
Working for a Safe and Affordable U Street

Submission on January 7, 2024 (before 4pm) to 
ZCSubmissions@DC.gov
In re: Zoning Commission Case 23-02; Continuing Opposition 
to Contested Map Amendment
From: Debby Hanrahan, Save DC Public Land, Co-Founder, 
debby@savedcpublicland.org

=========================================================================

Dear Zoning Commissioners,

In addition to all prior testimony on behalf of Save DC 
Public Land: Working for a Safe & Affordable U Street, we 
include all attachments as submitted herein.  Moreover, we 
have not wavered in our opposition to the Office of 
Planning’s ramrodding of a unstudied zone map amendment 
that will harm this community permanently. To this end, we 
also adopt all other testimony by parties in opposition, 
namely the Homeowners within 200 feet, the Black Neighbors 
of 1617 U Street, and the Dupont Circle Citizens 
Association.

Please see attached many Comprehensive Plan policies (2021)
that are contradicted by the rezoning application in this 
case.  Thus this application must be denied.

Despite the many many opportunities to follow the law since
filing this application one year ago, the applicant’s 
absolute lack of study of the rezoning impacts on the 
surrounding community completely fails critical policies of
Chapter 25 of the Implementation Element as attached.  
These policies are not guidelines, they are requirements 
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and are supported by the zoning regulations themselves. The
closest thing to any understanding of impacts is a singular
offhand sentence in OP’s Final Report and Supplemental 
Report that suggests that shadows from a building born of a
MU10 rezoning may affect the neighboring homes. That is the 
entirety of any mention, let alone study of impacts specific
to affected neighbors and the surrounding community. 

Additionally, OP has completely failed in any equitable 
outreach to those more vulnerable to impacts and 
displacement in the surrounding community. OP has hosted 
zero community forums, no specific door to door outreach, no
contacting of businesses, churches, civic groups, etc. 
about this rezoning application. This lack of engagement 
with the community fails Comp Plan objectives of wide and 
transparent discussion, especially with those that will be 
permanently affected by the rezoning like all of our 
participating members and nearby petitioners.

If proper and adequate outreach would have been done, OP 
would have realized there are many existing affordable units
nearby that may be displaced by such a large land use 
change that imminently threatens land value destabilization
and displacement.  This includes the 1617 V Street Coop and
the Champlain Court Coop, among other naturally existing 
affordable housing in the area.  Again, OP shows nothing on 
the record in understand what families and properties may 
be affected by the MU10 rezoning. Thus, this application 
represents a “Displacement Blueprint” not an “Anti 
Displacement Strategy” as expected by the Comp Plan Housing
Element, Chapter 5 (see attached).

There’s also no discussion or study of the impacts from the
disruption of our community’s life safety services this 
rezoning will bring to bear. How is this acceptable in 
light of the policies in Chapter 11 of the Comp Plan (see 
attached) or generally under basic planning protocols.
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Please also see attached additional petitions we’ve 
received to add to the 1,000+ signatures already on the 
record.  The vast majority of these signatures represent 
local neighbors in the impacted vicinity who are opposed to
#BuildingAsUsual.

Save DC Public Land wants three things:

1.Public land stays public;

2.In-scale development that preserves & protects the 
environment & public safety;

3.Community-driven planning supported by real data & 
transparent dialog emphasizing public needs, truly 
affordable housing, and no displacement.

Sincerely,

Debby Hanranhan
On Behalf of the Save DC Public Land members and 
petitioners.

