
Before t h e  Board of Zoning Adjustment, D. C .  

Appl ica t ion  No. 11977, of Southwest J o i n t  Venture, pursuant  t o  
Sub-section 8207 .2  of the Zoning Regulations,  f o r  s p e c i a l  
except ions under Sec t ion  6305 f o r  approval  of roof s t r u c t u r e s  
and under Sec t ion  7203 f o r  reduct ion  i n  requi red  o f f - s t r e e t  
parking t o  permit t h e  cons t ruc t ion  of an o f f i c e  bu i ld ing  i n  t h e  
M D i s t r i c t  a t  t h e  premises loca ted  on Water Street ,  between T 
a.nd U Streets,  S.  W. (Square 666, Lot 15) .  

HEARING DATE: Februa.ry 18, 1976 
DECISION DATE: February 24, 1976 

FINDINGS OF FACT: 

1. The app l i can t  seeks approval of roof s t r u c t u r e s  and a. 
reduct ion  i n  requi red  o f f - s t r e e t  parking f o r  an o f f i c e  bu i ld ing  
under cons t ruc t ion  loca ted  a . t  #2 T S t r e e t ,  S.W. The app l i can t  
withdrew i t s  reques t  f o r  a var iance  t o  permit a t t endan t  pa.rking 
f o r  t h e  b u i l d i n g  p r i o r  t o  t h e  pub l i c  hear ing.  

2 .  The s u b j e c t  o f f i c e  b u i l d i n g  i s  loca ted  i n  t h e  M zoning 
c l a s s i f i c a t i o n  which permits  an F.A.R. of 6 .0  a.nd 90 f e e t  i n  
h e i g h t  and r e q u i r e s  parking f o r  o f f i c e  use a t  the ra te  of one 
space f o r  each 600 square f e e t  of g ross  f l o o r  a rea .  

3. Under t h e  proposal  be fo re  t h e  Board, t h e  requirement 
f o r  parking is  906 spaces. The a p p l i c a n t  seeks a reduct ion  of 
23.7% so as t o  provide 691 spaces.  

4. Underlying t h e  requested r e l i e f  i s  t h e  fa .c t  tha. t  t h e  
w a t e r  table  f o r  t h e  proper ty  l ies t h r e e  f e e t  below t h e  second 
garage l e v e l  below grade. I n  order  t o  m e e t  t h e  parking requirements,  
parking w u l d  have t o  be provided on fou r  and one-half l eve l s  of 
t h e  bu i ld ing ,  two l eve l s  below grade and two and one-half l e v e l s  
above grade. Because of t h e  w a t e r  table s i tua . t i on ,  t h e  e f f i c i e n c y  
of g ross  f l o o r  area of t h e  b u i l d i n g  (658,307 square f e e t )  t o  n e t  
r e n t a b l e  (411,594 square feet)  is  extremely low (62%). This 
compares wi th  normal e f f i c i e n c y  r a t i o s  of 80 t o  90 per  c e n t .  

5. App l i can t ' s  reques t  f o r  reduct ion  i n  parking permits  
the el iminat ion of parking on t h e  t h i r d  f l o o r  above grade 
(approximately one-half of the floor a r e a )  and 38 spaces on t h e  
s u r f a c e  of t h e  l o t  o u t s i d e  t h e  bu i ld ing .  The g ross  f l o o r  a rea  
of t h e  bu i ld ing  would remain t h e  same as under t h e  e x i s t i n g  permit.  
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6. The o f f i c e  bui ld ing  i s  surrounded on t h e  w e s t  by 
PEPCO property a.nd t o  t h e  nor th  by H0wa.t Concrete Company property 
and f u r t h e r  t o  t h e  nor th ,  S t e u a r t  Petroleum property.  One 
block and one-half away from t h e  sub jec t  property t o  t h e  southwest 
i s  t h e  Transpoint Building occupied by t h e  Department of Transpor- 
t a t i o n  a t  2100 Second S t r e e t ,  S. E.  There a r e  no o the r  major 
bu i ld ings  under cons t ruc t ion  i n  t h e  immediate a rea .  The owners 
have provided a 25-foot right-of-way f o r  t h e  National Park Serv ice  
along t h e  Anacostia River s i d e  of t h e  bui ld ing  f o r  t h e  f u l l  length 
of Lot 15. With t h e  e l imina t ion  of t h e  38 parking spaces on t h e  
su r face  through t h e  g ran t  of t h i s  app l i ca t ion ,  t h e  a d d i t i o n a l  
su r f ace  w i l l  be landscaped by t h e  owner. 

