
Law Offices 

STEPHEN N. GELL 
A Professional Corporation 

June 25, 2002 

Mr. Geoffrey Griffis 
Chairman, Board of Zoning Adjustment 
Room210 
441 4th Street, N.W. 
Washington, DC 20001 

1101 30th St. N.W. 
Fifth Floor 
Washington, D.C. 20007 
Telephone: (202) 625-8311 
Facsimile: (703) 522-5503 

•·· ,.) 

Re: 3221 11 th Street, N. W., Square 2845, Lot 27 
Dear Mr. Griffis: 

\.f"; 

CJ 

Enclosed is the applicant's Prehearing Statement with respect to an application foN c;) 

variance for 3221 Eleventh Street, LLC, owner of 3221 11 th Street, N.W., Square 2845, Lot 27. 
The variance sought is from Section 401.3 of the Zoning Regulations which requires a 
minimum of 900 square feet of land area per unit, when converting a single family house to 
more than two units in an R-4 Zone District. 

Witnesses: 
The following witnesses have provided written testimony in favor of the project or will 

speak in support of the applicant, or both: 
Mr. Adrian Washington, the President of the Neighborhood Development Company, 
representing the applicant, 3221 Eleventh Street, LLC. 
Lyndel Younger, SRA, appraisal expert 
Lindsley Williams, Planning Consultant 

We request that Mr. Younger be accepted as an expert appraisal witness and Mr. 
Williams be accepted as an expert planning witness. 

Also attached are letters of support from Ward 1 Councilmember Jim Graham, Eric 
Heard, ANC single member for the district in which the property resides, and Ms. Jannette 
Lovely McCain, a next door neighbor to the property. Also attached are petitions of support 
from 21 nearby neighbors. 

Please call if there are any questions. 
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INTRODUCTION 

This is a Prehearing Statement supporting the application of 3221 Eleventh Street, LLC, 
whose manager is Adrian Washington, for a variance from the requirements of §401.3 for a 
minimum of900 square feet oflot area for each apartment at 3221 1 I th St., N.W. (Square 2845, 
Lot 27) pursuant to Section 3103 of the Regulations of the Zoning Commission, (11 DCMR 
§§401.3 and 3103) (hereinafter, "Regulations"). 

DESCRIPTION OF THE APPLICANT 

Mr. Washington is President of The Neighborhood Development Company, LLC which 
was formed in 1998 to do urban infill residential projects. He is a lifelong resident of DC with 
degrees from Stanford University and Harvard Business School. He is the manager of 3221 
Eleventh Street, LLC, the applicant. 

THE SUBJECT PROPERTY 

A. Location and Description of the Property 

The property which is the subject of this Application is at 3221 11 th St., N.W., 
Square 2845, Lot 27. It is a single family house in an R-4 Zone, which permits row dwellings, 
flats, and conversions to apartments. The property has been vacant for over twenty years. Large 
portions of the building were demolished by the District when the property was condemned and 
prior to the current owner's perfecting title. In its current state, it is a health hazard and 
rebuilding work needs to begin as soon as possible. 

B. Area Surrounding the Property 

The property is on the periphery of the Columbia Heights neighborhood, two and a half 
blocks from the Columbia Heights Metro Station. Surrounding the property are commercial and 
residential uses as follows: South and East of the property are row-dwellings including some 
multifamily conversions. North of the building and across the street are a mixture of ground 
floor retail and apartments. A block to the West is the Harriet Tubman Elementary School. 

C. Zoning History and Use History 

The area is zoned R-4. The house was built in 1910 and was a residence until its 
abandonment twenty years ago. 

