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June 6, 2019 Meridith Moldenhauer
 

Direct Phone 202-747-0763 
Direct Fax 202-683-9389 
mmoldenhauer@cozen.com 

 

 

 
Frederick L. Hill, Chairperson 
Board of Zoning Adjustment 
441 4th Street, NW, Suite 200S 
Washington, DC 20010 
 

  
 RE: BZA Application for Mi Casa, Inc. 

Florida and Q Street NW (Square 615, Lots 75, 148-152, 806 & 825) – Application 
for Variance and Special Exception Relief 

Chairperson Hill and Honorable Members of the Board: 
 
Please accept for filing the enclosed application of Mi Casa, Inc. (the “Applicant”).  The 

Applicant requests variance relief from the requirements of Subtitle A § 207.1 and special 
exception relief from the requirements of Subtitle A § 207.2 for approval of a 35-foot adjustment 
of a zone boundary line crossing the Applicant’s property.  Additionally, the Applicant requests 
variance relief from the loading requirements of Subtitle C § 901.1. 

 
 The application package includes the following materials: 
 

1. Application Form; 
2. Fee Calculator Form; 
3. Statement of the Applicant; 
4. D.C. Zoning Map; 
5. Architectural Plans & Elevations; 
6. Authorization Letter(s); 
7. Form 135 – Zoning Self-Certification; 
8. Statement of Existing and Intended Use; 
9. Certification of Proficiency; 
10. List of Names and Mailing Addresses of Owners within 200 Feet; 
11. Surveyor’s Plat; 
12. Statement of Community Outreach; 
13. Summary of Witness Testimony with Resumes; 
14. Photographs of the Property; and  
15. Certificate of Service for the Office of Planning and ANC. 

 

Board of Zoning Adjustment
District of Columbia
CASE NO.20095
EXHIBIT NO.8
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We believe that the application is complete and acceptable for filing, and request that the 
Board schedule a public hearing for the application as soon as possible.  If you have any questions, 
please do not hesitate to contact me on behalf of the Applicant.  

 
Thank you for your attention to this application. 

SINCERELY, 

COZEN O’CONNOR 

 

                      
      Meridith Moldenhauer 

  

 

Certificate of Service 

I hereby certify that on this 6th day of June, 2019, a copy of this Application with attachments 
was served, via email, as follows: 
 
District of Columbia Office of Planning 
1100 4th Street SW, Suite E650 
Washington, DC 20024 
planning@dc.gov 
 
Advisory Neighborhood Commission 5E 
c/o Bradley Thomas, Chairperson and SMD 5E05 
5E05@anc.dc.gov 
 
 
 

   
      Meridith Moldenhauer 
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BEFORE THE DISTRICT OF COLUMBIA 
BOARD OF ZONING ADJUSTMENT 

 
APPLICATION OF                                  ANC 5E 
MI CASA, INC. 
                                                   

STATEMENT OF THE APPLICANT 
 

I. NATURE OF RELIEF SOUGHT 

 This statement is submitted on behalf of the Applicant, Mi Casa, Inc. (the “Applicant”), a 

non-profit affordable housing developer, which has been awarded the ability to develop the long-

vacant and under-utilized properties at the intersection of Q Street and Florida Avenue NW (Square 

615, Lots 75, 148-152, 806 & 825) (the “Property”) from the District’s Department of Housing 

and Community Development (“DHCD”).  The Applicant proposes to subdivide the Property into 

a new record lot and construct a new, 24-unit, 100% affordable and accessible development with 

neighborhood retail and non-profit office space (the “Project”).  The Project will activate and 

energize this long-vacant parcel with affordable housing, attractive retail and office uses.  

The Applicant files this statement in support of its application for area variance relief, 

pursuant to Subtitle X § 1002.1, from the requirements of Subtitle A § 207.1 and special exception 

relief, pursuant to Subtitle X § 901.2, from the requirements of Subtitle A § 207.2 for approval of 

an adjustment to the zone boundary line allowing the use, height and bulk regulations of the MU-

4 zone to extend to a portion of the Property in the RF-1 zone.  The Applicant also requests variance 

relief from the requirements for a loading berth under Subtitle C § 901.1. 

II. JURISDICTION OF THE BOARD 

 The Board of Zoning Adjustment (the “Board”) has jurisdiction to grant the variance and 

special exception relief requested herein pursuant to Subtitle X §§ 1002.1 and 901.2 of the Zoning 

Regulations. 
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III. BACKGROUND 

A. The Property and the Surrounding Neighborhood 

The Property is comprised of eight smaller lots that, once assembled, will be a total of 

12,402 sq. ft.  The Property is split-zoned between the MU-4 and RF-1 zone districts. A copy of 

the zoning map is attached at Tab A and a copy of the Baist map is attached at Tab B.   The zone 

boundary line traverses the existing lot lines between Lots 148 and 806.  Approximately 106 feet 

of the Property’s frontage and 9,569 sq. ft. of land area (77%) is zoned MU-4.  Approximately 29 

feet of the Property’s frontage and 2,833 sq. ft. in land area (23%) is zoned RF-1.  Lot 148 is the 

only improved lot in the assemblage and has a vacant two-story building.  Photographs of the 

Property’s existing conditions are attached as Tab C.   

The Property is uniquely-shaped with an angled frontage along Florida Avenue.  It is 

bounded by Q Street to the north and Florida Avenue to the northeast.  To the Property’s east is a 

14.33-foot alley and to the south is a 15-foot alley. See Tab B.  There are improved lots to the west 

of the Property on Florida Avenue.   

The Property is located on the northern edge of the Truxton Circle and NoMA 

neighborhoods.  Across Florida Avenue to the north is the Bloomingdale neighborhood.  The 

Property is not located in a historic district, nor is the existing building landmarked; however, the 

newly created Bloomingdale Historic District is across Florida Avenue to the north.  The MU-4 

zone permits a mix of uses including retail, office and multi-family residential uses.  The RF-1 

zone permits single-family homes, flats, religious institutions, some schools and certain parking 

uses as a matter of right.  