7. The bu i ld ing  i s  under l ea se  t o  General Services  Admini- 
s t r a t i o n  f o r  Federal  occupancy. On t h e  b a s i s  of GSA experience 
with Federal  Government occupancy, using t h e  standa.rd of 192 square 
f e e t  per  employee, t h e  bu i ld ing  i s  estimated t o  have a population 
of 2,150 employees. With t h e  691 spaces provided under t h e  
reduct ion,  t h i s  would allow one parking space f o r  each 3.1 employees. 

8. I f  t h e  bu i ld ing  w e r e  leased by t h e  p r i v a t e  s e c t o r ,  a 
s tandard of 250 square f e e t  pe r  employee would be u t i l i z e d  and, 
thus ,  a r a t i o  of parking spaces t o  employees would be one t o  
2.38. 

9. Six Metro bus rou te s  se rve  t h e  area.. Two a r e  four  blocks 
away and four  a r e  one block away. The bus routes  provide s e r v i c e  
during rush hours a t  an average headway of between seven and 
e i g h t  minutes. A l l  rou tes  except one provide s e r v i c e  throughout 
t h e  day. 

10. The M e t r o  r a i l  s t a t i o n  now under cons t ruc t ion  a t  Fourth 
and M S t ree ts ,  S.W. w i l l  provide a d d i t i o n a l  s e r v i c e  t o  t h e  s i t e  
through feeder  bus connections and is  scheduled t o  open i n  
e a r l y  1978. 

11. At t h e  Transpoint bu i ld ing ,  of t h e  approximately 1,080 
parking spaces a v a i l a b l e ,  455 spaces are empty on an average day. 
The parking charge t o  t h e  employees of t h e  Transpoint Building 
i s  $6.25 per  month, a subsidized parking arrangement provided by 
GSA . 
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1 2 .  The Federal  Government has an ex is t ing  pol icy encoura.ging 
carpooling through the  use of a p r i o r i t y  system. 

13. There a r e  present ly  some t r a f f i c  controls  prohibi t ing 
on-street  parking i n  t h e  neighborhood. However, s ince parking 
i s  permitted on some streets a . t  some hours, there  i s  subs t an t i a l  
on-street  parking i n  the  area.  The Department of Transportation 
has the  au thor i ty  t o  implement t r a f f i c  controls  prohibi t ing 
where appropriate  on-street  parking. 

14. Testimony of record indicates  t h a t  i n  t h e  predominant 
directiona.1 t r a f f i c  flow i n  t h e  evening peak hour a t  M S t r e e t  
and South Capitol  S t r e e t ,  there  is l i t t l e  o r  no excess capacity.  
Thus, f eas ib l e  cons t ra in ts  on automobile usage i n  the  a.rea. a r e  
appropriate.  The reduction i n  parking br ings about t h e  opportunity 
f o r  reducing t h e  r o l e  of t h e  automobile i n  the  area as a means 
of t ransportat ion.  

15. The Municipa.1 Planning Office and t h e  Depaxtment of 
Transportation both c i t e d  l imitat ions on a v a i l a b i l i t y  of 
parking a s  a cons t ra in t  on automobile usage and a s  an influence 
on promoting use  of mass t r a n s i t .  

16, The provision of 691 parking spaces f o r  t h e  ne t  usable 
f loo r  area of 411,594 square f e e t  w i l l  be adequate f o r  a l l  
employee pa.rking i n  l i g h t  of t h e  a v a i l a b i l i t y  of publ ic  transpor- 
t a t i o n ,  carpooling pol icy of t h e  Federal government and the  
comparative analysis  set f o r t h  i n  the  testimony of t he  app l i can t ' s  
t r a f f i c  consul tant ,  Approximately 104 t o  124 spaces would be 
ava i lab le  f o r  t h e  400-500 v i s i t o r s  per  day. In  addi t ion t o  the  
average 455 empty spaces a t  t h e  Transpoint Building, t he re  a r e  
approximately 900 spaces immediately w e s t  of t h e  temporary bui ldings 
on Second S t r e e t  i n  the  neighborhood. All a r e  under Federal  
Government control .  