REASONS IN SUPPORT OF THE APPLICATION FOR VARIANCE 

A. Compliance with D.C. Zoning Regulations 

The R-4 district is designed to include "those areas ....... within which there have been a 
substantial number of conversions of the dwellings into dwellings for two (2) or more families." 
(§ 330.1, Title 11, DCMR). Large row dwellings subdivided into 3 or 4 family flats are a 
common feature of the Columbia Heights neighborhood, and are a cherished factor in the 
economic and cultural diversity of the neighborhood. In recent years this diversification of 
housing product has been threatened, as new development has focused on huge townhouses or 
luxury condos. In addition, the condo project proposed by the owner will allow low and 
moderate-income families to avoid displacement and remain in the neighborhood. 



In addition, the re1 ;truction of the property will eliminat rtain non-conforming 
aspects of the current construction, such as the non-conforming court. 

Uniqueness 

The lot is hemmed in on three sides by other properties. There is no alley, so access to 
the rear is difficult. At 1637 square feet, the lot is smaller than the minimum lot for the Zone 
District. In addition, its frontage is less than 18 feet. However, the depth of the lot is nearly 100 
feet and no rear yard variance would be required. 

The property, which has been vacant for over twenty years, was originally acquired 
through the Tax Sale process in July of 1999. Due to the nature of the Tax Sale process, the 
current owner purchased the property at great risk and without the ability to conduct detailed 
studies and proformas. It took until February 2002 before the current owner was able to obtain 
clear title from the District Government. In 2001 the DC Department of Consumer and 
Regulatory Affairs (DCRA) erroneously placed the. property on the condemned property list and 
began to demolish it, despite the pleas of the owner. The demolition action was stopped after 
two days only through the intervention of Councilmember Jim Graham. As of result of DCRA' s 
actions, the only usable elements of the property are the front facade, the two side walls, and a 
portion of the rear wall. The damage is so severe that entry into the building is dangerous. The 
safe removal of the interior damaged elements alone will cost in excess of $15,000. 

Further discussion of the uniqueness of the property and justification for a variance can 
be found in Mr. Lindsley Williams planning report. 

Extraordinary or exceptional practical difficulties 

The property will require complete reconstruction, more akin to new construction than 
rehabilitation. This will require bringing all construction elements up to current code standards, 
including new water and sewer service, sprinklers and other fire safety 
requirements, enhanced structural elements, full insulation, and other costly improvements 
which would not be called for in a standard renovation. 

Attached to this Prehearing Statement is a summary appraisal by Lyndel Younger, a 
respected District appraiser, testifying to the fact that the expected revenue from sale of this 
property under the current zoning ( two units) will not justify the acquisition and development 
costs plus a reasonable profit. This can only be assured if the developer is allowed to exceed the 
zoning limitations. Please refer to Mr. Lindsley Williams planning report for further discussion 
of the practical difficulties. 

B. No Adverse Affects 

The development should not affect traffic and parking in the area. The proximity to the 
Columbia Heights Metro Station will encourage residents to reduce their reliance on 
automobiles. Moreover, 11 th Street is 90 feet wide and there is a good supply of on-street 
parking. The absence of adverse effects is further elaborated by Mr. Williams in his planning 
report. 

BENEFITS OF PROPOSED USE 

The property is situated on the periphery of the Columbia Heights neighborhood, 2 ½ 
blocks from the Columbia Heights Metro Station. Development near the Metro stops is a high 



priority for the District ani.- .. .is renovation would bring another ab, med house back into 
residential use. Moreover, it would enhance the ambiance of the block, and encourage others to 
improve their properties. Finally, the proposed development would add four taxpaying 
households to the neighborhood. The alternative would be to leave this abandoned eyesore to 
continue to blight the neighborhood. 

This application is supported by the immediate neighbors of the property, all members of 
ANC lA contacted by the applicant and Ward 1 Councilmember Jim Graham. 

COMPLIANCE WITH THE COMPREHENSIVE PLAN 

A. Appropriate Residential Use 

While the property is in the R-4 residential zone, it is only a few doors from a C-2-A 
commercial zone. This would justify a modest increase in density. 