Www.SaveDCPublicLand.org/the1617project

(Enclosed Find Additional Attachments)
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DC’s “AFFORDABLE” Housing parameters

The following matrix shows DC’s “Affordable” Housing income limits in 2017 (per
Chapter 5 of the 2021 Comp Plan amendments):

Here are DC’s “Affordable” income limits in 2022-23:

Source: 2022-2023 MAXIMUM INCOME, RENT AND PURCHASE PRICE SCHEDULE
Effective July 1, 2022,
https://dhcd.dc.gov/sites/default/files/dc/sites/dhcd/publication/attachments/2022-6-24%20IZ%20ADU%20price%20schedule.pdf, as found
on the DHCD website from here:
https://dhcd.dc.gov/publication/2022-2023-inclusionary-zoning-maximum-income-rent-and-purchase-price-schedule

https://dhcd.dc.gov/sites/default/files/dc/sites/dhcd/publication/attachments/2022-6-24%20IZ%20ADU%20price%20schedule.pdf
https://dhcd.dc.gov/publication/2022-2023-inclusionary-zoning-maximum-income-rent-and-purchase-price-schedule


Looking at these two charts, you can see that since DC’s “affordability”
levels are based on the area media incomes (AMI) of not just DC, but
also Fairfax and Montgomery counties, it becomes easier to see why
this things are becoming less and less affordable as the income
restriction keep rising with the increasing AMI.

● In 2017, a single-person household could be making between $47,000
and $61,000 per year could qualify for one of DC’s “Affordable”
studio/one bedrooms.

● Since the “Affordability” index climbs every year, that is the Area
Median Income keeps going up, now in 2022-23, a single household
(an individual) making $60,000 to $80,000 per year could qualify for
an “Affordable” housing unit in DC.

How did OP consider existing affordable housing around 1617 U
Street and the people and families in them and what kind of
“affordable” housing are they championing?

Chapter 5 Housing Element
https://planning.dc.gov/node/638832

What is the Difference Between Housing Affordability and Affordable Housing?
Housing affordability is a broad measure of whether or not housing is affordable to a range of
households. Households that pay more than 30 percent of their income on housing are
considered to be burdened by housing costs, while those who pay more than 50 percent are
severely burdened. Therefore, housing affordability is the extent to which a broad range of
households pay less than 30 percent of their income on housing. An important part of
affordability are neighborhood assets that help keep transportation costs low, such as
reducing the need for car ownership and use. 10A DCMR 500.7a.

Policy H-1.3.4: Cooperatives and Co-housing
Encourage cooperatives, shared housing, and co-housing (housing with private bedrooms but
shared kitchens and common areas) as a more affordable alternative to condominiums.
Explore how both housing types might support multigenerational households.
10A DCMR 505.1

Policy H-2.1.2: Preserving Affordable Rental Housing
Recognize the importance of preserving rental housing affordability to the well- being of the
District and the diversity of its neighborhoods. Undertake programs to preserve the supply of
subsidized rental units and low-cost market rate units, with an emphasis on preserving

https://planning.dc.gov/node/638832


affordable units in high- cost or rapidly changing neighborhoods, where the opportunity for
new affordable units is limited. 10A DCMR 510.6

Action H-2.1.I: Anti-Displacement Strategy
Track neighborhood change, development, and housing costs to identify areas of
Washington, DC that have experienced, are experiencing, or are likely to experience,
displacement pressures. Collect, disaggregate, and monitor data to consider income and
racial characteristics of the neighborhoods and households affected by or at risk of
displacement. Conduct racial equity analyses that identify the policies and underlying forces
contributing to any inequities. Such analyses must consider different sources of displacement
pressures, including a lack of new housing in high-demand neighborhoods and effects new
development may have on housing costs in adjacent areas. 10A DCMR 510.22



Reference: Chapter 20 Mid-City Area Element
https://planning.dc.gov/node/574872

Policy MC-1.1.1: Neighborhood Conservation
Retain and reinforce the historic character of Mid-City neighborhoods, particularly its mix of row 
houses, apartment houses, as well as historic districts, and walkable neighborhood shopping districts. 
The Planning Area’s squares, alleyways, and historic alley lots offer opportunities for preservation and 
creative development. The area’s rich architectural heritage and cultural history should be preserved 
and enhanced. 10A DCMR 2008.2

Policy MC-1.1.3: Infill and Rehabilitation
Infill development should be compatible in scale and character with adjacent uses and encourage more 
housing opportunities. 10A DCMR 2008.4

