
BZA Application No. 21372

1341 Pennsylvania Avenue, SE

November 19, 2025

[1]

Applicant
1501 Erie St Construction, LLC

Zoning Attorney

Sullivan and Barros
Martin Sullivan

Board of Zoning Adjustment
District of Columbia
CASE NO. 21372
EXHIBIT NO. 25



Overview

[2]

• The Property is located in the MU-4 zone and was being developed as a matter-of-right under

Building Permit B2109090, issued in 2023, for a new four-story plus penthouse, nine-unit

apartment building with one required parking space.

• Although the rear triangular portion of the lot could physically accommodate the parking space,

the adjacent condominium (Jenkins Row at 1391 Pennsylvania Avenue SE) asserts that an

access easement prevents the Applicant from placing a parking space anywhere in that triangle.

The neighbors have initiated litigation, which may last more than a year and could prohibit the

Applicant from constructing the parking space during that time; or, if the litigation succeeds, the

Applicant will be permanently prevented from providing the required parking space.

• Because of this uncertainty, the Applicant seeks special exception relief under C § 703.2 to

waive the requirement for one parking space.



Community & Agency Support

[3]

• ANC 6B voted unanimously in support.

• The Office of Planning recommends approval.

• DDOT has no objection. DDOT has included a comment that the project requires short-

term bicycle parking spaces, but this is not correct. The Zoning Regulations require one

short-term bicycle parking space for each 20 dwelling units. Because this is 9 units,

there is no short-term parking requirement (per calculation method in C-803.3). Three

long-term bicycle parking spaces have been provided, as required. This project has full

zoning approval.









Criteria for Approval- General SE Requirements  

[7]

The special exception will be in harmony with the general purpose and intent of the 

Zoning Regulations and Zoning Maps, and will not tend to affect adversely the use of 

neighboring property.

The use itself and the proposed Building bulk and density is permitted as a matter-of-

right in the MU-4 zone. As the Property has a Walk Score of 93 and is located close to

amenities such as grocery stores, restaurants, shops, and the metro, the lack of one

parking space will not tend to affect adversely the use of neighboring property.



Specific Special Exception Requirements of C-703.2

(a) Due to the physical constraints of the

property, the required parking spaces

cannot be provided either on the lot or

within six hundred feet (600 ft.) of the lot in

accordance with Subtitle C § 701.8;

The party opponent, Jenkins Row, claims emphatically that the Applicant is not

legally permitted to park in the only place where the Applicant may provide a

parking space. If the party opponent’s claim is valid, then the Applicant lacks the

area available for a parking space. Applicant has been unable to locate any

available parking spaces within 600 feet which do not already satisfy another’s

parking requirement.

(b)The use or structure is particularly well

served by mass transit, shared vehicle, or

bicycle facility;

The Property is well served by mass transit, located approximately 500 feet (1–2-

minute walk) from the Potomac Avenue Metro Station, providing access to the

Blue, Orange, and Silver Lines. In addition, multiple Metrobus routes run along

Pennsylvania Avenue, with a bus stop located less than 0.1 miles from the

Property. The Property also benefits from proximity to multiple Capital Bikeshare

stations and improved bike lanes. This exceptional access to transit supports a

car-free lifestyle and satisfies sub-paragraph (b).

(c) Land use or transportation

characteristics of the neighborhood

minimize the need for required parking

spaces;

As described directly above in (b), the Property is well-served by transportation.

Moreover, the Property is walking distance to amenities such as grocery stores,

restaurants, and shops. The Property has a Walk Score of 93 and is considered a

“Walker’s Paradise.” Potomac Avenue Metro Station is 500 feet from the Property.



Specific Special Exception Requirements of C-703.2

Section C-703.3 Any reduction in the

required number of parking spaces shall be

only for the amount that the applicant is

physically unable to provide, and shall be

proportionate to the reduction in parking

demand demonstrated by the applicant.

