 281 (see copies of plats attached as Exhibit B). Square 281 is bounded by 13"
Street, N.W. on the west, 12th Street on the east, M Street on the south and N Street on the north
in the Logan Circle neighborhood. Lot 26 is an alley lot improved with the three-story Proctor
Alley Livery Stable (the "Livery Stable"), an individual landmark listed in the D.C. Inventory of
Historic Sites. The Livery Stable occupies the entirety of its lot, and abuts a thirty-foot wide
public alley to the east and a fifteen-foot public alley to the north. It is a lawfully existing non-
conforming structure with respect to lot occupancy and rear yard. The Livery Stable is presently
used as an automotive repair shop and vocational training school in accordance with a previously
issued certificate of occupancy. Constructed in 1894, the Livery Stable was rendered a lawfully
existing non-conforming use when is was zoned SP in 1958 and rezoned R-5-E in 2000.

Adjoining the Livery Stable parcel to the south is Lot 8, which fronts on 13th Street and
abuts the thirty-foot wide alley at the rear. Lot 8 is presently improved with a small-scale

commercial building that is presently used as a grocery and liquor store, which the Applicant



acquired only recently. It, too, is deemed to be a lawfully existing non-conforming use in the R-
5-E District.

According to comments received from the Metropolitan Police Department on this BZA
Application, the market and liquor store have been a source of public controversy and disruption
due to the continuing presence of intoxicated individuals, drinking in public and other adverse
impacts. The Applicant would eliminate this adverse use and convert the property to a
conforming residential use. To the south of market and liquor store is a six-foot wide public
alley.

Lots 26 and 8 contain approximately 4,275 and 4,421 square feet of land area,
respectively. After the proposed subdivision, the new consolidated lot will contain 8,696 square
feet of land area and the Subject Property will be developed as one record lot.

2, The Vicinity

The remainder of Square 281 is developed flmost exclusively with residential buildings,
ranging in height from eight to ten stories. Immediately north of Lot 8 and to the east of the
Livery Stable parcel is a condominium building under construction that will rise to nine stories in
height. To the north at the corner of 13th and N Streets is the Logan Park Apartments, a
condominium building containing approximately 165 units constructed during the 1980s. An
eight-story condominium building is also located at the corner of 12th and N Streets, NNW. To
the south along M Street is a large-scale residential building known as the Claridge Towers.
Additionally high-rise multi-unit residential buildings are located across 13th Street to the west.

B. Description of Proposed Construction

The Applicant proposes to substantially rehabilitate and renovate the historic Proctor Livery

Stable for residential use, and construct a nine-story addition to the Livery Stable on Lot 8. The



existing building on Lot 8 will be demolished to allow for construction of the addition. The new
development will include a total of thirty-six residential condominium units; eight units will be
located in the Livery Stable, while the nine-story addition will house twenty-eight. The footprint of
the Livery Stable and the new addition will be L-shaped with a 28.5-foot frontage on 13" Street.
The addition will rise to a height of ninety feet and will directly abut the new nine-story
condominium building that is currently being constructed on Lot 52 to the north.

The Project will comply with the majority of the zoning parameters of the R-5-E District.
This zone district permits a maximum height of 90 feet and a total density of 6.0 floor area ratio
(“FAR?”) for residential development and hotels. The Project will not exceed 90 feet in height, and
will provide approximately 46,845 square feet of gross floor area, or a density of 5.39 FAR.

By combining the two lots and constructing the new addition, the Project will continue to be
non-conforming with respect to rear yard. This non-conforming element can never be corrected or
improved due to the required retention of the landmark building on the site. Thus, the Applicant is
seeking a variance from the provisions of section 2001.3 to allow an addition to a non-conforming
structure. However, the Project will create an open court at the rear of the addition that will comply
with the minimum court width requirements. The R-5-E District requires that each court have a
width of three inches per vertical height of the building at the court location. Here, the building will
be ninety-feet in height, generating a required width of 22.5 feet. The width of the open court will
be 28.5 feet, and will thus meet the minimum width requirement.

The existing non-conforming 100 percent lot occupancy condition of the Livery Stable will
be improved, but not eliminated, by subdividing the two lots into one parcel and construction of the
new addition. The overall lot occupancy will be reduced to 95 percent. Because the R-5-E District

allows a maximum lot occupancy of 75 percent, the Applicant is seeking an area variance from the



provisions of section 403.2, and a variance form the provisions of section 2001.3 to allow an
addition to a non-conforming structure.

The design of the proposed development has been approved by the Historic Preservation
Review Board, and the Historic Preservation Office has referred to the project as "a very elegant
juxtaposition of old and new." Historic Preservation Review Board Staff Report, H.P.A. No. 05-
110 (April 28, 2005), a copy of which is attached as Exhibit D. The Applicant plans to integrate
the landmark Livery Stable and the modern addition through the use of a three-story atrium that will
leave the entire south wall of the Stable exposed.

IV

THE APPLICATION MEETS THE REQUIREMENTS FOR
VARIANCE RELIEF FROM THE ZONING REGULATIONS

A, Standard of Review

Under D.C. Code § 6-64107(g)(3) (2001 ed.) and 11 DCMR 3103.2, the Board is
authorized to grant an area variance where it finds that three conditions exist:

(1) the property is unique because, inter alia, of its size, shape or topography; (2)

the owner would encounter practical difficulties if the zoning regulations were

strictly applied; (3) the variance would not cause substantial detriment to the

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

the zoning plan.
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 set forth below, the Applicant satisfies this three-

pronged test for a variance from the area requirements for residential recreation space and lot

occupancy.