The District has long sought to have the Property redeveloped and activated.  The Property 

was the subject of a DHCD Disposition Solicitation of Offers issued in July 2014 (the 
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“Solicitation”).  A copy of the Solicitation is attached here at Tab D.  The Solicitation grouped all 

lots in the Property together, with no option to exclude the lots zoned RF-1.  In 2018, following 

the completion of the Solicitation process, DHCD awarded the Project to the Applicant.  

As part of the Solicitation, DHCD requires a 40-year affordability covenant for rental 

housing based on the AMI chart included in the Solicitation.  In particular, the Solicitation requires 

that at least fifty-one percent (51%) of the units in the Project be rented to persons with annual 

household incomes that do not exceed 80% of “AMI” (as defined in the Solicitation).  The Project 

would also need to meet the requirements for the LEED Silver standard as well as certain Energy 

Star requirements. The Solicitation requires a commitment and plan for maximizing Certified 

Business Enterprise (“CBE”) participation as well as agreement to a “First Source Employment 

Agreement.”  

B. Traffic Conditions and Mass Transit 

The Property has excellent mass transit options. The NoMa-Galluadet Metro Station is just 

0.4 miles from the Property, and the Shaw-Howard University Metro Station with access to the 

green and yellow line is just 0.7 miles away. Metrobus lines 92, 90, P6, X3 and 80 run directly 

adjacent to the Property. There are eight is a Capital Bikeshare station within 0.4 miles of the 

Property, with the closest just 0.2 miles away at 128 Q Street NE.  Walkscore.com indicates that 

the area is a “Walker’s Paradise” with “Excellent Transit” and is a “Biker’s Paradise.”  

C. The Project 

As part of the Project, the Applicant proposes to raze the existing building on Lot 148 and 

construct a four-story, 24-unit apartment building with 11 off-street parking spaces. A copy of the 

architectural plan set (the “Plans”) is attached at Tab E.  The 24 dwelling units will be all-

affordable and located on floors two through four.  The Applicant intends to provide a mix of one-
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, two-, and three-bedroom units, with over 75% of units being “family-sized” at two and three 

bedrooms.  These family-sized units are in high demand in the District.    The units will provide a 

balanced mix of rental housing for a range of incomes below 30% AMI to 50% and 80% AMI.  

The Project also includes approximately 6,385 sq. ft. of ground floor neighborhood retail and 2,895 

sq. ft. of office mezzanine to be utilized by a non-profit. 

The Applicant proposes to create the primary retail entry on the angled portion of Florida 

Avenue, and a residential entry further west on Q Street. The Project would have other entries at 

the rear of the building accessing the surface parking area. On each of the four floors, bays are 

proposed to project into public space along Q Street. In addition to the retail space, the ground 

floor will also contain a residential lobby area, meeting room, reception and conference rooms, a 

mail room, and long term bicycle storage.  The Applicant has established a goal of achieving “net 

zero” energy on the apartment component of the Project.  To meet this goal, the Project proposes 

solar panels on the building rooftop. 

In order to efficiently use the oddly-angled lot and work effectively to provide the 

affordable project awarded by DHCD, the Applicant seeks a variance and special exception 

pursuant to Subtitle A §§ 207.1 and 207.2.  The zoning relief would allow the Applicant to extend 

the zone boundary line 35 feet to permit the allowed bulk, uses and height of the MU-4 zone over 

the RF-1 portion of the Property. 

The Project will have a maximum building height no greater than 50 feet, with a mechanical 

penthouse that satisfies the zone’s penthouse requirement.  The Project will have a maximum FAR 

if 3.0, which is permitted in the MU-4 zone for a building with IZ.  The Project will comply with 

the maximum permitted lot occupancy of 75% in the MU-4 as well.  By floor, the FAR and lot 

occupancy are as follows: 
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Floor FAR Lot Occupancy 

First Floor 9,250 sq. ft. (.75 FAR) 75% 

Mezzanine 2,850 sq. ft. (.23 FAR) N/A 

Second Floor 8,405 sq. ft. (.68 FAR) 68% 

Third Floor 8,405 sq. ft. (.68 FAR) 68% 

Fourth Floor 8,135 sq. ft. (.66 FAR) 68% 

 

The Project propose a 32-foot rear yard adjacent to the rear alley, with 11 surface parking 

spaces and a loading area located in the rear yard.  The loading area will meet the Project’s loading 

needs in lieu of a formal berth. 

D. Mi Casa, Inc. 

The Applicant, Mi Casa, Inc., is a non-profit affordable housing development company 

that has been developing affordable housing in the Washington, DC and Baltimore, MD regions 

for over 27 years.  The Applicant’s mission is to provide access to quality housing for low- and 

moderate-income families.  This mission is accomplished by constructing new housing or 

renovating deteriorated housing to enhance communities and build stronger neighborhoods.  The 

Applicant is a 501(c)(3) organization since 1994. 

V. APPLICANT MEETS BURDEN FOR VARIANCE RELIEF 

A. Nature of Variance Relief 

The Applicant requests two area variances.  First, the Applicant seeks to extend the bulk 

and use standards of the MU-4 zone across existing lots 806 and 825, which are located in the RF-
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1 zone.  Under Subtitle A § 207.1, zone bulk and uses can be extended only “when a zone boundary 

line divides a lot that was in single ownership on May 12, 1958.”  This requirement of single 

ownership is a prerequisite to applying the 35-foot extension under Subtitle A § 207.2.  The 

Property was not in single ownership as of May 12, 1958 and variance relief is required. 

Second, the Applicant seeks relief from Subtitle C § 901.1 for loading berths.  A loading 

berth is required for retail space exceeding 5,000 sq. ft., but with smaller, local retailers anticipated, 

the Applicant does not propose to have any zoning-compliant loading berths at the Project. 

B. More Flexible Standard of Relief for Public Service 

Under D.C. Code § 6-641.07(g)(3) and 11 DCMR § X-1000.1, the Board is authorized to 

grant an area variance where it finds that: 

(1) The property is affected by exceptional size, shape or topography or other 
extraordinary or exceptional situation or condition; 
(2) The owner would encounter practical difficulties if the Zoning Regulations were 
strictly applied; and 
(3) The variance would not cause substantial detriment to the public good and 
would not substantially impair the intent, purpose and integrity of the zone plan as 
embodied in the Zoning Regulations and Map.  See French v. District of Columbia 
Bd. of Zoning Adjustment, 658 A.2d 1023, 1035 (D.C. 1995).   
 
