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—epartment of Consumer and Regulatory Affairs
Permit Operations Division |
1100 4th Street SW
Washington DC 20024
Tel, (202) 442 - 4589 Fax (202) 442 - 4862

BUILDING PERMIT

THIS PERMIT MUST ALWAYS BE CONSPICUQUSLY DISPLAYED AT THE ADDRESS OF
WORK UNTIL WORK IS COMPLETED AND APPROVED
Issue Date; 02/12/2015

PERMIT NO.  B1504361 Expiration Date:  02/12/2016
Address of Project; Zone: Ward: | Square: | Suffix: Lot:
452 NEWTON PL NW | 1 3036 0089

Description Of Work:
Interior Renovation of existing structure. Including electrical, mechanical, plumbing, fixtures, finishes, and fittings.

Permission |s Hereby Granted To: Owner Address:
Estella M Rosales 452 NEWTON PL NW

WASHINGTON, DC 20010-1716 il
Permit Type: ! Existing Use: Proposed Use: Plans:
Alteration and Repair Single Family Dwelling - R-3 Single Family Yes
Agdent Name! Agent Address: Existing Dwell Proposed Dwell No. of Stories: |Floor(s)
Sheba Major Smk & 1766 Florida Ave, Nw kgt Unifs: i
Associates Llc, 20009 1 1 2 All

Conditions/ Restrictions:

All construction done according to the current building codes and zoning regulations. Approved as per plans. Interior Work Only — Non Structural Demo Qnly.
Separate electric, plumbing & mechanical installation permits are required. Demo or repair of roof, floor joists, inside steps and any other load bearing
structural is not permitted under this permit. This permit allows for renovation of basement / cellar to be used as recreation room, study or storage. No kitchen
allowed (stove) in the basement/ cellar, Use of land / house to remain as a single family dwelling, two units nor requested or approyed on alteration permit.
Kitehen & Bathroom to have GFIC at every 2 feet. All receptacles shall be AFCI type per NEC.

This Permit Expires if no Construction is Started Within 1 Year or if the Inspection is Over 1 Year,

All Construction Done According To The Current Building Codes And Zoning Regulations;

As a condition precedent to the issuance of this permit, the owner agrees to conform with all conditions set forth herein, and to perform
the (work authorized hereby  in accordance with the approved application and plans on file with the District Government and 'in accordance
with' all,'applicable’ laws | and regulations of the District of Columbia. The District of Columbia has the right to enter upon the property and
to jinspect all work authorized by this permit and to require any change in construction| which may be necessary to ensure compliance
with the permit and with all the applicable regulations of the District of Columbia. Work authorized under this Permit must start within
one(l) year of the date appearing on this permit or the permit is automatically wvoid. If work is started, any application for partial refund
must be made within six months of the date appearing on this permit.

Lead Paint Abatement

Whenever any such work related to this Permit could resuit in the disturbance of lead based paint,the permit holder shall abide by all applicable
paint activities provisions of the 'Lead Hazard Prevention and Elimination Act of 2008' and the EPA 'Lead Renovation, Repair and Painting rule’
regarding lead-based include adherence to lead-safe work practices. For more information, go to http://ddoe.dc.gov, Lead and Healthy Housing.

\
M

Interim Director; : ! Permit Clerk
Meligne g W Virender Bhogal

TO REPORT WASTE, FRAUD OR ABUSE BY ANY DC GOVERNMENT OFFICIAL, CALL TmE DC INSPECTOR GENERAL AT 1-800-521-1639
FOR CONSTRUCTION INSPECTION INQUIRIES CALL (202) 442-9557
TQ SCHEDULE INSFECTIONS PLEASE CALL (202) 442-9557,
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AFFIDAVIT OF SERHAT AKIN

I, Serhat Akin, am of sound mind and over the age of 18 years.

1. T'am authorized by the Applicant to provide the statements in this Affidavit on its behalf.

2. 425 Newton Place, NW (the “Subject Property™) was purchased on July 31, 2014 with the
intent to convert it to at least three (3) residential units.

3. The original building permit, B1504361, misstates that the approved plans were for
renovations to an existing single-family dwelling.

4. The building was already configured as a flat when it was purchased in 2014 and was never
used as a single-family dwelling.

5. The plans submitted to obtain B1504361 were plans for a three-unit building.

6. The three-unit plans submitted to obtain the second building permit, B1500315, were the
same plans associated with the original building permit.

7. The Applicant obtained minor flexibility approval from the Zoning Administrator and a
building permit from DCRA in order to do the proposed 3-unit conversion (the “Project”).
DCRA later determined that it had an issued the permit in error and moved to revoke the
permit via a Stop Work Order in December 2015.

8. At the time the Stop Work Order was issued, the Project was 99% complete.

9. The lower two units were combined into one large unit. That unit was put on the market
two separate times between February 2016 and September 2016 but never received an

offer.

AFFIANT:

By: —

Name: Serhat Akin 11C
NOTARY PUBL

Title: iy Com B

DISTRICT OF COLUMBIA )

Serhat Akin personally appeared/or is personally known to me, subs'Zribed d sw
testimony in this Affidavit to me on September !/ | 2018. / :
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My Commission expires:

Notary Registration No. __BRYAN LEE MANNING
TNOTARY PUBLIC STATE OF MARYLAND
Ny Commission Expires March 31, 2021

p— S Y

Notary Public
(SEAL)



AFFIDAVIT OF BRYAN MANNING

I, Bryan Manning, am of sound mind and over the age of 18 years.

