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Financial Infeasibility: Limited ROE

o Developing any project that fully complies with
all zoning requirements would be
economically infeasible

o Profit/Loss Analysis submitted to the Board
shows the infeasibility of fewer dwellings

1 Submarket cannot support a development
with larger or fewer units



Sales By Price (ZIP 20019)
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Median Home Sales (ZIP 20019)
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- The Proposed Project




SINGLE FAMILY SEMI-DETACHED TOWNHOUSES
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Site Plan




Typical Enlarged Site Plan




50", 380"
SDEYARD  THREE STORY TOWNHOUSE

1 ENLARGED SITE PLAN - TOWNHOUSE 31
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Townhouse 31 Site Plan
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(TOWNHOUSES 1-30)

Enlarged Typical Elevations
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Zoning Relief
L ISR p e o] L s e
o Lot Area (§401)
o Lot Occupancy (§403)
o Rear Yard (§404)
o Side Yard (§4095)
o Minimum Street Frontage (§406) — Lot 31 only



Variance: 3-Prong Test

Bl 2T e e
1 Exceptional Condition

o Practical Difficulty

1 No Substantial Detriment to the Public Good
or Inconsistency with the Zoning Plan



Exceptional Condition

B O D R R e
1 Shape and Size of the Lot
o Extremely shallow — 70 feet deep
o Enormous amount of street frontage

o Unimproved Lot — requires significant
infrastructure improvements

1 DDOT dedication
- Noise Attenuation/proximity to CSX tracks



Practical Difficulty without Zoning
Relief

1 Substantial loss of land due to DDOT
dedication and road improvement
requirements — 25% of depth of lot

n Large homes, or even similarly-sized homes,
unsellable in submarket

1 100% affordable project at target sale price
o 3 I1Z units dedicated as affordable in perpetuity



Building less than 31 houses is not
financially feasible

Total Profit |

S e W
Minnesota ave Sales 11,159,969.00 7,559,979.00 9,429,000.
Total Costs (10,105,944.43) (9,833,135.14) (10,257,627.64)
Total Profit

2,273,156.14

Realtor Comissians 065,598.14 | § 45359874 | & 453,508.74 4,643,987.10 |
L]

: ave Sales L W
Total Costs (10,108, 13514 1A,




Reasonable Return Cases

Granted
R TSR e

1. Downtown Cluster, 675 A.2d 484 (D.C. 1996):
* 6% return for MOR project insufficient
9% return found to be a reasonable return

2. 1444 Fairmont Partners, LLC, BZA Case No. 18163-A
e 15% return was a reasonable return

BASED ON PRO FORMA PROVIDED, PROPOSED DEVELOPMENT NETS A
9% RETURN; LARGER LOTS WOULD RESULT IN A SUBSTANTIAL LOSS




Special Exception for Lot Width

B T O AR TR
0 25 feet lot width with Special Exception

n 25 feet has been pre-determined to be compatible
as a bonus density feature for projects in R-2 that
are subject to IZ

o No adverse affect on neighboring properties
- Semi-detached dwellings permitted in R-2

o Lot width has no impact on residential use of
Property

o Pattern of development matches surrounding
area



Requested Relief in Keeping with
Surrounding R-2 Community

RED Star = Property
Yellow Star = Lots with




4409 Minnesota Avenue, NE
4 TSN T

Zone R-2

Minimum Land Area 2,500

Project: 4409 Minnesota Avenue NE

Total Square Feet (including DDOT) 55,617
# of units 31
Average Land Area 1,791

Deviation from 2,500 square foot minimum 28%



Breakdown of Surrounding Community

-- No Substantial Harm to Zoning Reg.
R RS S

Property Percent Deviation from 2,500 Square Foot Minimum

4409 Minnesota Avenue NE 28%
Surrounding Community Percent Deviation from 2,500 Square Foot Minimum

Minnesota Avenue NE between Quarles Street NE and Eastern Avenue NE 34%
47th Place NE between Lee Street NE and Kane Place NE 28%
47th Place NE between Lee Street NE and Kane Place NE 25%
47th Place between Lee Street NE and Meade Street NE 23%
48th Place NE between Lee Street NE and Meade Street NE 20%