The reduction in the required number of parking spaces (one space) is only for the

amount the Applicant is physically unable to provide. Regarding demand for

parking, as discussed above, the Applicant anticipates that the transportation

characteristics and amenities in the neighborhood will likely attract residents

without cars. Additionally, the units are 1 or 2 bedrooms, not likely to attract large

families requiring cars.

[9]



Jenkins Row’s opposition to the parking relief is directly adverse to its stated interest. Jenkins Row

claims that it is the beneficiary of a vehicular ingress and egress easement over the area where the

Applicant could otherwise provide the one required parking space. It does not want the Applicant to park

there. It states in its “opposition” that it has “no objection in principle to the special exception from the

requirement of one parking space…”.

There are two possible outcomes in this situation:

(1) If Jenkins Row’s prevails in its litigation, and the Court rules that the Applicant cannot park on the

Property, then the Applicant will need to use the BZA Order to be zoning-compliant.

(2) If the Applicant prevails in the litigation, then the Applicant will provide one parking space, and this

BZA Order will simply expire without being implemented at DOB.

Jenkins Row “Opposition”

[10]



So why is the Party Opponent here?

For either one of these possible reasons:

Reason No. 1: Jenkins Row mistakenly believes that the BZA has the authority to prohibit the Applicant

to park on the Property, as a condition to any approval. Jenkins Row is effectively asking the BZA to

decide the easement dispute and sidestep the Courts.

The problem with this rationale is that, even if the BZA provided such a condition with an approval, if the

Applicant prevails in the litigation and provides a parking space, it does not need to implement the BZA

Order, and it will simply expire without any effect on the use of the Property.

Reason No. 2: Jenkins Row is attempting to use its party status opposition as leverage in negotiations

surrounding the easement dispute.

In any event, the purpose of the opposition is, as admitted by the party opponent, not to oppose the

granting of the relief requested or to testify to any adverse impacts from the absence of the required

parking space.

Jenkins Row “Opposition”

[11]
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DISTRICT OF COLUMBIA GOVERNMENT
OFFICE OF THE SURVEYOR

Washington, D.C.,  March  23, 2021

Plat for Building Permit of :

Furnished to:     AUDREY   JARAMILLO

    Surveyor, D.C.

Receipt No.       21-03705

SR-21-03705(2021)

Scale:   1 inch =  30 feet

Recorded  in  Book   146    Page  108

I hereby certify that on this plat on which the Office of the Surveyor
has drawn the dimensions of this lot, I have accurately and
completely depicted and labeled the following:
1) all existing buildings and improvements - including parking
spaces, covered porches, decks and  retaining walls over four feet
above grade, and any existing face-on-line or party wall labeled as
such,  well as projections and improvements in public space - with
complete and accurate dimensions;
2) all proposed demolition or raze of existing buildings duly labeled
as such; all proposed buildings  and improvements - including
parking spaces, covered porches, decks and retaining walls over four
feet above grade, any existing face-on-line or party wall labeled as
such, as well as projections and improvements in public space and
the improvements used to satisfy pervious surface or green area ratio
requirements - with complete and accurate dimensions, in
conformity with the plans submitted  with building permit
application _________________________; and
3) any existing chimney or vent on an adjacent property that is
located within 10 feet of this lot.
I also hereby certify that:
1) my depiction on this plat, as detailed above, is accurate and
complete as of the date of my signature  hereon;
2) there is no elevation change exceeding ten feet measured between
lot lines; or if so, this elevation  change is depicted on a site plan
submitted with the plans for this permit application;
3) I have/have not (circle one) filed a subdivision application with
the Office of the Surveyor;
4) I have/have not (circle one) filed a subdivision application with
the Office of Tax & Revenue; and
5) if there are changes to the lot and its boundaries as shown on this
plat, or to the proposed construction and plans as shown on this plat,
that I shall obtain an updated plat from the Office of the  Surveyor
on which I will depict all existing and proposed construction and
which I will then submit to the Office of the Zoning Administrator
for review and approval prior to permit issuance.
The Office of the Zoning Administrator will only accept a Building
Plat issued by the Office of the Surveyor within the two years prior
to the date DCRA accepts a Building Permit Application as
complete.
I acknowledge that any inaccuracy or errors in my depiction on this
plat will subject any permit or  certificate of occupancy issued in
reliance on this plat to enforcement, including revocation under
Sections 105.6(1) and 110.5.2 of the Building Code (Title 12A of the
DCMR) as well as prosecution and penalties under Section 404 of
D.C. Law 4-164 (D.C. Official Code §22-2405).