1 I am authorized by the Applicant to provide the statements in this Affidavit on its behalf.

2 425 Newton Place, NW (the “Subject Property”) was purchased on July 31, 2014 with the
intent to convert it to at least three (3) residential units.

3 The original building permit, B1504361, misstates that the approved plans were for
renovations to an existing single-family dwelling.

4 The building was already configured as a flat when it was purchased in 2014 and was
never used as a single-family dwelling.

5 The plans submitted to obtain B1504361 were plans for a three-unit building.

6 The three-unit plans submitted to obtain the second building permit, B1500315, were the
same plans associated with the original building permit.

7 The Applicant obtained minor flexibility approval from the Zoning Administrator and a
building permit from DCRA in order to do the proposed 3-unit conversion (the
“Project”). DCRA later determined that it had an issued the permit in error and moved to
revoke the permit via a Stop Work Order in December 2015.

8 At the time the Stop Work Order was issued, the Project was 99% complete.

9 The lower two units were combined into one large unit. That unit was put on the market 1

two separate times between February 2016 and September 2016 but never received an

offer.
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My Commission Expires 411112021
DISTRICT OF COLUMBIA )

Bryan Manning personally appeared/or is personally known to me, subscribed and swore out the

testimony in this Affidavit to me on September E;, 2018.




SERNAT AN -
Notary Public -~ |
Howard County, Maryland
My Commission Expiras 4/11/2021

My Commission expires:

Notary Registration No.

SERHAT AKIN
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Notary Public
(SEAL)
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e
G Mal ' KC Price <kc@kcdcstudios.com>

bl OOl
s

452 Newton Place, NW

LeGrant, Matt (DCRA) <matthew.legrant@dc.gov> Mon, Apr 6, 2015 at 5:32 PM
To: KC Price <kc@kcdestudios.com>

KC Price-

After reviewing your email and attachments asking for minor flexibility under 11
DCMR 407.1 for a lot that is 2,660 SqFt which is 40 SgFt less than the normal
standard of 2,700 SqFt necessary for a three unit apartment building, based on
the 900 square feet per dwelling unit standard, | will grant the request as this
would constitute a 1.5% deviation of the lot size requirement, which is within the
flexibility that can be granted. Based on the information you provided | agree that
this is unlikely to adversely affect adjacent properties, and all other zoning
requirements will be met by the proposed plans.

Please let me know if you have any further questions.

Best Regards,

Matthew Le Grant

Zoning Administrator

Dept of Consumer and Regulatory Affairs
Government of the District of Columbia
1100 4th St SW - Room 3100
Washington, DC 20024

Phone: 202 442-4652

Email: matt.legrant@dc.gov

Web: mp:l/dcra.dc.qowservicefzoninq-dcra
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GOVERNMENT OF THE DISTRICT OF COLUMBIA
Board of Zoning Adjustment

*x Kk Kk
I
L

Appeal No. 18991 of John Stokes, pursuant to 11 DCMR 8§ 3100 and 3101, from a decision of
the Zoning Administrator (“ZA”), Department of Consumer and Regulatory Affairs (“DCRA”),
made December 31, 2014, to issue Building Permit B1503050 (“the permit”), allowing an addition
to a one-family dwelling located at 1521 Varnum Street, N.W., and the conversion of the dwelling
to a seven-unit apartment building in the R-4 District (Square 2698, Lot 817).

HEARING DATES: May 5, 2015, June 30, 2015, and September 15, 2015
DECISION DATE: September 29, 2015

ORDER DENYING APPEAL

This appeal was submitted to the Board of Zoning Adjustment (“Board”) by John Stokes. Mr.
Stokes (the “Appellant”) challenged the decision of the ZA to approve an addition to an existing
one-family dwelling in the R-4 zone, thereby allowing the conversion of the dwelling to a seven-
unit apartment house. The Appellant claims that the permit was unlawful for several reasons, the
primary one being that the ZA erred in his determination to allow a minor deviation from the lot
area requirements under § 407.1 of the Zoning Regulations. Following a public hearing during
which the Board considered all of the grounds alleged by the Appellant, the Board voted to deny
the appeal.

PRELIMINARY MATTERS
Notice of Public Hearing

The Office of Zoning scheduled a hearing on May 5, 2015. In accordance with 11 DCMR 88
3112.13 and 3112.14, the Office of Zoning mailed notice of the hearing to the Appellant, to
Advisory Neighborhood Commission (“ANC”) 4C, to DCRA, and to the owner of the subject
property, Varnum Holdings LLC (the “Owner”).

Parties

Appellant

The Appellant in this case is John Stokes. Mr. Stokes resides at 1519 Varnum Street, N.W.,
adjacent to the subject property.