Lee Street NE between 46th Street NE and 47th Street NE 20%
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No Self-Created Hardship in Area Variance Cases

o “Petitioners state that whatever hardship faced
the YMCA ‘was self-created to the extent of
Metro YMCA having full knowledge of all
problems with the alleged shape of the land,

Block of N the type of zoning, and costs of putting in the

Street NW, parking, prior to the purchase of the property in

et. al. v. DC March 1974. The YMCA's self-created

BZA, 384 hardship is not a factor to be considered in

A.2d 674 an application for an area variance,

(1978). however, as that factor applies only to a use

variance. See Salsbery v. District of Columbia

Board of Zoning Adjustment, D.C.App., 357

A.2d 402, 404 (1976); A.L.W., Inc. v. District of

gg;u,r,nbia Board of Zoning Adjustment, supra at

Assoc. for
Preservation
of 1700




Similar long angled Square along Minnesota
Avenue NE

Minnesota Avenue NE between Quarles Street NE and Eastern Avenue

= ; ' ; NE
i Lot Land Area Width  Depth Address

33 1952 17.5 111.5 4900 Minnesota Avenue NE
32 1799 16.5 109 4902 Minnesota Avenue NE
31 1755 16.5 106.4 4904 Minnesota Avenue NE
30 1711 16.5 103.7 4906 Minnesota Avenue NE
29 1667 16.5 101 4908 Minnesota Avenue NE
28 1623 16.5 98.36 4910 Minnesota Avenue NE
27 1579 16.5 95.7 4912 Minnesota Avenue NE
26 1535 16.5 93.03 4914 Minnesota Avenue NE
25 1491 16.5 90.36 4916 Minnesota Avenue NE
24 1475 17 86.76 4918 Minnesota Avenue NE
Total: 16,587 Land area
Total #
homes 10
Average 1,669Lot size

Deviation 34%



47t Street NE between Lee Street
NE and Kane Place NE

47th Place NE between Lee Street NE and Kane Place NE

Land
Lot Area  Width Depth Address
81 1800 20 90 1018 47th Place NE
80 1800 20 90 1020 47th Place NE
79 1800 20 90 1022 47th Place NE
78 1800 20 90 1024 47th Place NE
77 1800 20 90 1026 47th Place NE
76 1800 20 90 1028 47th Place NE
40 1875 25 75 1033 47th Place NE
39 1875 25 75 1031 47th Place NE
38 1875 25 75 1027 47th Place NE
37 1875 25 75 1025 47th Place NE
36 1875 25 75 1023 47th Place NE
35 1875 25 75 1021 47th Place NE
34 1875 25 75 1017 47th Place NE
33 1875 25 75 1015 47th Place NE
32 1875 25 75 1011 47th Place NE
Lot
Total: 27,675area
Total # of
homes 15
Average 1845 lot size

Deviation 26%



47 Place NE between Lee Street
NE and Meade Street NE

/53, wh

| - ¥ /278 : =282,
': %& 4.907 'LE ! W= ,400 ' 47th Place between Lee Street NE and Meade Street NE
: .aa.sa 092.75 25718 Bp® 15— < Land .
23‘.! LLM"".:; 4 aag .r,-a'a‘sm "'3 . ;14-. > Lot Area Width  Depth Address
82700. #2399 TF NI
2T T/ 30 %6 | ) [y 2 :“:i_‘ 49 3500 35 100 1101 47t Place NE
IRLNPES 5’5’ 5713%
= O A ,a _9$ 741 A7 3, bl | % ” 53 2000 20 100 1105 47th Place NE
v fo il &2 2957 it Bl »
267"\#\ $705/.78 .9 , 2000l 54 2000 20 100 1107  47th Place NE
Y66 pes o] 1H222.20 LI ISEYI S el (T 2500 | g 2500 25 100 1111  47th Place NE
56 1500 15 100 1113 47th Place NE
57 2500 25 100 1115 47th Place NE
Lot
Total: 14,000Area
Total #
homes 6