B. The Property is Affected by an Extraordinary or Exceptional Situation or Condition.
The Subject Property is unique by virtue of the Livery Stable's designation as a protected

landmark under the Historic Landmark and Historic District Protection Act. This individual
designation requires any proposed development on the property to retain the Stable's exterior
structure and refrain from building any addition that would compromise the basic form of this
unusual building type. The Applicant was not only discouraged from adding floors to the structure,
but was also directed by the HPRB to create an atrium at the point of with the addition to the south
in order to preserve views of the south elevation of the Livery Stable. The building's inclusion in
the D.C. Inventory of Historic Sites alone is a sufficient basis upon which to make an affirmative
finding with respect to the property's uniqueness. See Capitol Hill Restoration Society, 534 A.2d at
942 (individual landmark status uniquely affects property differently from others in the
neighborhood); see also Monaco v. District of Columbia Board of Zoning Adjustment, 407 A.2d
1091, 1097-99 (D.C. 1979).

In addition, the property's narrow, L-shaped layout and limited street frontage also create
unique conditions inherent in the property. The overwhelming majority of lots within the
immediate vicinity and surrounding neighborhood are rectilinear in shape and have street widths of

approximately 100 feet or more. In contrast, the subject site only has 28.5 feet of street frontage.

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

The existing landmark structure, the L-shaped configuration of the lot and narrow street
frontage of the Subject Property together create substantial practical difficulties in developing the
property if the Zoning Regulations were strictly applied to the Subject Property. The design
constraints imposed by historic preservation prevent the Applicant from developing the landmark

building to its full zoning potential and converting it to a conforming residential use. Although



the maximum allowable density in the R-5-E District is 6.0 FAR, preservation on the Livery
Stable limit development on that portion of the property to an FAR of only 3.0. This lost density
can only be recouped through intensive development on the remainder of the consolidated lot.
Strict application of the lot occupancy requirement would preclude such development.

Section 403.2 of the Zoning Regulations requires that lot coverage for developments in
the R-5-E Zone District be limited to 75 percent. Even after the subdivision of Lots 8 and 26
into a single lot of record, strict application of this requirement would effectively prohibit
development on nearly 50 percent of what is currently Lot 8. This underutilization of the limited
space available on this parcel would render any development project infeasible, particularly in
light of the significant additional difficulties resulting from historic preservation constraints.

Strict application of the Zoning Regulations that limit additions to non-conforming
structures would also create substantial practical difficulties given the unique constraints of the
property. When its renovation is complete, the Livery Stable will continue to be a
nonconforming structure devoted to a conforming use with respect to rear yard. Under section
2001.3(a) of the Zoning Regulations, additions to such structures are allowed only if the structure
is in compliance with the lot occupancy requirements of the property's underlying zoning
classification. The Applicant's proposed development—the nonconforming Stable and the new
nine-story addition—will occupy approximately 94 percent of the newly created lot. The Zoning
Regulations also require that any addition to a nonconforming structure "[n]either increase or
extend any existing, nonconforming aspect of the structure." 11 DCMR § 2001.3(b)(2). Itis
important to note that the proposed development will actually reduce the extent of the Livery
Stable's nonconformity with the lot occupancy requirements. The Livery Stable currently

occupies 100 percent of Lot 26; the proposed development, on the other hand, will be only 94



percent. This reduction in the degree of nonconformity militates in favor of granting a variance
from the requirements governing additions to nonconforming structures.

Additionally, Lot 26 is an alley lot, and the existing Livery Stable cannot be converted to
multi-family residential use without some form of zoning relief. See 11 DCMR § 2507.1. With
the encouragement of the Office of Planning, the Applicant purchased Lot 26 in order to
combine it with Lot 8 and provide the Livery Stable parcel with street frontage to allow its
adaptation to multi-family residential use. By combining the two lots, the Applicant eliminated
the need to seek relief from section 2507.1 of the Zoning Regulations. Conversion of lawfully
existing non-conforming uses to conforming ones is strongly favored by the Zoning Regulations.
See generally 11 DCMR § 2001 et seq.; see also Lange v. District of Columbia Board of Zoning
Adjustment, 470 A.2d 1058 (D.C. 1979).

D. 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 requested area variances will not substantially impair the intent or purposes of the
zoning laws and will allow development that will contribute significantly to the public good. In
providing thirty-six new residential units, the proposed development will advance the housing goals
of War& 2 and the District as a whole by stimulating the "production of new and rehabilitated
housing to meet all levels of need and demand." COMPREHENSIVE PLAN § 302.1 (1999); see also id.
at § 1304.1 (discussing housing goals for Ward 2 neighborhoods). Additionally, the renovation of
the Livery Stable for residential use promotes the District's policy of encouraging the adaptive reuse
of historic structures. /d. at § 805.1. Importantly, the District's Comprehensive Plan also
emphasizes that local permitting authorities should "[p]rovide sufficient administrative flexibility in

building codes and other related codes and regulations to permit maximum preservation and



protection of historic resources." Id. at § 804.1(f). The preservation and renovation of the Livery
Stable will not be economically feasible unless the requested variance relief is granted.

The demolition of the existing structure on Lot 8 and its replacement with the proposed
addition will not impair the intent or the purposes of the Zoning Regulations. To the contrary, the
available evidence suggests that the Applicant's project will have a positive influence on the
surrounding area. Information provided by the Office of Planning from Lieutenant Michael A.
Smith of the D.C. Metropolitan Police Department predicts that the proposed development "would
improve ... quality of life issues" in the area and "would contribute to a decrease in overall crime."
Both public safety and quality-of-life issues are listed among the purposes of the District's Zoning
Ordinance. See D.C. CODE § 6-641.02 (West 2001).