441 4™ Street, N.W., Suite 200/210-S, Washington, D.C. 20001 Board of Zoning Adjustment
Telephone: (202) 727-6311 Facsimile: (202) 727-6072 E-Mail: dcoz@dc.gov Web Site: www.del5? e goolumbia

CASE NO.18991
EXHIBIT NO.107


mailto:dcoz@dc.gov
http://www.dcoz.dc.gov/

BZA APPEAL NO. 18991
PAGE NO. 2

DCRA

The Appellee, DCRA, is the agency of the government of the District of Columbia that is
authorized, among other things, to issue building permits. DCRA was represented by its Office of
the General Counsel, Maximilian Tondro, Esq. The Zoning Division of DCRA is headed by the
Zoning Administrator (“ZA”), Matthew LeGrant, and is charged with administering the Zoning
Regulations. Mr. LeGrant testified at the public hearing on behalf of DCRA.

Property Owner

As the owner of the subject property, Varnum Holdings LLC is automatically a party under 11
DCMR 8§ 3199.1, and will hereafter be referred to as the Owner. The Owner was represented by
Sullivan & Barros, LLP, Martin B. Sullivan, Esqg.

The Affected ANC

ANC 4C, as the affected ANC, was automatically a party to the appeal by virtue of 11 DCMR §
3199.1(a).

ANC Report

The ANC submitted two reports in this matter. In a resolution dated March 11, 2015, issued after
a regularly scheduled monthly meeting with a quorum present, the ANC voted to support the
appeal. (Exhibit 18.) In a separate motion, the ANC authorized Mr. John Stokes to present the
ANC report before the Board, and to have Mr. Stokes represent the ANC before the Board.
(Exhibit 18.) In its initial report, the ANC alleged that the permit unlawfully allowed violations
of the Zoning Regulations regarding height and density, rear and side yard requirements,
overcrowding, parking lot requirements, and roof structure requirements. (Exhibit 18.) In a later
submission, dated August 12, 2015, after a regularly scheduled monthly meeting with a quorum
present, the ANC voted to submit a “Letter of Support” further detailing its support of the appeal
(Exhibits 71 and 72.) Among other things, the ANC stated in its report that the ZA erred in
approving the permit because: (1) The proposal was not a “conversion” of one building, but a
proposal to construct two separate buildings; and, (2) When exercising its discretion to allow a
minor deviation of the lot area requirements, the ZA failed to take into account the preamble
language pertaining to the R-4 Regulations, such as the fact that “apartment houses are specifically
discouraged” in the R-4 District. Ms. Elisa Irwin, the Commissioner for Single Member District
ANC 4C03, testified on behalf of the ANC at the public hearing on the appeal.

Requests to Participate as a Party

Several neighbors filed Requests for Party Status and/or Requests to Intervene in support of the
Appeal. (See Exhibits 55, 56, 58, 66, 67, and 73, filed during the period of time between August
30 and September 1, 2015.) The Board treated these requests as requests to participate as a party
under 8§ 3106.2. Subsection 3106.2 requires that such requests be filed not less than 14 days prior
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to the date set for the hearing. Because the hearing was initially set for May 5, 2015, all of the
requests to participate as a party were untimely, and were therefore denied. However, the Board
afforded the neighbors an opportunity to testify in support of the appeal.

Persons in Support of the Appeal

The Board also received written submissions from neighboring property owners in support of the
appeal. (See, for example, Exhibits 19, 27, and 34-39.)

Motions and Continuances

The May 5, 2015 hearing date. As stated, the public hearing was first scheduled for May 5, 2015,
and the Board heard testimony from the Appellant and Henrik Weng (a neighbor in support of the
appeal) on that date. However, the Board also noted the lack of specificity in the Appellant’s
pleading (the Statement on Appeal), and in Appellant’s testimony. Following extended colloquy
between the Board and the Appellant, the Appellant requested a continuance. The Board continued
the hearing to June 30, 2015 to allow Appellant to file a revised appeal that contained more
particularized claims. The Board also allowed responses to Appellant’s filing from DCRA and
the Owner, and a reply by the Appellant to said responses. The Board set a timetable for all filings.

The June 30, 2015 hearing date. The Appellant filed a revised Statement of Appeal (Exhibit 42)
in accordance with the Board’s directive. DCRA and the Owner filed late responses to the revised
Statement, and requested that the Board accept the late responses, claiming there had been a good
faith misunderstanding of the due date that was set by the Board on May 5. The Appellant
requested a second continuance, partly so he could “reply” to the late responses from the Owner
and DCRA, and partly so he could retain an architect to review plans and elevations that had been
provided by DCRA. The Board granted the requests by DCRA and the Owner to accept their late
filings. The Board also granted the Appellant’s second request for a continuance, and scheduled
a continued hearing for September 15, 2016.

The September 15, 2015 hearing date. Prior to the September 15 hearing date, the Board received
a third request for a continuance from the Appellant (Exhibit 57), and responses in opposition to
this request from DCRA and the Owner (Exhibits 62 and 64.) The Appellant withdrew the
continuance request. As discussed previously, the Board also received and ruled on the Requests
for Party Status from various neighbors. During the September 15 hearing, the Board focused on
the merits of the appeal. The Board heard further testimony from the Appellant, and also heard
testimony from DCRA, the Owner, a representative of ANC 4C, and four neighbors who testified
in support of the appeal.