Signature: ____________________________________________
Date: ____________________
Printed Name: _______________________________   Relationship
to Lot Owner:_______________
If a registered design professional, provide license number
_____________ and include stamp below.

“I hereby certify that the dimensions and configuration
of the lot(s) hereon depicted are consistent with the
records of the Office of the Surveyor unless otherwise
noted, but may not reflect actual field measurements.
The dimensions and configuration of A&T lots are
provided by the Office of Tax and Revenue and may not
necessarily agree with the deed description(s).”

SR-21-03705(2021)
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I am responsible for determining that the architectural
designs Included in this application are in compliance
with all laws and regulations of the District of Columbia.  I
have personally prepared, or directly supervised the
development of, the architectural designs included in this
application.
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GENERAL NOTES

1. DO NOT SCALE DRAWINGS.

2. ALL DIMS ARE FROM FINISHED FACE, UNO.

3. CONTRACTOR WILL SUBMIT SPRINKLER DESIGN & HYDRAULIC CALCULATIONS BY LICENSED P.E

4. CONTRACTOR TO VERIFY ALL DIMENSIONS & CONDITIONS. NOTIFY ARCHITECT, TENANT, REPRESENTATIVE & BUILDING STAFF IMMEDIATELY OF ANY DISCREPANCIES

BETWEEN DRAWINGS & ACTUAL FIELD CONDITIONS.

5. MEANS & METHODS ARE THE SOLE RESPONSIBILITY OF THE CONTRACTOR.

6. ALL BRACING/SHORING BY CONTRACTOR SHALL BE CERTIFIED BY LICENSED STRUCTURAL ENGINEER.

7. FURNITURE & EQUIPMENT TO BE FURNISHED & INSTALLED BY OWNER, UNO.

8. TOILET & PREP AREAS TO USE WATER-RESISTANT G.W.B.

9. CONTRACTOR TO SUPPLY & INSTALL ALL REQUIRED WATER & DRAIN LINES TO EQUIPMENT.

10. CONTRACTOR TO PROVIDE ALL REQUIRED WALL BLOCKING, FASTENERS & OVERHEAD UNISTRUT SUPPORT TO INSTALL ALL WALL/CEILING MOUNTED EQUIPMENT,

FIXTURES, AND SHELVING, UNO.

11. PLUMBER WILL COMPLETELY INSTALL ALL HAND SINKS.

12. REFER TO ARCHITECTURAL DRAWINGS FOR FINISH SCHEDULE & MILLWORK DETAILS.

13. ALL ROUGH INS & FINAL CONNECTIONS WILL BE DONE BY GENERAL CONTRACTOR, EXCEPT WHERE NOTED.

14. GENERAL CONTRACTOR SHALL BE RESPONSIBLE FOR REVIEWING ALL PLANS AND SPECIFICATIONS TO UNDERSTAND THE COMPLETE SCOPE OF WORK PRIOR TO THE

START OF WORK. ACOMPLETE & UP TO DATE SET OF PLANS AS APPROVED BY THE LOCAL JURISDICTION IS TO BE MAINTAINED AT THE JOB SITE FOR REVIEW & USE AT ALL

TIMES.

15. FLOOR WALL AND CEILING FINISHES SHALL EXTEND OVER, UNDER OR BEHIND, ANY ITEM OF EQUIPMENT, FURNITURE, ETC. AS INDICATED IN THE DRAWINGS.

16. COORDINATE LOCATION OF CEILING DIFFUSERS, LIGHT FIXTURES, SPRINKLER HEAD, MECH. DUCTS, ETC. SO AS NOT TO INTERFERE WITH EACH OTHER. NOTIFY

ARCHITECT IF CONFLICTS REQUIRE THE RELOCATION OF VISIBLE ELEMENTS IN THE FINISHED CEILING.