In addition to contributing to a decrease in local crime, the proposed development will
advance the District's "clear regulatory objective against nonconforming uses" by converting the
Livery Stable from its current nonconforming use as an automotive repair shop and vocational
training school to conforming residential use. See Sheridan-Kalorama Neighborhood Council v.
District of Columbia Board of Zoning Adjustment, 411 A.2d 959, 963 (D.C. 1979). A
nonconforming use is a more serious affront to the integrity of the Zone Plan than a conforming
structure that merely fails to satisfy height, density, or lot occupancy requirements. This general
principle is reflected in the relatively higher burden imposed upon applicants for a use—as opposed
to an area—variance. See, e.g., Palmer v. District of Columbia Board of Zoning Adjustment, 287
A.2d 535 (D.C. 1972) (noting that "a more stringent showing is warranted with respect to the more
drastic relief inherent in a use variance"). By eliminating the nonconforming liquor and grocery
store use that currently exists on Lot 26, the proposed development will enhance the residential

character of the surrounding area and maintain the integrity of the Zone Plan.



V.
THE APPLICATION MEETS THE REQUIREMENTS FOR
A SPECIAL EXCEPTION UNDER THE ZONING REGULATIONS

Section 400.7(b) of the Zoning Regulations requires mechanical penthouses and other
similar rooftop structures to be "set back from all exterior walls a distance at least equal to its
height above the roof upon which it is located." However, section 411.11 of the Zoning
Regulations allows the Board to grant a special exception from this requirement when its strict
application would be "unduly restrictive, prohibitively costly, or unreasonable.” Because of Lot
8's narrow shape, the Applicant will be unable to satisfy the roof structure setback requirement.
In order to establish an entitlement to a special exception under this section, an Applicant must
demonstrate that: (i) strict compliance with the requirement would be impracticable; (ii) the
special exception will not materially impair the intent and purpose of the roof structure setback
requirements; and (iii) the special exception will not adversely affect the light and air of adjacent
buildings. As discussed below, the Applicant's proposed development satisfies all three of these
requirements.

1. The Narrow Shape of the Site Would Make Strict Compliance with the Rooftop
Structure Setback Requirements Impracticable

A special exception under section 411.11 is available when compliance with the roof
structure setback requirements would be "impracticable because of operating difficulties, size of
building lot, or other conditions relating to the building or surrounding area.” /d. The
mechanical penthouse on the proposed addition will be in compliance with the setback
requirements on the east, west, and south sides of the addition; it will not, however, be set back
from the northern edge of the roof. The penthouse will rise ten feet from the roof of the building.

Because the portion of the consolidated lot that will be occupied by the addition is only 28.5 feet

10



in width, compliance with the setback requirements in this case—i.e., a ten-foot setback on all
sides—would be physically impossible.

2. The Proposed Roof Structure Will Not Materially Impair the Intent and Purpose of
the Roof Structure Provisions

Granting a special exception from the setback requirement in this case will not materially
impair the intent and purpose of the rooftop structure provisions. The provisions of sections
400.7 and 411 are designed to minimize the adverse effects of rooftop structures that exceed the
underlying height limitations for the zone district in which they are located. The provisions seek
to achieve the same objectives as outright limitations on building height, i.e., the adequate
provision of light and ventilation for adjacent properties. As discussed below, the rooftop
structure in this case does not implicate these concerns.

3. The Proposed Roof Structure Will Not Adversely Affect the Light and Air of
Adjacent Buildin

The mechanical penthouse on the roof of the proposed addition will not adversely affect
the light and air of adjacent buildings. As noted above, the penthouse satisfies setback
requirements of section 400.7(b) along three of the addition's four sides. The only adjacent
building that will be affected by the penthouse's nonconformity with the setback requirement is
the new condominium building abutting the addition to the north. Because the buildings are
nearly the same height and are both built out to the lot line, the proximity of the addition's
mechanical penthouse to the northern edge of the roof will not affect the light or air of either of
the buildings' occupants.

VL
COMMUNITY SUPPORT

Advisory Neighborhood Commission ("ANC") 2F, the ANC in which the Subject Property

is located, supports the Project. At its April 2005, meeting, the ANC voted to support the

11



conceptual design before the Historic Preservation Review Board. With respect to the variance and
special exception relief, the Community Development Committee of the ANC recommended at its
June 22, 2005, meeting that the ANC support this BZA application. The full ANC will meet on
July 6 and is expected to adopt the CDC recommendation.

VIL
WITNESSES

A. Representative of 13th Street Lofts, LLC
B. Representative of Hickok Warner Cole, Architects

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

VIIIL
EXHIBITS IN SUPPORT OF THE APPLICATION

The following exhibits are attached to this statement in further support of the application:

Exhibit A: Architectural Drawings (submitted separately)
Exhibit B: Baist and Sanborn Maps with Subject Property Highlighted
Exhibit C: Portion of Zoning Map Showing the Subject Property
Exhibit D: HPRB Staff Report
Exhibit E: Outlines of Witness Testimony
IX.
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.
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Respectfully submitted,

HOLLAND & KNIGHT LLP

ByWW
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Mary Carolyn Brown

2099 Pennsylvania Avenue, NW
Suite 100

Washington, D.C. 20006

(202) 955-3000

June 28, 2005

#3020022_v1

13






PERSPECTIVE VIEW!
SOUTHEAST CORNER

bl

THE FENNESSY LOFTS

13th STREET, NW
SQUAIRE 281
LOTS 8 & 26

DEVELOPED BY:
13th STREET LOFTS, LLC
An Ellls Denning Propertfies Cormpany

ZONING: R5E
USE GROUP: R2

APPLICABLE CODE:IBC 2000
TYPE OF CONSTRUCTION: 1B
FULLY SPRINKLERED: YES
HIGH RISE: YES

HICKOK WARNER COLE .
Architects
WEFY 190 Sveel, MW Washergion, OC 20007
XTSI TS F 0840 TN
W M A 00

