GOVERNMENT OF THE DISTRICT OF COLUMBIA
BOARD OF ZONING ADJUSTMENT

Application No. 14068, of Frederick J. Mashack, pursuant to
Paragraph 8207.11 of the Zoning Regulations, for a variance
from the prohibition against converting a carriage house
located on an alley lot which abuts an alley less than
thirty feet in width into a single-family residence (Sub-
section 7606.3) in an R~4 District at premises rear 441
4th Street, N.E., {(Sguare 812, Lot 809)

HEARING DATE: November 16, 1983
DECISION DATE: November 16, 1982 {(Bench Decision)

FINDINGS OF FACT:

1. The subject site is located on an interior alley
lot within a square bounded on the north by E Street, on the
south by D Street, on the east by 5th Street and on the west
by 4th Street. The premises is known as rear 441 4th
Street, N.E. It is in an R-4 District.

2. The subject site, which has & slight slope,
contains approximately 1,258 sguare feet. It is improved
with a vacant, brick carriage house which occupies 100
percent of the lot.

3. The applicant proposes to rehabilitate the structure
to a single family residence to be occupied by the applicant,
his wife and two children.

4, This building was originally built in 1895 as a
carriage house. Through the years the building has been
utilized for different uses. From 1943 to 1982, this
building was used for warehousing and light industry.

5. The subject site is zoned R~4, as is much of the
surrounding area to the north and east. The site is located
on the northern edge of the Capitol Hill Historic District.
The surrounding area is characterized by residential row
structures used as single family dwellings and flats. There
is also an occasional low density apartment house. Immedi-
ately across the alley to the east of the subject structure
is the vacant Carbery School and grounds. There is also a
functioning school, Stuart Junior High School, on E Street
between 4th and 5th Streets, N.E.

6. The finished residence will consist of two floors
totaling approximately 2,516 square feet. The first floor
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will contain a one car garage and a kitchen, dining room,
living room, and powder room. The second floor will contain
three bedrooms, one of which will double as a study, and two
full baths.

7. The rehabilitation work contemplated by the appli-
cant will be confined to work on the existing structure.
The existing building occcupies the entire 1,258 square feet

of the lot. The renovation will not include any new
additions which will expand the overall size, height or
bulk of the structure. Minor facade changes are planned and

include the addition cof seven new windows, two of which may
include balconies designed so as not to protrude over the
building/lot line.

8. The subject structure is located on an alley lot
which is bordered on three sides by allevs and the rear of
three improved lots on the fourth. The alleys bordering the
site are part of a network of alleys running through the
square. The narrowest part of the alley system measures ten
feet and is the portion of the system leading into the
interior of the square from D and E Streets, N.E. Within
the square, the center "spine" alley measures approximately
eighteen feet except for a short stretch behind the Carbery
School where it measures approximately fifteen feet. The
eighteen foot portion passes in front of the east side and
to the south side of the subject lot. The alley running
along the north side of the subject lot measures
approximately twelve feet in width and dead ends at a
portion of alley measuring twenty feet in width.

9. The subject allevs are used by residents of adjoin-
ing properties to gain access to parking spaces or garages
located within their rear yards. Access to the grounds of
the vacant Carbery School, which are also utilized for
neighborhood parking, is also gained by way of the subject
alleve.

10. The applicant is seeking a variance from Sub-section
7606.3 of the Regulations which prohibits the conversion of
a carriage house to a single family dwelling when the
existing structure is located on an alley lot which abuts an
alley less than thirty feet in width.

11, The Office of Planning, by report dated November 9,
1983, recommended approval of the application. The Office
of Planning reported that the pre-1958 erection of the
subject structure on an alley lot surrounded on three sides
by alleys and improved residential lots on the fourth, the
location of the subject premises within an historic district,
and the 100 percent lot occupancy of the existing structure
create a practical difficulty for the owner/applicant. The
impacts associated with the granting of this application
appear to be minimal since existing residential structures
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are buffered and protected from encrcachment upon their
light, air, and privacy by rear vard setbacks and/orx
garages. Further, the traffic generated by a single family
dwelling unit, a permitted R-4 use, and the provision of
on-site garage parking will result in negligible impacts
upon alley traffic and parking. The Board concurs with the
reasoning and recommendation of the Office of Planning.

