
G O V E R N M E N T  OF T H E  DISTRICT OF C O L U M B I A  
B O A R D  OF Z O N I N G  A D J U S T M E N T  

f i n n l i c a t i o n  No- 13870, o f  UTohn J .  K r i e q e r ,  p u r s u a n t  t o  
Pa rag raph  8207.11 o f  t h e  Zoning R e g u l a t i o n s ,  f o r  a v a r i a n c e  
from t h e  p r o h i b i t i o n  a g a i n s t  a l l o w i n q  an  a c c e s s o r y  b u i l d i n g  
t o  exceed f i f t e e n  f e e t  and one  s t o r y  i n  h e i g h t  Sub-section 
7601.2) t o  r n i t  t h e  c o n s t r u c t i o n  o f  a two s t o r y  a c c e s s o r y  
b u i l d i n g  t o  e used  as a s t u d y / g u e s t  r e s i d e n c e  and g a r a g e  i n  
an  8-16 D i s t r i c t  a t  t h e  p r e m i s e s  2 3 2  11th S t r e e t ,  S . E . ,  
(Square  990, Lot 9 8 ) .  

~ E A R ~ ~ G  DATE: Novemk>er 1 7 ,  1 9 8 2  
DECISION DATE: December I ,  1 9 8 2  

1. The s u b j e c t  p r o p e r t y  i s  l o c a t e d  on t h e  eas t  s i d e  of 
1I. th S t r ee t  between Independence Avenue and C Stree t ,  S . E .  
and i s  known a s  2 3 2  1 1 t h  S t r e e t ,  S.E. I t  i s  in an  R-4 
D i s t r i c t .  

2 .  The s u b j e c t  l o t  i s  r e c t a n g u l a r  in shape  c o n t a i n i n g  
approx ima te ly  1,700 s q u a r e  f e e t  o f  l a n d  area and a p p r o x i -  
ma te lv  1 4 . 4 7  f e e t  o f  f r o n t a g e  on 1 1 t h  S t r ee t .  The s i t e  i s  
improved w i t h  a two-bedroom t h r e e - s t o r v  r o w  d w e l l i n g  w i t h  no 
basement ,  I t  was c o n s t r u c t e d  a b o u t  1 9 6 7 .  The s i t e  i s  
g e n e r a l l y  f l a t  and t h e  rear yard. i s  e n c l o s e d  with a s i x  f o o t  
h i g h  wood f e n c e .  

3 .  The s u b j e c t  lot a d j o i n s  a f i f t e e n  f o o t  wide public 
a l l e y  t o  t h e  n o r t h ,  fo l lowed  by row d w e l l i n g s  f r o n t i n g  on 
1 1 t h  S t r e e t  and two-s to ry  row d w e l l i n g s  on t h e  i n t e r i o r  of 
t h e  s q u a r e  f r o n t i n g  on a t h i r t y  f o o t  wide p u b l i c  a l l e y  known 
as Gess fo rd  Cour t .  The t h i r t y  f o o t  p u b l i c  a l l e y  a l s o  a b u t s  
t h e  rear o f  t h e  s u b j e c t  p r o p e r t y  t o  t h e  eas t  fo l lowed  by t h e  
rear y a r d s  o f  row d w e l l i n g s  f r o n t i n g  on 1 2 t h  S t r ee t .  To t h e  
s o u t h  a d j o i n i n g  t h e  s u b j e c t  p r o p e r t y  are  two row d w e l l i n q s  
s i m i l a r  t o  and c o n s t r u c t e d  a t  t h e  same t i m e  as  t h e  s u b j e c t  
p r o p e r t y .  Immediately a b u t t i n g  t h e  p r o p e r t y  t o  t h e  s o u t h  
i n  t h e  rear y a r d  i s  a n  e x i s t i n g  f i f t e e n  f o o t  h i g h  g a r a g e  
c o n s t r u c t e d  on t h e  rear l o t  l i n e  t h e  f u l l  w i d t h  of t h e  Lot. 
A l l  o f  Square  990 is i n  t h e  R- 