Applicants for an area variance must demonstrate that they will encounter “practical 

difficulties” in the development of the property if the variance is not granted. See Palmer 

v. District of Columbia Bd. of Zoning Adjustment, 287 A.2d 535, 540-41 (D.C. 1972).  An 

applicant experiences practical difficulties when compliance with the Zoning Regulations 

would be “unnecessarily burdensome.”  See Gilmartin v. District of Columbia Bd. of 

Zoning Adjustment, 579 A.2d 1164, 1170 (D.C. 1990). 

Importantly, the Board may apply a more flexible standard of review when it assesses a 

public service organization, “especially where the organization is seeking the zoning relief in order 

to meet a public need or serve the public interest.”  See Neighbors for Responsive Government v. 
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D.C. Bd. of Zoning Adjustment, 195 A.3d 35, 56 (D.C. 2018); see also Monaco v. D.C. Bd. of 

Zoning Adjustment, 407 A.2d 1091, 1097 (1979).   The flexible standard of review can be applied 

regardless of whether the applicant seeks to expand an existing use or add a new use to the property 

in question.  See id. at 59.  As part of this reduced standard of review, the Board may more fully 

weigh the equities of an individual case, including the organization’s needs, in finding an 

exceptional situation or condition.  See id. at 56; see also Monaco at 1098; see also National Black 

Child Development Institute, Inc. v. D.C. Bd. of Zoning Adjustment, 483 A.2d 687, 690 (1984). 

Here, the Board should apply a more flexible standard of review to the Applicant, which is 

a non-profit organization seeking to accomplish its mission by constructing a mixed-use building 

with family-sized, affordable units.  As explained below, the Board can consider both the 

Applicant’s programmatic needs as well as the Solicitation in review of the variance relief. 

C. The Property is Affected by an Exceptional Situation or Conditions  

The phrase “exceptional situation or condition” in the above-quoted variance test applies 

not only to the land, but also to the existence and configuration of a building on the land.  See 

Clerics of St. Viator, Inc. v. District of Columbia Bd. of Zoning Adjustment, 320 A.2d 291, 294 

(D.C. 1974).  Moreover, the unique or exceptional situation may arise from a confluence of factors 

which affect a single property.  Gilmartin, 579 A.2d at 1168.  The Property is characterized by an 

exceptional situation and condition arising from a confluence of six factors: (1) the Property is an 

assemblage of eight lots that were offered as one in the Solicitation; (2) the shape of the lot is 

unique because the Florida Avenue lot line is angled; (3) the Property’s long-vacant and 

underutilized condition; (4) the programmatic needs to adhere to the DHCD Solicitation; (5) the 

north-south alley connecting the Property to a public right of way is only 14.33 feet in width; and 
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(6) the Property is bounded on two sides by alleys, separating it from other MU-4 property to the 

east.  

D. Strict Application of the Zoning Regulations Would Result in Practical Difficulty 
If The Relief is Not Granted. 

 
i. Zone Boundary Line Crossing Lot  

The Applicant is only seeking variance relief from the requirement of Subtitle A § 207.1 

that a property be in single ownership on May 12, 1958.  Strict application of this regulation would 

result in a practical difficulty because the Applicant would not be able to apply the special 

exception standard to extend the MU-4 zone boundary line up to 35 feet across existing lots 806 

and 825.  The RF-1 zone does not allow multi-family apartment house uses.  This limitation would 

create substantial practical difficulties, including losing the six largest two-to-three bedroom units 

proposed for the western portion of the Property in the RF-1 zone.  It would be a practical difficulty 

to reduce those six family-sized units to – at maximum – two flats.   

Strict application of the Zoning Regulations would also result in a substantial reduction in 

the proposed retail space.  If the MU-4 “line” is not extended, then the residential lobby must be 

relocated into the MU-4 portion of the Property.  Further, without the lot line adjustment, the 

second means of stairway egress would also need to be moved into the MU-4 portion, which would 

result in reduced retail space and residential unit sizes.  This could also create a situation where 

the necessary fire access proximities are not satisfied.  Due to the angled lot line along Florida 

Avenue, it would be practically difficult to push the eastern staircase further east toward Florida 

Avenue because doing so would likely result in inefficient layouts and loss of capacity. 

Finally, strict application of the zoning regulations would limit the Applicant’s ability to 

satisfy the DHCD requirements in the Solicitation.  In particular, strict application would not allow 

for the Applicant to meet its programmatic needs of providing 24 residential units.  The residential 
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component was a key aspect of the Applicant’s response to the Solicitation.  If the Applicant were 

to lose the DHCD award, then DHCD would need to re-advertise and re-open the Solicitation.  

This would further delay the process of redeveloping the underutilized parcel and providing 

additional affordable units to District residents.  

ii. Loading Berth 

Strict application of the loading requirements would result in a practical difficulty for the 

Applicant.  First, there are physical constraints to accessing a zoning-compliant loading berth at 

the Property.  The Property can only be accessed by a 14.33-foot-wide north-south alley 

connecting Florida Avenue and Bates Street NW.  The narrow alley that runs north-south makes 

it practically difficult for a large truck to maneuver from Florida Avenue to the east-west alley that 

runs along the rear of the Property.   

Second, the provision of a loading berth within the Project would remove substantial floor 

space from both the proposed retail on the ground level and the office mezzanine.  The reduction 

of retail and office floor space would make it practically difficult for the Applicant to obtain 

financing for the Project.  In order to finance the acquisition and construction of an all-affordable, 

family-size residential units, the Applicant must provide adequate retail and office space.  Thus, 

the reduction of retail and office space directly jeopardizes the Project’s realization of 24 

affordable units.   

