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8 Stories, constructed behind Subject Property and 
neighbors; From Urban Turf:
 

Fits a different need:
• 69 Affordable Rental Units (per DHCD covenant)
• Smaller Units:

• 25 studios
• 38 one-bedroom units
• 6 two-bedroom units



Across 3rd Street





Subject property & building 
across the street



Property History

• The Institute of Caribbean Studies (ICS) is the Applicant and property owner for 1106 3rd 
Street NE (Square 0748, Lots 72 and 824). They are a longstanding nonprofit organization 
dedicated to cultural education and community empowerment and advancing the interests 
of Caribbean-Americans by building bridges between Caribbean Americans and the US 
population at large. 

• The property, located in a PDR-1 zone, currently contains a two-story row building that has 
been vacant for well over 3 years (closer to a decade).  It was acquired by the DC 
government and dedicated to the PADD Program through DHCD, which of course required 
the redevelopment with residential use. 
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What is the PADD Program?

Property Acquisition and Disposition Division (PADD) – stabilizes neighborhoods by decreasing the 
number of vacant and abandoned residential properties in the District and transforming vacant, 
blighted and/or abandoned residential properties into rental and homeownership opportunities for 
District of Columbia residents at all income levels. PADD has three main functions: (1) encourage 
property owners to rehabilitate and/or occupy their vacant and abandoned residential property; (2) 
acquire vacant, blighted, abandoned, and deteriorated properties through negotiated friendly 
sale, eminent domain, donation, or tax sale foreclosure; and (3) dispose of properties in the PADD 
inventory by selling the properties to individuals or developers to be rehabilitated into high 
quality affordable and market-rate single-family and/or multifamily rental and for sale housing in 
District neighborhoods. Through its Vacant to Vibrant 5-point action plan, PADD continues to work to 
put its inventory back into productive use for the community through the creation of affordable housing 
and neighborhood community spaces
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Other Advertisements
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Covenant Language 
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Project Details
• The redevelopment proposal calls for an interior renovation, a three-story rear addition, and the 

construction of a third-story addition on top of the existing two-story building.

• Once complete, the building will consist of nonprofit office space for ICS and related community 
programming and two, 2BR residential units– one on each floor.

• This arrangement meets the DHCD covenant’s dual goals:

• These affordability levels respond directly to DC’s housing equity objectives (affordable home-ownership) 
and ensure that the project benefits a broad range of residents.

• By combining affordable housing and nonprofit use within a single rehabilitated structure, ICS is preserving 
neighborhood character, contributing to local revitalization, and creating a sustainable community hub.

[17]

• Supporting the ongoing operations of a community-based nonprofit, and
• Delivering two affordable housing units:

o One unit restricted to households earning 50% of Area Median Income (AMI), and;
o One unit restricted to households earning 80% of AMI.



Requested Relief
• The PDR zone does not permit residential use. Accordingly, the Applicant is seeking relief from the use 

provisions of U-801 in order to provide two residential units and reestablish the residential use. The 
previous residential use was abandoned and now, the only uses permitted are PDR and commercial uses. 
However, due to the proximity of the residential properties directly next-door and across the street, any 
PDR or commercial use that would be otherwise permitted requires some sort special exception relief.

• In this particular case for the office use, a transition setback of 25 feet is required for any use next to a 
residential use unless the PDR lot is used exclusively for residential purposes. Because the project 
includes office use, the transition setback requirements are triggered for the first floor. 

•  Accordingly, relief is sought under Subtitle X § 901, the general special exception criteria, as applied 
through J § 5200.1, to allow reduced or waived transition setbacks that would otherwise require up to 25 
feet of building separation from adjacent residential zones or uses and would be impossible to meet given 
the lot is only 17.8 feet in width. 

• So technically, there are no by-right uses for this particular property, although the non-profit office use 
dictated by the covenant is a permitted use, subject to approval of the SE for the transition setback 
requirements.  The same would be true of all other uses, except for the residential. And of course, there 
are more stringent set back requirements for other PDR uses not proposed here. 
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Community & Agency Support

• The Office of Planning recommends approval.

• Attended the EDZ Committee meeting and Full Meeting; ANC 6C voted unanimously in support.

• Applicant has been communicating directly with the adjacent neighbor, Ms. Brown, fairly 
frequently, and is working with the solar panel company to determine if there is any impact. 

• Applicant is working with NoMa BID on a new mural once construction is complete.

