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The attached report concernmg BZA Case 18711, 3112 13th Street NW, ts bemg submttted less than'seveni~ 
days pnor to the scheduled Board of Zonmg Adjustment Pubhc Heanng The Office of Plannmg respectfully 
requests that the Board watve tts rule and accept thas report mto the record 
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District of Columboa Offoce of Plannong,. 

MEMORANDUM 

TO: D1str1ct ofColumb1a Board of Zonmg Adjustment 

FROM: Arthur Jackson, Case Manager 

tt;(oel Lawson, Assoc1ate D1rector Development Rev1ew 

DATE: T;ebruary 21,2014 

SUBJECT: BZA Case 18711 - request for variance rehef from §§ 40 I 3 and 2 I 01 I to convert the ex1stmg 
three-story row dwellmg at 3 I I 2 l31

h Street NW mto a four-apartment bmldmg 

I. OFFICE OF PLANNING RECOMMENDATION 

Normally, the Office of Plannmg does not support requests to allow more apartments withm a 
converted rowhouse than the zonmg antlctpates R-4 1s not mtended to be an apartment zone 

"The R 4 DISinct shall not be a11 apartment house d1slrlct as contemplated under the 
General Residence (R 5) Dzstncts, smce the converszon of ex1stzng structures shall be 
controlled by a mmzmum lot area pe1 family reqUirement " (§ 330 3) 

In th1s case however, the apphcat10n is for a building that has already been converted from res1dent1al 
use to a CBRF and the apphcant 1s proposmg to take 1t back to res1dent1al use As such, the Office of 
Planmng (OP) does not oppose vanance reheffrom § 401 3 of the Zonmg RegulatiOns to convert the 
ex1stmg R-4 zoned buJidmg from a commumty-based mental health facility to four non-conformmg 
apartments (900 square feet of land area per umt 1s reqmred, 657 square feet per umt 1s proposed) 

However, OP does not support the proposed th1rd-floor add1t1on because th1s expansion would be 
contrary to the mtent of the Zonmg Regulations lfth1s results m units considered too small, then OP 
would support relief from § 401 3 to allow three, rather than the requested four, dwellmg umts 

Although the ongmal apphcatton also requested relief from the reqUirement under § 2101 I for two 
ons1te parkmg spaces for the proposed four apartments, that request was withdrawn m the 
Supplemental Subm1ss1on of the Apphcant dated February 14,2014 

II. LOCATION AND SITE DESCRIPTION: 

Address 3112 131
h Street NW 

Legal Descnption. Square 2848, Lot 0033 

Ward· lA 

Lot Charactenst1cs The 18 75 x 140-foot rectangular mtenor lot w1th an area of2,626 
square feet (0 06 acre) abuts a 1 0-foot wtde rear alley along the 
western boundary (refer to F1gure 2) A north-south bmldmg 
restnct1on I me extends across the lot a dtstance of 30 feet back from 
the right-of-way of l3'b Street NW Vehtcles can access the property 
d1rectly from the adJacent alley 
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BZA Apphcat10n 18711. 311 .... d 1
h Street NW 

February• 21. 2014 Page 3 

Zonmg 

Ex1stmg Development 

H1stonc Dtstnct 

Adjacent Properties 

R-.J- commumty-based res1dentJal fac1ht1es for occupancy by 
persons w1th hand1caps (mclude mental1mpa1rment} are allowed as 
a matter of nght, while apartment conversions are allowed subject to 
the mm1mum lot area reqUirement under§ 401 3 

Accordmg to DC land records, the extstmg three-story butldmg w1th 
a cellar was constructed m 1900 (refer to F1gures I and 2) These 
records mdicate that the bUJidmg was ongmally constructed as a 
one-fam1ly dwellmg Two Certificates of Occupancy (CO's) Issued 
m 1978 show It was subsequently used as a roommg and boardmg 
house for elderly people (second floor) and a foster care-roommg 
and board house for 8 children (first and second floors) Smce then 
CO's have been 1ssued for 

• a commumty residence facihty for 8 children and staff(on 
floors 1-3) in 1980. and 

• a commumty residential facility for the 8 mentally-challenged 
restdents (on floors 2-3} m 1985 

The apphcatton mdtcates that the bmldmg can no longer serve the 
needs of the current rest dents because the structure can no longer 
accommodate the mobility needs of(the agmg residents). and the 
rental substdy needed to operate this fac11ity is no longer available 

None 

The one-story Church ofChr1st to the south. stmtlar three-story row 
dwellmgs of the same hetght to the north and the Harrtett Tubman 
Elementary School to the east across 13111 Street (refer to Exhtbtt 2) 