Policy MC-1.1.5: Conservation of Row House Neighborhoods
Recognize the value and importance of Mid-City’s row house neighborhoods as an essential part of the 
fabric of the local community. Ensure that the Comprehensive Plan and zoning designations for these 
neighborhoods reflect the desire to retain the row house architectural pattern. Zoning and policy in 
Mid- City’s row house neighborhoods should seek to maintain and augment the mix of large and small 



unit sizes and opportunities for both homeownership and renting, as exemplified by the use of English 
basements as separate dwelling units. See Policy LU-2.1.7 and Policy LU-2.1.9 for more guidance on 
alterations to row houses. 10A DCMR 2008.6

Policy MC-1.1.7: Preservation of Affordable Housing
Strive to retain the character of Mid-City as a mixed-income community by preserving the area’s 
existing stock of affordable housing units and promoting the construction of new affordable units. Give
attention to the most rapidly changing neighborhoods and encourage the use of historic preservation tax
credits to rehabilitate older buildings for affordable housing. 10A DCMR 2008.8

Policy MC-1.2.1: Cultural Diversity
Maintain the cultural diversity of Mid-City by encouraging housing and business opportunities for all 
residents, sustaining a strong network of social services for immigrant groups, and retaining affordable 
housing for families and other households within the Planning Area. 10A DCMR 2009.1

Policy MC-1.2.7: Mid-City Historic Resources
Protect the historic resources of the Mid-City Planning Area, with particular attention to neighborhoods
that are currently not preserved by historic district designation and are at greater risk for demolition or 
inappropriate redevelopment. 10A DCMR 2009.7

* 10A DCMR  = Title 10A of the DC Municipal Regulations = DC Comp Plan (2021)



25 CHAPTER 25 OF THE COMP PLAN (LINK)

THESE ARE REGULATIONS THAT ARE SUPPOSED TO GUIDE AND IN SOME CASES 
ENFORCE HOW THE CITY AGENCIES ACTUALLY DO PLANNING IN DC

IM-1.1 Development Review 

The development review process provides one 
of the most effective means of carrying out 
Comprehensive Plan policies. Projects requiring
review by the Office of Planning or Zoning 
staff, the Board of Zoning Adjustment, and the 
Zoning Commission may be tied to findings of 
consistency with the Comprehensive Plan, or at 
least to evaluations that consider relevant 
Comprehensive Plan policies. Reviews by other 
agencies of development proposals also 
provides a means of evaluating the impacts of 
major projects on public services and the natural
environment, consistency with policies related 
to achieving resilience and equity, including 
racial equity, and assessing the compatibility of 
proposed design with adjacent uses and 
neighborhood character.  10A DCMR 2502.1

Policy IM-1.1.6: Studies Informing Zoning 
Case Approvals
To the extent the following factors are relevant 
for consideration, ensure that zoning case 
reviews on matters such as PUDs are informed 
by: (1) transportation and infrastructure  studies 
and  recommended  conditions of approval to 
mitigate potential impacts; (2) agreements for 
financing any necessary improvements, 
including public and private responsibilities; (3)
agreements to comply with District employment
and hiring requirements and other regulations 
that provide public benefits to District residents;
and (4) racial equity reviews, as identified in 
Action IM-1.B.  10A DCMR 2502.11. 

Policy IM-1.1.1: Development Impacts
To the greatest extent feasible, use the 
development review process to ensure that 
potential positive impacts are maximized 
and potential negative impacts on 
neighborhoods, the transportation network, 
parking, environmental quality, and other 
issues, including construction impacts, are 
assessed and adequately mitigated, 
consistent with the guidance in the 
Comprehensive Plan and applicable 
requirements.  10A DCMR 2502.6

Policy IM-1.1.3: Relating Development to 
Infrastructure Capacity
Align development with infrastructure 
capacity, with the intent of  not exceeding 
capacity. Land use decisions should 
balance the need to accommodate growth 
and development with available 
transportation capacity, including transit, 
and other travel modes and the availability 
of water, sewer, drainage, solid waste, and 
other public services. 10A DCMR 2502.8