THE FENNESSY LOFTS
13TH SSEET,
WASHNGTON,

COVER SHEET




13TH STREET

&5

Frpe

Ee ]

CROUP OO BALCGNY

&5

| g
! gt "Ei
z< B
| gt |
z ;3
S §
Ed
!
1 P
! | :
" i E
I iy
= = I
I | :
: LOT 26 : :
| 4,275 5F | E
. I
' [
| ! ‘
' e 5 |
| Ak
(] "
I PR I AREA SUMMARY i
1 (5 & s FL00RS) I s
: . LT 2 (WAERY STIBE) ansi0 o
-J R = 1 i 10T B {ADDRON) o g
- — "-P - —
Tan i E ADOTION FOOTPRINT (WTHOUT BAY) 7E000
By ! SE o ADOMON TOTAL (37BO.0C » § STORKES) 40000 57
.‘. LoT 8 "'! g ° STABLE FOOTRRNT T ¥ E
ot ok | 25 | | | |0 2
£ I z i . 9
; i mﬁ__‘m:l "-i aé g I BAY (FER FLOK) nmF
£ : sey e B oW sy BANT
- - — O S— O — O — W — O — N — N S— W — O SE—— W SE— W S— W S— . mmemﬂ N0 wF
Lee] PROCTOR ALLEY
- — e — e — e — - — i
e | | coeosemnom  oms Bt
ROUP ONE TOTAL (4775 x 3 IR} 14328 =
1 GROUP WO [4sn FLOGR) ELTE E'_'_
GOUP THO (o & B FLOGRS) 18800 & e
. FOP WD TOTAL 24600 F -
RS A.00
i




L L I

ADJACENT
DEVELOPMENT

Lot 52

EXISTING LIVERY ROOF

(BELOW)

el

o

AREARAY R |
| g '_‘,—Ji PENTHOUSE ROOF : ‘
e I’ AREARAY | TERRAZE I
I il N | Toanace | 2
A i )
! —
| FOOF TERRACE L ’
ROOF TERAACE a :
A—‘ﬁ _________________ F A |
ar-r* wrea v e ‘
= - e

o L
§§ )
eo f-i
EI
% 3
g i
£

THE FENNESSY LOFTS
1211 13T STREET, NW
WASHINGION, DC

o T
ROOF PLAN

|HDNNGRELIEFDIAGMM




s
T W .
OR3P 1 G2
$i3a1jud1y

F10D HINHEY, M ACADIH

20 NOLONHEVYM
N MIT L LEE
88y 5 8
SI407 ASSINNIS IHL NYd 13731 INIWISYE wu M mr %
- i T— slizlizlse

||||||||
1

||||||||||

lllllllllll

( ) BASEMENT LEVEL PLAN
AL A .




ELTICE
FI0D HINEVYM AOHDIH

Nv'ld 13A31 15414

Tz cowmac

,

]

HE

E

mr 5
P

?

H

(:)FIRSTLE\!“EI.P‘I.AN
N -




DOCT 0 RSN, M S U I A LIRS RIEL LIEL

I

38128

HELTIUET]
FIOD FINEYM FOADIH

s 2
L b L] X0 NOLONSEYM e —

sdolAsINEd L | NY1d T3A31 ANOD3S

58, )
g $iliz g

o

:
i

sHHIT .w.

®O

SECOND LEVEL PLAN




s 3y
DRTIRT0C L0 TN d
000 X0 ety W WA 5L T30

‘ : I — 7
L3S HIEL LIEL

S1407 ASSINNIS 3HL S — = NY'ld 13437 QaiHL
e ) T oo o o

i uwvmw

iz

HELIILEI
0D HANAVM FOEDIH

£g
is

g
i

_m .._“.., &_ m_ -
oN _ _ iﬁm 7 Eﬁl 8

] il 3l |
g@@@%@ 50 %@@@ o ﬁﬂé
H

o .
Gr=-— :
®_\_




SNYId 131
SLOTASSINNIS FHL HIHSE 8 'HIXIS "HIENOA

B — 3 Tes s

0 NOLSHEVI ——
MBS R LIZL

mr

Jiya1y
. TIOD ¥INEVYM AOHDIH

i
:
_ _
©

AL -1




OB CWTRE A BLol I I =
0GR X0 e N B B o izum_%— = ;
28 L]
3105 ‘Saravm YO30H SHOVASSINNISBHL | SNVId TIAT) HINGAZS B Hidd C2h el
Erom TN “.xlol v LR R EEL R
L

@f—"—
1
I
N |
e
FIFTH & SEVENTH LEVEL PLANS




5. MUY
. FIOD HINEYM AONDH

O NOIONHEYM
LTS HIEL 1121
SI407 ASSINNGA FHL -
=y T I“nlol

g8l

Sl

&

mr

m
mm

bl

||fi |b*| -
Labddd .% %&

[ [

NINTH LEVEL PLAN
oal I -re




Nv'ld SO0 3SNOHINId
NYld 1337 4004

mmr“‘mmimmr

Q
—

<<

] -TJ.




