BZA Case 21404 ANC SMD 3F06
Hearing Date July 22, 2026

5034 Nebraska Avenue, NW
Washington, DC 20008

Outline of Testimony of Guillermo Rueda, Zoning Expert.’

Errors in application 21404 at 5034 Nebraska Avenue, NW requesting Special Exception
Relief of a single 5 ft side yard.

1. The projectis a new building. Zoning Interpretation-10. Demolition exceeds the
allowed percentage to be considered an addition. The entire structure is being
replaced and the one claimed remaining wall will be completely rebuilt to
accommodate new floor levels and fagade changes that will increase the size and
number of openings. Therefore, it is considered a raze with a new building.

2. The Application fails to disclose the existence of an additional dwelling unit at the
cellar level with its own independent entrances, sleeping and kitchen facilities or
include the covenant required by zoning guidance document 2019-003. 2

3. Applicant’s drawings show illegal encroachments of rear extension and upper floor
additions onto the neighboring properties.

4. Solar Studies are insufficient to show impact on light and air for all seasons after 3
pm. They further fail to provide any roof modelling or impact of shading at roof level.

5. The Self Certification form contains many errors and omissions, including:

i) The property is a non-conforming row dwelling in an R-2 zone that only
contemplates detached and semi-detached buildings.
ii) The property is non-conforming for lot width and lot area

6. The Application fails to seek special exception relief from both required 8 ft side
yards.

7. Variance Relief required. The property is neither detached nor semi-detached in the
R-2 zone and needs variance relief for a new, 2-family, row dwelling.

8. The Applicant fails to request Special Exception Relief required for D-207.4,
because the upper floors of the addition extend more than 10 feet further that the
farthest rear walls of the upper floor of the adjacent properties.

9. The application fails to request Special Exception Relief for D-204, governing solar
energy systems. Shading of the panels from the upper story exceeds the allowed
threshold of 5%.

T Mr. Rueda’s CV is attached as Exhibit A

2 Zoning guidance document 2019-003 is attached as Exhibit B
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Expertise / Skill Set:

Client Advocacy
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Design Development & Detailing
Construction Administration
Project Management
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Years of Professional Experience:
38

Education:

Carnegie Mellon University,
Pittsburgh, PA

Bachelor of Architecture (1987)

Registration:
District of Columbia (1991)

Apprenticeships:

Richard Ridley + Associates,
Washington, DC (1984)

HH+A, Landscape Architecture,
Pittsburgh, PA (1986)

WG Reed Architecture,
Bethesda, MD (1987)

GMR Ltd. Architects/ Engineers,
Cabin John, MD (1987)

Affiliations:
American Institute of Architects
International Code Council

EXHIBIT A

PROFESSIONAL EXPERIENCE:

AGGREGATE ARCHITECTURE + DESIGN, (2024 - ) WASHINGTON, DC

= PROJECT MANAGER: ARCHITECT RESPONSIBLE FOR ALL ASPECTS OF
DESIGN. ZONING, CONSTRUCTION, DEFECT REPORT WRITING.

MCP INSPECTIONS, LLC, (2019-2024) WASHINGTON, DC

= PROFESSIONAL IN CHARGE: PLAN REVIEW, PUBLIC ADVOCACY AND
DEFECT CONSTRUCTION INSPECTIONS AND LEGAL REPORTS.

GUILLERMO RUEDA, AIA, (2017-) WASHINGTON, DC

=  PRINCIPAL: CONSULTING ARCHITECT, AFFORDABLE HOUSING
DESIGN, PLAN REVIEW, BZA EXPERT WITNESS AND LEGAL SUPPORT.
DEFECT CONSTRUCTION.