17. REPAIR, REPLACE, AND/OR REFINISH ANY DAMAGE TO ITS ORIGINAL CONDITION AND ANY DAMAGE TO THE EXISTING BUILDING CAUSED BY NEW CONSTRUCTION.

18. ALL MILLWORK TO CONFORM TO A.W.I. STANDARD FOR CUSTOM GRADE.

19. CONTRACTOR SHALL BE EXPERIENCED AND QUALIFIED IN THE JURISDICTION OF WASHINGTON DC, FOR WORK AS DESCRIBED ON THE DRAWINGS, CONTRACTOR TO

CONDUCT ALL OPERATIONS IN COMPLIANCE W/ ALL APPLICABLE CODES AND ORDINANCES.

20. CONTRACTOR TO INITIATE AND COORDINATE WITH THE BUILDING OWNER PRIOR TO STARTING ANY WORK ON SITE.

21. DO NOT INTERRUPT EXISTING UTILITIES SERVING ADJACENT TENANTS, UNLESS AUTHORIZED BY OWNER AND AUTHORITIES HAVING JURISDICTION. CONTRACTOR IS

RESPONSIBLE FOR IDENTIFICATION, REMOVAL, RELOCATION, AND PROTECTION OF EXISTING UTILITY LINES AS REQUIRED TO ACCOMMODATE PROPOSED SCOPE OF WORK

AS DESCRIBED ON DRAWINGS.

22. PROTECT PORTION TO REMAIN & NEW WORK FROM WEATHER AT ALL TIMES.

23. CLEAN EXISTING SITE DAILY TO PROTECT WORKERS AND PEDESTRIANS REQUIRING ACCESS TO THE SITE.

24. CONSTRUCTION SHALL AT NO TIME RESTRICT ACCESS TO THE ADJACENT TENANTS OR THE COMMON SERVICE AREAS INCLUDING ALLEY.

25. UNDERPINNING WORK SHALL BE PERFORMED BY NOT ONLY ASPECIALTY CONTRACTOR LICENSED AND INSURED IN WASHINGTON, DC WITH AMINIMUM OF 5 YEARS OF

CONTINUOUS EXPERIENCE IN THIS TYPE OF WORK AND UNDER SIMILAR CONDITIONS. PRIME CONTRACTOR TO BE LICENSED, INSURED AND BONDED IN WASHINGTON, DC

26. PER DCMR 12A 3309.1 STRUCTURES UNDER CONSTRUCTION, ALTERATION OR DEMOLITION SHALL BE PROVIDED WITH NO FEWER THAN ONE APPROVED PORTABLE FIRE

EXTINGUISHER IN ACCORDANCE WITH SECTION 906 AND SIZED FOR NOT LESS THAN ORDINARY HAZARD AS FOLLOWS: 1. AT EACH STAIRWAY ON ALL FLOOR LEVELS

WHERE COMBUSTIBLE MATERIALS HAVE ACCUMULATED. 2. IN EVERY STORAGE AND CONSTRUCTION SHED. 3. ADDITIONAL PORTABLE FIRE EXTINGUISHERS SHALL BE

PROVIDED WHERE SPECIAL HAZARDS EXIST, SUCH AS THE STORAGE AND USE OF FLAMMABLE AND COMBUSTIBLE LIQUIDS.

27. PER DCMR 12A 803.1.1 INTERIOR WALL AND CEILING FINISH MATERIALS: INTERIOR WALL AND CEILING FINISH MATERIALS SHALL BE CLASSIFIED IN ACCORDANCE WITH

ASTM E84 OR UL 723. SUCH INTERIOR FINISH MATERIALS SHALL BE GROUPED IN THE FOLLOWING CLASSES IN ACCORDANCE WITH THEIR FLAME SPREAD AND

SMOKE-DEVELOPED INDEXES.

CLASS A: = FLAME SPREAD INDEX 0-25; SMOKE-DEVELOPED INDEX 0-450.