Further, during the Solicitation process, the surrounding community strongly supported the 

inclusion of retail space at the Property.  As such, the proposed retail space was an important aspect 

of the Applicant’s response to the Solicitation.  Removing retail space for a loading berth would 

be inapposite of the community’s goals for the Property.  The anticipated local retail tenants can 

be serviced by a smaller loading area. 
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E. No Substantial Detriment to the Public Good or Impairment of the Zone Plan 
 

i. Zone Boundary Line Crossing Lot 

The requested relief under Subtitle A § 207.1 will not be of substantial detriment to the 

public good nor substantial impairment of the intent, purpose, and integrity of the zone plan.   The 

Project is designed to step down toward at the western end of the Property; as such, the portion of 

the Project in the RF-1 zone is closer in height and massing to the row dwellings to the west along 

Q Street.  If relief is not granted, then the Project would taper down in a sudden and non-

harmonious manner.  Thus, the relief allows for the Project to be designed in a way that blends 

into the existing neighborhood.   

The relief requested does not impair the Zone Plan because it permits the Applicant to 

construct a thoughtfully-designed building with family-sized affordable units.  This aligns with 

both the DHCD award criteria and several District planning objectives.  The Property is located 

primarily on Florida Avenue NW, an 80-foot-wide main thoroughfare that is conducive to higher-

density uses.  The relief will allow for street-activating retail to enliven the now vacant parcel and 

bring “eyes on the street” in a manner supported by the Zone Plan.  Though the RF-1 zone is 

primarily intended for two-unit dwellings, the intent of the zone recognizes that there will be 

limited buildings with more density. See Subtitle E § 100.1, 100.2.  Only a very small portion of 

the proposed retail and office floor space will be located in the RF-1 zone, thereby remaining 

respectful of the rowhome neighborhood to the west.   

ii. Loading Berth 

The Applicant proposes a loading area in lieu of a zoning-compliant loading berth.  The 

loading area will be located to the rear of the building adjacent to the parking spaces and will have 

direct access to the retail space.  The loading area is approximately 12 ft. in width by 24 ft. in depth 
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and is designed to meet the loading needs of the proposed retail space.  To that end, the relatively 

small retail space is intended for neighborhood-serving retail tenants that will have limited loading 

needs.  Nonetheless, the Applicant will work with the Department of Transportation to limit any 

potential impacts of the proposed loading relief.  Accordingly, the relief will not be of substantial 

detriment to the public good. 

Likewise, the loading relief will not impair the Zone Plan.  But for the retail space, the 

Project would not have to provide any loading.  The 24 residential units are well under the 50-unit 

loading requirement, as is the square footage of the office space.  The retail space is only 1,385 sq. 

ft. over the threshold for a loading berth.  The nature of the small, neighborhood-serving retail 

space will encourage tenants to utilize appropriately-sized trucks, which, in turn, will create less 

need for loading maneuvers and usage along the alley.   

IV.  APPLICANT MEETS BURDEN FOR SPECIAL EXCEPTION RELIEF 
 
A. Nature of Special Exception Relief and Standard of Review 

The Applicant seeks a special exception under Subtitle A § 207.2 in order to extend the 

bulk and uses in the lesser restrictive MU-4 zone up to 35 feet into the more restrictive zone RF-1 

zone.   

Under D.C. Code § 6-641.07(g)(2) and 11 DCMR X § 901.2, the Board is authorized to 

grant a special exception where it finds the special exception: 

(1) Will be in harmony with the general purpose and intent of the Zoning 
Regulations and Zoning Maps; 
(2) Will not tend to affect adversely, the use of neighboring property in accordance 
with the Zoning Regulations and Zoning Maps; and 
(3) Subject in specific cases to special conditions specified in the Zoning 
Regulations. 11 DCMR Subtitle X § 901.2.   

 
Relief granted through a special exception is presumed appropriate, reasonable, and 

compatible with other uses in the same zoning classification, provided the specific requirements 
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for the relief are met. In reviewing an application for special exception relief, “[t]he Board’s 

discretion . . . is limited to a determination of whether the exception sought meets the requirements 

of the regulation.” First Baptist Church of Wash. v. District of Columbia Bd. of Zoning Adjustment, 

432 A.2d 695, 701 (D.C. 1981) (quoting Stewart v. District of Columbia Bd. of Zoning Adjustment, 

305 A.2d 516, 518 (D.C. 1973)). If the applicant meets its burden, the Board must ordinarily grant 

the application.  Id. 

B. The Relief is Harmonious with the General Purpose and Intent of the Zoning 
Regulations and Maps 

 
The requested relief will be in harmony with the purpose and intent of the Zoning 

Regulations and related maps.  The MU-4 zone is intended to “permit moderate-density mixed-

use development” that is “located in low- and moderate-density residential areas with access to 

main roadways or rapid transit stops.” See Subtitle G § 400.3. The MU-4 zone also encourages 

“facilities for shopping and business needs, housing, and mixed uses.”  See id. 

The relief to extend the MU-4 zone will further the goals of the MU-4 zone by allowing 

the Applicant to construct a four-story apartment building in a neighborhood with other 

moderately-scaled buildings. The Project will advance the important goal of increasing the housing 

supply in the District by delivering 24 affordable dwelling units, as well as revitalizing vacant land 

along a main thoroughfare, Florida Avenue.  The extension of the boundary line allows the Project 

to include additional square footage dedicated to retail and office uses.   

The Project aligns with the pattern of development near the intersection of Florida Avenue 

and North Capitol Street.  There is a similar mixed-use building called the “Truxton” just across 

the alley to the east of the Property.  Additionally, a large, mixed-use planned unit development 

was approved in Zoning Commission Case 06-04 for the corner lot across Florida Avenue to the 
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north.1  For these reasons, the relief is harmonious with the general purpose and intent of the 

Zoning Regulations and maps. 

C. The Relief Will Not Tend to Adversely Affect the Use of Neighboring Property 
 
The Project’s proposed height and massing are consistent with the design standards for the 

MU-4 zone.  Notably, the Project’s design and uses are configured to limit any impact on the more 

restrictive RF-1 zone.  The building is designed in a manner that steps down toward the RF-1 

zoned lots to the west.  The 32-foot rear yard provides an adequate buffer for the properties across 

the alley to the south. 

