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January 7, 2013
By Hand Delivery BOARD OF ZGNING ADJUSTMENT

District of Colu}nb!a ) 3
Lloyd Jordan, Chairperson CASENO, __/_,Ziil_,é_ T
Board of Zoning Adjustment EXHIBITNO. TP
441 4" Street, NW
Suite 210S

Washington, DC 20001

Re:  Post-Hearing Submission - Variance Application No. 18446; 1308 Euclid Street, NW; Square
2866; Lot 55

Dear Chairperson Jordan and Board Members,

Attached please find additional information requested by the Board at the November 27™ hearing.
The Board’s request focused on the desire for additional information about (i) the construction cost of
connecting the basement and first floors into a single apartment unit, (ii) additional information about the
rental market for a relatively large two-story apartment unit, and (iii) information about the Applicant’s
knowledge of what he was purchasing in 1987.

To that end, we are submitting the following information:

1) Exhibit A. Appraisal documents relating to Mr. Bruske’s purchase of the Property in 1987, which
show that the property was then identified as a three-unit apartment house. Please see the highlighted data in
these documents, including information that the number of units is “3”, and that the number of Range/Ovens
is “3”. In addition, the appraisal documents show that there was an existing “Basement Kitchen.” This
document supports Mr. Bruske’s testimony that when he purchased the building in 1987, the building
consisted of three viable apartment units, although all were in need of renovation.

2) Exhibit B. Opinion — and floor plans - from the project architect, Erik Hoffland, discussing the
practical difficulty of connecting the basement and first floor levels of the subject building into a single
apartment unit, based on construction estimates provided by potential contractors (estimates also attached).!

3) Exhibit C. Several opinions from various Columbia Heights real estate professionals that there is
limited demand for a large two-story (basement and first floor) unit in this area, and noting the practical
difficulty in renting such a unit for a price comparable to the price (per square foot) of one-story units.

In a recent (December 4™) bench decision - BZA Case No. 18452 - the Board found that a building
which had been illegally converted to 3 units just two years prior was subject to a unique condition as a result

' The Applicant reiterates its request to have Mr. Hoffland accepted as an expert witness. He is a D.C. registered architect with
extensive - and relevant - experience and education.
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of that conversion. The Board also found that physically reconnecting two of the three units into one large
unit would be a practical difficulty for an innocent subsequent property owner.

The decision in that case is similar to another recent Board decision, that of BZA Case No. 17991
(Applicant Robert Spelke) in November, 2009. A critical element of the variance approval in Case No. 17991
was the fact that the applicant had purchased a three-unit building without knowing that such a configuration
was invalid. While Order No. 17991 was a Summary Order, the rationale behind the Board’s approval can be
found in both the hearing transcript as well as the positive Office of Planning report in that case, and is very
instructive for the present case. Portions of the BZA transcript and OP report are attached hereto as Exhibit
D.

In the deliberation in Case No. 17991, the Board Chairman stated:

“As indicated, the Office of Planning recommends approval....The Office of Planning
has done an excellent job in its report of walking through the variance test and
establishing that the three-prong test has been met. I’m not going to repeat everything
said there. I’ll just incorporate that by referencing to these comments.”

The Office of Planning report for Case No. 17991 clearly explained the factors present which
supported the approval:

“Additionally, the applicant would face practical difficulty reconfiguring the units.
Currently, there is one unit per floor. If the three units were reduced to two, it would
require the removal of a kitchen, removal of two walls, relocation of HVAC system,
modification of gas piping and electrical wiring, and installation of an interior
stairwell...which would be costly and difficult to perform.”

The Office of Planning Report concluded:

“The subject building was converted to a three unit apartment building by the prior
owner in 2002. The applicant purchased the property in 2003 without knowledge of
the conversion being done without necessary approvals, making the apartment a non-
conforming use. The subject building is the largest on the square, and contains larger
than average rental units. The applicant would face practical difficulty reconfiguring
the units, including costly and difficult renovations resulting in units that are difficult
to rent.”