Scope of the Hearing

The Board requested clarification from the Appellant regarding the alleged violations of the
Zoning Regulations. Based upon the testimony of the Appellant and his revised Statement on
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Appeal, the Board clarified that this appeal was based upon alleged violations of the following
Zoning Regulations:

e 82500 Impermissible second building,

o 8407 ZA flexibility rule,

e 8101 Purpose of the Zoning Regulations,

e 8330 Purpose of the R-4 zone district,

e 8199 Definitions of the terms “basement” and “cellar,”
e 8403 Lot occupancy requirements,

e 8402 FAR (floor area ratio) requirements,

o 8404 Rear yard requirements,

e 8405 Side yard requirements, and

o 8411 Rooftop structure requirement.

The ANC representative testified that the ANC’s claims of alleged violations were the same as
those raised by the Appellant. (Hearing Transcript (“Tr.””), September 15, 2015, p.149-152.)

Closing of the Record

The Board closed the record at the end of the public hearing on September 15, 2015 and set the
case for decision on September 29, 2015.

FINDINGS OF FACT

The Property

1. The subject property is located at 152 VVarnum Street, N.W. (Square 2698, Lot 817) in the
R-4 zone district.

2. The property is currently improved with a one-family dwelling that was constructed prior
to May 12, 1958.

3. The property has a land area of 6,279 square feet.

The Proposed Project

Proposed Conversion to Apartment House

4. Priorto June 26, 2015, it was permissible to convert a pre-1958 structure into an apartment
house, provided the lot occupancy requirements were met under § 403, and provided there
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5.

6.

was at least 900 square feet of land area for each apartment unit (11 DCMR § 330.5(e).)!

The Owner proposed converting the structure to a seven unit apartment house, a proposal
that required 6,300 square feet of land area under § 330.5(e).

The property was approximately 21 square feet short of the minimum required amount of
land area, or 0.33% short of the minimum required amount.

ZA Flexibility

7.

10.

11.

Subsection 407.1 of the Zoning Regulations allows minor flexibility to the ZA to permit a
deviation from the lot area requirements, subject to specified criteria, where the deviation
does not exceed two percent of the minimum area requirements.

On August 11, 2014, the ZA issued a Determination Letter which granted minor flexibility
pursuant to 8 407.1 for the lot area deviation to allow the proposal for a matter-of-right
addition and conversion to a seven-unit apartment house. (Exhibit 24.)

The Determination Letter noted that the deviation from § 401.3 is the only deviation
required, and that the requested deviation of 0.33% (a third of one-percent) satisfied the
“quantitative” requirement of § 407.1(a).

The Determination Letter concluded that the deviation would also satisfy the “qualitative”
requirements of § 407.1(b) because it would not “impair the purpose of the otherwise
applicable regulations”.

The Determination Letter noted that the degree of deviation requested is only one-third of
one percent, which will have no apparent impact on adjacent properties. The
Determination Letter noted the purpose of the R-4 District is to stabilize remaining one-
family dwellings, but also noted the uniquely large size of this property compared to
surrounding properties and the fact the conversion to an apartment house was already
permitted as a matter-of-right. The Determination Letter noted that granting the deviation
would allow seven units at market size for an apartment house in the District, rather than
six slightly larger units. Despite the additional unit, the ZA noted that the lot occupancy,
height, density, and other aspects of the property would not be increased as a result of the
requested deviation. (Exhibit 24.)

Building Permit Application and Plans

12.

On August 18, 2014, shortly after the Determination Letter was issued, the Owner

1 As was discussed during the proceedings, § 330.5 has since been amended and such conversions became more
restrictive, and § 407.1 was also amended to disallow the ZA from applying its minor deviations when determining
the minimum lot area needed for such conversions (Z.C. Order No. 14-11.) However, the amended regulation went
into effect on June 26, 2015, after the permit in this case was issued. Therefore, the amended regulation is not relevant
to this appeal.
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13.

14.

15.

16.

17.

18.
19.

20.

submitted proposed plans for the project, and applied for a building permit for the proposed
conversion.

The application was for an addition to an existing building, where three of the four
structural walls would be retained and an addition would be built to the rear of the existing
building. (Exhibit 45.)

The approved plans depict one proposed building which shares the same stairwell, walls,
and roof. (Exhibit 43A, at 10-13 (Sheets A202-205).)

The approved plans specify a total height of 39 feet and 11 inches, as measured from the
existing grade at the midpoint of the main fagade of the proposed building closest to the
street line, up to the highest part of the roof. (Exhibit 22, Sheet A204, “Building
Elevations”, #1 Front Elevation.)

The approved plans specify three stories and a cellar. The height of the cellar is three feet
and seven inches above the adjacent finished grade. The adjacent finished grade was
measured from the existing grade at the midpoint of the main facade of the building
(Exhibit 22, Sheet A204, “Building Elevations”, #1 Front Elevations.)

The approved plans depict the proposed lot occupancy, including facade balconies, at 50%.
(Exhibit 22, Sheet A000, “Cover Sheet” and Sheet A001, “Existing and New Work Site
Plans™.)

The approved plans show one side yard of 16 feet.

The approved plans provide for a rear yard of approximately 21 feet. (Exhibit 22, Sheet
A001, “Existing and New Work Site Plans”™.)