17 .  The C-3-B Zone D i s t r i c t ,  which permits a s  a matter-of- 
r i g h t  o f f i c e  bui ldings with a maximum f loo r  area r a t i o  of 6.5, 
requires  o f f - s t r ee t  parking t o  be provided a t  a r a t e  of one 
space f o r  each 1 ,800  square f e e t  of gross f loor  area,  o r  one 
t h i r d  of t he  requirement i n  the  M Zone D i s t r i c t .  
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18. The Municipal Plamning Of f i ce  f i l e d  a. r e p o r t  a.nd i t s  
r e p r e s e n t a t i v e s  t e s t i f i e d  a t  t h e  pub l i c  hear ing  recommending 
t h a t  t h e  Board approve t h e  r eques t  f o r  25% reduct ion  i n  pa.rking. 
The Municipa.1 Pla,nning Of f i ce  noted t h e  surrounding i n d u s t r k l  
uses  t o  t h e  s u b j e c t  proper ty  a.nd t h e  proximity of t h e  e x i s t i n g  
o f f i c e  b u i l d i n g  a t  2100 Second Street. The MPO, on t h e  basis 
of information furn ished  by t h e  Planning S t a f f  of GSA, estima,ted 
a popula t ion  i n  t h e  b u i l d i n g  of 2,143 persons,  confirming t h e  
popula t ion  estimates by t h e  a p p l i c a n t ' s  expe r t  wi tness .  The MPO 
noted t h a t  p o r t i o n s  of t h e  major a r t e r i a . 1 ~  which would feed 
t r a f f i c  t o  t h e  b u i l d i n g  a x e  ope ra t ing  a.t  o r  nea.r capa,ci ty  a.nd 
t h a t  congest ion e x i s t e d  i n  t h e s e  predominant d i r e c t i o n a l  flows. 
The MPO noted t h a t  t h e  e x i s t i n g  land uses  i n  t h e  surrounding 
area. a . re ,  f o r  t h e  most par t ,  heavy commercial o r  l i g h t  i n d u s t r i a , l  
and a.s such do n o t  genera te  a demand f o r  a 1a.rge a.mount of o f f -  
s t ree t  pa.rking. The Municipal Plamning Of f i ce  concludes tha . t  
t h e  g r a n t  of t h i s  a p p l i c a t i o n  is i n  accordance wi th  t h e  requirements 
of Sec t ion  7203 and tha . t ,  by reducing t h e  a.mount of a.va.ilable 
park ing ,  t h e  gene ra l  goa l  of decreas ing  t h e  r e l i a n c e  on t h e  
automobile w i th in  t h e  c i t y  i s  supported.  I n  t u r n ,  t h e  major 
a r te r ia l s  which feed t r a f f i c  t o  and from t h e  s i te  would be less 
impa. c t ed . 

19. The D i s t r i c t  of Columbia Department of Transpor ta t ion  
a l s o  f i l e d  a r e p o r t  and i t s  r e p r e s e n t a t i v e  t e s t i f i e d  a . t  t h e  
p u b l i c  hear ing  i n  support  of t h e  g r a n t  of t h e  25% parking reduct ion.  
This  Department based i t s  opinion on t h e  f a c t ,  concurr ing wi th  
t h e  a.na.lysis of t h e  t r a . f f i c  expe r t  of a p p l i c a n t ,  tha. t  t h e r e  i s  
t r a f f i c  congest ion on t h e  predominant d i r e c t i o n a l  demand on M 
Street  and South Cap i to l  Street. The Department of Transpor ta t ion  
endorsed t h e  25% reduct ion  "because it is a wa.y t o  induce h igher  
v e h i c l e  occupancies and, t h e r e f o r e ,  reduce t h e  number of automobiles 
i n  t h e  area." 