The Office of Planning’s reasoning, incorporated by the Board in its oral decision, can be applied to
the facts in the present case at 1308 Euclid Street. Mr. Bruske purchased the property without knowing that
the three units then existing in the building were not validly permitted. In order to be able to use the isolated
basement space at 1308 Euclid in any reasonable way, without variance relief, the applicant would have to
incur the significant expense of connecting the basement and first floors into a single unit. This is the exact
practical difficulty identified in the above-noted BZA cases. Additional aspects of those cases which are also
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present in this case are the practical difficulties of renting a large two-story apartment unit and of displacing a
current long-term tenant.

Summary

Based on the additional information provided herein, and consideration of the variance test as applied
by the Board in similar cases, we believe that the Applicant has proven that the subject property is subject to
an exceptional condition which results in a practical difficulty in complying with a strict application of the
Zoning Regulations. Based on this information, as well as the other evidence and testimony provided in this
case, the Applicant respectfully requests that the Board grant the requested relief.

Sincerely,

M ¢ L

Martin P. Sullivan, Esq.

Enclosures

cc: ANC IB
Office of Planning, Stephen Cochran



EXHIBIT A

Appraisal documents supporting the Applicant’s claim that the building was configured in three
separate living units prior to his purchase in 1987.
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EXHIBIT B

Opinion from the project architect, including floor plans as well as estimates from two potential
contractors. One estimate addresses only the connection of the basement and first floors. The
second estimate addresses the comparative cost between creating one two-story unit and just
renovating the separate basement unit in its current configuration.



HOFFLAND ARCHITECTS

January 3, 2013

D.C. Board of Zoning Adjustment
Board of Zoning Adjustment

One Judiciary Square

441 4th Street NW

Suite 210S

Washington, DC 20001

Re: BZA Case No. 18446: 1308 Euclid Street, NW

Dear Members of the Board:

In response to the Board’s request for additional information at the November 27"
hearing for Application No. 18446, below is my further description of what constitutes the basis
of the practical difficulty with using the subject property in strict compliance with the Zoning
Regulations.

The practical difficulty lies in the prohibitive cost of combining the basement and first
floor units into one residential unit. The amount of renovation and structural work required to
create a two-level apartment is significantly more than just rehabilitating the stand-alone
basement apartment and leaving the existing first floor apartment as is.

In order to make the two levels work together as a single unit, a major overhaul of the
existing first floor layout would be needed—so much so that it nearly qualifies as a “gut
renovation.” Assuming that the main living areas are located on the above-grade first floor of the
building (directly off of the historic main entrance to the building), and the sleeping quarters
located in the basement below, the following design decisions were necessary:

1. Create a New Stairwell Connection. A communicating stairs needs to be incorporated
between the two levels. To provide for the most efficient and logical layout for both floors,
the stair is placed opposite the main entrance to the unit, where the current kitchen &
mechanical room is located.

2. Relocate the First Floor Kitchen. Installation of the new stairwell necessitates the relocation
of the kitchen and mechanical room. The kitchen should be relocated to the rear of the 1
level, where it provides the 1* floor with a typical front-to-back living room/dining
room/kitchen layout so common, familiar, and functional in DC rowhouses. It also allows the
kitchen direct access to the existing rear deck.

3. Relocate the Mechanical Room. The mechanical room should be relocated to the basement
level, where ductwork can run in the ceiling of the basement level to serve both floors
simultaneously (the most efficient layout, both mechanically and physically).

4. Install a New Half-Bath. You should install a half-bath on the 1* level, approximately in the
area of the former kitchen, in order to utilize the existing plumbing lines in this location.

1814 Irving Street NW Washington DC 20010 202.234.7795 arik@erikhoffland.com



5. Additional Costs Due to Size of the Proposed Unit. Beyond what would be required to
renovate the basement into a stand-alone unit, the following additional work for the basement
level would be needed in order to make that level fit in a two-level unit layout:

5.1. Additional excavation at the rear footprint of the property to create space for a 3
bedroom, which would be needed to support the rent of such a large unit.