=
o

O]
| | |
' | | '
- T S o - B ——pme
(RUH-LE =i [
— S e | s e 1
0, | | ‘
= | || | = | | ®
o e 3 Ll - - | : = — - — - —— e
| AT T HT |
= o=l —————h 0 ; - e e mEmd
12) |
TG 00 |
— e e e - AL | REER ==
: | T ‘
- — = =1 i==1 ||
o— I B By B !
1y b 1
WEST BUILDING ELEVATION SOUTH NG ELEVATION
ELEVATION NOTE LEGEND
(1) STANDNG SEAM COPPER — 24" 0C OVER CXTERGR SHEATHNG () sione AR TABLE
@ vow s (@ spoamCAAL LoneR
(3) wwon s () cowos uETAL PaEL e
(4)  CONPOSTE WML PANEL CLACOING OVER BALCONY/DAERAMNG (18)  mwmn Fo: woow
() musmu coRmsnL SrsTE £FS - CUSTON COLCR, B0
{2) v acowy s 7S REVEAL
(@) o001 - aeac 500 (1) TUOPONT EXSTNG FACADE - REPLAE BRICKS AS REDURED
(®) oK1 - SR CoURSE (18)  WEW W00 WNDOWS 10 WATCH PROPLE AND PATIERN OF £XSTING
O FROSTED GLASS
COMPOSTE ETAL PANEL AMD GLASS CACPY KEW GARAGE DO0R

T
R TR

Architecls
PHEHT WS T 202067 900
B

HICKOK WARNER COLE .
FEED T Sarwet, W Washinguor, DC 70007

THE FENNESSY LOFTS
1211 137H STREET, MW
WASINGION, OC

moer

WEST & SOUTH
BUILDING ELEVATIONS




®

¢

P

jud g
_' = =
5 |

@
|

5 LEVEL ¢
124307

0000 GB0 0 B{.

oot LEVEL e
108-5-1/4"

0o0o- 0000000 — <1

mn

| 58 Iy 5 |

mmA M

25 =)

E @ -

- -

ICAL -V

ELEVATION NOTE LEGEND

(D) STAONG SEAw COPFER - 26" OC OVER EXTIROR SEATING (@D sone wareR TamE

@ emas (3 secmcien Lo

() wwome cuss (3 couroste wETAL P B

(2)  COMPOSTE MTL PANEL CLACESNG OVER BALCONY,/OVERHANG (D o Punc voow

(B)  muwmou cuRmammAL SYSTN (8 ors - custow couow, T

(5)  un excowr ReLkG 75 REVEAL

(D o 1 - s B0 (D) WOGONT ERSTNG FACADE — REPLACE BROKS AS REQURID
(& ot 1 - soeR ooRsE NEW WOOD WADOWS TO WATOH PROFLE MWD PATIERN OF EXSTING
&) erecast FROSTED GLASS

COMPOSITE METAL PANEL WHD GLASS CANOPY (@) rew cannce oo

(:)EASTBUILDING ELEVATION
AL -

= S A

FE ]
o2 5;:
A
z< JE
% 3%
E
w2

g i

Q

- 4

§ 1,
gt

z!

K

A TR
WEST "LIVERY STABLE" ELEVATION
& EAST BUILDING ELEVATION

RO D
oaniaog
R

AR
=1

o
04,1508
o b

A3.01




(BER

o 1“?2‘:;e

o mum g
Tear %

£ LEVEL e'
18513 %

S
[ECERT-3

| mem gy
[FTE RT3

A LEVEL
g5

| — - — it

106-5-1/8"

()NORTH BUILDING ELEVATION
ACAR - T

ELEVATION NOTE LEGEND

(D) STANONG SEAW COPPER — 24" 0C. 0VER EXTEROR SHEATHNG (D o waR Tage

(@) oo auss ARDTECTURAL LOUVER

(1) wwomn cuss (3 cowosTE METAL PanEL TRw

() COMPOSITE WTL PANEL CLADDSG DVER, BALCONT/DVERAANG (%) Mtn povcs mioow

(®)  wiwmiou conmasmi 1S (1 o - custow coueR, T80

(&) wn sacowr paase DS FEVEAL

(@D sy - s om0 (%) NOPONT DSTNG FACADE - REFLACE BRIOGS AS REQURED
@ oot - saoe comst HEW OO0 MNDOWS 10 WATCH PROFLE AN PATTER OF EXSTMD
&) mios TROSTED GLASS

COUPOSTE METAL PANEL AN GRASS CANOPY NEW GARME D0CR

o

e b £0m.

PRROASTATIE P 702 AT 2280

HICKOK WARNER COLE -
Architects
PR Rp——r e

THE FENNESSY LOFTS
1211 13TH STREET, N
WASHINGTON,

oG T
| s

NORTH BUILDING ELEVATION

[T
0411300
o
=
1'=1"0

oy
04.18.08
et

A3.02




wes T

+—ieae ¢

¥
¥
T
%
o LEVEL
" Tsgaan $
%
]
& LEVEL
1553
x
i
T EVEL
AR 1038
=
Z
o LEVEL e
1387
:
S LEVEL a
V28230
i
4 LEVEL
TIB-11* Gb
=
i
d IolEvE
o8N
®

-t

I

: ﬂa_lmm%

{15 3

AR 18t LEVEL
g

BE-107 [FRONT)

|

g

(:) TRANSVERSE BUILDING SECTION
AL - T

e

1IEeAE ¢

nLEVEL $
Te5-a-ya"

