
May 28,2015 

Zoning Commission 

4414th St NW, Suite 20Q-S 

Washmgton, DC 20001 c_,, 

RE; Pubhc Comment on Case No ZC 14·11 

Dear zomng Commisstoners 
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I have been a restdent of DC stnce 2001, IMng tn R4 dtstrtcts in Mt Pleasant, Georgetown, c;:? o > 

z 
Eckmgton, & Petworth. 1 Yz years ago my Wtfe and I bought a 2·story row house in Petworth whictt3'e ::<: 
would not be able to afford now smce property values have increased so much due to the lack of 

housing in DC and mcreased demand It is a R-4 zoned house whtch would be dtrectly affected by this 

zomng change. 

I am also a Graduate of Syracuse Umverstty with a degree in Environmental design and have worked on 

urban planmng &urban development projects. For the l;;tst 4 years I have worked for a small 

Architecture firm m DC workmg on vaned proJects I have worked on personally or seen our office work 

on 2G-30 condo convers1on proJects m DC m that ttme, many of wh1ch included pop-ups 

The proposed legislation does not address aesthetacs, construction quahty, means & methods, DCRA 

enforcement, tllegal constructton, and many other of the comments upsetting DC residents wh1ch 

constitute the bulk of complamts on "Pop-ups," wh1ch th1s case/amendment IS supposed to address. 

people have voiced aga1nst pop-ups and as reasons for this legislation I agree that 1 find many pop-ups 

ugly and would not want them next to my house However, I also think many 8-11 story buildmg 

downtown and on commerc1allots throughout the c1ty built m the last 20 years are homble ugly as well. 

Simply put, unless m a hlstortc d1stnct, DC has no right to tmplement architectural aesthetac design 

crtteria I would be open to the whole ctty put mto a Htstoric district wrt:h some kind of aesthetic revtew 

process put in place 

Now lets talk about the mtent of R-4 zone They were butlt primarily between 130 & 80 years ago in DC 

as single family properties to fit the demand of the ttme Manv have fallen into dtsrepair and developers 

have been movmg in to buy up plighted & cheap properties that they can renovate and sell for a profit. 

Thts 1s a necessary and very healthy system, whtch for the most part has worked quite well Many 

neighborhoods have been gentnfymg, people have been movmg back into DC 1n record numbers m the 

last 15 years and the livelihood of entire neighborhoods have been rev1ved. There are some developers 

who do shotty work, disregard codes, etc and these people should be dealt with By enfourcement via 

DCRA 

Now, the demand for large homes m DC has stayed f;;urly steady and the demand for small-medu1m size 

homes & condo's has shot up. By taktng some single fam1ly houses wh1ch had 2-stories finished & a 
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unfintshed basement, like our house, and turning them inot two umts, 2 floors each, IS ltl effect doubling 
the urban density. Th1s has many 1mphcat1ons, the majority of which are pos1t1ve lets take a look at 

reasons for & agamst allowmg th1s to happen 

Greater urban density creates shorter commutes, higher usage of pubhc transport, less cars on 

the roads, and thus in the c1ty, eas1er access of bas1c goods & serv1ces when more busmesses move mto 

the areas to service the higher demand(restaurants, drydeaners, food stores, etc.) more people = more 

eyes on the street, wh1ch in turns directly is shown to reduce the amount of petty crime. 

Now for the agamst' ne1ghbor m1ght thmk a bulfdmg they do not own 1S ugly{ and they don't want to pay 

for the h1gher pnces '"one of the 27+ h1stonc neighborhoods in DC, but would rather try and 1mpose 
the1r own brand of histone preservation by blockmg development rrghts of DC land owners!), 
construct1on(whrch was probably gomg to happen regardless of weather or not it was a pop-up or not) is 
mconvenient for a netghbor, blocks some light from the rooftop the do not use, blocks sunhght from 
the1r back yard, because as we all know, no buildings are ever allowed to go up that may block a 
netghbors sunlight or v1ew. less parkmg on the street because more ne1ghbors always= more cars, and 

lets be honest, as a neighbor I am ent1tled to a parking spot in front of my house on public property. 