= SPECIAL ASSISTANT ON BUILDING AND ZONING TO THE OFFICE OF THE
COUNCIL MEMBER FOR WARD 1 (2017)

MV+A ARCHITECTS, (2013 -2017) WASHINGTON, DC,

= ASSOCIATE: RETAIL ARCHITECTURE. WHOLE FOODS MARKET, CLIENT
TEAM LEADER RESPONSIBLE FOR DESIGN, MANAGEMENT AND
CONSTRUCTION ADMINISTRATION OF BOTH BASE BUILDING AND
INTERIORS FOR NEW MID-ATLANTIC STORES

SINGLETARY RUEDA ARCHITECTS, PC, (1997 —2013) WASHINGTON, DC

= FOUNDING PRINCIPAL: MULTI-FACETED DIVERSE PORTFOLIO OF
PROJECTS INCLUDES MULTI FAMILY, RETAIL, COMMERCIAL AND
CORPORATE  INTERIORS.  ESTABLISHED  CLIENTS  INCLUDED
QUADRANGLE DEVELOPMENT AND THE GWU.

ESOCOFF & ASSOCIATES ARCHITECTS, (1995 -1997) WASHINGTON, DC

= ASSOCIATE (1995): PROJECT ARCHITECT. MANAGED DESIGN,
DETAILING, STAFFING AND BUDGETING FOR LARGE MULTI-FAMILY,
INTERIOR SPACE PLANNING AND BUILDING RENOVATION PROJECTS.

KEYES CONDON FLORANCE ARCHITECTS, (1988 — 1995) WASHINGTON, DC

= ASSOCIATE (1991): INTERN, STAFF ARCHITECT AND DESIGNER
INVOLVED IN A VARIETY OF PROJECT TYPES—MANY FROM DESIGN
THROUGH CONSTRUCTION ADMINISTRATION. LED DESIGN TEAM FOR
MCI ARENA BASE BUILDING

AWARDS/ PUBLISHED PROJECTS

DC AIA CATALYST AWARD FOR "EXCEPTIONAL DESIGN THAT ENRICHES CITY
LIFE" (2002), LAURIOL PLAZA RESTAURANT

AIA GUIDE TO THE ARCHITECTURE OF WASHINGTON, DC, 5TH ED, G MARTIN
MOELLER (2012) LAURIOL PLAZA RESTAURANT

THE WASHINGTON POST, 07.20.96 “ROOMS FOR IMPROVEMENT,"” BENJAMIN
FORGEY. HAMILTON HOTEL (CROWNE PLAZA)

DC AIA AWARD OF EXCELLENCE IN INTERIOR ARCHITECTURE, (1995) CUA LAW
SCHOOL, MIRROR OF JUSTICE CHAPEL.

DC AIA MERIT AWARD (1995) MCI CENTER (CAPITOL ONE ARENA)




EXHIBIT B

Vd ‘ ro Effective Date: May 7, 2019

Government of the District of Columbia
Department of Consumer and Regulatory Affairs

Interpretation of Zoning Regulations Guidance Document
Defining a Separate Dwelling Unit

2019-003

References:
® Subtitle B, § 100.2

Purpose

The purpose of this guidance document (“Guidance”) is to define what elements constitute a separate dwelling
unit. The use of a single household dwelling as a two unit dwelling, or the creation of additional dwelling units
more generally, must be reviewed under required Department of Consumer and Regulatory Affairs (DCRA)
permit processes. The Zoning Regulations, in certain residential zones, provide restrictions on the maximum
number of dwelling units per lot. The Zoning Administrator (ZA) has encountered the following issues: 1)
building permit plans showing an unclear number of dwelling units; 2) the detection of illegal dwelling units that
lack appropriate zoning and building code reviews; and 3) the need to provide future home buyers and tenants
with clarity regarding the permitted number of dwelling units on a property.

The ZA issues the following Guidance, which builds upon previous direction, to accomplish the following:

1) Define what features establish a separate dwelling unit distinct from the principal dwelling unit; and
2) Address when building permit applications show a specific area of a residence (hereinafter, “Potential
Unit”) that has the key characteristics of a dwelling unit — except that there is a reduced eating and
cooking facility (such as a wet bar) — and which the applicant represents will not operate as a separate

dwelling unit.

The Guidance applies to pending and new building permit applications, not to construction previously completed
under issued permits.

What is a Dwelling Unit?