• DHCD is supportive.
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Public Need for Affordable For-Sale Units

• Census Data directly from US Census Bureau and Census Reporter
• Ward 6:

• 35% were owner-occupied (compared to 40% greater DC)
• Median Value of Owner-Occupied Unit $868,400– about 20% HIGHER than avg. for 

DC
• 42% valued between $500-$1m
• 29%- over $1m

[20]



Confluence of Factors
District Imposed Obligations: There is recorded Affordable Housing Covenant, Loan Agreement, 
and Deed of Trust require the Applicant to deliver two affordable for-sale units and nonprofit office 
space. (Under Monaco, NBCDI, and McDonald, nonprofits fulfilling public mandates may be 
evaluated under a more flexible variance standard, and government-imposed restrictions can 
themselves constitute the exceptional condition.) In this case, there is a strong public need for 
affordable for-sale units, specifically in this area, as established by the census data, compared to 
the District as a whole. 

DHCD ownership + long-term vacancy extinguished right: The Property was held by DHCD for 
years and allowed to remain vacant long enough to lose its grandfathered residential status. Then 
it was enrolled in the PADD program, requiring residential use, leaving the Applicant with no legal 
path to comply with DHCD’s own program without BZA relief. No residential use can now be 
restored without a use variance, by any Applicant, including the DC Gov’t.

Physical constraints:  Property is a narrow 17.8-ft-wide lot with a shallow depth, and small 
envelope. This limits viable use options and prevents adaptive reuse for typical PDR uses, even if 
obligations did not exist. 

Summary: While on its own each factor may not be exceptional, the physical constraints, 
combined with DC obligations, long-term vacancy, and reviewed under the public-good flexibility 
standard, create a confluence of factors affecting this single property. 

[21]



Undue Hardship
No matter-of-right or SE options comply with DHCD’s binding covenant: PDR-1 prohibits residential use, 
and because the former residential use has been abandoned for more than three years, any residential unit 
now requires a use variance. Without residential use, ICS cannot meet its legal, recorded obligations to 
DHCD to deliver two deeply affordable for-sale units targeted at 50% and 80% AMI. Failure to deliver the 
required uses constitutes a default under the DHCD financing agreements, risking reversion of the property 
back to DHCD.

DHCD only redevelops this class of SFO properties for residential purposes: without a use variance, even 
if it reverts back to DHCD ownership, no redevelopment is programmatically possible, and the building would 
likely remain vacant and blighted indefinitely, like it was for over a decade. Hardship and circumstances are 
shared by any applicant, not just ICS.
PDR uses? The building’s narrow lot (17.8 feet), small footprint, shallow depth, and multi-level configuration 
make PDR uses (e.g., production, warehousing, light manufacturing, etc.) economically unviable and 
incompatible with adjacent residential uses. Additionally, all PDR uses require relief from either the set back 
transition requirements, and/or the other residential proximity limitations, and are therefore subject to a 
discretionary approval to determine if it will have an adverse impact on the use of residential properties.
Nonprofit hardship standard applies: Under Monaco, NBCDI, and McDonald, nonprofits facing hardship 
because of their public-interest mission or government-imposed program requirements may qualify for a 
more flexible interpretation of undue hardship. 
Because the zoning regulations preclude any use for which the property is reasonably adapted—while 
simultaneously preventing ICS from fulfilling its legally binding DHCD obligations—strict application of PDR-1 
creates an undue hardship under Palmer. Without relief, the site cannot be developed for residential 
purposes, cannot satisfy the covenant, and will remain idle, vacant, and blighted, contrary to District housing 
and public-policy goals.



Public Good and Zone Plan
• Compatible With Surrounding Residential Context: Although zoned PDR-1, the block face and immediate surroundings 

consist largely of row dwellings, apartments, and low-density commercial uses, making the continuation of modest 
residential use consistent with existing neighborhood character. The proposed addition maintains rowhouse form, and 
appropriate scale, resulting in no adverse impacts on light, air, noise, traffic, or operations of neighboring properties.

• Advances District Policy Goals, Not Contrary to Them: The Future Land Use Map (FLUM) designates the area as 
Commercial Moderate Density, Residential Moderate Density, and PDR—a land use designation that supports residential 
development and mixed-use activity, even within PDR zones undergoing transition. The project replaces a long-vacant, 
deteriorated structure with affordable homeownership units and a community-serving nonprofit office—consistent with 
public policy and housing production goals. 