The proposed retail space is primarily located in the MU-4 zone portion of the Property, 

and the retail space is accessed on the angled portion of Florida Avenue in the MU-4 zone.  The 

Project will complement the surrounding character of the neighborhood by proposing an elegantly-

designed, attractive building that provides additional housing supply and new retail and office 

opportunities.  Accordingly, the Project is similar to neighboring properties that include multiple 

retail, service, and restaurant uses along Florida and North Capitol Streets, as well as a recreation 

center and numerous apartment buildings and residential homes of varying sizes in the immediate 

area. 

C. The Project Satisfies the Special Conditions for the Zone Boundary Line Crossing 
a Lot 
 

In addition to meeting the general special exception standard, Subtitle A § 207.2 permits 

the extension of the zone boundary line on a split-zoned lot when the following requirements are 

met:  

(a) The extension shall be limited to that portion of the lot in the more restrictive 
use zone but not exceeding thirty-five (35 ft.); 

                                                           
1 Though approved by the Zoning Commission, construction of the PUD has been delayed for various reasons, the 
most recent of which is to update the building’s design in accordance with a recent designation of the Bloomingdale 
Historic District.  See ZC Case No. 06-04H. 
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The Applicant proposes to extend the zone boundary line of the MU-4 portion of the 

Property 29 feet over the RF-1 portion of the Property. Lots 806 and 825, which are the only two 

lots in the RF-1 zone, are a combined 29 feet in width.  As such, the MU-4 lot line can only be 

extended for 29 feet.  All portions of the building in the MU-4 zone comply with the development 

standards of the MU-4 zone. 

(b) In authorizing an extension, the Board of Zoning Adjustment shall require 
compliance with Subtitle A § 207.1(d); 
 

This section does not apply to the Project because the MU-4 Zone is being extended over 

the RF-1 portion of the Property.   

(c) The extension shall have no adverse effect upon the present character and 
future development of the neighborhood;  
 

The Project will have a positive impact on the present and future character of the 

neighborhood by improving the long-vacant and underutilized Property.  The attractively-designed 

Project will bring affordable apartment units, retail and office space to a main thoroughfare and 

intersection in the District.  The Project’s mix of uses harmonizes with a neighborhood that features 

residential and commercial uses.   

Along Q Street, the Project was designed to reflect the present character and features of the 

nearby rowhome lots.  The Project has residential characteristics including a series of four bay 

windows with corresponding cut-outs for balconies.  The features mimic the two- and three-story 

rowhomes in the area. The Project is designed to step down in height to the west near the residential 

lobby.  The Project is buffered from neighboring uses by alleys to the east and south.   Further, the 

proposed retail space and entrances are primarily located on Florida Avenue away from the lower-

density RF-1 zone along Q Street NW.  As such, the design mitigates any potential impact of the 

lot line extension to the present character of the neighborhood.   
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Likewise, the relief will not adversely affect future development of the neighborhood.  The 

Florida Avenue corridor reflects a mix of residential and commercial uses.  Across the alley to the 

east is the recently-completed Truxton, a mixed-use building that has similar massing to the 

Project.  There is an approved planned unit development proposed for the northwest corner of 

Florida and North Capitol Streets, directly across from the Property.  There are numerous other 

commercial uses along Florida Avenue, including a gas station just to the west of the Property.  

The Project will contribute to and build upon the growing number of residential and commercial 

uses in the neighborhood.  To that end, the Project aligns with the recommendation in the 

Comprehensive Plan’s Generalized Policy Map (“GPM”), designating the Property as within the 

“Main Street Mixed Use Corridor.”   

Accordingly, the extension of the boundary line will not adversely affect the present and 

future character of the neighborhood.  

(d) The Board of Zoning Adjustment may impose requirements pertaining to 
design, appearance, screening, location of structures, lighting, or any other 
requirements it deems necessary to protect adjacent or nearby property. 
 

The Applicant will work with the Board of Zoning Adjustment to comply with any 

requirements pertaining to design, appearance, screening, location of structures, lighting, or any 

other requirements it deems necessary. 

Based on the above justifications, the requested relief meets the conditions of Subtitle A § 

207.2(a) through (d) to qualify for special exception review, and, as articulated above, meets the 

general special exception standard.  

 

 

 



 

16 
LEGAL\41286340\2 

VI. COMMUNITY OUTREACH 

The Applicant has presented the Project publicly throughout the DHCD award process.  In 

terms of the BZA, the Applicant will contact ANC 5E when the application is filed and request 

that the Applicant present to ANC 5E at the next available public meeting. 

VI. CONCLUSION 

For the reasons stated above, the Project meets the applicable standards for variance and 

special exception relief under the Zoning Regulations. Accordingly, the Applicant respectfully 

requests the Board grant the application. 

 
Respectfully Submitted, 

COZEN O'CONNOR 
       

          
      Meridith H. Moldenhauer 
      1200 19th Street NW 
      Washington, DC 20036 
      202-747-0763 
      mmoldenhauer@cozen.com 
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Barnet-Aden Apartment & Retail/Office Building, Q Street at Florida Avenue NW, Washington, DC 

Mi Casa Inc.                Powe Studio Architects PC 

 
^ Looking southeast at property from Florida                                                                                                                                                                                                                            V Looking southwest at property

 
   



Barnet-Aden Apartment & Retail/Office Building, Q Street at Florida Avenue NW, Washington, DC 

Mi Casa Inc.                Powe Studio Architects PC 

 
^ Looking southeast at property from Florida at Q                                                                  V Rear alley looking east, site on right 
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	�
P� �p�	���	#
����#�	���� 
�����	��
��������	��������� �	��
�	�� �#��
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�����	��	�I�	àbacdeafgh	pqr	sh	tu57C73	vw	v'02	xy	'0	x�U	���I	����� ��	����� ����	��������
��	P��Q������	
�	��	��	RS#� T	�I�#I	#� #� ����	�I�	������� 	����	
�	������U	������	
�	�$����	���	������	
�	#
��W		"	���� 
���	���	��Q���	�I���	
��	��
	�
���	�
�� U	�
	 