Architects

P 202867 BITE ¥ 02 06T 200
w20

HICKOK WARNER _com.
1073 21 S, MW Vaatirgioe, C J0007

WASINGTON, O

THE FENMNESSY LOFTS
1211 130 STREET. MW

o

[

DtsmnG i
bemnine S

ARG U
BUILDING SECTIONS

( : ) TRANSVERSE BUILDING SECTION
LR R

FOLECT MO
od113.00
o B
=
1=l

o
04,2506
o e

A3.10




ROOF [LOW FT| e
Q (iR

(:)TMRSE BUILDING SECTION - LIVERY

o

v
®
Ry
— . aloEL
e
M
5
ATRUM 19t LEVEL
[
Y|

-1

v ¢ 2w

D MELETE F 207007 200

HICKOK WARNER COLE .
Archifects
023716 Sawet, MW Wasbirginn, 0 39007

THE FENNESSY LOFTS
1211 13T STREET, W
WASHINGIDM. DG

et

T
IbamteG W HEVRORS
L L1 KNI

DR B
BUILDING SECTIONS

AT
04113.00
oo

=
| =14r
e
042805
G O

A3.11




IR F RT3

TS 03 St WA Wastwrgren, 0 2006

HICKOK WARMNER COLE .
Architects

T\ v —_
[ TS S

w10

|
ROOE | | ] i
S :
3|
mem = ' '
=Ty | pacamaamam s mam s am aacram s
= E
QMIM\ | : : = i.g
«| z £
H ! ! - 2;
mes & zE
£ E
- 1 [}
4
o LEVEL ‘
B |
5| L }
i | .
S0 LV i
s T e e o S ——EE e —+
H o roce gouF) o _E
| . I i
| :
ATy |
nganr 1 i ik
elve g -
2 !g |
e | 1 . . ’ |
$ TD66-NE |' foaareramamam. o - ® *®
: ey
H ' ol
] ! 07
fra LEVEL | I | T
xy } i % g
u| e
AT Y ‘ ANERY GARAGE 15}
wew | ATRUM 12 LEVEL 3 &
[Txg > 2 - §
==}

( )W\-’ERSE BUILDING SECTION - LIVERY (AT ATRIUM)
S - AT

04113.00
=

=
=1t

04,2605
o

A3.12




®

—

PENTHOUSE
[CECETS ¢

o 1 ?EE%E"G

=y

B LEVEL e
155y

. o LEVEL
T @

B LEVEL
126234

ey

ROOF HPL) Q
1284

BOCE [LOW T | a
[FIEGS

) m UL a
(ACET

IVERY

— 1 EVEL
HIER

o
LRy
el LEVEL
007"

b4

S —t i
s |
% T
; |
®
miew || = W
TesaVE ¢ R
I |
am g E k
$m-av o
t |
T LEVEL ° I :
Gxu-mw - =
5 |
= o !
&l |
& =
o X
B I L
A R
e
E
L |
» -
A LEVEL é |
S 4 —
|
: |
e — T T .
. _'_lr.l...L_l
: I
Q%;M | .
B
.Q;:___':‘b&m L P
CARE WG
LR . |
M 4
ewme—— 1 TILG

AVERY GARAGE
AR I LEVEL
TR

Architects

00 ATTE 0087 T80
v e,

HICKOK WARNER COLE .
1073 T Svwet, AW Vemsbergiee, [ 20007

THE FENNESSY LOFTS
1211 V3TH STREET, MW
WASHINGICN, DC

[ T
P







N
——— ==
SRE -

o e Rt S s

By

“"M‘B‘dl"1

CommA,

deire

..hi %
m _ m mm : 3 i me HH
[ L) " g (h
I ® "
* ! m W.,._._ nle|olen Wmﬁ mﬁ =8 |m &~
Wh __ Akr| pi | dhr | L & Y | 7 & & lod L &Y |
L G R o
LR =~ .
e e e T
* . |.. =g —Imu =
V / AL v7 s/ [TF ...ur.m.ﬁﬂa _.,
i A REA L A
| | 5|3 M 2|8 7!
| | ” o 4 L% el
| ?n . el 1 Bels ,_“ 4_L
_m i ol -4 uu . M_ I
n.13 ; NG sial| @ | I3
“ AS__.\ s 4\ “ _,,
| . 1
| 3 L
_
|
I




1528 13TV ST W

L4

GARAQDE

coeve)

]

ST NwW

e

)
.i

.........%1‘.,-;.;

o
D ‘
; "
o |
i
ek .

I3IH s

£opomfo-8
fe.a smry

be
umr-t w ,

ER- Mli
(eowe.)
R.

PROCTOR

=

-
2

fBOL
h T
3
o

©

L o

ol 774 Y

i

T T T -L----& ""ﬂ".
‘[....-.,,_,..--..JM

— [

Ly

?éf-

“':c g ) ;
-.-..J:‘"—t_ 1) s N g
el R N
_ cLanrooE TOWERS A TS, .
,,.Ml-mrrrl‘ 2 SR ‘?
2 = L
M‘ ST simsemy '.,__.__ NW

50




L37

3
ALY 3
3 " -_,‘_.‘_"—_’—:E;” P I|,.,,, e ‘1'
L cd . L — it e rew ]
i-—-—f - ﬂt prz=ss IE—,xwﬂd;
| e s ERTE 32 i
e 'l 4 5
3 _
18 % o 14,6374
27 S 3o
14]- 0%
L o
S
Se
E -7 PES s Cemda BK 29 .50
% cwposarers F 2001 202y
s —2113
Luw %
‘: 5 “ Ml."f"
y &
2 9* wnrs 3
i
g
. : ]
Bl & TEES T
3 935&0
i E 7 79
§—m;_- 427579 i of
: B ) Y
: ITEATY . 4 _Swbe,
3 8 4421
£} e L | i _m' D
AT = 20‘2,};. 32 }
Lot T
oy g
] 3
U 3 §
46 47

/274

281

q v v
o wmaa

B oA % ewer
o ==== ‘:!'-!
Rii % aree
A W, e
ol o W
. o

. Sa'di4
—r
22
P E
| i
R VT Y
4 20 e
¢ 8 seas
48 seaz
"o am
3 e ; e
p s
e
1 I een
3 -