CONCLUSION 

3221 Eleventh Street, LLC, should be granted a variance to allow conversion of a single 
family house to a four unit condominium. Permitting the variance will have no adverse effects 
and will be in harmony with the purpose and intent of the Zoning Regulations. 

Respectfully submitted, 

. Gl~d 
Steplien N. Gell, ~ 



DISTRICT OF COLUMBIA GOVERNMENT 
OFFICE OF THE SURVEYOR 

Washington, D.C., 2 - ~ 2002 

:~-,✓--·-· ;--_J;:°_ ✓.✓.-- L <>:Tc 7 
Plat for Building Permit ot __ -·.:...~a.:.-·-___;·:aa-··a...'-· _.,_ .... _ .. _______ _ 

I hereby cettify that all •xlstlrlg Improvements shown hereon, ara 00mpletely dfmenaloned, 
and are co~y plaited: that all proposed buildings or conslrucllon, or parts thereof, including 
covered porclles, are correctly dfm11nsloned and platted a11d agree with plans ~nyinlJ 
the application: th1.t the foundation plans as shown hereon rs drawn, and dimensioned 
aC011rately to 1he same scale as Ille property lines shown on this plal;ahd that by reason cl the 
proposed lmprovemenls lo be erected as shown hereon ttie size of any adjoining lot or 
premises fs not decrea&&d ID an area less than I& re<iufred by the Zoning Regulations for light 
and ventilailon: an.d It is further cenffled and agreed 1hat accessible pat1<ing area where 
required by the Zoning Regulations wilf be reserved In acoordance with lhe Zoning 
Regulations, and that 1'111 area !las been oorrecty drawn aad dlmensConed hereol\. It 1g 
further agreed lhat the elevation of the accessible parking are& with respect to Ille Hlghway 
Oepartment approved curb and alley grade will not result in a rale of grade along centertlne 
of driveway et any point on prlvala property In excess of 20% for single-family dwelllnga or lats, 
or in exoess of 12% at any point fur other bulldlngs. (The policy cl the Highway Department 
p8fflllts a maximum driveway grade of 12% e.c:rosa. the public parking and the private 
restricted property.) 

. ,,,,;,,,,., .. 
Scale: 1 mch = •-· . feet Reoorded in Book ('C. I { Page / / 

Receipt No. --.,_,., "/ > ' 

Furnished to: 

Data: ____________ _ 

(Signature of owner or his authorized agent) 

NOTE: Data shown for Asseeamenl and Taxellan Lois or Parcels a re ln acoon:lanca with tile records of fhe Depa11ment of Finance 
a11d R9Wnue, Allse&Bmenl AdmlnlalBtlon, and do not necessarily agree wlth deed description. 
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3221 11 u, Street, NW 
Before DC Government Demolition 
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WASHINGTON 

JIM GRAHAM 
COUNCILMEMBBR, WARD ONE 

COUNCIL OF THE DISTRICT OF COLUMBIA 
WASHINGTON, D.C. 20004 

~~=i0z. 
THE AMBRlCAN 
EXPERIENCE 

I 3S0 Pennsylvania Avaiuc, N. W., 
Suitc406 
W.Sbington. D.C. 20004 

201-724-8181 
20Z•724-8109fax 

Mr. Geoffrey H. Griffis, Chairman 
Board of zoning Adjustment 
Room210 
441 4th Street. NW 
Washington, DC 20001 

April 5, 2002 

Re: BZA Application for 3221 11 th Street, NW 

Dear Mr. Griffis: 

ChaJr. 
Human llights, l..atiM Affairs &. 
Propotty Mana&c:mcnt Subcommittee 

lnd Vice Chair, 
Board of Dirc.ctors, WMA:rA/Mctro 

I am writing to strongly support Adrian Washington and his company, The Neighborhood 
Development Company, in their application for a variance for 322 l 11 th Street, NW. I have known 
Mr. Washington for some time and kept close tabs on his work in the neighborhood. I can attest that 
his company has been a positive force in the revitalization of Columbia Heights and other communities 
in Ward 1 through renovating vacant and abandoned housing, creating affordable housing 
opportunities, and providing employment and training to residents of the Ward. 