The approved plans show that the proposed air conditioning units on the rooftop rise three
feet above the rooftop deck. (Exhibit 43A, Sheet A205.) Other rooftop mechanical
equipment - aside from the air conditioning units - is located inside of an enclosure.

The Building Permit

21.

22.

23.

On December 23, 2014, DCRA issued Building Permit No. B1411058 (Exhibit 81), which
authorized the conversion of a one-family dwelling into two flats.

On December 31, 2014, DCRA issued a revised permit, Building Permit No. B1503050,
which corrected the work description of the earlier permit to reflect the conversion of a
one-family dwelling into a multi-family dwelling.

At the time of the public hearing, construction had not begun. However, DCRA had issued
two stop work orders: one for a stairway penthouse setback deficiency, and the other for
a failure to include all applicable plans with a neighbor notification form.
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24. According to DCRA and the Owner, both of these deficiencies were corrected, and the stop
work orders were lifted.

25. On June 25, 2015, DCRA issued Building Permit No. B1506170 to reflect these
corrections.

The Appeal
26. This appeal was filed on February 27, 2015.

27. One side of the building to be converted shares and will continue to share an existing party
wall with Appellant’s residence. (Exhibit 30, Written Testimony of Appellant.)

CONCLUSIONS OF LAW

The Board is authorized by 8 8 of the Zoning Act of 1938, D.C. Official Code 8§ 6-641.07(g)(1)
(2008 Repl.), to hear and decide appeals where it is alleged that there is error in any decision made
by an administrative officer in the administration of the Zoning Regulations. The decision in this
case is DCRA’s issuance of the building permit. The alleged zoning errors were the ZA’s
determinations that: the proposal was for a conversion of one building and not the construction of
two separate buildings; the height/story requirements were met; there was no violation of the FAR
requirements; the minimum rear yard requirements were met; the side yard requirements were met;
the rooftop structure requirements were met; and the requested minor deviation for lot area
requirements could be granted. As will be explained below, the Board concludes that, the ZA did
not err in any of the above determinations. The following will examine each claim of error.

The Claim of Two Separate Buildings

The Appellant’s position is that the proposal includes an impermissible second building at the
property in violation of § 2500 of the Zoning Regulations.? Appellant alleges that “over 90% of
the original house ... will be removed” and “there will be two buildings, the first of which will
consist of four apartments .... The second building will have three apartments on three floors...”.
(Exhibit 42, Appellant’s Revised Statement on Appeal.) Appellant is incorrect. As indicated in
the approved plans, there is only one proposed building at the property, and this building shares
the same stairwell, walls, and roof. (Finding of Fact 14.)

The Zoning Regulations define a building as not “separated [i.e., connected] from the ground up
or from the lowest floor up.” (11 DCMR 8199.1, “Building”.) The Board has held that

2 The citation to § 2500 assumes that the second of the two alleged buildings is an accessory building that exceeds the
matter of right limits of that section. The section of the Zoning Regulation that limits the number of principal building
on a lot is a residence zone is § 2516, which permits more than on principal building by special exception.
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The definition of “building” under §199.1 permit separate portions of a structure to
be considered as a single building for zoning purposes provided that a
communication exists between those separate portions at or above the main floor.

(BZA Application No. 18263-B of Stephanie and John Lester (2011).)

As the approved plans demonstrate, this definition has been met and a single building was
approved.

The Claim Regarding the Minor Deviation for Lot Area Requirements

Subsection 407.1 of the Zoning Regulations authorizes the ZA to allow a minor deviation from up
to two area requirements, including a deviation up to two percent from the lot area requirements
of § 401.

In Appeal No. 18108 of Advisory Neighborhood Commission 3C (2011), the Board stated that the
application of § 407.1 requires a two-part standard: not merely a quantitative or numerical exercise
to calculate a permitted deviation, but also a qualitative analysis regarding whether a deviation
would impair the purpose of the otherwise applicable regulations. In this case, the ZA engaged in
both a quantitative and qualitative analysis.

Quantitative Analysis

As explained previously, the Owner sought one minor deviation from the lot area requirements so
that it could convert a structure to seven apartment units instead of six apartment units.®> Because
the Zoning Regulations require a minimum lot area of 900 square feet for each apartment unit, a
total of 6,300 square feet of land area was required for the project. The subject property consists
of 6,279 square feet of land area, and is therefore 21 feet short of the minimum required amount,
or 0.33%. The ZA’s Determination Letter states that only one request for a deviation was made,
and that this request was for only a 0.33% deviation from the lot area requirements. (Finding of
Fact9.)

Qualitative Analysis

The ZA also conducted a qualitative analysis and determined that the deviation would not impair
the purpose of the otherwise applicable regulations. It is this portion of the analysis which the
Appellant contests and it will be examined more closely.

As described in Findings of Fact 10 and 11, the ZA considered several qualitative factors in his
analysis, for example: the extremely small amount of the deviation required, the uniquely large
size of the lot, the fact that conversions to apartment houses were allowed as a matter-of-right, the
relative consistency in character between a six-unit building and a seven-unit building, the fact

3 As proposed, six of the units will comply with the 900 square feet minimum and the seventh unit will be 879 square
feet.
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that the seven-unit configuration provides fairly large living units (1,350 square feet) for an
apartment in the District, and the fact that this decision does not allow for any increase in the
overall density or bulk of the proposed project.