III. PROJECT DESCRIPTION IN BRIEF 

Applicant 

Proposal 

Rehef Sought 

3112 13111 Street LLC. owner of record 

To convert the extstmg three above-grade stones and basement of 
the ex1stmg bu1ldmg into four apartments as well as construct an 
extenstve thtrd floor addttton that would expand the proposed tlurd 
floor umt Planned construction would mclude a variety of extenot 
and mtenor Improvements to brmg th1s structure up to the current 
restdenttal Butldmg Code 

Sect1on 40 I 3 requ1res a mmnnum 900 square feet of lot area per 
apartment for apartment conversion A max1mum two umts would 
be allowed as a matter-of-nght on the 2,626 square-foot lot, 
although the property IS close to the stze that would penmt a 
converston of the ex1stmg bu1ldmg to three umts The proposed four 
umts would represent 657 square feet per umt, a 27% reduction of 
the current reqmrement 

Mechamcal parkmg onstte for four vehicles was mcluded ongmally, 
but was Withdrawn along w1th an assoctated request for parkmg 
rehef m the above-referenced Supplemental Subm1ss1on 

§401 I -a vanance to reduce the mmtmum lot area per apartment 
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BZA Application 1871 I, 3 1 12 13111 Street N w 
February 21. 2014 

IV. ZONING REQUIREMENTS 

R-4 District Regulation 
Height (ft.) § 400 40 ft. max .• 3 floors 

Lot Width (ft.)§ 401 None Prescribed 

Lot Area (sq. ft.)§ 401 2 3,600 sq. ft. min. 

Lot Area - Conversion to 
900 sq. ft./apartment 

apartments§ 401 

Lot Occupancy § 403 60% or current lot 
occupancy 

Rear Yard (ft.)§ 404 20ft. min. 

Parking§ 2101 I space / 3 units 

Pa&e4 

Existing Proposed 1 Relief! 
31.S ft., 3 floors SAME None required 

18.75 ft. SAME None required 

2,626 sq. ft . SAME None required 

NIA 657 sq. ft./apartment -243 sq. ft.! 
apartment 

Unknown SAME None required 

Unknown SAME None required 

2 spaces SAME None required 

Based on the submitted information, the requested relief appears to be what is required in this case. 

V. OP ANALYSIS: 

2 

Variance relief from § 401 .3 

• Uniqueness Resultiag ia a Practical Difficulty 

Essentially, the Supplemental 
Statement indicates that two 
factors contribute to the 
uniqueness of this site : the 
community mental health 
facility use previously onsite 
apparently was unique to this 
square; and substantia l 
interio r and exterior 
renovations are required to 
create an efficient interior 
layout for a residential use. 
Based on the submitted 
information, a building 
designed for and occupied by 
a mental health facility does 
make this property unique on 
this square. 

Profit-and-loss analysis 
submitted with the 
application indicated that the 
converting the existing 
bu ilding to four apartments 
(one on each floor and in the 

Figure 2 

basement) is economically The green dwelling on the far left is on the subject property 
feasible . The relief requested 
could be granted without the proposed additional construction which would maintain 
approximately the same development density on the subject property. 

Lnformation provided by applicant. 

Lot area required for a four-unit apartment conversion in the R-4 district. Board of Zoning Adjustment
District of Columbia
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BZA Application 18711, 3112 131ft Street NW 
February 21. 2014 

• No Substantial Detriment to the Public Good 

Page 5 

It does not appear that permitting one apartment on each existing level of the building, without 
the proposed addition, would negatively impact the surrounding neighborhood. Two spaces 
proposed on the rear parking pad would provide more than adequate parking. 

Figure 2 

• No Substantial Harm to the Zoning Regulations 

Given the unique circumstances surrounding the existing nature of the building, granting 
zoning relief to allow a conversion of the existing building to apartments could be considered 
to be not contrary to the intent and integrity ofthe Zoning Regulations, although a conversion 
to three units, rather than the requested four (which would still require minor relief) would be 
more closely consistent The proposal would convert the building back to a residential use. 

However, constructing a third floor addition that would increase the development density 
onsite in a manner not anticipated by zoning, which is intended to permit the conversion of an 
existing rowhouse. As such, this would be contrary to the i'ltent, purpose and integrity oftbe 
zone plan as embodied in the Zoning Regulations and Map and is not supported by OP. 

VI. COMMUNITY COMMENTS 

Mr. Andrew Krieger, who resides across the alley at 1309 Irving Street NW, submitted a letter 
requesting party status in opposition ofthis proposal. This letter makes reference to a petition signed 
by 46 area residents also in opposition. 

According to the Supplemental Submission, Advisory Neighborhood Commission (ANC) I A met on 
February 12, 2014 and voted 7-0-3 to support this application. 

Attachment: Exhibit I Office of Planning Recommendation Board of Zoning Adjustment
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