I feel that the conversion of the property into a four-unit building makes good sense and will benefit 
the community. The property, which has been vacant for over twenty years, has long been a nuisance 
to the community. The surrounding neighbors are anxious to have this eyesore renovated by Mr. 
Washington--as 1 write this letter they are organizing a petition drive to support the BZA application. 

Small apartment buildings such as these are a mainstay in the neighborhood, and the proposed 
renovation will fit in well with other residential and commercial properties on the block. Furthermore, 
I believe that the project will help low and moderate-income families avoid displacement and remain 
in the neighborhood. 

Please call me if you have further questions. 

Sincerelyi 

JG/db 



FROM Neighbood Dev Co LLC 
FAX NO. 

Advisory Neighborhood Commission 1 A 

3511 14Bi Street, N.W., 2.a Floor, Wahington. D.C. 20010 

Goverrunent of the District of Colwnbia 
Board of Zoning Adjustment 
441 4th Street. NW 
Washington, D.C. 20001 

Jun. 24 2002 04:56PM PS 

Re BZA Application No. 16891 

Board Members: 

The zone adjustment that this letter addresses is the application above for addtess 3221 
Eleventh Street, NW, 2001 O. The application is requesting a zoning variance of a row 
dwelling to a four (4) unit apartment house in the R-4 District. 

As this property resides in my single member district, ANC 1A06, l am writing this letter 
in support of the plan that 3221 Eleventh Street LLC bu for this parcel. The building is 
presently eroding. This improvement would not only bring the property back to life but 
would assist in the need for existing houses to be upgraded and leased rather than sold in 
the Colwnbia Heights are.a. 

I would suggest that the developers take the following issues into consideration during 
their development: affordable rents, complementary neighborhood design, security 
lighting and attractive landscaping. 

Thank your for your time in this matter. 

Sincerely, 

(k t!..'I.,,'· ... __ , '-"~ 

Erie Heard 
ANCIA 
SMD06 
202.332.4526 
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Jannette Lovely McCain 
3219 Eleventh Street1 NW; Washington, DC 2001 o 

June 21, 2002 

Mr. Geoffrey H. Griffis, Chairman 
Board of Zoning Adjustment 
Room 210 
441 4th Street, NW 
Washington, DC 20001 

Dear Mr. Griffis, 

Re: 3221 11 th Street, NW Application For Variance 

I live next door to house 3221 on 11thst NW, and would really like to see that 
home restored. Hence, I am writing this letter to strongly support Adrian 
Washington and The Neighborhood Development Company, in their variance 
application for property 3221. This is of particular interest to me as I am in the 
process of renovating my home. Not only will the renovation increase the value of 
properties in the community, but it will also help revitalize and beautify the 
neighborhood. 

The restoration of 3221 will as a result be of great benefit to me and to my 
neighbors. I am in particular thrilled that this effort is led by Adrian Washington -
a developer committed to the improvement of the Columbia Heights 
Neighborhood. I and my neighbors believe in his dedication to the improvement 
of our community and they have gone ahead to sign petitions to support his 
variance project. I have decided to show my support for this project by Adrian 
Washington by writing this letter. Please contact me if you have any questions. 

Sincerely, 

Ms. Jannette Lovely McCain 
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Petition Concerning 3221 11 th Street 

We the undersigned neighbors of3221 11th Street, N.W. give our wholehearted support and encouragement to The 
Neighborhood Development Company I NDCBuilders in their variance application to renovate and convert the property 
into a four unit condo building. 

Address 

3lo5 I\ h, f N\✓ 

Ith St. NW 
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Print Name Address 
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