- ! - -
E e e
————
3 9 mr

T
7 -
S ——
s
% 13
i} :
o i -
‘-M -+ g |













HISTORIC PRESERVATION REVIEW BOARD
STAFF REPORT AND RECOMMENDATION

Property Address:  1209-Rear 13" Street, NW Agenda

Landmark/District:  Proctor Alley Livery Stable X Consent Calendar
X Concept Review

Meeting Date: April 28, 2005 X Alteration

H.P.A. Number: 05-110 New Construction

Staff Reviewer: Steve Callcott Demolition

X Subdivision

The applicant, architect Ron Schneck of Hickok Warner Cole for Ellis Denning Properties LLC,
seeks on-going conceptual design review for renovation and alterations and new construction
adjacent to the landmark Proctor Alley Livery Stable. The site includes a narrow lot fronting 13"
Street, which is not part of the landmark or within an historic district, but would be attached to
and internally combined with the livery stable. When previously presented, the project was very
conceptual, calling for a slender 90° high contemporary apartment building that would relate to
the context of similar buildings on 13" Street, and the creation of large openings in the west wall
of the livery stable to allow fenestration necessary for residential use. In addition to developing
these two aspects of the project further, the Board suggested that the connection between the new
building and stable be rethought to allow more of the stable’s side wall and its distinctive horse
stall windows to remain exposed within the new building.

The design of the new building includes asymmetrically composed front and rear elevations with
large expanses of glass, a masonry base and metal balconies; the symmetrical side (alley)
elevation would be masonry at the base and at each end with the central section clad in copper
panels with balconies and punched windows. The applicants have redesigned the connection to
the stable in response to the Board’s suggestion, which now calls for an open three-story atrium
that would leave the entire south wall of the historic building exposed. The rear wall of the new
construction at the connection would be entirely of glass with thin framing elements to allow the
atrium and wall of the stable to be visible from the exterior. The solution is not only respectful to
the historic building but will make it the primary focus of the new building’s entrance and lobby.
With proper detailing and execution, it could be a very elegant juxtaposition of old and new. In
detailing the new penetrations in the west wall, masonry at the top of each opening has been
retained so they will read as punched openings rather than vertical slits through the building
extending up to the roof structure. The modern glass walls within each opening will be recessed
the full 18” depth of the masonry wall, with the center section recessed further to allow for small
balconies.

The applicants have agreed to install an interpretative plaque on the south-wall of the livery stable
adjacent to the atrium entrance to explain the history and significance of the landmark. The HPO
will continue to work with the applicant on development of the specific preservation scope of
work and detailing of the final construction plans, which should include a detailed schedule for
window repair/replacement.

The HPO recommends that the Review Board approve the revised concept as consistent with the
purposes of the preservation act and delegate final construction approval to staff.







OUTLINE OF WITNESS TESTIMONY
BZA APPLICATION NO. 17347

REPRESENTATIVE OF 13TH STREET LOFTS, LLC

L INTRODUCTION
A Description of Ellis Denning
B. Overview of Projects in the District of Columbia
1L PROCTOR ALLEY LIVERY STABLE SITE
A, Interest in Developing Property
B. Difficulties of Site and Existing Uses
C Coordination with Historic Preservation Office
D. Coordination with Office of Planning
E. Purchase of Grocery/Liquor Store on Lot 8
. COMMUNITY SUPPORT

IV. CONCLUSIONS



OUTLINE OF WITNESS TESTIMONY
BZA APPLICATION NO. 17347

REPRESENTATIVE OF HICKOK WARNER COLE ARCHITECTS

L INTRODUCTION
IL DESCRIPTION OF SITE AND VICINITY
A. Rezoning in 2000 to R-5-E District
B. Residential Character of Vicinity
C. Alley Lot for Livery Stable
D. Consolidation of Lots for Subdivision
III. PROJECT DESCRIPTION
Al Proctor Alley Livery Stable
B. New Addition
C. Number of Units
IV.  ZONING PARAMETERS FOR R-5-E DISTRICT
N UNIQUE AND EXCEPTIONAL CHARACTERISTICS OF PROPERTY

VI. PRACTICAL DIFFICULTIES IN MEETING STRICT APPLICATION OF
ZONING REQUIREMENTS

VII. NO DETRIMENT TO PUBLIC GOOD OR ZONE PLAN

VIII. CONCLUSIONS
#3023353_v1
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Director of Zoning and Land Use Services
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Outline of Testimony
before the Board of Zoning Adjustment

BZA Application No. 17347
1209 13tk Street, N.W.

Steven E. Sher
Director of Zoning and Land Use Services

Holland & Knight LLP
July 12, 2005
1 Site location and description

A. Location

1. East side of 13th Street between M and N Streets, N.-W.

2. Project site consists of lots 8 and 26 in Square 281

3. Site located in the Logan Circle area just north of Downtown
B. Size

1. Total site area is approximately 8,696 square feet

2. "L" shaped site with the top of the "L" on the street

3. 30 foot wide public alley to the east, 15 foot wide public alley to
the north and 5.83 foot wide alley to the south (Procter Alley)

4. Lot 8 (the front lot)
a. Fronts on 13th Street

b. Rectangular in shape with a width of 28.5 feet a depth of
155.13 feet

c. Also fronts on the 5.83 foot wide alley to the south
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C.

2; Lot 26 (the rear lot)

a.

Has no street frontage but fronts on the 30 foot wide alley
to the east and the 15 foot wide alley to the north

Rectangular in shape with a 50 foot dimension in the
east—west direction and 85.5 feet in the north-south
direction

Existing site condition:

1 Front lot is improved with a one story building used as a grocery
store/market (nonconforming use)

2. Rear lot:

C.

Improved with a three story building
Originally constructed and used as a stable
Designated Historic Landmark

Currently used for automotive and trade school related
purposes

II.  Description of surrounding area

A.