Appellant argues that a qualitative analysis should have included:

1. An analysis of § 101 of Title 11, particularly § 101.1 (b), which provides that in
“their interpretation and application, the provisions of this title shall be held to be
the minimum requirements ... to ... [p]revent undue concentration of population
and the overcrowding of land” and § 102.1 (b), which states that the “regulations
in this title ... are designed with consideration of the... [c]haracter of the respective
districts ... ; and

3. Further analysis of the purpose of the R-4 zone district (stating the R-4 zone is not
an apartment house district, and the purpose of the R-4 is to stabilize the remaining
one-family dwellings.)

As explained above, the ZA did consider the purpose of the R-4 zone, but also noted that
conversions to apartment houses were allowed as a matter-of-right. With respect to § 101, the
Board concluded in Appeal 18108, that § 101 is not pertinent because it contains statements about
the nature of the Zoning Regulations in general. The Board believes that the ZA correctly
identified the pertinent regulations and properly analyzed the impact of the deviation on their
intended purposes.

In sum, the Board is not persuaded by the Appellant that an error occurred in the decision of the
ZA, pursuant to § 407.1, to approve a minor deviation in the minimum lot area required so as to
allow a seventh apartment unit.

The Claim of Excessive Height/Number of Stories

The Appellant also alleges that the proposed building violates the requirements of § 400 in that it
exceeds the maximum allowable height (40 feet) and the maximum number of stories (three). This
claim is incorrect.

Regarding the building height, the approved plans indicate that the total height of the building is
39 feet and 11 inches. (Finding of Fact 15.) This height is within the maximum height of 40 feet
which is allowed in the R-4 zone district. (11 DCMR § 400.1.)* Moreover, the ZA utilized the
measuring process specified by 88 400.15-400.17, by measuring the height from the existing grade
at the midpoint of the main facade of the proposed building up to the highest part of the roof.
(Finding of Fact 15.)

4 The amendments referred to earlier in this Order also reduced matter of right height for this type of development to
35 feet, subject to up to five additional feet by special exception.
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Regarding the number of stories, 8 400.1 limits buildings in an R-4 zone district to three stories in
height. The definition of “story” excludes cellars and stairways or other rooftop structures. (11
DCMR 8§ 199.1.) The term “cellar” is defined as space with a ceiling less than four feet above the
adjacent finished grade. The approved plans specify three stories and a cellar, and that the floor
of the first floor is three feet and seven inches above the adjacent finished grade. (Finding of Fact
16.)

The Appellant disputes the measurements regarding the height and the number of stories, claiming
that the building height and lower level cellar should be measured from the window well on the
west wall. However, the ZA testified that it was longstanding practice to treat window wells as
exceptions to grade, and that the correct practice was to measure from the adjacent grade. (Tr.,
September 15, 2015, p. 173.) The Board finds this interpretation to be reasonable. Moreover,
under 8 400.1, maximum height is measured in terms of feet and in terms of stories. In residential
zones, the building height and number of stories are both measured from the center of the front of
the building, not the side of the building, where the window wells are. (See, 11 DCMR 8§ 400.15
and 400.16.)

The Claim of Excessive FAR

The Appellant has alleged that the permit approval violates 8 402, which governs floor area ratio
(“FAR”) requirements in residential districts. However, there is no FAR requirement in the R-4
zone district, where the subject property is located. (See, 11 DCMR § 402.4) The FAR
requirement is first prescribed in the R-5 zone district, where it is 0.9. (Id.) The Appellant
acknowledges that no FAR requirement is prescribed in the R-4 zone. However, he asserts that
the proposed building has a FAR of 1.5, an amount that exceeds the allowable FAR in the R-5
zone. As such, Appellant argues that the R-4 Zoning Regulations should not be interpreted to
permit an amount of density that would be disallowed in the R-5 zone. Even assuming that the
Appellant’s calculations are correct®, any anomaly between the densities permitted within more
and less restrictive zone districts can only be rectified by the Zoning Commission through a text
amendment, not by the ZA or this Board. (See, D.C. Official Code 8§ 6-651.07(¢) (“The Board ...
shall not have the power to amend any regulation or map.”))

The Claim of an Insufficient Rear Yard
The Appellant alleges that the proposed building does not meet the requirements of 8 404.1 which
requires a minimum rear yard of 20 feet. However, the Board finds no evidence of this claim. The

approved plans show a rear yard of approximately 21% feet. (Finding of Fact 19.)

The Claim of Insufficient Side Yards

5 The Appellant would count the lower level “basement” as building area toward the FAR. (Tr., September 15, 2015,
p. 155.) As discussed above, the Board has concluded that the lower level is a “cellar”, which does not count as
building area toward FAR. Thus, the Appellant’s FAR calculation of 1.5 may be inaccurate.
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The Appellant claims that what he refers to as the second apartment building is proposed up to the
lot line abutting his property. He also claims that under § 405 of the Regulations, a side yard is
required on each free standing side of this purported second building. (Exhibit 42, p. 4.) However,
as explained earlier, the Appellant erroneously treats the proposed rear addition as a second
building. For zoning purposes, there is only one building. Subsection 405.6 of the Regulations
states that if a side yard is provided, it must be a minimum of eight feet. In this case, there is one
side yard provided that is 16 feet in width. (Finding of Fact 18.) Thus, the side yard requirement
has been met.