How DC is supposed to “plan” – Page 1 of 3
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Policy IM-1.3.2: Zone Map Consistency
Consistent with the Home Rule Charter, ensure 
that the Zone Map is “not inconsistent” with the
Comprehensive Plan, including the text and the 
Future Land Use Map. Make appropriate 
revisions to the Zone Map or zoning text to 
improve its alignment with the Comprehensive 
Plan text and the Future Land Use Map and to 
eliminate clear inconsistencies. 10A DCMR  
2504.4

Policy IM-1.4.2: Monitoring Neighborhood 
Trends
Monitor social, economic, community, and real 
estate trends that might require land use actions 
or policy modifications. Incorporate current, 
reliable data in Washington, DC’s land use 
planning efforts, and use that data consistently 
across District agencies. This data must be 
disaggregated by race. 10A DCMR 2505.4

Policy IM-1.3.3: Consultation of 
Comprehensive Plan in Zoning Decisions
The Board of Zoning Adjustment, the Zoning 
Commission, , and other District agencies or 
decision-making bodies regulating land use, 
shall, when required by law or regulation, look 
to the District Elements of the Comprehensive 
Plan and its accompanying maps. Decisions on 
requests for rezoning shall be guided by the 
Future Land Use and Policy Maps read in 
conjunction with the text of the Comprehensive 
Plan (Citywide and Area Elements), as well as 
Small Area Plans pertaining to the area 
proposed for rezoning. 10A DCMR 2504.5

Public Participation

Policy IM-1.5.1 Equitable Public Participation
Throughout the Comprehensive Plan, policies and actions describe various planning activities. District-
led planning activities shall provide meaningful, accessible, and equitable opportunities for public 
participation early and throughout these planning activities. Planning activities led by other federal, 
regional, non-profit, or private entities will be encouraged to follow this policy guidance. Public 
outreach and engagement tools and practices should be developed appropriate to the needs of the 
communities included in the study, reflecting the geographic area, scale, and type of planning study. 
Partner with and involve the community in developing plans and studies, including the comprehensive 
plan, small area plans, and other District-sponsored plans. To promote  full, transparent, and equitable 
participation, public engagement must be undertaken that enables low-income households, 
communities of color, older adults, and individuals with disabilities to participate fully and equitably, 
recognizing potential disparities in access to information and technology, availability of time and 
resources, and other issues. 10A DCMR 2506.2

How DC is supposed to “plan” – Page 2 of 3



Policy IM-1.5.3: Promoting Community 
Involvement
Encourage the community to take a more 
proactive role in planning and 
development review, and to be involved 
in Comprehensive Plan development, 
amendment, and implementation. A 
variety of means should   be used to 
secure community input, including 
advisory and technical committees, 
community workshops, review of draft 
texts, public forums and hearings, and 
other means of discussion and 
communication. 10A DCMR 2506.4

Policy IM-1.5.5: Transparency in Decision-Making
Strongly encourage transparent decision-making in all
land use and development matters, making 
information available and accessible to residents, and 
maintaining open lines of communication with the 
public as plans are developed. 10A DCMR 2506.6

Policy: IM-1.5.7: Language Access
Consistent with the District’s Language Access Act, 
provide equal access and participatory opportunities 
for District residents who cannot (or have limited 
capacity to) speak, read, or write English in planning 
processes  and initiatives. 10A DCMR 2506.8

Action: IM-1.B Equity Tools for District Agencies, including the Zoning Commission

Prepare and implement tools, including training, to assist District agencies in evaluating and 
implementing the Comprehensive Plan’s policies and actions through an equity, particularly a racial 
equity lens. This includes tools to

use as part of the development review process, preparation of plans, zoning code updates, and 
preparation of the capital improvement program, that considers how to apply an equity analysis in these
processes, including any information needed. This shall specifically include a process for the Zoning 
Commission to evaluate all actions through a racial equity lens as part of its Comprehensive Plan 
consistency analysis. 10A DCMR 2501.8