5.2. Additional excavation of the rear area-way to create code-compliant accessible openings
(windows) for the 3™ bedroom as described above.

5.3. Additional bathroom (master bathroom).

Attached to this letter are cost estimates from two qualified contractors for the additional
work required — over and above the costs of renovation for the stand-alone basement apartment —
to combine the first floor and basement units into a two-story apartment. It should be noted that
these are construction cost estimates only, and do not include engineering, design, permitting,
and inspection fees. Furthermore, they do not factor in the loss of rent during construction which
would be required to build out a two-level apartment.

I would also note that while converting a basement and 1% level into a single unit is not
unheard of in the District, I cannot recall one built of this size and without amenities befitting of
a unit of this size such as off-street parking, rear alley access, and above-grade bedrooms with
ample sunlight (the “garden apartment” configuration), none of which this building can offer.

Summary/Conclusion

In order to once again use the Building’s basement level for a residential purpose in
compliance with the Zoning Regulations, that basement level must be combined with the
existing, occupied first floor unit. As described above, the work necessary to effect such a
combination is unnecessarily burdensome, as it is prohibitively expensive and significantly in
excess of the cost to renovate the existing basement unit and leave the first floor apartment as 1s.

Jin
Erik Hoffland, AIA, NCARB
DC Registration: ARC101250

Principal
Hoffland Architects

1814 Irving Street NW Washington DC 20010 202.320.8408 erik@erikhoffland.com
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P.O. Box 96503 #38430
Washington, DC 20090-6503

Phone: 202.557.9865
Fax: 800.460.1641

Date: December 28, 2012
From: Capital City Construction

To:  Erik Hoffland AIA, LEED AP
Hoffland Architects

Subj: Estimate for 1308 Euclid St NW — Reconnection of the Basement and First Floors

We have reviewed the plans provided by Hoffland Architects showing the proposed work required to
connect the basement and first floors of the building at 1308 Euclid Avenue, N.W. into a single apartment
unit. Based on our experience of working in the District on similar projects, we estimate the cost of such
work to be in the range of $49,000 - $70,000, depending on the scope of structural work involved and the
level of finishes. The breakdown of the costs are estimated to be:

1. Create New Stairwell Connection $8,000 — $12,000
2. Relocate First Floor Kitchen $15,000 - $20,000
3. Relocate Mechanical Room $5,000 - $10,000
4. Install New First Floor Half Bath $6,000 - $8,000

5.

Additional Basement Excavation/Bath  $15,000 - $20,000

Scott B. Zimmerman
Principal
Capital City Construction




) A WALL TO WALL CONSTRUCTION, INC.

1101 30TH STREET, NW. SUITE 500.
WASHINGTON, DC 20007
TEL.. 202:27 10726
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WALL TO WALL Julio Angel Tuesta Noel, President
CONSTRUCTION

INC.

Wednesday, January 2, 2013

Estimate

Residential Clients/Homeowner’s name: Ed Bruske
Phone Number: 202 265-9283
E-mail address: euclidarms@yahoo.com
Construction Site Address: 1308 Euclid St. NW, Washington, DC.
General Contractor Contacts:
= Manager: J. Angel Tuesta Noel, (202) 271 0726

Description of Work to be performed by Wall to Wall Construction, Inc.
Dear Mr. Bruske,

The following are the general estimates that we were able to produce after reviewing
the working drawings for the proposed work at your residence.
These working drawings presented two options that are generally estimated as follows:

1. Construction of basement unit only: Estimated cost is between $80,000 and ,
$100,000. All materials included. Finishes, fixtures, and appliances provided by the
homeowner. v

I1. Construction of first and basement level as 1 whole unit: Estimated cost is between
$175,000 and $200,000. All materials included. Finishes, fixtures and appliances
provided by the homeowner.