Moreover, the Appellant’s reliance on § 405.3 is misplaced. Subsection 405.3 only applies to
buildings that do “not share a common division wall” with another building. As the Appellant
states, the building to be converted shares a party wall with the Appellant’s residence. (Finding of
Fact 26.)

The Rooftop Structure Claim

The Appellant contends that the presence of rooftop air conditioners on two separate locations
violates § 411.3 of the Regulations, requiring that all mechanical equipment be housed in a single
enclosure.® However, the approved plans show air conditioning units on the rooftop that rise three
feet above the rooftop deck. (Finding of Fact 20.) Under § 411.17, rooftop structures less than
four feet above a roof are exempt from other requirements of 8 411 governing roof structures.
Thus, this claim also lacks merit.

ANC

The Board is required to give “great weight” to the issues and concerns raised by the affected ANC
D.C. (Official Code §1-309.10(d) (1012 Repl.).) As noted, ANC 4C voted to support Mr. Stokes’
appeal and participated fully in the proceedings before the Board. As also noted, the ANC raised
the same issues and concerns that were raised by the Appellant in his appeal. Therefore, for the
reasons explained above, the Board finds the ANC’s advice not to be persuasive.

CONCLUSION

For reasons discussed above, it is hereby ORDERED that the appeal is DENIED.

VOTE: 3-1-1 (Lloyd J. Jordan, Jeffrey L. Hinkle, and Frederick L. Hill voting to
DENY the appeal, affirming the Zoning Administrator; Anthony J. Hood
opposed to the motion; Marnique Y. Heath, not participating.)

& As a result of an amendment to § 411 occurring after the issuance of the building permit, this exemption was moved
to 8 411.2 and reworded. Other claims regarding the rooftop structures were not pressed by Appellant because permit
revisions occurred to correct discrepancies with respect to equal height and rooftop setbacks.



BZA APPEAL NO. 18991
PAGE NO. 12

BY ORDER OF THE D.C. BOARD OF ZONING ADJUSTMENT
A majority of the Board members approved the issuance of this order.

ATTESTED BY:

.B IN
r, Office of Zoning

FINAL DATE OF ORDER: August 19, 2016

PURSUANT TO 11 DCMR § 3125.9, NO ORDER OF THE BOARD SHALL TAKE EFFECT
UNTIL TEN (10) DAYS AFTER IT BECOMES FINAL PURSUANT TO § 3125.6.
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GOVERNMENT OF THE DISTRICT OF COLUMBIA

P B I

|
o
|

DEPARTMENT OF CONSUMER & REGULATORY AFFAIRS

Inspections & Compliance Administration

1100 4™ Street, SW — Fourth Floor
Washington, DC 20024

STOP WORK ORDER
: I | 5;"':_ .
(Address)
You are hereby ordered to IMMEDIATELY STOP all work at this building or structure.

O You are performing work that violates the Construction Code:
O You are performing work in an unsafe and dangerous manner:

Code Section (s) Violation (s) What You Must Do to Correct the Violation (s)

Do NOT work at this address until you:
[0 Correct the violation(s)
[ Pay the fine amount
[J Obtain and post the required permit(s)
O Electrical [ Plumbing [J Construction [ Boiler [ Fire [ Elevator [ Other

[ Receive approval from the Code Official to remove the Stop Work Order.

WARNING

Unauthorized removal of a posted Stop Work Order is a Construction Code violation, subject to penalties and injunctive relief under
DC Official Code §6-1406 and §6-1407 and 12A DCMR §114.3.

A Stop Work Order for illegal construction under 12A DCMR §113.7 and §114.6 requires you io stop all work at the building or
structure, whether or not the work requires building permits.

It is a Stop Work Order violation for an owner or agent to enter the site for any reason without the Code Official’s approval. (The
Building Official may allow temporary access to ensure the property’s security and safety, under 12A DCMR §114.6.1.}

Anyone who continues any work in or around a structure posted with a Stop Work Order - except to do work that the Building
Official approves to remove a violation or unsafe condition — is subject to penalties and injunctive relief under DC Official Code §6-
1406 and 12A DCMR §105.8 and 12A DCMR §114.10.

RIGHT TO APPEAL

You have the right to appeal this Order to the Reviewing Official (Rabbiah Sabbakhan, Chief Building Code Official,
Inspections and Compliance Administration) within 15 days of its posting, under 12A DCMR §114.11.1. You may call the
Reviewing Official at (202) 442-7867. You may obtain a Stop Work Order Appeal Request Form at the address above or
at dcra.dc.gov. If the Reviewing Official denies your appeal or takes no action within 10 working days of receiving it,
you may appeal to the DC Office of Administrative Hearings (OAH). You may deliver your written request for a hearing
to OAH at 441 4™ Street, NW, Suite 10408, Washington, DC 20002 or mail it to PO Box 77718, Washington, DC 20013-

8713.