See the DC Zoning Commission Racial Equity Tool / Lens here ::

https://dcoz.dc.gov/release/zc-racial-equity-analysis-tool-new

How DC is supposed to “plan” – Page 3 of 3
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Articles and Excerpts
Of Relevance to ZC Case No. 23-02

“It reinforces a sense of claustrophobia and isolation for some,
because you look out and you don’t see any green space. Maybe you
don’t see sky or your community. In a lot of cases now, you’re just
staring at another building,” Prince said. “It’s a form of alienation,
of alienating people from their very environment, the environment
they know and call home.”

Among advocates and scholars who track closely the gentrification
and development of the District, Prince said, this change is often
referred to as “the Manhattanification of D.C.”

–Cultural anthropologist Sabiyha Prince
WaPo article on retiring photographer Bill O’Leary

https://wapo.st/3NvlbIJ

The city could add a significant amount of housing simply by
allowing new buildings to rise to the same heights as existing
buildings in the same neighborhoods. An analysis by the
architectural firm PAU concluded that New York could addmore
than 500,000 homes around transit stations by replacing vacant
lots, parking lots and single-story retail with new housing, subject
to a neighborhood height limit.

–Binyamin Applebaum, NYT
https://www.nytimes.com/2023/12/30/opinion/new-york-housing
-costs.html?unlocked_article_code=1.J00.YM4q.ki9_-tVDekh-&s

mid=url-share

https://wapo.st/3NvlbIJ
https://www.nytimes.com/interactive/2023/12/30/opinion/new-york-housing-solution.html
https://www.nytimes.com/interactive/2023/12/30/opinion/new-york-housing-solution.html
https://www.nytimes.com/2023/12/30/opinion/new-york-housing-costs.html?unlocked_article_code=1.J00.YM4q.ki9_-tVDekh-&smid=url-share
https://www.nytimes.com/2023/12/30/opinion/new-york-housing-costs.html?unlocked_article_code=1.J00.YM4q.ki9_-tVDekh-&smid=url-share
https://www.nytimes.com/2023/12/30/opinion/new-york-housing-costs.html?unlocked_article_code=1.J00.YM4q.ki9_-tVDekh-&smid=url-share


Street Sense article on social housing:
https://streetsensemedia.org/article/can-social-housing-work-in
-dc/

More concrete, more flood risk: https://wapo.st/3RPcM5J
Evidence of neighborhood flooding, 17th &Willard:
https://twitter.com/MUlizawithaSEUM/status/15574721304088903
70

$600million to refurbish Capital One Center:
https://dcist.com/story/23/11/30/capital-one-arena-revitalize-do
wntown/?utm_medium=email&utm_source=engagingnetworks&
utm_campaign=DCIST_DAILY_11_30_23&utm_content=DCist+D
aily+-+11/30+A

Excerpt:

And, in a pattern seen across the District, development also brought
gentrification. … Just a few years prior to the arena’s construction, it was
estimated that nearly two-thirds of all the residents in Chinatown were
Asian American. There were grocery stores, restaurants, and shops that
specifically catered to those long-time residents. The construction of a
new convention center in 1982 displaced hundreds of residents. …

Early on, the city leaned into support for the community, symbolically at
least, by requiring signs for all new businesses to include the name in
Chinese, which dates back to the 1980s and prior to the arena’s
construction. But, ultimately, the city did little to ensure the area’s
Chinese community would not be displaced by gentrification that
pushed up real estate prices and housing costs. Today, Chinatown exists

