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Special Exception and Variance Relief

* Special Exception (U-802.1(e)) — The Applicant requests
special exception relief to locate an entertainment, assembly,
and performing arts use in the PDR-2 Zone.

* Variance Relief (U-802.1(e)(2)) — The Applicant requests
variance relief from the special exception standard that requires
that an entertainment, assembly, and performing arts use 1n a
PDR Zone not abut residential use.
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Special Exception Standards (X-901.2)

* The requested relief will be in harmony with the general purpose and intent of
the Zoning Regulations and Zoning Maps:

o Adaptively re-uses a vacant building with a creative and economically viable
concept

o Complements the abutting MU-4 Zone to the north and west, in which the use
would be matter-of-right

o Contributes to creating an amenity-rich neighborhood

o Furthers District goals in the Mid-City Area Element of the Comprehensive Plan as
a redevelopment of a vacant building and a “trail-oriented development” near the
Metropolitan Branch Trail. The project will serve as a destination to attract more
users of the trail
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Special Exception Standards (X-901.2)

* The requested relief will not tend to affect adversely, the use of neighboring
property in accordance with the Zoning Regulations and Zoning Maps:

o Neighborhood is already mixed-use with both industrial and commercial uses. MU
zones are located to the east and north. An evolving entertainment district is located
north of Rhode Island Ave, including the Alamo Drafthouse Cinema, Kraken Kourts
& Skates, and the Bubble Planet and Monet Immersive Experiences

o Property to the west being developed with residential use was previously a
commercial building, including a supermarket

o Evolution of entertainment/commercial and nearby residential uses similar to Union
Market District

o Proposed Use 1s limited in scope with only 4 golf simulators. Both the number of

patrons and noise levels are minimal
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Special Exception (U-802.1(¢e))

* The use shall be located and designed so that it is not likely to become
objectionable to neighboring property because of noise, traffic, parking, loading,
number of attendees, waste collection, or other objectionable conditions:

* The use 1s not anticipated to be objectionable to neighboring property — the golf
simulators will not create any audible impact on neighboring properties.
* Golf balls hit a mesh screen and are completely contained within the structure.

* Approximate sound level of these units is only 70 dB, comparable to a dishwasher or vacuum
cleaner

* Number of patrons will be limited by the 4 golf simulators

* Limited number of patrons and employees will result in no adverse impact on
parking demand

* Waste will be handled by a typical commercial trash hauling operation
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Special Exception (U-802.1(¢e))

* The property shall not abut a residential use or residential zone:

* The Property abuts only PDR and MU Zones, but does abut a lot which is planned for a
new multifamily development, currently under construction, immediately to the west. The
neighboring site was long utilized as a commercial building, including a supermarket. The
Applicant requests variance relief from this condition.

* There is no property containing a live performance, night club or dance venue
either in the same square or within a radius of one thousand (1,000 ft.) from any
portion of the subject property:

* The Applicant is not aware of any properties within 1,000 feet of the Property containing a
live performance, night club or dance venue.
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Special Exception (U-802.1(¢e))

* External performances or external amplification shall not be permitted:

* The Applicant proposes no external performances or external amplification for the
requested use.

* The Board of Zoning Adjustment may impose additional requirements as it
deems necessary to protect adjacent or nearby residential properties, including
but not limited to: (a) soundproofing; (b) limitations on the hours of operation;
and (c¢) expiration on the duration of the special exception approval:

* The Applicant will comply with any additional requirements, but notes the quiet nature of
the proposed use.
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Variance Relief (X-1002.1)

* The Property is affected by an exceptional situation or condition:

The Property is unusual in that 1t consist mostly of a surface parking lot with an oddly-
configured warehouse structure, designed by French architect Louis de LaDurantaye

The L-shaped structure is constrained by its narrow depth, the large bays used for its prior
autobody repair shop use, structural support components, and the unusual slanted roof of a
vinyl addition

The Property is vacant and unutilized. The Applicant has faced obstacles leasing the oddly
configured space. The configuration does not lend itself to many potential uses in the
current leasing market, but would work uniquely well for the proposed golf simulators

The proposed use would be matter-of-right if located in any other lot within this square

The Future Land Use Map was recently changed to include a residential designation along
with the PDR designation for this lot, further underscoring that the zoning of this site
could be an anachronism
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Variance Relief (X-1002.1)

* The Applicant will face practical difficulty with strict zoning compliance:

* The Property is currently vacant and unutilized. The Applicant has been unable to utilize
the Property due to the unusual characteristics of the warehouse structure

* Although the structure constrains most potential users, the proposed golf simulators
uniquely fit into the automotive repair bays

 The significant setback from 5% Street and minor frontage along W Street also limit the
degree of tenant interest in the building

* Reconfiguration of the building would require removal of masonry supports that could
potentially endanger the viability of the structure and introduce “seams” to create
waterproofing and insulation issues
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Variance Relief (X-1002.1)

* The variance relief will not cause substantial detriment to the public good or the
Zoning Regulations or Zoning Maps:

* The proposed golf simulators will provide new recreational use that enriches the
surrounding neighborhood and provides an amenity for the nearby MBT users

* The use is quiet by nature and will have no audible impact on nearby residential uses

* The use will not generate any adverse traffic impacts, noxious fumes, or other detrimental
impacts

* As PDR zones evolve throughout the city, the proposed use complements the pending

multifamily development next door and nearby new residential uses along Rhode Island
Ave, helping to add amenities to this environment.
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