For our customer's convenience Wall to Wall Construction is now accepting credit
card payments from all major credit cards. Ask us about paying with a credit card so
that we can make your home improvement project that much easier.

NB: We reserve the right to deny the credit card option unless the estimate and
contract make provisions for payment by credit card.

To view our portfolio please visit our website at www.walltowallconstruction.com



EXHIBIT C

Opinions from two local real estate professionals regarding the difficulty in renting a larger, two-
story rental unit, over two smaller one-floor units.



Piersma Properties, LLC

December 18,2012

Mr. Edward Bruske
1308 Fuclid SEN.W.
Washington, D.C. 26009

In re: 1308 Euclid St. N.W.

Dear Mr. Bruske:

I have reviewed the two proposed floor plan options for 1308 Euclid St. N.W. I am a real
estate broker that also owns and operates 12 rental units within the five block radius of
your building, so I believe my experience will be very beneficial to your analysis.

You will be happy to know that the rental market in Columbia Heights is extremely
active. However, the changing demographics of Columbia Heights show there is little
demand for a 1,900 square foot three-bedroom unit. This type of unit would almost
exclusively attract a share/roommate situation. Comparables show that a two bedroom
unit will rent for an average of $3.00 - $3.50 per square foot, while a large three bedroom
unit (with basement bedrooms) will rent for an average of $1.50 - $1.75 per square foot.
It also appears your renovation costs will be much higher for the two-unit renovation,
given that the rear portion of the basement must be excavated.

When renting my units, I routinely see single professionals or couples trying to outbid
each other for apartments. This leads me to believe there is a shortage of quality

affordable smaller units, which you are offering to help provide. I hope this information
is helpful. Please contact me should you need further information.

Sincerely,

.

Eric Piersma

1241 Euclid Street, NW. Washington, D.C. 20008  tel 202.234.5175 fax 661.457 4385
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Mr. Edward Bruske
1308 Euclid St. N.W.
Washington, D.C. 20009

Inre: 1308 Euclid St. N.W.

Dear Mr. Bruske:

The current market for one and two bedroom rental units in the
Columbia Heights area is at record highs. Several factors weigh in
the rent received, size, location, light, building amenities and
terms. ‘

The demand for a three bedroom unit is less because of the need
for extra baths, closets and larger living spaces to accommodate the
additional unit density.

Bas¢d on a review of the proposed plans, a three unit building
would better serve the needs of the community.

sV ol

Vincent Walsh
Associate Broker

Tilton Bernstein Walsh Real Estate




EXHIBIT D

Portions of the Board transcript and the Office of Planning Report from a similar BZA Case
referenced in the hearing and discussed in the cover letter for this exhibit — Case No. 17991.



GOVERNMENT
OF
THE DISTRICT OF COLUMBIA

+ + + + +
PUBLIC HEARING
+ 4+ + + o+
TUESDAY
NOVEMBER 17, 2009
+ + + + +

The Regular Public Hearing
convened in Room 220 South, 441 4" Street,
N.W., Washington, D.C., 20001, pursuant to
notice at 10:00 a.m., Marc G. Loud, Chairman,

presiding.
BOARD OF ZONING ADJUSTMENT MEMBERS.PRESENT:
MARC G. LOUD, Chairman

SHANE L. DETTMAN, Vice Chair (NCPQ)
MERIDITH H. MOLDENHAUER, Board Member

ZONING COMMISSIONER MEMBER PRESENT:

MICHAEL TURNBULL, FAIA, Commissioner
(AQQC)

OFFICE OF ZONING STAFF PRESENT:

CLIFFORD MOY, Secretary
BEVERLY BAILEY, Sr. Zoning Specialist

JOHN NYARKU, Zoning Specialist

D.C. OFFICE OF THE ATTORNEY GENERAL PRESENT:

MARY NAGELHOUT, ESQ.

NEAL R. GROSS
COURT REPORTERS AND TRANSCRIBERS
1323 RHODE ISLAND AVE., N.W.

