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MEMORANDUM 
 
TO: Board of Zoning Adjustment 
 
FROM: Jennifer Steingasser, Deputy Director Development Review & Historical Preservation 
 
DATE: May 4, 2010  
 
SUBJECT: BZA Application 17978 – 612 A Street NE 
____________________________________________________________________________________ 
 
I. SUMMARY RECOMMENDATION 

The Office of Planning recommends approval of the special exception relief requested in accordance 
with § 223 to increase the allowable lot occupancy under § 403.2 from 60% to 65.7% for construction of 
a private parking garage in the rear yard of the subject property. 

II. SITE AND AREA DESCRIPTION 

Address: 612 A Street NE 

Legal Description: Square 0867 Lot 0698 

Ward: 6C 

Lot Characteristics: This rectangular interior lot is 17.4 x 136.3-feet in size with frontages 
along A Street and a 30-foot wide rear alley.   

Existing Development: The property is developed with the two-story row dwelling of masonry 
construction.  A one-story garage with an approximate floor area of 350 
square feet is located in the rear yard next to the alley. 

Zoning: R-4 – one-family row dwellings and accessory parking structures are 
allowed as a matter of right.     

Historic District: Capitol Hill 

Adjacent Properties: Properties along the street frontage and across the alley are 
predominantly developed with two-story row dwellings, most with 
garages in the rear yard that are also accessed from alley.  

Surrounding Neighborhood 
Character: 

Low-to-moderate density residential development (refer to Figure 1). 

 
III. APPLICATION IN BRIEF 

Applicant: Diana Embrey  

Proposal: The applicant proposed to replace the existing garage with a larger one-story garage 
with a mezzanine storage area.  As originally proposed, the new accessory structure 
would be 17.4 x 29.5 feet in size with an approximate floor area of 515 square feet.   
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The front and rear facades of the new garage would include exterior windows at the upper 
(mezzanine) level.  Exterior doors on the front façade provide access to both the ground and 
mezzanine levels.  A circular stair from the rear yard with a landing at the top would provide access 
to the upper door.  

In a letter dated September 2, 2009, the applicant requested for health reasons that the Board of 
Zoning Adjustment (BZA) postpone the scheduled hearing date on this case.   

During Capitol Hill Restoration Society (CHRS) and Advisory Neighborhood Commission (ANC) 
6C consideration of this case on January 14 and February 3, 2010, respectively, owners of the 
neighboring properties at 610 and 614 A Street raised concerns that replacing the existing garage 
would: 

• reduce the ambient light from the alley, the sense of openness in the rear yard, and the view 
of the alley from the rear of the dwelling at 610 A Street; 

• create a view from the mezzanine stair landing that would invade the privacy at the same 
address; 

• result in “sun shade” that would harm the Magnolia tree in the rear yard at 614 A Street; and 
• render existing garages on both properties structurally unstable.  

A letter dated February 22, 2010 indicated that the ANC voted unanimously to recommend delay of 
the rescheduled public hearing to allow the neighbors additional time to resolve their differences.  
The applicant subsequently requested a delay in a letter to the BZA dated February 9, 2010. 

Negotiations resulted in the applicant agreeing to set the front façade of the proposed garage back 
three feet from leading edge of the neighboring garage at 614 A Street.  This change reduced the 
garage depth from 29.5 to 26.5 feet and the approximate floor area from 515 to 470 square feet.  As 
a consequence the revised proposal would increase the existing lot occupancy from 60.7% to 65.7%, 
instead of the 67.7% under the original proposal.   

The maximum lot occupancy allowed as a matter-of-right in R-4 for properties developed with row 
dwellings is 60%.  However, up to 70% is allowable by special exception in accordance with the 
provisions of § 223.  The applicant also agreed to employ a structural engineer to address any 
potential impacts of the proposed construction on the structural integrity of the neighboring garages.   

OFFICE OF PLANNING ANALYSIS 

Compliance with §§ 223 

223.1 An addition to a one-family dwelling or flat, in those Residence districts where a flat is 
permitted, or a new or enlarged accessory structure on the same lot as a one-family 
dwelling or flat, shall be permitted even though the addition or accessory structure does not 
comply with all of the requirements of §§ 401, 403, 404, 405, 406, and 2001.3 shall be 
permitted as a special exception if approved by the Board of Zoning Adjustment under § 
3104, subject to the provisions of this section. 

This proposal is to construct a larger private garage and increase the overall lot occupancy to 
66.5% which exceeds the maximum 60% allowed as a matter-of-right in R-4 under § 403.2.  

223.2 The addition or accessory structure shall not have a substantially adverse affect on the use 
or enjoyment of any abutting or adjacent dwelling or property, in particular: 

(a) The light and air available to neighboring properties shall not be unduly affected; 

As modified, this proposal would not substantially impact the air and light available 
to neighboring properties. 
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 (b) The privacy of use and enjoyment of neighboring properties shall not be unduly 
compromised; 

The rear facades of the neighboring row dwellings along A Street would be visible 
from the stair landing and mezzanine windows of the new garage.  However, since 
the mezzanine would primarily be used for storage and the stair landing used 
infrequently, the potential increased visibility is unlikely to compromise the use and 
enjoyment of the neighboring properties.   

 (c) The addition or accessory structure, together with the original building, as viewed 
from the street, alley, and other public way, shall not substantially visually intrude 
upon the character, scale and pattern of houses along the subject street frontage; … 

The proposed garage would not be visible from A Street, and the garage design and 
construction materials are consistent with other garages along the alley.   

This proposal does not raise any concerns with the State Historic Preservation 
Office, but is subject to review by the Historic Preservation Review Board (HPRB) 
because it would be located in the Capitol Hill Historic District (refer to the Agency 
Comments section below). 

Pending the Board’s determination, it does not appear that the proposed garage 
would visually intrude on the character, scale and pattern of the neighborhood. 

 (d) In demonstrating compliance with paragraphs (a), (b) and (c) of this subsection, the 
applicant shall use graphical representations such as plans, photographs, or 
elevation and section drawings sufficient to represent the relationship of the 
proposed addition or accessory structure to adjacent buildings and views from 
public ways. 

Sufficient graphical documentation has been provided. 

223.3 The lot occupancy of all new and existing structures on the lot shall not exceed fifty percent 
(50%) in the R-1 and R-2 Districts or seventy percent (70%) in the R-3, R-4, and R-5 
Districts. 

As noted above, the resulting 65.7% lot occupancy would be less than the maximum 70% 
allowed under this regulation.  

223.4 The Board may require special treatment in the way of design, screening, exterior or 
interior lighting, building materials, or other features for the protection of adjacent and 
nearby properties. 

No special treatment is recommended. 

223.5 This section may not be used to permit the introduction or expansion of a nonconforming 
use as a special exception. 

Approval of the application would not result in the expansion of a nonconforming use. 

Based on this information, this application meets the standards for approval. 

V. AGENCY COMMENTS 
This proposal would be reviewed by the HPRB if the requested zoning relief is granted. 
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VI. COMMUNITY COMMENTS 

On April 14, 2010, Advisory Neighborhood Commission (ANC) 6C unanimously recommended 
approval of this request as amended.  According to the applicant, the CHRS gave its unanimous approval 
on January 14, 2010. 

VII. RECOMMENDATION  
OP recommends approval of the special exception relief requested in accordance with § 223 to increase 
the allowable lot occupancy under § 403.2 from 60% to 65.7% for construction of a private parking 
garage in the rear yard of the subject property. 

Arthur Jackson, Case Manager 
JS/afj  

Figure 1 
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