��	��	��	��# ����	��	�	�������	�I�	���
�����
�	��
�����	��	��� �#�Q �	��	v'028	xy	D1�	x�W		�W			 ����� ��	���� 
�����	Q������	efdbq�a�	q�	r�a	̀abacdeafgh	pqr	sh	tu57C73	vw			v'02	x�U	P��Q������	
�	��	��	RS#� T	�
�	�I�	��
�
���	!�
V�#�	� ��P�T	�I�#I	��# ����	�	�������	���	#
��	Q�����
��	
�	��#I	 ���	����W		�W		 H�Q�����
�	
�	�	��
�
���	H#I��� �	
�	!���
����#�	��	�I�	�
��	����#I��	�afard	s��	q��c��a�	q�	r�a	̀abacdeafgh	pqr	Ptu57C73	vw	v'02	x��	�I�#I	����� �	��#I	����	��	�I�	���� 
�����	��
#���W		 �W�W�		 �
�� �#�	
�	��������		��	���	����
���	�
	�I��	H
 �#�����
�U	���� 
���	�I
� �	���������	���	�������	�I�	�
  
����	�
	�I�	������#��			 �W	 �I�	�����	I��	Q���	���� 
���	���	��
�����	����������� �	���	���I
��	#
��� ����
�U	#
�����#���
�	
�	
�I��	������#��
�	���I	���	
�I��	#
������
�	�
�	�I�	����
��	
�	������#����	#
�������
�	�� ����	�
	�I��	H
 �#�����
�	
�	
�I������W		 QW	 a
	����
�	
�	������	��� 
���	Q�	�I�	������#�	
�	
�I������	���
 ���	��	���������	�I��	H
 �#�����
�	
�	Q�I� �	
�	�I�	������#�	P�T	I��	��
�����	���	���
�����
�	�
	���� 
���	�I�#I	���	�
�	� �
	���� �Q �	�
	�  	��������	����
�����	�
	�I��	H
 �#�����
�U	P��T	��	���� �����	���I	
�	��� 
���	Q�	���� 
���	
�	I��	���	�����#�� 	��������	��	���� 
���U	P���T	I��	��
�����	���	��������#�	�
	���� 
���	��	����
�����	�
	�I��	H
 �#�����
�U	
�	P��T	��  	Q������	�����#��  �	��	���� 
���	��	�� �#���	��	����
���	�
	�I��	H
 �#�����
�W		



����������	
�	�
�����	���	�
�������	���� 
�����	!�
�����	"#$������
�	���	����
����
�	������
�				 	&'()012)13	'4	35)	67830793	'4	@'AB2C7D		

EF		

#G	 HI�	���� 
���	I��	�
�	
������	
�	�����	�
	���	������#�	
���#��	
�	��� 
���	���	��������	
�	����I���	
�	�� ��	��������	�
	
P����	���
��P �	���������	�����	�I��	Q
 �#�����
�	
�	���	
�I��	�
 �#�����
�	
�	
�I��	#
����#�R	���	���� 
���	I��	�
�	��S��	���	�#��
�	�
	����#�	���	������#�	
���#��	
�	��� 
���	�
	��
 ���	�I�	�� ��	
�	��I�#�	�
�������	�I�	������#�	���	���	��� 
����G		���� 
���	I��	�
�	���	�I�  	�
�	
����R	����	
�	�����	�
	����	����I���	
�	�� ��	���I��	�
	�I�	������#�	
�	���	
�	���	��� 
����R	������R	T
P	�I
�����R	#
��� �����R	��������	
�	
�I��	����
�	
�	����	������������	�I�	������#�R	
�	�
	�	���P��	
�	�I�	���������	���� �	U�G�GR	�	��
���R	#I� �R	������R	P�
�I��	
�	������V	
�	���	
�	�I�	�
���
���G		"��	��#I	#
���#�	�I�  	P�	������	�	��
 ���
�	
�	�I��	Q
 �#�����
�G		"�	����	I�����R	W����I���	
�	�� ��W	�I�  	��# ���	P��	�
�	P�	 ������	�
	���	U�V	���
��R	��#I	��	��� �R	�������������R	������
�����
�	U
�I��	�I��	�I��	#
����� ����	P�	�I��	Q
 �#�����
�R	��	���R	
�	���	
�I��	#
����#�	X��I	�I�	������#�VR	��#GR	XI�#I	���I�	����	�
	
P �����	�	������#�	��� 
���	�
	���� 
���R	
�	UPV	����R	��������R	�
���R	�

��R	�$�������R	�����#��R	 
�����R	���#
����	�
�	���� �P �	�
	�I�	������ 	��P �#R	
�����	
�	��
�����	
�	��� 
�����R	 
���	
�	�I�	#��#�  ���
�	�I���
�R	����������� 	���������	
�	P�������	
��
�������G		Q�#I	����	�I�  	�
�	��# ���	X
�S	
�	�����#��	��������	��������	�
	���	
�I��	�� ��	������#�	#
����#�G		 �G	 HI�	���� 
���	�I�  	���
��	�
	�I�	������#�	����#� �	���	X��I
��	�����	�� ��	���	���
�����
�	#
�#������	#
���#�	XI�#I	���	���
 ��Y	U�V	#
������
�R	#������ 	�#������R	#
�� �#�	
�	��������R	��
��	�������������	
�	�P���	
�	���I
����̀	
�	UPV	���	�
 �#�����
�	
�	�
���R	�

��R	��$�����	�
�	������	��� 
�����	
�	P������	
�	�I���	
�	�� ��R	P�	
�	
�	P�I� �	
�	���	�
��������	��� 
���R	
���#��	
�	��P �#	
���#�� R	���	���� 
���	��� 
���R	
���#��R	�����R	��P#
����#�
�R	
�	 �P
�	
���#�� R	
�	
�I��	����
�	�
�	���	����
��	XI�#I	���	P�	�� ����	�
	�I�	��
#�������	
�	�I��	Q
 �#�����
�	P�	���� 
���R	
�	XI�#I	���	����#�	����
����#�	��	����
���	�
	�I��	Q
 �#�����
�	��	���	X��G			FGaGa	bcdcefgchip	rst		uvHwY	bxyx���x�i�	r��	���	�x����xb	��	��������	���	b�b	���b���		"	���� �	
�	��#I	
�	�I�	��$�����	��� ����
�	�������I���	��	���� �P �	��	��57C73	�G		