4, The a p p l i c a n t  p r o p o s e s  t o  c o n s t r u c t  a two-s tory  
a c c e s s o r y  b u i l d i n g  c o n t a i n i n g  a g a r a g e  a t  t h e  ground f l o o r  
and a s t u d i o  on t h e  second f l o o r ,  The s t r u c t u r e  w i l l  be 
l o c a t e d  on t h e  rear  l o t  l i n e  and measure t h e  f u l l  1 4 . 5  f o o t  
w i d t h  o f  t h e  l o t  by a l e n g t h  o f  twcnt57-ei ht fee t  and a 
h e i g h t  of n i n e t e e n  f e e t .  I t  w i l l  be C o n s t r u c t e d  of  e i g h t  
i n c h  masonry b l o c k  w i t h  a s t u c c o  f i n i s h .  
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5. The proposed  s t r u c t u r e  would b e  p r o v i d e d  w i t h  
b e a t i n g  and a i r  c o n d i t i o n i n g  equipment  The second f l o o r  
s t u d i o  would be  equipped  w i t h  a bathroom and k i t c h e n .  The 
f i r s t  f l o o r  would a l s o  c o n t a i n  a s m a l l  l aundry  room. 

6 .  Access t o  t h e  s t r u c t u r e  would be  from t h e  r e a r  y a r d  
and t h e  rear a l l e y  by way of  t h e  g a r a g e  d o o r .  

7 .  The a p p l i c a n t  t e s t i f i e d  t h a t  t h e  g a r a g e  and s t u d i o  
a r e  needed t o  p r o v i d e  o f f - s t r e e t  p a r k i n g ,  a s e p a r a t e  'Laundry 
f a c i l i t y ,  added l i v i n g  s p a c e  t o  accommodate q u e s t s  and 
f a m i l y  v i s i t o r s  and to serve a s  a l i b r a r v / o f f i c e .  

8 ,  The R-4 D i s t r i c t  r e q u i r e s  a lot area of  1,800 
s q u a r e  f e e t ,  The s u b j e c t  l o t  c o n t a i n s  1 ,700 .23  s q u a r e  f e e t .  
A l o t  w i d t h  of  e i g h t e e n  f e e t  i s  r e q u i r e d  and 14,47 f e e t  i s  
p r o v i d e d  a 

9 .  A l o t  occupancv of  s i x t y  p e r c e n t  o r  1,020.14 s q u a r e  
f e e t  i s  a l lowed and a l o t  occupancy of 1 , 0 1 2 . 9  s q u a r e  f e e t  
i s  p r o v i d e d .  

1 0 .  A r e a r  va.rd of twenty  f e e t  i s  r e q u i r e d  and 7 5 . 5  
f e e t  i s  provided.. 

13. An a c c e s s o r y  b u i l d i n g  h e i g h t  o f  f i f t e e n  f e e t  i s  
a l lowed  and n i n e t e e n  f e e t  i s  p roposed ,  r e q u i r i n g  a v a r i a n c e  
of f o u r  f e e t  o r  26.7 p e r c e n t .  An a c c e s s o r y  b u i l d i n g  i s  
a l lowed  t o  b e  o n e - s t o r y  i n  h e i g h t  and t w o - s t o r i e s  a r e  t o  be 
p r o v i d e d ,  r e q u i r i n q  a v a r i a n c e  of 1 0 0  p e r c e n t .  

1 2 ,  The a p p l i c a n t  t e s t i f i e d  t h a t  t h e  J c i n t  Committee on 
Landmarks had reviewed t h e  proposed  p l a n s .  The p l a n s  have 
heen modif i ed t o  i n c o r p o r a t e  t h e  commit tee  ' s 
recommendations.  

1 3 ,  F i v e  l e t t e r s  of  s u p p o r t  were r e c e i v e d  i n t o  t h e  
r e c o r d  from r e s i d e n t s  w i t h i n  t h e  immediate neighborhood.  
The grounds  for s u p p o r t  were t h a t  t h e  proposed  g a r a g e  would 
ease t h e  a u t o  c o n g e s t i o n  i n  t h e  immediate a r e a ,  would 
improve t h e  appea rance  of t h e  a l l e y ,  and would add more 
s e c u r i t y  and t h e  p r o p o s a l  i s  i n  harmony w i t h  o t h e r  b u i l d i n q s  
f a c i n g  Gess fo rd  Cour t .  The Board f i n d s  t h a t  t h o s e  i n  
s u p p o r t  do n o t  a d d r e s s  zoning  i s s u e s .  The Board f o r  r e a s o n s  
d i s c u s s e d  i n  i t s  c o n c l u s i o n s  does  n o t  concur .  