12, The Capitol Hill Restoration Society, by letter
dated November 15, 1983, reported that at its membership
meeting on November 14, 1983, the Society voted to support
the request for variance on the grounds that the property
has an exceptional situation or condition that has resulted
in peculiar and exceptional practical difficulties because
of its location within the block with no street frontage.
The Society supported the conversion of this former carriage
house into residential use, as do most of the neighbors.
The neighborhood support for the use of this property as a
single family residence is based on the view that no other
acceptable use, consistent with the residential zoning, is
considered to be practical. The Board concurs with the
recommendation of the Society.

13. The Stanton Park Neighborhocd Association, by
letter filed November 14, 1983, reported that the Associa-
tion supported the application based upon the following
considerations:

a. As the applicant plans for parking tc be contained
within the structure, there would be no adverse
impact upon parking space availability;:

b. This carriage house is more than sufficiently
large to house a single residence;

C. Alley width 1is sufficiently wide for vehicular
passing;

d. There are nco other such structures within the
block, therefore it is a singular case setting no
precedent;

e. Residential use of this structure is far preferable

to anv other use as it is contributing to the
neighborhcod aspect of this residential block; and

f. Lot area and lot occupancy cannot be changed as
the structure has existed since 18395 occupying the
entire lot,.

The Board concurs with the findings and recommendation of
the Association.
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14, Advisory Neighborhood Commission 6A, by letter
dated November 8, 1983, reported that the ANC supported the
application. The Commission reported that it had considered
the practical difficulties faced by the applicant and the
positive benefits to the neighborhood likely to ensue if the
application was approved. The ANC was of the opinion that
the conversion of the structure to single-family use would
set a good precedent in other similar situations. The Board
concurs with the ANC recommendation.

15. There was a petition of some sixty property owners
in favor of the application submitted to the record. The
signers were of the opinion that the proposed use would
improve the character of the alley area and would provide
additional housing. No adverse impact was foreseen.

16. There was no opposition to the application.

CONCLUSIONS OF LAW AND OPINION:

Based on the record, the Board concludes that the
applicant is seeking an area variance. Single~family
dwelling use is permitted on an alley lot. The variance
requested relates not to the use but to a physical
characteristic of the lot itself; i.e., the width of the
alley 1is the only item at issue. The granting of an
area variance requires a showing of a practical difficulty
upon the owner arising out of some extraordinary or
exceptional eituation or condition of the property.
Further, it must be demonstrated that the relief sought will
not be substantial detriment to the public good nor
substantially impair the intent and purpose of the zone
plan.

The Board concludes that the applicant has met his
burden of proof. The pre-1958 construction of the carriage
house on an alley lot surrounded on three sides by alleys
and improved lots on the fourth side and the 100 percent lot
occupancy of the existing structure constitute a practical
difficulty. The Board notes the great support for the
application. The Board further concludes that the
application can be granted without substantial detriment to
the public good and without substantially impairing the
intent and purpose of the zone plan. The Board concludes
that it has accorded to the ANC the "great weight" to which
it is entitled. Accordingly, it 1s ORDERED that the
application is GRANTED.

VOTE: 4-0 (Carrie L. Thornhill, Walter B. Lewis, William
F. McIntosh and Charles R. Norris to grant;
Douglas J. Patton not present, not voting).

BY ORDER OF THE D.C. BOARD OF ZONING ADJUSTMENT
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ATTESTED BY: gm\

STEVEN E. SHER
Executive Director

4/ A0 A
19 18984

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 SUPPLEMENTAL
RULES OF PRACTICE AND PROCEDURE BEFORE THE BOARD OF ZONING
ADJUSTMENT, "

THIS ORDER CF THEE BOARD IS VALID FOR A PERIOD OF SIX MONTHS
AFTER THE EFFECTIVE DATE OF THIS CORDER, UNLESS WITHIN SUCH
PERIOD AN APPLICATION FOR A BUILDING PERMIT OR CERTIFICATE
CF CCCUPANCY IS FILED WITH THE DEPARTMENT OF CONSUMER AND
REGULATORY AFFAIRS.

140680rder/LJP4