(202) 234-4433 WASHINGTON, D.C. 20005-3701 (202) 234-4433




OFFICE OF PLANNING STAFF PRESENT:

PAUL GOLDSTEIN
ARTHUR JACKSON
KAREN THOMAS

STEPHEN VARGA

The transcript constitutes the minutes
from the Public Hearing held on November 16,
2009.

NEAL R. GROSS
COURT REPORTERS AND TRANSCRIBERS
1323 RHODE ISLAND AVE., NW.
(202) 234-4433 WASHINGTON, D.C. 20005-3701 (202) 234-4433
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Closing Statement, Mr. Harry Spikes ...... 94
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Mr. Paul Howard Broom ................... 134
Office of Planning, Mr. Jackson ......... 138
Closing Statement, Mr. Broom ............ 145
Vote: Four, zero, one to deny .......... 152

NEAL R. GROSS
COURT REPORTERS AND TRANSCRIBERS
1323 RHODE ISLAND AVE., NW.
(202) 234-4433 WASHINGTON, D.C. 20005-3701 (202) 234-4433
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P-R-0-C-E-E-D-I-N-G-S
10:14 a.m.

CHAIRMAN LOUD: Good morning again,
ladies an gentlemen.

This hearing will please come to
order. This 1is the November 17th Public
Hearing of the Board of Zoning Adjustment of
the District of Columbié.

My name is Marc Loud, Chairperson.

And joining me today are Vice Chair Shane
Dettman representing the National Capitol
Planning Commission; Mr. Michael Turnbull
representing the Zoning Commission; Mrs.
Meridith Moldenhauer, Mayoral Appointee, Board
of Zoning Adjustment; Mr. Clifford Moy stepped
out for one second; he's the Secretary of BZA;

Mary Nagelhout, Office of the Attorney
General; and on the far left, Beverly Bailey
who's a Zoning Specialist here in the Office
of Zoning.

Copies of today's hearing agenda

NEAL R. GROSS
COURT REPORTERS AND TRANSCRIBERS
1323 RHODE ISLAND AVE., NW.
(202) 234-4433 WASHINGTON, D.C. 20005-3701 (202) 234-4433
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are concerns in the community about the lack
of parking and how that will impact the
community and so on and so forth.

MS. KELLEY: Okay.

CHAIRMAN LOUD: But I think we get
the gist of your concern.

MS. KELLEY: Thank you.

CHAIRMAN LOUD: This request for
relief before us this morning does not include
a requirement that they seek relief from us
for parking. So there is no issue under our
jurisdiction in this case regarding parking.

MS. KELLEY: Okay.

CHAIRMAN LOUD: Okay?

MS. KELLEY: All right.

CHAIRMAN LOUD: All right.

MS. KELLEY: Thank you.

CHAIRMAN LOUD: Thank you for your
time.

And I do encourage you to have
dialogue with the ANC and have dialogue with

the Applicant regarding any parking concerns

NEAL R. GROSS
COURT REPORTERS AND TRANSCRIBERS
1323 RHODE ISLAND AVE., NW.
(202) 234-4433 WASHINGTON, D.C. 20005-3701 (202) 2344433
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that you might have.

And with that, then what I'd like
to do is suggest to colleagues here that we
deliberate the case this morning. I'd be
happy to 1lead us off. I think that as
indicated, the record is very fully this
morning. And I intend to vote in support of
the application.

It is essentially a three-unit
property that was purchased in '02 by the
Applicant without knowledge that it had been
converted without proper zoning. And the
Applicant now seeks a variance from the
minimum lot area requirements of Section 401.3
to convert the existing building into a three-
unit apartment.

Section 401.3 requires a lot area
of at 900 square feet for each proposed unit.

I believe that the lot area here is 2001
square feet. And 2700 square feet would be
the minimum necessary to comply with the rule.

The Applicant is about 699 square feet short.