1 4 ,  The a d j o i n i n g  p r o p e r t y  owner t o  t h e  s o u t h  f i l e d  a 
Letter i n t o  t h e  r e c o r d  e x p r e s s i n g  concern  t h a t  water drairiagi 
b e  p r o p e r l y  handled  from t h e  roo f  of t h e  s t r u c t u r e  and o n  
t h e  ground so t h a t  no a d v e r s e  e f f e c t s  w i l l  o c c u r  on t h e  
a d j o i n i n g  g a r a g e  and p r o p e r t y .  

15 .  Two l e t t e r s  from n e i g h b o r s  i n  o p p o s i t i o n  t o  t h e  
a p p l i c a t i o n  w e r e  r e c e i v e d  i n t o  t h e  r e c o r d .  They o b j e c t e d  t o  
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t h e  p o s s i b i l i t y  of  i n c r e a s e d  p o p u l a t i o n  of the s i t e ,  
acer lna t ing  t h e  a l r e a d y  e x i s t i r i g  problems of c a r s p  t r a s h  and 
n o i s e  from Gessford  Cour t .  They a l s o  e x p r e s s e d  concern  t h a t  
t h e  p r o p o s a l  c o u l d  resu1.t  i n  t h e  s p a c e  b e i n g  used  as a 
r e n t a l  u n i t .  

1 6 .  The C a p i t o l  X i l l -  R e s t o r a t i o n  S o c i e t y ,  I n c . ,  by 
l e t t e r  d a t e d  November 1 5 ,  1 9 8 2 ,  recommended d e n i a l  oE t h e  
a p p l i c a t i o n  i n  t h a t  t h e  r e a s o n s  f o r  t h e  v a r i a n c e s  do n o t  
c o n s t i t u t e  an e x t r a o r d i n a r y  o r  e x c e p t i o n a l  s i t u a t i o n  o r  
c o n d i t i o n  i n h e r e n t  i n  t h e  s u b j e c t  p r o p e r t y .  T h e  r e a s o n s  
s t a t e d  r e l a t e  t o  p e r s o n a l  h a r d s h i p s .  The Board c o n c u r s  w i t h  
t h c  v iews  and recomnendat ion of t h e  C a p i t a l  H i l l  R e s t o r a t i o n  
S o c i e t y .  

1 7 .  Advisory Neighborhood Commission 6R by l e t t e r  d a t e d  
October  3 0 ,  1 9 8 2  recommended d e n i a l  o f  t h e  a p p l i c a t i o n .  The 
AN(-: r e p o r t e d  t h a t  t h e  a p p l i c a n t  h a s  n o t  made a showinq of a 
p r a c t i c a l  d i f f i c u l t y  stemminq from t h e  p r o p e r t y  i t s e l f .  The 
RNC i n d i c a t e d  t h a t  t h e r e  i s  no problem w i t h  l o t  occupancy,  
The lot i s  1 , 7 0 0  s q u a r e  f e e t  and t h e  house c o v e r s  6 0 8  s q u a r e  
f e e t .  The a p p l i c a n t  c o u l d  s t i l l  b u i l d  on 4 1 2  s q u a r e  f e e t .  
T h e  l o t  i s  r e c t a n g u l a r  i n  shape  and r i m i l a r  t o  many o t h e r  
l o t s  on C a p i t o l  H i l l - .  The ANC f u r t h e r  r e p o r t e d  t h a t  t h e  
a p p l i c a n t  h a s  a t  l e a s t  two o p t i o n s  open t o  b u i l d  a d d i t i o n s  
t o  h i s  p r o p e r t y  and s t i l l  conply w i t h  t h e  Zoning Requla- 
t i o n s .  The a p p l i c a n t  c o u l d  b u i l d  a f i f t e e n  f o o t  g a r a g e  w i t h  
l o f t  space  and he  c o u l d  b u i l d  a o n e ,  two o r  t h r e e  s t o r y  r e a r  
a d d i t i o n  t o  t h e  house c o v e r i n g  an  a r e a  o f  4 1 2  s q u a r e  f e e t .  
The ANC e x p r e s s e d  conce rn  t h a t  t h e  proposed  a c c e s s o r y  
s t r u c t u r e  c o u l d  b e  r e n t e d  and used  a s  an  a p a r t m e n t .  The 
Board c o n c u r s  w i t h  t h e  v iews  and recommendation of ANC 6B, 