20. The Department of Environmental Se rv ices ,  through i t s  
Di rec to r ,  submitted a r e p o r t  t o  t h e  MPO which concurs i n  t h e  
support  fo r  t h e  25% reduct ion  a.s a. way t o  induce h igher  v e h i c l e  
occupancy. The r e p o r t  no te s  t h a t  t h e  reduct ion  IIca.n r e s u l t  i n  
reducing t h e  p o t e n t i a l  d e t e r i o r a t i o n  of t h e  a i r  q u a l i t y  i n  t h e  
a.rea. ' I  
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2 1 .  A r e p r e s e n t a t i v e  of t h e  Na.tiona.1 Pa.rk Serv ice  a.t t h e  
publ ic  hear ing s t a t e d  t h a t  t h e  Department of I n t e r i o r  had no 
ob jec t ion  t o  t h e  g ran t ing  of t h i s  app l i ca t ion .  This witness  
f u r t h e r  ind ica ted  t h a t  t h e  owner would provide f o r  a pe rpe tua l  
easement a long t h e  Anacostia. River f o r  publ ic  a.ccess. 

2 2 .  Representat ives  of t h e  Nat ional  C a p i t a l  Planning 
Commission appeared i n  t h e s e  proceedings t o  reques t  t h e  Board 
t o  de1a.y t h e  hear ing  and dec i s ion  on t h i s  a .ppl icat ion u n t i l  
GSA names the a c t u a l  governmental t e n a n t  f o r  t h e  bui ld ing .  The 
request by NCPC was denied a t  t h e  publ ic  hea.ring by t h e  Chairman 
a.s p re s id ing  o f f i c e r  as a procedural  matter. 

23. The NCPC t e s t i f i e d  i n  opposi t ion t o  t h e  g r a n t  of t h e  
a p p l i c a t i o n  f o r  a reduct ion of parking. The testimony was a i m e d  
a t  t h e  f a c t  t h a t  t h e  bu i ld ing  was i n  con t r ad ic t ion  t o  t h e  N C P C ' s  
Comprehensive Plan. NCPC a l s o  objected t o  t h e  reduct ion i n  
parking on t h e  grounds t h a t  t h e  f a c t s  d i d  no t  m e e t  t h e  c r i te r ia  
set  ou t  i n  Sec t ion  7203. 

2 4 .  There was no c i t i z e n  o r  o the r  o rgan iza t iona l  opposi t ion 
t o  t h e  g ran t  of t h e  reduct ion i n  parking o r  t o  t h e  a.pprova1 of 
roof s t r u c t u r e s .  

25. The roof s t r u c t u r e  proposed has an a rea  of 3,000 
squa.re f e e t  with an F.A.R.  of 0.027, f a r  below t h e  maximum 
permited 0.37 F.A.R. wi th  approva.1 of t h e  Board. The roof 
s t r u c t u r e  w i l l  conta in  e l eva to r  equipment, mechanical equipment 
and s ta i rways.  The penthouse ha.rmonizes with t h e  main s t r u c t u r e  
i n  a . r ch i t ec tu ra1  co lo r ,  ma.teria1 and chara.cter i n  tha. t  both 
t h e  penthouse and t h e  main s t r u c t u r e  a r e  of off-white,  p r e c a s t  
masonry and aggregate concrete .  

CONCLUSIONS OF LAW: 