NEAL R. GROSS
COURT REPORTERS AND TRANSCRIBERS
1323 RHODE ISLAND AVE., NW.
(202) 234-4433 WASHINGTON, D.C. 20005-3701 (202) 234-4433
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As indicated, the Office of
Planning recommends approval. The  ANC
supports relief. The Office of Planning has

done an excellent job in its report of walking
through the variance test and establishing
that the three-prong test has been met.

I'm not going to repeat everything
said there. I'l1l just incorporate that by
referencing to these comments.

One  witness did testify this
morning -- Ms. Kelley -- concerned about
parking. But the property does not include a
requirement for parking relief. And so that's
not an issue in terms of there being a parking
requirement. That's not being met in this
application that's wunder our consideration
here today.

And with that, I'll open it up for
colleagues to see if you have any additional
comments.

(No audible response.)

CHAIRMAN LOUD: There do not appear

NEAL R. GROSS
COURT REPORTERS AND TRANSCRIBERS
1323 RHODE ISLAND AVE., NW.
(202) 2344433 WASHINGTON, D.C. 200053701 (202) 234-4433
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MEMORANDUM 20030V 10 PM L: 26

TO: Board of Zoning Adjustment
FROM: ! fmlifer Steingasser, Deputy Director
DATE: November 10, 2009

SUBJECT: BZA Application No. 17991 — 2034 N. Capitol St.,, NW
Square 3117, Lot 74

| 2 OP RECOMMENDATION

The Office of Planning:
e recommends approval of a variance to the minimum lot area requirements (900 sq
ft./unit) under § 401.3.

1. APPLICATION-IN-BRIEF

Applicant:  Robert A. Spelke

Zoning: R-4

Proposal: Retain existing 3 unit apartment house. No physical expansion of the existing
building is proposed.

III. SITE AND AREA DESCRIPTION
Property: Square 3117, Lot 74

5C-04

The subject property (2,001 sq fi.) is located on
the west side of N. Capitol St. NW at the corner
| of V St. NW. The property, which has alley
access, is developed with a 2.5 story, 4,200 sq
ft. house containing 3 apartments, converted by
a past owner from a 7 room rooming house.

BOARD OF ZONING ADJUS WENT
District of Columbia

CASE No.__/mj 7,24_,@
EXHIBIT NO,“__%i____#



Office of Planning Report
BZA Application No. 17991, 2034 N. Capitol St., NW
November 10, 2009

Page 2 of 5

pitol St NV i

SEAIN Ca

"
£ M8io]
quI'P'Jal o

Bapust Chich

e R

Surrounding area; property indicated as “A”
IV. ZONING

The site is zoned R-4. In 1992, the Board of Zoning Adjustment (BZA) granted a variance from
the off-street parking requirements to allow a seven-room rooming house (BZA Case #15479).
The applicant for the parking variance was the prior owner of the property. The Certificate of
Occupancy was issued in 1993,

Notwithstanding the occupancy permit, the building was converted to a three unit apartment
building by the prior owner in 2002, The applicant purchased the property in 2003 without
knowledge of the conversion being done without necessary approval, making the apartment a
non-conforming use.



Office of Planning Report

BZA Application No. 17991, 2034 N, Capitol St., NW
November 10, 2009

Page 3 of 5

The applicant proposes to continue the existing configuration of the building as a three unit
apartment building. Therefore, the following relief is required:

Item Section Regulation Existing Proposed Relief |
Lot Area 401 900 sq ft. / unit 2,001 sq fi. 667 sq ft./ Requested
o | (apt. conversion) (entire lot) | unit B

¥, ANALYSIS

In order to be granted a variance, the applicant must demonstrate how they meet the three-part
test described in § 3103, The three-part test will be examined below,

Lot Area Variance Analysis

8 Does the property exhibit specific uniqueness with respect to exceptional
narrowness, shallowness, shape, topography or other extraordinary or
exceptional situations or conditions?

The existing structure is unique in that, according to residential CAMA data, it is the largest
building in Square 3117. The conversion of the 7 unit rooming house to a three unit rental
apartment building was completed without approvals by a past owner, resulting in units
averaging 1,260 sq ft. each (one unit per floor with no internal connections). According to the
applicant, these units significantly exceed the size of most apartment units throughout the
neighborhood.