• Nonprofit Use & Affordable Housing Provide Clear Public Benefits: Provides two affordable for-sale units restricted at 
50% and 80% AMI and ensures long-term affordability through DHCD covenants. Advances the mission of the Institute of 
Caribbean Studies, aligning with precedent allowing more flexible application of zoning regulations when nonprofits serve 
documented public needs (Monaco, NBCDI, McDonald). 

• Does Not Undermine PDR-1 Zone Integrity: The project’s small size and limited office component do not undermine the 
viability and intent of the surrounding PDR zone, which permits office use. Strict adherence to PDR-only uses would leave 
the site idle and perpetuate blight—the variance process was created to prevent land from remaining unused and idle. Was 
vacant for a decade and eventually foreclosed/entered PADD program.  

• The requested variance promotes, rather than undermines, District land-use and housing policies. It revitalizes a long-
vacant property, produces deeply affordable homeownership units, needed in this area which has an average housing 
value of nearly $900k, higher than the district average, it supports a nonprofit mission, and remains compatible with the 
block’s existing residential pattern and rowhouse design. 
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The Application Meets the General Special Exception Requirements of X-901.2

The proposal is fully consistent with the general purpose and intent of the Zoning Regulations, which seek 
to balance land use compatibility, neighborhood character, and policy driven goals such as affordable 
housing and economic development. The requested relief from transition setback requirements arises 
solely because the site cannot meet the setback triggered by the nonprofit office component. However, 
this use is modest in scale, low impact, and serves the immediate community, encouraging equitable 
access to opportunity. Furthermore, the Property lies in a transitional area at the edge of NoMa, where 
industrial uses are diminishing, and new mixed use development is increasingly common. Allowing the 
Project to move forward with reduced setbacks supports compatible infill that respects both the 
regulatory intent and the evolving urban context

The special exception will be in harmony with the general purpose and intent of 
the Zoning Regulations and Zoning Maps;



[25]

The Application Meets the General Special Exception Requirements of X-901.2

Will not tend to affect adversely the use of neighboring property

The proposed development will not adversely affect the use of neighboring properties. The adjacent lots 
are not anticipated to be negatively impacted by a low-density project that includes only two residential 
units and a nonprofit office component. In fact, this Project will improve the existing condition—a long-
vacant and underutilized structure—by introducing new affordable housing, neighborhood-serving 
programming, and streetscape improvements. 

The physical scale of the Project is consistent with surrounding development patterns, and the proposed 
nonprofit office use will not generate material impacts related to noise, parking, or traffic. Landscaping 
and a fence could further buffer any perceived transitions between uses. The special exception relief 
sought is limited to transition setback requirements that, if strictly applied, would render the site 
functionally undevelopable, or unable to meet the . Granting this relief enables a context-sensitive, 
mission-driven redevelopment that promotes community reinvestment without displacing existing uses 
or introducing disruptive impacts.
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1106 3RD ST NE, WASHINGTON, DC
ZONING & BUILDING CODE DATA SUMMARY

SD02  
8/20/2025

1:1.74

1106 3RD ST 

1106 3RD STREET NE, WASHINGTON, DC 20002

2017 DISTRICT OF COLUMBIA BUILDING CODE (DCMR 12A)

2017 DISTRICT OF COLUMBIA MECHANICAL CODE (DCMR 12E)

2017 DISTRICT OF COLUMBIA PLUMBING CODE (DCMR 12F)

2017 DISTRICT OF COLUMBIA FIRE CODE (DCMR 12H)

ASHRAE 90.1 2013, AS AMENDED BY 2017 DISTRICT OF COLUMBIA ENERGY CONSERVATION CODE (DCMR 12I)

2017 DISTRICT OF COLUMBIA EXISTING BUILDING CODE (DCMR 12J)

2014 NFPA NATIONAL ELECTRIC CODE (DCMR 12C)

ICC/ANSI A117.1 - 2009

2011 NFPA NATIONAL ELECTRIC CODE (DCMR 12C)

2016 DC ZONING REGULATIONS (DCMR 11)

SQUARE & LOT NO.: 0748 / 0072

LOT AREA: 1,657 SF

ZONING DISTRICT: PDR-1

ZONING OVERLAY: N/A

HISTORIC AREA/SITE: N/A

FLOOR AREA RATIO         
0.91

(1,502.4 SF)

2.0

(2,980 SF)

2.0

(2,980 SF)

