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Subject: BZA Application for an Addition at 426 11th Street SE 
(Square 992, Lot 806) 

Karl and Julie Moeller, owners and residents of 426 11th Street SE hereby apply for a 
special exception to build a third floor addition, with a roof deck, to their existing 2-story 
row house. The aspect of the proposed project that falls outside the current zoning 
regulation is as follows: 

The existing lot occupancy is 56. 7% and therefore a third floor addition is allowed by-right 
because it falls below the allowable 60%. However, the proposed construction extends the 
existing non-conforming open courts (11 DCMR 406. 1) on both sides of the house. The 
existing non-conforming open court on the north is 3'-0" wide and the existing non­
conforming open court on the south side is 2'-0" wide. 

I. Summary: 

A. This special exception qualifies under 11 DCMR Section 223 because the lot occupancy is 
below 60% (11 DCMR 223.3), and the third floor addition will not have a substantially adverse 
affect on the use or enjoyment of any abutting or adjacent dwelling or property (11 DCMR 
223.2). 

B. The proposed third floor addition will sit on the rear of the existing two-story house and will be 
set back 20-9" from the front of the house. 

II. Bases for Grant of Special Exception 

Section 223 provides relief based on satisfying specific criteria under which additions to single­
family dwellings may be permitted with a residential district. Those criteria are addressed 
separately below: 

223.1 An addition to a one-family dwelling or flat in those Residence Districts where a flat is 
permitted that does not comply with all of the applicable area requirements of sections 401, Board of Zoning Adjustment
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403,404, 405, 406 and 2001.3 shall be permitted as a special exception if approved by the Board 
of Zoning Adjustment under section 3104, subject to the provisions of this section. 

•Ql 

The third floor addition is to a permitted single-family residence that is not currently in -!J fl 
conformance with Section 406.1 (open court). c... ~ := -rr::P 
The proposed third floor addition will be on the rear (east facing side) of the existing ho~ a~~ 
will be set back 20-9" from the front of the house, so it will not be visible from the street. The ~ 
existing structure has a lot coverage of 56.7 percent, which will not increase with the priiose~~ 
addition. The proposed addition will follow the existing footprint of the house, thus exten:tting ~ 
non-conforming courts on the north and south sides of the property. ~ ;z 

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

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

424 11th Street SE 

424 11th Street SE lies immediately to the north of the property at 426 11th Street SE. At 
the rear, the proposed third floor addition at 426 11th St. SE will extend approximately 9'-0" 
above the existing structure at 424 11th Street. The rear of the addition will extend above 
the existing structure at 426 11th Street, but the rear of 424 11th Street extends 3'-6" 
further to the east. The front of the third floor addition at 426 11th Street will be separated 
from the structure at 424 11th Street by the existing 3'-0" wide open court. Thus the overall 
addition will have minimal impact on the air or light at 424 11th Street SE. 

428 11th Street SE 

428 11th Street SE lies immediately to the south of the property at 426 11th Street SE. At 
the rear, the proposed third floor addition at 426 111h St. SE will extend approximately 9'-9" 
above the existing structure at 428 11th Street. The existing structure at 428 11th Street is 
not set back from the street as far as the structure at 426 11th Street. Therefore 426 11th 
Street extends 22'-10 further back to the east. As the new addition sits to the north of 428 
11th Street, the proposed third floor addition at 426 11th Street will have minimal affect on 
the light enjoyed by 428 11th Street. Additionally, the third floor addition at 426 11th Street 
will be set back from the property line due to the existing 2'-0" wide open court. Thus the 
overall addition will not unduly impact on the air or light at 428 11th Street SE. 

Neighbors to the East of 42611th Street SE 

The proposed third floor addition at 426 11th Street SE will extend 10'-0" above the 
existing structure 2-story structure, but it will not extend any further to the east. The 
existing 24'-5" rear yard and will remain unobstructed and the proposed addition will not 
affect the public alley. While the proposed third floor addition may obstruct some sunlight, 
the wide alley and corresponding backyards are wide enough so that it will have minor 
impact on the neighbors to the east. Thus, the proposed addition at 426 11th Street SE 
will have minimal impact on the neighbors to the east, across the public alley. 

(b) The privacy of use·and enjoyment of neighboring properties shall not be unduly 
compromised 
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424 11th Street SE 

The proposed third floor addition will be modest in size. It will not have any windows along 
the shared property line, therefore limiting any views of the property at 424 11th Street. 
The proposed roof deck sits to the north of the third floor addition, and will not allow for 
any views onto the adjacent property. Thus the privacy of use and enjoyment of 424 11th 
Street SE will not be compromised. 

428 11th Street SE 

The proposed addition will be modest in size and will be set back 2' .. o" from the shared 
property line. While the addition will have windows on the south side, that portion of the 
addition is set back 3'-0" from the property line. The proposed windows will be high 
windows, thus not allowing any views of the property at 428 11th Street SE. Thus the 
privacy of use and enjoyment of 424 11th Street SE will not be compromised. 

Neighbors to the East of 426 11th Street SE 

The proposed addition is modest in scale. The rear yard at 426 11th Street SE remains 
unobstructed and the neighbors to the east of 426 11th St. SE will remain separated from 
the proposed addition by the rear yard and the public alley. Thus, the privacy of use and 
enjoyment for the neighbors to the east of 426 11th St. will not be compromised. 

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

The existing structure at 426 11th Street is set back 16'-5" from the existing sidewalk and 
street. Additionally, the proposed third floor addition will be set back 20-9" from the front of 
426 11th St. and will not be visible from the street. Therefore it will have no affect on the 
character, scale and pattern of houses along 11th Street. 

There is alley access to the property, but the proposed addition at 426 11 St. SE will not 
dramatically change the existing view from the alley. The addition will extend straight up 
from the existing rear fayade and the materials will match the existing ones on the house. 

The proposed addition will be constructed with high quality, historically appropriate 
materials. 
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(d) In demonstrating compliance with paragraphs (a), (b) and (c) of this 
subsec.tion., the applic.ant sht~(11!$fl 9111Phit:lll rep_r~,~~f.l~ SJJch as 
plans, photographs, or elevation and section drawings sufficient to 
represent the relationship of the proposed addition to adjacent buildings 
and views from public ways. 

Along with this application, we have included the following items: 

a) Photos of the existing house and surroundings; 

b) Signatures of support from neighbors for a rear addition; 

c) Plan and elevation drawings of proposed addition, including a site plan 
showing the relationship of the proposed addition to adjacent buildings. 

d) Official Plat from the DC Office of the Surveyor. 

If you require any further clarification or have any questions regarding the application, 
Karl and Julie Moeller, and authorized agent Jennifer Fowler, ALA are available at any 
time to discuss them with you. 

Thank you, 

Karl & J 1 er 
Owner. pJicant 
426 111 Street SE 
Was ington, DC 20003 

Board of Zoning Adjustment
District of Columbia

Case No. 18450
4