18.  No one appea red  a t  t h e  p u b l i c  h e a r i n g  i n  f a v o r  of 
o r  i n  o p p o s i t i o n  t o  t h e  a p p l i c a t i o n .  

CONCLUSIONS OF LAW AND O P I N I O N :  

Based on t h e  f i n d i n g s  o f  f a c t  and t h e  e v i d e n c e  of 
r e c o r d ,  t h e  Board conc ludes  t h a t  t h e  a p p l i c a n t  i s  s e e k i n g  an 
a r e a  v a r i a n c e ,  t h e  g r a n t i n g  o f  which r e q u i r e s  t h e  showing of 
a p r a c t i c a l  d i f  f i r u l t y  i n h e r e n t  i n  t h e  p r o p e r t y  i t s e l f .  The 
Board conc ludes  t h a t  t h e r e  a r e  no p r a c t i c a l  d i f f i c u l t i e s  
un ique  t o  t h e  s u b j e c t  p r o p e r t y .  The o w n e r ' s  r e a s o n s  f o r  t h e  
v a r i a n c e s  a r e  p e r s o n a l  and a r e  n o t  grounds  ?or v a r i a n c e  
r e l i e f .  The Board i s  of  t h e  o p i n i o n  t h a t  t h e  a p p l i c a n t  w i l l  
n o t  sufEer any p r a c t i c a l  d i f f i c u l t y  by t h e  s t r i c t  
a p p l i c a t i o n  o f  t h e  Zoning R e g u l a t i o n s .  S u f f i c i e n t  l o t  
occupancy r e m a i n s  i n  which an a d d i t i o n  t o  t h e  p r i n c i p a l  
s t r u c t u r e  may b e  c o n s t r u c t e d .  The r e a r  y a r d  i s  of 
s u f f i c i e n t  d e p t h  t h a t  a n  a c c e s s o r y  s t r u c t u r e  can  be con- 
s t r u c t e d  t o  accommodate a g a r a s e  a s  w e l l  a s  a l i b r a r y /  
o f f i c e .  The Board conc ludes  t h a t  t h e  r e q u e s t e d  r e l i e f  
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cannot be granted without substantially impairing the 
intent, purpose, and integrity of the zone plan. 

The Board is further concerned that the proposed studio 
containing kitchen and bathroom facilities could very easily 
be used  as a separate apartment unit in violation of the 
Zoning Regulations. Separate access to the studio unit 
could be easily provided by a gate into the rear yard from 
the al-ley. Such a situation would be difficult to control. 

The Bpard concludes that it ha.s accorded to the 
Advisory Neighborhood Commission the "great weight" to which 
it is entitled. The Board is further of the opinion that 
the relief cannot be granted without substantially impairing 
the intent, purpose and integrity of the Zone P l a n .  
Accordingly, it is ORDERED that the application is hereby 
DENIED. 

VOTE: 5-0 (Walter €3. Lewis, Willi.am F. McIntosh, Carrie L, 
Thornhill, Douglas J, Patton and Charles R. 
Norris to DENY). 

BY ORDER OF THE D . C ,  BOARD OF ZONING ADJU~T~~ENT 

A T T E ~ T E ~  BY: 
STEVEN E. SHER 
Executive Director 

FINAL DATE OF ORDER: 

UNDER SUB-SECTION 8204.3 OF THE ZONING REGULATIONS, "NO 
DECISION OR ORDER OF THE BOARD SHALL TAKE EFFECT UNTIL TEN 
DAYS AFTER HAVING BECOME FINAL PURSUANT TO THE SUP~LEMENTAL 
RULES OF PRACTICE AND PROCEDURE BEFORE THE BOARD OF ZONING 
ADJU~TM~NT " 

138700rder/JANEEO 