A dwelling unit is defined as: “One or more habitable rooms comprising complete independent living facilities
for one or more persons, and including within those rooms permanent provisions for living, sleeping, eating,
cooking, and sanitation. A dwelling unit is intended for a single household.” (B- § 100.2).

The ZA has identified the following three key characteristics of a separate dwelling unit:

1) “independence” from another dwelling unit — e.g., the habitable room(s) have independent access to
the exterior (either directly, or through a common foyer or lobby);

2) “sanitation” facilities — e.g., a full bathroom, including a sink and bathtub and/or shower (or plumbing
rough-ins for a full bath or shower); and

3) “eating” and “cooking” facilities — e.g., a kitchen, including stove and sink (separate from the full bath or
laundry room sinks), or rough-ins for stoves and sinks (such as a gas line, or line for a stove or plumbing
connection for separate sink).
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e Where all three of the key characteristics are clearly present for a specific area of the residence in the
building permit application, the ZA will view this Potential Unit as a separate dwelling unit that must be
reviewed for zoning compliance accordingly, irrespective of the representations by a homeowner.

e Where all three key characteristics are present — except that there is a reduced eating and cooking facility —
and the homeowner represents that the Potential Unit will not operate as a separate dwelling unit, the ZA
provides the following guidance. Rather than a typical kitchen design, the building permit in this
circumstance shows a wet bar or secondary sink (a sink not associated with the bathroom or laundry room)
but no stove or gas line rough-in. A reduced eating and cooking facility, in combination with the other
dwelling unit characteristics, may still allow a Potential Unit to operate as an unpermitted separate dwelling
unit, either as originally designed or through later unpermitted alterations. In such cases, the ZA has
determined that he will accept the homeowner’s representation provided the homeowner executes a
covenant to be recorded in the District’s Land Records affirming that the Potential Unit will not operate as a
separate dwelling unit.

e Where a Potential Unit is entirely missing a key characteristic of a separate dwelling unit, such as
independence, sanitation elements such as a bathtub and shower, or any cooking or eating facility, the ZA
will not consider the Potential Unit as a separate dwelling unit for zoning purposes — but instead as part of
the principal dwelling unit — and no covenant will be required.

Notwithstanding this Guidance, the ZA may, based on a review of the totality of the facts on a case-by-case
basis, determine that the design of a Potential Unit is or is not intended as a separate dwelling unit.

Covenants

e When required, the covenant is a declaration from the homeowner that the space will be used by members
of the household occupying the principal dwelling unit and will not be used as a separate dwelling unit. It
also indicates to future home buyers and tenants that a specific space in the residence that may look like a
dwelling unit has not been approved as a separate dwelling unit by DCRA.

e A covenant template must be obtained from the Office of the Zoning Administrator (OZA). Once a
homeowner enters necessary information about the property and provides clear and consistent building
plans of the area in question, and has the covenant signed by all owners and notarized, OZA and the Office
of the Attorney General will review and approve the covenant typically within 15 business days. Once
approved, the homeowner must record the covenant with the Recorder of Deeds at the Office of Tax and
Revenue and then provide a recorded copy to OZA prior to the issuance of any related building permit.

e The homeowner (or successor) may terminate this covenant in coordination with DCRA by either: 1)
removing key characteristics of the Potential Unit (e.g., eliminating the separate sink/wet bar or the
shower/bathtub) under issued permits or 2) converting the Potential Unit into a dwelling unit by obtaining
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permit approval, as allowed in the property’s zone district, for an accessory apartment or an additional
dwelling unit (an updated certificate of occupancy may also be necessary).

Implementation

Since this interpretation reflects current practice, this Zoning Administrator guidance will apply to all pending
and new building permit applications beginning May 7, 2019, the date of publication.

*This Guidance reflects the ZA’s current interpretation of the Zoning Regulations in effect at the date of the posting of this document on
the DCRA website and is subject to change due to revisions of the Zoning Regulations, decisions of the Board of Zoning Adjustment or
Zoning Commission, or experience in reviewing and enforcing the Zoning Regulations. This Guidance only applies to zoning. All other
applicable District regulations, including building code requirements and licensing, must be complied with.
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