The Boa.rd concludes t h a t  t h e  applicamt has m e t  t h e  cons idera t ions  
set  f o r t h  i n  Sec t ion  7203 and Sec t ion  3308 of t h e  Zoning Regulations. 
The roof s t r u c t u r e  is  small  a,nd w e l l  below t h e  maximum F.A.R.  
permit ted with t h i s  Boa.rd's a.pprova1 a.nd complies fully with the 
provis ions  of Sec t ion  3308. With rega.rd t o  t h e  reduct ion i n  
parking,  t h e  Board concludes t h a t  t h e  691 parking spaces t o  be 
provided can be reasonable  expected t o  adequately se rve  t h e  
populat ion of t h e  proposed o f f i c e  bu i ld ing  whether it be occupied 
by a. governmental t enan t  o r  by a. p r i v a t e  s e c t o r  tena.nt. 
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The es t imates  of t h e  populat ion have reasonable b a s i s  and 
a r e  supported by comparative s t u d i e s  and cr i ter ia  furnished by 
GSA. The s i t e  is  served by e x i s t i n g  Metrobus s e r v i c e ,  and t h e r e  
a r e  unused parking spaces a . t  t h e  Transpoint Building and behind 
t h e  Tempo bui ld ings .  The Boa.rd concludes t h a t  while  t h e  streets 
immediately surrounding t h e  s i t e  are not  p re sen t ly  congested, 
t h e r e  is  congestion on t h e  major a r t e r i a l s  of M S t r e e t  and South 
Capi to l  S t r e e t  with l i t t l e  o r  no excess capaci ty .  The Board 
f u r t h e r  concludes t h a t  d e n i a l  of t h e  requested reduct ion i n  
parking spaces would a . s su re  t h a t  spa.ces a x e  a v a i l a b l e  f o r  o f f -  
street  parking and encourage t h e  use of one a.utomobile f o r  ea.ch 
space. The reduct ion i n  parking permits  a.nd, a t  t h e  very l e a s t ,  
provides t h e  p o s s i b i l i t y  of decreasing congestion and increas ing  
carpool ing and t r a n s i t  usage. I n  view of t h e  f a c t  t h a t  t h e  
Federa.1 Government ha.s a. po l icy  of p r i o r i t y  f o r  carpool ing a.nd 
encourages mass t r a n s i t  usage t h e r e  i s  reasona.ble expectat ion 
tha.t  t h e  reduct ion i n  parking w i l l  l essen  t h e  impact on congestion, 
encoura.ge Metro usage and a t  t h e  same t i m e  provide adequate 
parking. The Board concludes t h a t  t h e  g ran t  of t h e  reduct ion 
of parking is  c o n s i s t e n t  with t h e  s p i r i t  and purpose of t h e  
Zoning Regulations.  Therefore,  it i s  ORDERED t h a t  t h i s  a.pplica.tion 
be GRANTED. 

VOTE : 

3-1 (Ruby B. M c Z i e r ,  W i l 1 i a . m  S. Ha.rps a.nd Leonard L. McCa.nts 
t o  Grant,  William F. McIntosh t o  Deny, 

L i l l a  Burt  Cummings, Esq., abs ta in ing ,  no t  having 
heard t h e  c a s e ) .  

CONCURRING O P I N I O N  OF LEONARD L. McCANTS, ESQ. 

While I concur with t h e  opinion of t h e  Board wi th  r e spec t  
t o  t h e  roof s t r u c t u r e  and b e l i e v e  t h a t  t h e  reques ted  reduct ion 
i n  parking should be granted,  it i s  my opinion t h a t  approval 
of t h i s  a p p l i c a t i o n  should be conditioned upon t h e  app l i can t  
t ak ing  p o s i t i v e  and s p e c i f i c  s t e p s  t o  encourage t h e  u s e  of mass 
t r a n s i t ,  a.s w e l l  a.s t o  ensure tha.t  pub l i c  streets a r e  no t  impacted 
with parking r e l a t e d  t o  t h e  subject bui ld ing .  In  my opinion it 
does no t  necessa r i ly  follow t h a t  i f  p r i v a t e  parking spa.ces a r e  
reduced, commuters w i l l  automatical ly  reduce t h e  u s e  of t h e  
automobile. Those who cannot f i n d  parking spaces i n  t h e  p r i v a t e  
garage o r  parking l o t  w i l l  park on t h e  pub l i c  streets unless  
p roh ib i t ed  by law. 
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BY ORDER OF THE D. C.  BOARD OF ZONING ADJUSTMENT 

ATTESTED By:  kf. k 
STEVEN E .  SHER, A c t i n g  
Secretary t o  t h e  Boa.rd 

F I N A L  DATE OF ORDER: APR 12; 1976 

T H I S  ORDER OF THE BOARD IS  VALID FOR A PERIOD OF S I X  
MONTHS ONLY UNLESS APPLICATION FOR A BUILDING AND/OR OCCUPANCY 
PERMIT IS F I L E D  WITH THE DEPARTMENT OF ECONOMIC DEVELOPMENT 
WITHIN A PERIOD OF S I X  MONTHS AFTER THE EFFECTIVE DATE OF 
T H I S  ORDER. 


