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Dear Andrea: 

1he Eckington Citizens for Responstie Development have asked me to provide 
expert planning and zoni1g advice and Opinion concerring D.C. ZDning Commission 
Case No. 05-39, a pcposed Plamed Unl Development and Zoning Map 
Arnerdnent at 116 T Sbeet, N.E. zoned R-4. 

In partiaJiar 1he question posed deals with my opinion regarding the appropriateness 
of re-zooing Square 3531, Lots 114 & 115, from R-4 toR-5-8, as may be provided 
for in the DC ElemeldS a the ~ Plan for 1he Natioll&l capital (Comp. 
Plan). 

The aJfl1ri Camp. Plan Land Use Map desiglaates Sq. 3531 in a -moderate density" 
residential land use catsgory. A field survey of 1he sqL&8S aroLild the subject 
property ideates lie pred0111ilanl existing uses to be Row Houses. 

The term •rnodende density" is defined cra1he Map as •Row houses and garden 
apartrra ds are 1he pradomiralt usEs;· may also include low density housing'. The 
Text d the Camp. Plan, Section 1103.2 stales an. moderate density rasldential 
land use catego.-y includes lOW housaa '8lld pden apaabeads • the 
pradominmt uses •d may also include, • ~a-. low densitY'. 

1he eoq,. Plan does not recommend lhe EckiiVDn area C!l' any a its squares tor a 
zoning change, in adBr for the 8188 no to be inconsistent with the Camp. Plan. The 
area now is consistent with the land use designation. 

The ... Is not deslgnal8d a bouSing oppodl8llty area. nor is there an adopted 
small area plan which proposes any changes which would involve Sq. 3531. 

Section 1102 •Objectives for ResideniaJ Neighbod1oods" d the Comp. Plan provides 
the general planning guidance for the Ed<ingtcn r.eighbottlOOd, namely 1102.1 (a), 
"To COIISS'V8 and erllaa 1he essentially sali&faclDiy qualities cl fie many stable 
residential neighboJhoods includ~ those qualities that make them unique; and 
1102.1 (c) To recfnct pubriC and private ir1iliaiNes to neighbolh)ods most in need of 
improvement and stabily, ... " 
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In additiOn the more specific Comp. Plan policies for ward 5, Section 1607.5, indicate 
"ln-.fill houSing and I'D.Ising rehabiilation are a pessi ag ooncem in ... Eckir)glorl'. This 
implies that any in-fill housing « new housing should oouram to the existing R-4 
zoning. 

Thera are several general theme policies in the Comp. Plan some c:l which incllde 
Ulban Design, Housing Quality, Aflbrdability, Non-profit Involvement, which support 
the proppsed project. However. in my analysis. the ward 5 "in-fill housing" and the 
"Objectives for Residential Neighbolhoods" should be the guidance with respect to 
Plan conrormance. T'her8font, I do not find the prapasaiiD comply with the more 
specillc Camp. Plan policies cited above. 

Furfhermore, Section 330.3 of the D.C. Zoning Regulations stipulates that "The R-4 
(maximum height of 40 feel) shall not be an apartment house district as 
cxnemplated under lhe General Residence (R-5) Dislricts. since 1he conversion at 
existing structa.res shall be COJVoled by a mirimum lot area per fanily requirement". 
Therefore, J&:ZQning the site to R-5-8. as requested in 1he PUD. violates Section 
2400.5 of the Regulations whidl states 1hat '" ... lle PUD process shall not be used to 
ciraJmvent 1he intent and Pf.6POSS d the title. or to result in action that is inmnsistent 
with the Comprehensive Plan•. (Seclkn 330.1 ). 

You have also asked for some e.xplanalion regaRing 1he terms •medium and 
moderate"' height and deiiSily as used in the Regulations and in 1he Comp. Plan. 
1 find no mention of the term -medium or modelars· in the R-4 District Genelal 
Provisions. 1he District -us designed to include those areas now developed primarily 
with row dweiHngs ... • 

The more intense R-5 Districls are subdivided into R-5-A, R..&B, R-5-C. R-5-0 and 
R-5-E Districts. In R-5--A Disbm ally a row height and density stBI be permitted; In 
R+B a modeiale height and deDsftr shall be pettililted; in R-6-C a medium 
height and density shall be permitted; and in R..S.O and R-6-E. .a telafiv8Jy high 
height and mediunHtigh densly shall be penitlted. (Regulations Section 350.2). 
Before 1he R.s.E classificalion was aeated, R-5-8 was considered l'hedita'n height 
and density in Sedion 350.2 m 11e 1991 Regulations. 

The use of these Regulation terms is not direclly comparable 1D 1he Camp. Plan Land 
use designationS, whid1 also use -moc:terate and mec:fwm'. The Generalized Land 
Use Map in !he Con1t Plan is not a :zaq map and Is land use~ do not 
diredly 1n11s1ate info the Regldations zoning dassifications. This explains why there 
may be confusion 
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From my analysis of the poposed PUD am map amendment. a 55 foot high, 178-
181 unit apaalment house (mea.sared from Todd Place), would not be 
appropriate in the midst of the existing sunolindlng precion*lantly 2-story 
row houses designated as "modeiale l .. d use category". 

In my opinlcJI\ the map daage Is raqueal8d .,.,,_,for g111ater height and 
bl.dk, whjch is COfllnuy to tile inlant and purpose of tile existing R-4 20118, and 
the PUD proposal is CGIIII&y to Sl*ilic Colql. Plan policies for the &kington 
neighborhood. Furthei'more, the map chMge has no small area planning basis 
or rational. 

lhere is no 6Yidence 1hat the two acre sle cam be developed within the matler-of­
right R-4 zoning classification. R-4 staldalds can povide for a PUD FAR d 1.0 and 
a maximum height of60feet (Section 2405.1 and Section 2405.2). 

I hope that lhe above planning expert analysis will be helpful in clarifying the 
Eckington Clizens for Responsii:Ja Development position belbre 1he D.C. Zoning 
Commission. 

Sincerely, 

~~~-
George H. F. Oberlander. AICP 
(Qualified as Expert Witness in several reca It D.C. Zaring Commission Cases) 
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