The arguments against just don't stack up to for more urban density. Pease allow the ctty to evolve and 

adapt to the c1t1es demands rather than cowtowmg to a few angry ne1ghbors How many c1t1es of 5 
million have you been to where they are not allowmg new developments 10 the csty. 

My ma1n po.nt is to address Urban Planning rather than upset residents. The zoning laws should first 
and foremost thmk of urban planning when constdenng new legislation, how the c1ty is planned and 
developed to make a happy, healthy, v1brant City wh1ch people enJOY to hve m DC is about 800,000 
people with over 5 mllhon in the De-Metro area Urban sprawl IS rampant with new loosely regulated 

developments contmually be built expandmg the City out Without regards to urban density. Although DC 
c1ty codes do not and can not affect outlying areas, 1t does have control over DC proper ( In an Ideal 
world as cit1es grow, so does the dty boundary so C1t1es can properly be zoned m 1t's ent1rety and not 

JUst 1t's City center, how3ever, th1s 1S obv1ously not gomg to happen anyt1me soon in the USA or DC) 

Every notable Urban planner for the past 25 years has agreed that H1gher Urban DensitY re~ults m better 
cities & neighborhoods. Urban Oenslty creates spaces with more access to all amenities by foot and 

reduces need for IndiVIduals to have cars. It puts more eyes on the street and thus safer It usually 

creates a more human scale and less of a car scale for the environment Now that DC has had a 

resurgence m urban infin, as most large cit1es m the us have, the housing stock has been exacerbated 

and smgle family home pnces area skyrocketmg. As the last remammg lower prtces neighborhoods, like 
mme(Petworth,) are being gentr1fiPd, rPnovated, & updated, there is nowhere left for people to move to 



1n the c1ty and smgle fam1ly prices Will continue nse, 1f not accelerate. It should be the Zomng 

CommiSSion's role to mcrease urban Density, not mh1b1t rt, as thts proposal does 

The proposed leg1slat1on that the hm1t 1S 4 umts and that the 4th un1t 1s be IZ(%60) Will reduce the ab1hty 

for developers to take larger lots 1n R-4 and convert to larger multi-family dwellings The econom1es of 

scale and construction costs are such that a developer s1mply will not bUild the 4th un1t mult1-fam1ly 

buildmg because they would lose money. Th1s w1ll resJit 1n the larger Jots not being developed at all or 

1nto larger units, which Will be more expens1ve, thus reducing urban density & housmg stock, ra1s1ng 

pnces of all housmg(smgle family & condo/apartment) because of less stock, and ra1smg the prices of 

the propert1es developed because they are larger This will in-fact have the opposite effect of prov1dmg 

more affordable hous1ng, counter to what OP states they want They must reahze that developers Will 

not budd a IZ umt m a 4 Ul'\lt project because they would lose money To hmit a huge lot to 4 

umts(which in turn IS effectively 3 units) wrll have another effect owners of larger lots will s.1mply 

subdivide the lot, makmg 2 or3 or even 4 3-umt bUJid1ngs next to one ~nother. However, smce each 

buildrng Will have to have 1t's own swere, Power, w~ter, gas connectcons, and poss1bly sprmkler system, 

the cost per each rndJVJdual umt Will be more costly and a new starr 1n each one whould mean more 

unused common area and less umt SF Do you see, developers w1ll always work Wlthm the confines you 

g1ve them, and what you would end up wrt:h IS Simply more expens1ve umts Why? 