����������	
�	�
�����	���	�
�������	���� 
�����	!�
�����	"#$������
�	���	����
����
�	������
�				 	&'()012)13	'4	35)	67830793	'4	@'AB2C7D		

EF		

G'3)H	IP��	�

 	Q��	��	��# ����	�
�	�P�	�
 �	����
��	
�	�������	��	�	�
�� 	�
�	�������	�
���P��	�
��	��
�
�� 	�
	�P�	�
 �#�����
�R	! ����	�
����	�P�	�������P����	��	������	�
	���	�
��	��
�
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��	��	È	�ab	����	cHdT	UQ�	#
����#�
�	P�  	�
�	��S#
����#�	P��Q	���	��S#
����#�
�	PQ���	�Q�	#
����#�
�	Q��	�
��#�	
�	R�
P ����	�Q��	�Q�	��S#
����#�
�	Q��	S���	�
���	��	��
 ���
�	
�	�Q�	���� ���
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	G�	I� �	��	Xeqca�	r�	i	usùX	qahbip�	qwaeXp	r�	uwX	yseucsqu�	ua	eXqvcX	uwX	WXYX̀abXcde	����
����#�	
�	���	
G �����
��	�����	�I�	�
�����#��
�	�
������S		�I�	������#�	�I�  	� �
	��$����	�I��	��	���� ����	
�	�I�	���� 
���F	����
���	G�	�I�	������#�F	���#���	�	���� 
�����	���	�
�� ���
�	b�������	��	�I�	�
��	����#I��	�
	�I�	!�"	������������	�I�	#
�� ���
�	
�	�I�	!�
��#�	��	�##
����#�	P��I	�I�	�
�����#��
�	�
������S					 	 	 	T	"	���� 
���	�I�  	G�	����#���	�
	# 
��	
�	�	���� 
�����	Q���	�
	 ����	�I��	�
���c����	�de�	����	�����	�I�	�������#��
�	
�	�I�	��G �#	I������	#
�����
�	��������	�
	�I�	!�"S	� 
����	�
�	�I�	!�
�����	�I�  	
##��	
� �	�����	�  	�I�	f
����	����
�� �	���	G�� ����	�������	I���	G���	
G������S			T	�I�	���� 
���	�I�  	G�	����#���	�
	#
�� ���	#
�����#��
�	P��I��	�d	�
��I�	
�	# 
����	
�	�I�	�#$������
�	
�	�I�	!�
�����	
�	���� 
�����	Q���F	�� ���	���#�� 	#��#������#��	��#I	��	�I�	�
���	
�	g
����	"���������	���g"��	��$���������	��#����	�	 
����	����
�S					



����������	
�	�
�����	���	�
�������	���� 
�����	!�
�����	"#$������
�	���	����
����
�	������
�				 	&'()012)13	'4	35)	67830793	'4	@'AB2C7D		

EF		

G	 H)8)0(D37'1	'4	H7I538	D1P	Q789)AAD1)'B8	R0'(787'18		 STU				������#�	V��������
��			 					WX�	������#�	��������	�X�	���X�	�
Y		 	̀���#� 	
�	b��X���b	�X�	c
 �#�����
�	���
�	�
	
�	�����	�X�	��d�����
�	���� ���e		̀f
����	
�	�����	# �����#���
��	�
	�X�	c
 �#�����
�	���
�	�
	�X�	��d�����
�	���� ���e		̀V�g�#�	���	��d�����
�	��	�����	��#
�� ���	
�	������
�����	�
	�X�	��d�����
�	��$���������e		̀�
������	�	��d�����
�	�X��	��	��#
�� ���	
�	������
�����	�
	�X�	��d�����
�	��$���������e		̀V�g�#�	�  	��d�����
��	�X��	���	��d������	�����	�X�	c
 �#�����
�	�
�	���	����
�e	���h		̀f
����	�X�	���� ���	�
�	��d�����
��	
�	
�X��	�#��
��T		 	 WX�	������#�	���	�i��#���	
��	
�	�
��	
�	�X���	���X��h	��	���	�
 �	���#����
�h	��	��	���	����	��#������h	����
������h	
�	d�����#�� 	�
	�X�	������#�T						 STp		 q
��#�	
�	f
����#���
��			 WX�	������#�	�X�  	�
��	
�	���	b�d����	rX���Yss�X#�T�#T�
�t	�
��#��	
�	���
�����
�	���������	#��#�  ���
��h	b��X���b� �h	�
����#���
��	�
	���� ����h	���	
�X��	�
����#���
��	�
	�X��	c
 �#�����
�T		���� 
����	�X�  	X���	��	
d �����
�	�
	#X�#u	�X�	b�d����	�
�	���	��#X	�
��#��	���	���
�����
�	���	�X�	������#�	�X�  	X���	�
	����	�
	��
����	����#�	�
��#�	�
	���� 
����T		 STE		�X�����	��	���� 
���	v��
�����
�		 v�	���
�����
�	��
�����	��	�	��d�����
�	#X�����	r�T�Th	#X����	
�	������
�	�
	���	
�	�X�	�wxwy��w���	����	���d���	
�	��b	�����#�� 	���
�����
�th	�X�	���� 
���	�X�  	��
����	�������	���
�����
�	��	�X�	����	�
����	�
�	�X�	����
������	��#��
�	
�	�X�	c
 �#�����
�	���	�X�	������#�	���	#
������	�X�	�
������	��d�����
�T		���� 
���	���	�
�	#X����	�X�	#
��
����
�	
�	���	����	��	���	����	b��X
��	�X�	����������	���
�	b������	����
�� h	��	���	�
 �	���#����
�h	��
�����e	X
b����h	�X��	�
�X���	�X�  	��
X�d��	�X
��� �����	���� 
���	�����	��
�	r�t	������	��b	���	�������	�
	�X���	�����	
�	r��t	��#�������	�X�	 ��� 	
�	���	�$����	�����#�����
�	
�	�X���	�����T			 STF		 �b����X��	���	���	
�	������		



����������	
�	�
�����	���	�
�������	���� 
�����	!�
�����	"#$������
�	���	����
����
�	������
�				 	&'()012)13	'4	35)	67830793	'4	@'AB2C7D		
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The BarnettAden
Affordable Residential and Retail Building : Mi Casa, Inc.