B.

Logan Circle area adjacent to Downtown

Area contains predominantly high-rise residential buildings

Remainder of Square 281

7 To the north:

a.

3 high rise apartment buildings up to N Street, including
1 under construction immediately adjacent to the subject
site

A combination high-rise and townhouse-type apartment
building at the southwest corner of 12t» and N Streets
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2, To the east:

a. Across the alley, high rise apartment building at 1216
12tk Street

b. One two-story residential building
3. To the south:

a. High-rise Comfort Inn Hotel at the northeast corner of the
intersection of 13th and M Streets

b. High-rise Claridge Towers apartments at 1221 M Street
D. Uses to the south:

1. Mixed residential uses, mostly high-rise apartments, in the
block south to Massachusetts Avenue

2. High-rise apartment houses on the south side of Massachusetts
Avenue

3. Further south, office buildings part of the Downtown business
district

E. Uses to the east: mixed residential uses, mostly townhouses and mid-
rise apartment buildings

F. Uses to the west:

1. Predominantly high-rise apartment buildings on the west side of
13tk Street between M and N Streets, including one under
construction and one recently constructed

2. Washington Plaza hotel on Thomas Circle a the intersection of
Vermont Avenue and M Street

3. Churches, including the Luther Place Church and the National
City Christian Church
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G. Uses to the north:

1. Mixed residential uses, townhouses, mid-rise and some high-rise
apartment buildings

2 Logan Circle
ITII. Existing zoning: R-5-E
A.  Uses (§§350 - 361)

1. Single family, two-family and multi-family dwellings permitted
as a matter-of-right

2. Institutional uses permitted as a matter-of-right (e.g., church,
museum, hospital)

B. Height - maximum of 90 feet (§400.1)

C. Floor area ratio - maximum of 6.0 FAR for apartment house use
(§402.4)

Percentage of lot occupancy — maximum of 75% (§403.2)

Rear yard — minimum of 3 inches per foot of height at the rear but not
less than 12 feet (§404.1)

Side yard - not required (§405)

G. Parking (§2101.1) for office use:

1. Minimum of one space for each 4 dwelling units

2. None required for change of use of historic landmark and none
required for increase in intensity of by way of addition to historic
landmark (§2100.5)

IV.  Zoning history
A. Property was zoned SP in 1958
B. Redesignated SP-2 in 1978
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VII.

C.

Rezoned to R-5-E in 2000

Proposed development

A.

D.

Use: 36 unit apartment house, incorporating the historic Procter
Livery Stable

1. 8 units in the existing building

2. 28 units in the 9 story addition

Gross floor area of approximately 46,845 square feet (5.39 FAR)
Height: maximum of 90 feet

Parking: 8 spaces on the first floor of the existing building and 2 spaces
outside at the rear of the addition

Relief required

A.

Special exception to permit a roof structure not meeting the 1:1
setback from the edge of the roof (§411.11)

1. Required setback: 10 feet

2, Provided on the north side: 0 feet

Variance from the lot occupancy requirements (§§403.2 and 2001.3)
1.  Maximum permitted: 75% (6,522 square feet)

2. Proposed: 93.7% (8,149 square feet)

3. Variance: 18.7% (1,627 square feet)

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
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C. the Board of Zoning Adjustment shall be empowered to approve the

location, design, number and all other aspects of such [roof] 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.

VIII. Compliance with the special exception standards for roof structure

A. Size of building lot

= 8 Lot is only 28.5 feet wide
2. Requiring a 10 foot setback from the north and south sides
leaves only 8.5 feet left for a roof structure
3. Only feasible internal floor plate is to locate elevator core on one
side or the other
B. Unduly restrictive and unreasonable: is no feasible way to provide a

conforming roof structure

C.  Impact on light and air of other buildings

1.

Property is surrounded by streets or alleys on all sides except for
the north side of the addition

Building on north is at same height

Roof structure meets the setback requirements from three of the
four sides, including the street frontage

There are limited areas from where the roof structure can be
seen

Roof structure exceeds the required setbacks from exterior walls
on the west (20 feet) and east (15 feet, 1 inch)

Public alley to the east is 30 feet wide and adjoining apartment
house is set back from the line of the alley
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T Public alley to the south is 5.83 feet wide and the adjoining hotel
and apartment house are both set back from the property line

IX. Standards for a variance (§3103.2)

A

B.

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 §8§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.

X. Compliance with the variance standards

A.

B.

Exceptional situation:

1. Existing Proctor Livery Stable is a historic landmark which
occupies 100% of its lot (4,275 square feet) and has no rear yard

2. On combined lot, only 2,247 square feet left for new development

3. Stable could not be used for residential use without being
combined with the front lot to gain street frontage

Practical difficulty:

1. Insufficient room left on the front lot to construct a reasonable
apartment house (not even achieving maximum permitted FAR
under the current plan)
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C.

2 If restricted to 75% occupancy, new building could not extend
deep enough (less than 79 feet) to make the connection to the
existing historic landmark

No substantial detriment: proposed building is high-rise apartment
house similar to existing uses on most surrounding properties

XI. Conclusions

A.
B.

# 3010816_v1

Subject property is very narrow for a high-rise apartment house

Roof structure cannot be placed in accordance with setback
requirements

Putting roof structure other than on one side of the lot or the other
would significantly disrupt residential floor plates, causing operating
difficulties for the building

Roof structure with no setback along the north wall would have no
adverse affect on the existing surrounding buildings

Variance from lot occupancy requirements is necessary to offset the
land area occupied by the historic stable and would not be detrimental
to the public good or impair the intent or purposes of the Zoning
Regulations

The application should be granted
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