If a lot IS large enough, as many umts should be allowed w1thin the 900 sf per un1t, and the current code 

of 10+ units startmg the IZ requirements Conversely, a large lot is appropnate to have more dwelhng 

un1ts, plam and s1mple, and th1s legislation would proh1b1t them 

I would hke to add that when my w1fe & I bought our house, we looked mto addmg a 3rd story onto our 

2-story house. Because of how Zontng calculates the bUJidmg he1ght in R-4~ from the grade at the front 

of the buildtng, and s1nce our house, bke many, •f not most 1n R-4, has 1t's 1st floor at 3' to 4' above 

grade, we would be unable to add a 3rd story under the proposed leg•slation because our house is 

already considered 30ft high, and we could not fit another story 1nto the 35' limit. I would recommend 

that if you are cons1denng passmg th1s 35' limit, that you allow for spectal exempt1ons for homes like 

mine and many other residents, who would be unfairly singled out compared to people With 1st floors 

closer to grade level. By keepmg the existmg 40' hm1t, 1t would allow for thrs. I would be OK w1th a 

setback clause, reqUirtng any add1tlonal stor1es, or just a 4th story to be set back S' to 10' from the front 

fa~ade of the existing bulldmg This m1ght be a good compromtse, as 1t would allow for the rhythm, 

scale, & continuity of the ex1stmg streetscape facades as built to remam, and allow for additional sf be 

added to smgle famtly homes or condo conversions. 

The hm1t set at 35' also would prohibit any R-4 homes from adding a 4th story at all, thus reducmg urban 

tnfill, urban density, & reducmg the potential s12e of each unit with1n a mult1·fam1ly. Most developers I 

talk to & work with want to make larger umts with more bedrooms as they sell for more money Most 

of the condo conversions I have worked on in the d1stnct average between 1000 sf 2-bedroom and 



1700sf 2 bedroom & den or 3 bedroom. Th1s JS an appropnate s1ze for young people, young fam11ies, & 

full grown famthes My house IS not large, nor small and IS about 1300sf and would be more than 

adequate for a fam1ly of 4-5 people on 2 levels Our cellar IS an unused area If we were to go up a 

story, agam not permttted under th1s proposed leg,slatlon, we could create two 2-story condos, each 

w1th roughly the same hvmg space we currently occupy I don't understand why the Zonmg CommiSSion 

would want to restnct or deny th1s sort of urban mfill/dens1ty mcrease/conversion of s•ngfe famtfy to 

condos? 

The part of the legtslat•on saytng you can not "pop-back" more than 10' beyond your neighbors ex1stmg 

house 1s the most ludicious, obsme, d1sconcertmg thmg I have heard come out of DC, and that ts saymg a 

lot To limit what I can build on my prope"y based on what my neighbor has or has not built IS msane I 

own my property, I should be able to build within the zone regulations what I want w1thout worry1ng 

about what my ne1ghbor m1ght or m1ght not have already bUJlt ThiS is beyond a zoning regulation, thts 

is neighbor regulation. In add1tion, I have seen DCRA's new tnterpretat10n of extendmg party wall 

chimneys on pop-ups. I understand that DCRA may be wanting to protect homeowners nghts, but what 

this has in effect been doing 15 allowing corrupt and morally vo1d IndiVIduals from extortmg huge 

amounts of money from developers to allow their chJmney to be extende~. I am afratd the dause 

regardmg solar panels is along the same vein. If I know a developer 1s planning a pop-up next to me, alii 

have to do 1s put up a $200 solar system, and demand $100,000 from the developer to get his pop-up 

approved. Clear e)(tOrtton, and people will do 1t. I could understand makmg the developer pay to raise 

the solar panels to get sun, but disallowing a developer or home owner to pop-up because a neighbor 

has added somethmg the their own buttding 15 JUSt plam Silly. 

I hope the everyone who 10 the OP put together th1s proposal gets fired and real urban planners get 

h1red to help make DC a better Crty and not just one that is overly restrictive and short-s1ghted 

Smcerely, Knstian Hoffland 

Kristial'!.. J-lofflavvl 

2.2 q Rack Creek ChCA v-ch Rd. NW 

Washington, DC, .2001-3. 
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kristianhofRo.wl@gWlO.If.coWl 