Average  2,333Lot Size

Decrease 23%




48t Street NE between Lee Street
NE and Meade Street NE

48th Place NE between Lee Street NE and Meade Street NE
Lot Land Area  Width Depth Address
s
MZ, 29 2000 20 100 1126 48th Place NE
w5 31 2000 20 100 1122 48th Place NE
33 2000 20 100 1120 48th Place NE
e 34 2000 20 100 1118 48th Place NE
1C
72 Total: 8000 Land Area
J/2
Total #
homes 4
ne
Average 2000 Lot Size
Deviation 20%




Lee Street NE between 46" Street
NE and 47t Street NE

= -‘* /034- ! 3 zﬂ
re Y 209,787 13 | Lee Srest NE between 46ih Sirest NE and 47th Street
E*:ro.sf 78 4095 3
3/22.20 KI=10Y & | T land
Ty Lot Area Width Depth Address

175 ' 117 2000 20 100 4618 Lee Street NE

116 2000 20 100 4620 Lee Street NE

115 2000 20 100 4624 Lee Street NE

114 2000 20 100 4628 Lee Street NE

Total: 8000 Land Area

Total #
Homes 4

Average 2000 Lot Size
Deviation 20%




SINGLE FAMILY SEMIODETACHED TOWNHOUSES
31@ 200" X 350"
TYP. LOT 250" X 63-10" - 1,505.75 SF
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Green=Rear yard relief
= Rear yard and lot area relief

= Rear yard and side yard relief
No Color= Rear yard, side yard, lot area and lot
occupancy relief

- Requested Relief Breakdown




lots  LotWidth(ft.)(SE) LotArea(sf)(v) = RearYard(ft)(V)  SideYard(ft)(V) Lot Occupancy (%) (V)
Required Proposed Required Proposed Required Proposed  Required Proposed Required Proposed
25 42'-7" 2,500 2,804 20 9'-1/8" 30'-8" 40
25 30' 2,500 1,915 20 17'-10" 10 40
25 30 2,500 1,915 20 17'-10" 40
25 25' 2,500 1,596 20 17'-10" 40
25 25' 2,500 1,596 20 17"-10" 40
25 25! 2,500 1,596 20 17'-10" 40
25 25' 2,500 1,596 20 17'-10" 40
25 25' 2,500 1,596 20 17'-10" 40
25 25' 2,500 1,596 20 17'-10" 40
25 25 2,500 1,596 20 17'-10" 40
25 25' 2,500 1,596 20 17'-10" 40
25 25: 2,500 1,596 20 17'-10" 40
25 25' 2,500 1,596 20 17'-10" 40
25 25! 2,500 1,596 20 17'-10" 40
25 25' 2,500 1,596 20 17'-10" 40
25 25! 2,500 1,596 20 17'-10" 40
25 25' 2,500 1,596 20 17'-10" 40
25 25' 2,500 1,596 20 17'-10" 40
25 25' 2,500 1,596 20 17'-10" 40
25 25' 2,500 1,596 20 17'-10" 40
25 25' 2,500 1,596 20 17'-10" 40
25 25' 2,500 1,596 20 17'-10" 40
25 25 2,500 1,596 20 17'-10" 40
25 25' 2,500 1,596 20 17'-10" 40
25 25' 2,500 1,596 20 17'-10" 40
25 25' 2,500 1,596 20 17'-10" 40
25 25' 2,500 1,596 20 17'-10" 40
25 30 2,500 1,915 20 17'-10" 40
25 30 2,500 1,915 20 17'-10" 40
25 25' 2,500 1,596 20 17'-10" 40
25 100'-9" 2,500 3,356 20 16'-10" 40

ey
o
w N
~ U

L OO U & WN =

R R N R N R = e e e e e e e e
U E WN OOV WUMBE WN=O
LE RS T R R F R T T RV R F, R S RS, R R, BT, B B, T T B, BV R, A, |

SEEEERRRRRESRRRREERRRRRRREY

(%]
{{=]
=
o
~J

w ow

- O

00O OO CO 00 00 OO0 0O OO0 OO0 0O CO QO 0O CO OO O OO £2 00 ©0 00 €0 00O 00 00 OO0 00 OO 0o 0O
wu
£
i

16,
N
ey

Requested Relief Table
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