CLASS B: = FLAME SPREAD INDEX 26-75; SMOKE-DEVELOPED INDEX 0-450.

CLASS C: = FLAME SPREAD INDEX 76-200; SMOKE-DEVELOPED INDEX 0-450.
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MATERIAL KEY: 

FIBER CEMENT SIDING

FIBER CEMENT PANELS, THROUGH COLOR: CHARCOAL OR GREY (BY SUBMITTAL TO ARCHITECT)

 
FACE BRICK  -  PROVIDE SAMPLES PRIOR TO ORDERING - TYP.

FACE BRICK - STANDARD MODULAR - ENDICOTT DESERT IRONSPOT LIGHT (SMOOTH)

THIN BRICK - STANDARD MODULAR - ENDICOTT LIGHT SANDSTONE (SMOOTH )

FACE BRICK - STANDARD MODULAR - ENDICOTT MANGANESE IRONSPOT (VELOUR OR ARTISAN)

THIN BRICK - STANDARD MODULAR - ENDICOTT MANGANESE IRONSPOT (VELOUR OR ARTISAN)

GLAZED BRICK.  STANDARD FACE BRICK AND THIN BRICK.  THIN BRICK ON JULIET GUARDRAIL

CAST STONE BANDING, 4".  COLOR TO MATCH BRICK 1.

CAST STONE CAP, SLOPED. WITH DRIP EDGE. COLOR TO MATCH BRICK 1. ARCHITECT PROVIDE SHOP DRAWINGS

STUCCO PARGING OVER BLOCK

GENERAL NOTES:

SHEET NOTES: X 

1.
2.

X

FC  

BR.1 

BR.1T  

1. DO NOT SCALE DRAWINGS - DIMENSIONS GOVERN.  VERIFY DIMENSIONS
ILLUSTRATED WITH FIELD AND AS BUILT CONDITIONS. IF DISCREPANCIES

ARE DISCOVERED BETWEEN FIELD AND AS BUILT CONDITIONS AND
DRAWINGS, CONTACT ARCHITECT FOR RESOLUTION BEFORE

PROCEEDING.

2.  DOOR KEY TAG, SEE A801

3.  WINDOW TAG, SEE A801

4. SEE PLANS AND SECTIONS FOR ROUGH OPENINGS DIMENSION.

5. ALL WINDOWS TO HAVE A SILL 3'-0" ABOVE FINISH FLOOR.  COORDINATE
ROUGH OPENING HEIGHT ACCORDINGLY.  SEE PLANS AND SECTIONS

FOR FURTHER INFORMATION

6. AREA OF GLAZING:

PER WALL(SEE ELEVATION DRAWINGS):

NORTH - 38.6%; SOUTH - 29.8%; EAST - 1.3%; WEST - 0.1%
GLOBALLY:

TOTAL AREA OF WALL: 18,098 SF
TOTAL AREA OF GLAZING: 1,065 SF

PERCENTAGE OF GLAZING: 5.9%

7. Aw = 60   Ae = 105  Ar/4 =  266.25.   Both Aw and Ae are less than Ar/4
per DC Energy Code 5.5.4.5 a.

8. SEE ALL ELEVATION FOR BALANCE OF NOTES

9. PROVIDE SAMPLES OF ALL MATERIALS / PAINT COLORS / WINDOW
FINISHES PRIOR TO ORDER OF PURCHASE.

10. ALL JULIET GUARDRAILS ON WINDOWS TO MEET THE REQUIREMENTS OF

DCMR 12A 1015 TO BE: MIN 42" ABOVE F.F, NOT ALLOW PASSAGE OF 4"
SPHERE

X

X 

BR.2  

STN.

BR.2T  

BR.3 

ST 

A201

ELEVATIONS
NORTH & SOUTH

SOUTH / ALLEY ELEVATION  
3/16" = 1'-0" A201  

2 PENNSYLVANIA AVE. ELEVATION
1/4" = 1'-0"A201  

1

 3D ILLUSTRATIONS - 3D ILLUSTRATIONS
N.T.SA201
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