2. Does the extraordinary or exceptional situation impose a practical difficulty
which is unnecessarily burdensome to the applicant?

In order to satisfy zoning requirements, the applicant would need to further reduce the total
number of units on site to two. According to the applicant's architect, the most likely
combination of units would be the two bedroom basement unit and the three bedroom first floor
unit. This would result in one unit containing 2,520 sq ft. and 5 bedrooms. The applicant
maintains that it would be difficult to market a large 5 bedroom market rate rental unit, as most
families looking for a four- or five-bedroom apartment would likely be looking for a single
family home or rowhouse with outdoor recreation space and at least one parking space, of which
the proposed unit would have neither. According to the applicant, only 10 such units have been
listed in DC since 1996, and only one of these was in an apartment building.

Additionally. the applicant would face practical difficulty reconfiguring the units. Currently,

there is one unit per floor. If the three units were reduced to two, it would require the removal of

a kitchen. removal of two walls, relocation of HVAC system. modification of gas piping and
clectrical wiring, and installation of an interior stairwell (see floorplan diagram on the next
page). which would be costly and difficult to perform.
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3. Can the relief be granted without substantial detriment to the public good
and without substantially impairing the intent, purpose and integrity of the
Zoning Regulations and Map?

Normally, OP is strongly opposed to this form of relief in the R-4 zone and has consistently
recommended denial of such applications. In this case, the requested relief could be granted
without substantial detriment to the public good or the integrity of the zoning regulations.” The
building would not be expanded beyond its current form. The apartment house has been in non-
conforming operation without complaint for nearly seven years, and was previously approved by
the BZA for a 7 unit rooming house, so the applicant is requesting a continuation of a potentially
less impacting use. Because there would be no further alterations to the building, which has
operated as a 3 unit apartment building since 2003, there should be no impacts on neighborhood
character or on adjacent properties.

Existing Conditions Hypothetical

to show difficulty if Units B & C were combined.
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The attached Existing plan and Hypothetical plan show the current layout and alternative. The basement Kitchen
(Unit C) would have to be removed so as not to duplicate the one on the first floor (Unit B) and a new stairway
would have to be installed in the Unit B. Affected areas indicated by dotted red line.
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V1.  HISTORIC PRESERVATION

The property is not located in a historic district.

VI.  OTHER DISTRICT AGENCY REPORTS

The Office of Planning has not received reports from any other District agency.
VII. CoMMUNITY COMMENTS

OP has received a petition for approval of the variance by 25 neighbors. This project is in ANC
5C-04. OP has not yet received a recommendation from the ANC.

VII1. CONCLUSION

OP consistently strongly opposes relief to allow conversions of rowhouses to apartments not
meeting the lot area requirements. Typically, these cases are inconsistent with neighborhood
character and the integrity of the zone plan. In this case, there are unique circumstances that
satisfy the variance test. The subject building was converted to a three unit apartment building by
the prior owner in 2002. The applicant purchased the property in 2003 without knowledge of the
conversion being done without necessary approvals, making the apartment a non-conforming
use. The subject building 1s the largest on the square, and contains larger than average rental
units. The applicant would face practical difficulty reconfiguring the units. including costly and
difficult renovations resulting in units that are difficult to rent.

The building would not be expanded beyond its current form, has been in non-conforming
operation without complaint for nearly seven years, and would allow continuation of a
potentially less impacting use. For these reasons, OP recommends approval of a variance to
the minimum lot area requirements (900 sq ft./unit) under § 401.3.

JIS/sv



Exhibit A"
Existing Conditions
for Units B & C
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EXHIBIT B

Opinion from the project architect, including estimates from two potential contractors. One
estimate addresses only the connection of the basement and first floors. The second estimate
addresses the comparative cost between creating one two-story unit and solely renovating the
separate basement unit.