PENTHOUSE HEIGHT 0'
12'-0" MAX (1 STORY LIMIT)

15'-0" PERMITTED FOR PENT. MECH. SPACE

BICYCLE PARKING N/A

Residential uses with eight (8) or more 

dwelling units and non-residential uses with 

four thousand square feet (4,000 sq. ft.) or 

more of gross floor area shall provide bicycle 

parking spaces

NONE REQ'D

ZONING & BUILDING CODE DATA:

BUILDING INFO:

26.16'

ZONING DATA:

REGULATION (ZR) EXISTING ALLOWED/REQUIRED

CONVERSION OF A SINGLE FAMILY RESIDENCE TO A  MIXED-USE BUILDING. (OFFICE ON THE FRIST FLR, 2 BEDROOM ARTIST STUDIO 

ON 2ND AND 3RD FLOOR EACH)

PROVIDED

BUILDING HEIGHT                 
50'-0" MAX

(NO STORY LIMIT)

38.96'

3 STORIES

PROJECT NAME:

PROJECT ADDRESS:

PROJECT NARRATIVE

APPLICABLE BUILDING CODES:

34.47'

0

N/A
59.94%

(993.33 SF)

10'-1.5"

TWO AND ONE-HALF INCHES (2.5 IN.) PER 

ONE FOOT (1 FT.) OF VERTICAL DISTANCE 

FROM THE MEAN FINISHED GRADE AT THE 

MIDDLE OF THE REAR OF THE STRUCTURE TO 

THE HIGHEST POINT OF THE MAIN ROOF OR 

PARAPET WALL, BUT NOT LESS THAN TWELVE 

FEET (12 FT.)

EXCEPT AT THE REAR YARD NEED NOT BE 

PROVIDED BELOW A HORIZONTAL PLANE 

TWENTY FEET (20 FT.) 

REAR YARD 54.25'

44.48%

(737.03 SF)

N/A

OFF-STREET PARKING

NOT REQ'DSIDE YARD N/A

1 PER 3 DWELLING UNITS IN EXCESS OF  4 

UNITS/

1.33 PER 1000 SF IN EXCESS of 3,000 SF 

NONE REQ'D

GREEN AREA RATIO (GAR) N/A 0.2
SEE GAR PLAN                         

(SEE SHEET LP101)

LOT OCCUPANCY
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1106 3RD ST NE, WASHINGTON, DC
1st FLR PLAN
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1106 3RD ST NE, WASHINGTON, DC
2ND FLOOR PLAN
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UNIT 1
AREA: 865.73 sq ft

BEDROOM                   

BEDROOM                   

HA
LL

W/D CL                

BATHROOM         LIVING

KITCHEN DINING

CL
   

   
   

   
   

 

CL
   

   
   

   
   

 

HALL              

10'-11" x 11'-8"

4'
-1

1"
 x 

1'
-1

0"

4'-10" x 3'

8'-5" x 4'-11"

8'-7" x 7'-1"

10
'-6

" 
x 3

'-2
"

11'-9" x 3'

17'-7" x 8'-8"

11'-11" x 15'-7"

7'-9" x 3'

2'
-6

" 
x 1

'-1
0"
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1106 3RD ST NE, WASHINGTON, DC
3RD FLOOR PLAN
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AREA: 891.37 sq ft LIVING

KITCHEN
DINING

BEDROOM                   

BATHROOM         
CL

   
   

   
   

   
 

CL
   

   
   

   
   

 

BEDROOM                   
CL                

STORAGE        W/D CL                HA
LL

HALL              

14'-8" x 8'-4"

11'-9" x 15'-8"

4'
-1

1"
 x 

1'
-1

0"
8'-5" x 4'-11"
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ELEVATIONS
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3RD FLR
+86.37'
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+95.87'

SCALE: 3/16" =    1'-0"1
EAST ELEVATION

SCALE: 3/16" =    1'-0"2
WEST ELEVATION
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Revisions:

System Size:
4.94 kW
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A01

2 Street View of Building

A01

3 Proposed PV Design

A01

1 Site Plan

TO BE INSTALLED PER FIRE CODE 2015. SECTION 605.11

AC Disconnect & Envoy

1/2" Conduit
#12 AWG & #12 Ground

N 

Solar PV System

A01

4 Back System Elevation
Scale: 1/8" : 1' 

Slope of roof 
less than 2/12

2' 4' 6' 
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