© Powe Studio Architects
MAY 13, 2019

Florida at Q, Washington DC NorthEast View



1
8
' -
 0
"

4
' -
 0
"

1
6
' -
 0
"

RF1 MU-4

28' - 0"

© Powe Studio Architects

 1/16" = 1'-0"

SITE PLAN

16 MAY 19Affordable Residential and Retail Building : Mi Casa, Inc.

The Barnett-Aden Florida at Q, Washington DC
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GROUND FLOOR

16 MAY 19Affordable Residential and Retail Building : Mi Casa, Inc.
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Unit A
930-1240 SF
2-3 Bed

Unit B
585 SF
1 Bed

Unit C
860 SF
2 Bed

Unit H
875 SF
2 Bed

Unit F
1105 SF
2 Bed
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3 Bed
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1 Bed
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2 Bed
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TYPICAL FLOOR

13 MAY 19Affordable Residential and Retail Building : Mi Casa, Inc.
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Unit A
960 SF
2 Bed

Unit B
585 SF
1 Bed

Unit C
865 SF
2 Bed

Unit D
940 SF
2 Bed

Unit E
1175 SF
2 Bed

Unit H
1370 SF
3 Bed

Unit G
835 SF
1 Bed

Unit F
965 SF
2 Bed

Roof Terrace
315 SF
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13 MAY 19Affordable Residential and Retail Building : Mi Casa, Inc.

The Barnett-Aden Florida at Q, Washington DC
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Florida at Q, Washington DC NorthWest View



The Barnett-Aden
Affordable Residential, Office and Retail Building : Mi Casa, Inc

© Powe Studio Architects

GSF LSF FAR

Residential Retail Office Total Residential Retail Office Total

Roof Roof

Floor 4 8295 8295 7250 7250 Floor 4 8135

Floor 3 8525 8525 7680 7680 Floor 3 8405

Floor 2 8525 8525 7680 7680 Floor 2 8405

Mezzanine 2895 2895 2345 2345 Mezzanine 2895

Floor 1 2200 6387 740 9327 6387 740 7127 Floor 1 9250

Total 27545 6387 3635 37567 22610 6387 3085 32082 Total 37090

Permitted 37200

Unit Type Unit A Unit B Unit C Unit D Unit E Unit F Unit G Unit H Unit A1 Total One Two Three Total

Bedrooms three one two two two two one three two

Fourth Floor 1 1 1 1 1 1 1 1 8

Third Floor 1 1 1 1 1 1 1 1 8

Second Floor 1 1 1 1 1 1 1 1 8

Total Units 2 3 3 3 3 3 3 3 1 24 6 13 5 24

% Mix 25% 54% 21% 100%

Unit NSF 1240 585 860 875 1105 915 770 1330 930

Total Units 2 3 3 3 3 3 3 3 1

Total NSF 2480 1715 2540 2625 3315 2745 2310 3990 930 22650

NSF = apartment unit net area excluding balconies 

Note: total areas reflect fourth floor units 401, 402 and 403 reduced areas due to no 40 SF bay windows.

Parking

Residential Retail A Office Total Provided

Unit Count 24 6387 3635

Code 1 : 3 > 4 1.33:1k > 3k 1:1k

Required 7 5 3 15 11
50% Reduced Req't near Bus Corridor 7.5

Scenario A: Current Units Mix with front stepback Units Mix Summary



Barnet-Aden Apartment & Retail/Office Building, Q Street at Florida Avenue NW, Washington, DC 
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Barnet-Aden Apartment & Retail/Office Building, Q Street at Florida Avenue NW, Washington, DC 

Mi Casa Inc.                Powe Studio Architects PC 

Zoning Map:  MU-4  & RF-1                    Current Zoning Summary 

 

MU-4 Mixed Use-4: lots 75, 152, 151, 149, 150, 148 

 

RF-1 Residential Flats: lots 806 & 808 only 

 

 

Zoning Summary

Zone Mixed-Use 4 (MU-4) Zone 
12Q & 14Q St NW zoned RF-1, request combined lot be MU-4

Permitted Uses

  Residential Apartments

  Commercial Retail, Office

Lot Occupancy IZ: 75%, 60%  

Residential Rec. 20%

Density: Total/Com. IZ: 3.0/1.5, 2.5/1.5 

Height 50 Ft

No. of Stories No Limit

Max Penthouse Ht: Stepback 12 Ft, 15 Ft mech. 

Min Lot Area/Width

Rear Yard 15 FT

Side Yard None: 2/12 5' min

Green Area Ratio GAR GAR: 0.3

Parking*

    Residential 1:3 units above 4 units*

    Office, General 0.5:1000 above 2000*

    Retail 1.33:1000 above 3000*

* 50% parking reduction proximity to Bus Corridor

Property Analysis Areas SF
8 Lot Assembly SF 12402

FAR 3

Permitted GSF 37206

Lot Coverage 75%

Max Footprint SF 9301.5

Max Penthouse FAR 0.4

Penthouse Max SF 4960.8

Property Assembly
Sq. 615 Lot Areas

Lot # Address Lot SF

75 14 Florida Ave NW 1676

152 16 Florida Ave NW 1497

151 4 Q Street NW 1596

149 6 Q Street NW 1600

150 8 Q Street NW 1600

148 10 Q Street NW 1600

806 12 Q Street NW 1616

825 14 Q Street NW 1217

8 lots Total Assemblage 12402

 

  
Scan of lots from DC Surveyor’s office  
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Barnet-Aden Apartment & Retail/Office Building, Q Street at Florida Avenue NW, Washington, DC 

Mi Casa Inc.                Powe Studio Architects PC 

 
^ Looking southeast at property from Florida                                                                                                                                                                                                                            V Looking southwest at property

 
   



Barnet-Aden Apartment & Retail/Office Building, Q Street at Florida Avenue NW, Washington, DC 

Mi Casa Inc.                Powe Studio Architects PC 

 
^ Looking southeast at property from Florida at Q                                                                  V Rear alley looking east, site on right 

 