https://streetsensemedia.org/article/can-social-housing-work-in-dc/
https://streetsensemedia.org/article/can-social-housing-work-in-dc/
https://wapo.st/3RPcM5J
https://twitter.com/MUlizawithaSEUM/status/1557472130408890370
https://twitter.com/MUlizawithaSEUM/status/1557472130408890370
https://dcist.com/story/23/11/30/capital-one-arena-revitalize-downtown/?utm_medium=email&utm_source=engagingnetworks&utm_campaign=DCIST_DAILY_11_30_23&utm_content=DCist+Daily+-+11/30+A
https://dcist.com/story/23/11/30/capital-one-arena-revitalize-downtown/?utm_medium=email&utm_source=engagingnetworks&utm_campaign=DCIST_DAILY_11_30_23&utm_content=DCist+Daily+-+11/30+A
https://dcist.com/story/23/11/30/capital-one-arena-revitalize-downtown/?utm_medium=email&utm_source=engagingnetworks&utm_campaign=DCIST_DAILY_11_30_23&utm_content=DCist+Daily+-+11/30+A
https://dcist.com/story/23/11/30/capital-one-arena-revitalize-downtown/?utm_medium=email&utm_source=engagingnetworks&utm_campaign=DCIST_DAILY_11_30_23&utm_content=DCist+Daily+-+11/30+A
https://www.historians.org/research-and-publications/perspectives-on-history/december-2017/the-rise-and-fall-of-dcs-chinatown
https://www.baltimoresun.com/news/bs-xpm-2000-07-03-0007030081-story.html
https://boundarystones.weta.org/2020/04/10/history-survival-washington-dcs-chinatown
https://america.cgtn.com/2015/09/22/d-c-s-chinatown-in-name-only
https://www.loc.gov/pictures/item/2011634882/
https://planning.dc.gov/sites/default/files/dc/sites/op/page_content/attachments/CDG%20FINAL%20REDUCED.pdf
https://planning.dc.gov/sites/default/files/dc/sites/op/page_content/attachments/CDG%20FINAL%20REDUCED.pdf
https://planning.dc.gov/sites/default/files/dc/sites/op/publication/attachments/chinatown_design_guidelines_study.pdf
https://wamu.org/story/22/06/09/development-and-displacement-made-d-c-s-chinese-neighborhood-a-chinatown-in-name-only/


in name only at this point. There are now only 361 Chinese residents
who live in the area, according to the 2020 census.

Some DC and nat’l housing stats: https://wapo.st/3T0GCFo

According to an online article on the H Street corridor in today's
(11/20/23) Post, violent crime incidents in the "U Street
neighborhood" are up 84% over last year.

Where new housing has been built in DC:
https://www.axios.com/local/washington-dc/2023/11/07/new-ho
mes-land-study

Una�ordable housing in DC:
https://dcist.com/story/23/09/19/dc-residents-income-rent/

New DC housing units:
https://dc.urbanturf.com/articles/blog/30000_and_counting_dc_
85_of_way_towards_meeting_2025_housing_production_goa/
21427

Masonic Temple 5-story luxury development at 15th and S (13
a�ordable units out of 158):
https://www.axios.com/local/washington-dc/2023/08/07/masonic
-temple-apartments-dc

https://wamu.org/story/22/06/09/development-and-displacement-made-d-c-s-chinese-neighborhood-a-chinatown-in-name-only/
https://opendata.dc.gov/datasets/census-block-groups-in-2020/explore?location=38.892675%2C-77.022463%2C14.75
https://wapo.st/3T0GCFo
https://www.axios.com/local/washington-dc/2023/11/07/new-homes-land-study
https://www.axios.com/local/washington-dc/2023/11/07/new-homes-land-study
https://dcist.com/story/23/09/19/dc-residents-income-rent/
https://dc.urbanturf.com/articles/blog/30000_and_counting_dc_85_of_way_towards_meeting_2025_housing_production_goa/21427
https://dc.urbanturf.com/articles/blog/30000_and_counting_dc_85_of_way_towards_meeting_2025_housing_production_goa/21427
https://dc.urbanturf.com/articles/blog/30000_and_counting_dc_85_of_way_towards_meeting_2025_housing_production_goa/21427
https://www.axios.com/local/washington-dc/2023/08/07/masonic-temple-apartments-dc
https://www.axios.com/local/washington-dc/2023/08/07/masonic-temple-apartments-dc
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