Signature of Issuing Official ' Date (/. | |2 Time

Badge Number Phone Number
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CONTRACTOR SHALL VERIFY AND FAMILIARIZE HIMSELF WITH ALL FIELD CONDITIONS PRIOR TO SUBMITTING PROPOSALS AND
COMMENCING CONSTRUCTION, FIELD CONDITIONS NOT AGREEING WITH CONSTRUCTION DOCUMENTS SHALL BE BROUGHT TO THE
ATTENTION OF THE OWNER & DESIGNER PRIOR TO BEGINNING WORK. ALL ADDITIONAL WORK NEEDED TO COMPLETE THE PROPOSED
PROJECT WHICH IS NOT INDICATED ON DRAWINGS SHALL RECEIVE PRIOR AUTHORIZATION FROM THE HOMEOWNER,

CONTRAGTOR SHALL BE RESPONSIBLE FOR THE INCLUSION OF ALL WORK NECESSARY FOR A COMPLETE INSTALLATION WHETHER
SUCH WORK IS INDICATED ON DRAWINGS OR SPECIFICATIONS.

ALL MANUFACTURED / PREFABRICATED [TEMS SHALL BE INSTALLED IN STRICT ACCORDANGE WITH THE WRITTEN MANUFACTURES

SPECIFICATIONS,

JOB SITE SHALL BE KEPT IN A CLEAN AND ORDERLY FASHION AT THE END OF EACH DAYS WORK. ALL WARRANTIES, GUARANTIES AND
MANUFACTURERS INSTRUCTIONS SHALL BE PRESENTED TO THE HOMEQWNER IN A COMPLETE AND ORDERLY MANNER AT THE
CONCLUSION OF CONSTRUCTION, ALL WORK PERFORMED SHALL BE EXECUTED TO GREATER THAN STANDARD BUILDING QUALITY
AND SHALL COMPLY WITH ALL LOCAL CODES AND ORDINANCES.
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ACCORDANCE WITH THE APPLICABLE RESIDENTIAL CODES, REGULATIONS, AND

Beregy, Oty
BY A LICENSED GENERAL Cﬂmﬂﬂm Eﬁrﬁi{lﬂu INTO AGREEMENT WITH THE HOMEOWNER/PROPERTY OWNER, HE AGREES TO
KEEP CURRENT ALL INSURANCES, WORKER'S COMPENSATION AS REQUIRED, AND AGREES TO INDEMNIFY/HOLD HARMLESS THE
HOMEOWNER/ PROPERTY OWNER FROM ANY ACCIDENTS OCCURRING FROM THE SCOPE OF WORK REQUIRED TO COMPLETE THE

PROPOSED PROJECT.

CONTRACTORS SHALL BE RESPONSIBLE FOR REMOVING & DISPOSING OF DEBRIS, RUBBISH AND OTHER MATERIALS RESULTING FROM
WORK AT THE JOB SITE. CONTRACTOR SHALL PROVIDE PROTECTION BETWEEN THE NEW CONSTRUCTION AND THE EXISTING
BUILDING AND TAKE ADEQUATE MEASURES TO KEEP DUST TO A MINIMUM. UPON COMPLETION OF CONSTRUCTION, CONTRACTOR
SHALL CLEAN THE ENTIRE PREMISES AND TURN OVER ALL KEYS USED DURING CONSTRUCTION, OLD AND NEW, SEE NOTE ABOVE.

ALL EXISTING CONDITIONS SHOULD BE FIELD VERIFIED INCLUDING DIMENSIONS AND STRUCTURE. SOME VARIATIONS COULD EXIST
AND IT IS THE RESPONSIBILITY OF OTHERS TO CONFIRM THE INFORMATION HEREIN.
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LeGrant, Matt (DCRA) <malihew legrant@dc,gov>
To: KC Price <kc@kcdcsiudios.com>
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KC Price <kc@kcdcstudios.com>

Men, Apr 6, 2015 al 5:32 PM

After reviewing your email and attachments asking for minor flexibility under 11
DGR 407 1 for a lot that is 2,660 SqFt which is 40 SoFl less than the normal
standard of 2.700 SqFt necessary for a three unit apartment building, based an
the 900 square feet per dwelling unit standard, | will grant the reques! as this
would constitute a 1.5% deviation of the lot size requirement, which is within the
flexibility that can be granted. Based on the information you provided | agree that
this is unlikely to adversely affect adjacent properties, and all other zoning
requirements will be met by the proposed plans

Please let me know if you have any further queslions

Best Regards,

Matthew Le Grant

20ning Admin!strator

Bept of Censumsr and Regulatory Affairs
Goverament of the District of Columbia
1100 Ath St SW - Room 3101
Washington, DC 20024

Phone: 202 442-4652

emaii: matt fegrant@dc.gov

web: hitp:fdera. de goviservicelzoning-dera
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3 EXT24 {OST CLAMS
3A5ED ON D . S Wl 3t CONSILERED

FCTRICAL WORK SHAL. BY IN ACCORDANCE #TH THZ MATIONAL
FLZCTRICAL CCDE {NEC; &ND AL CODES HAVING JURISDICTION.  ALL
EQUIPMENT, CES, AND MATERIAL SHALL BE LISTED WITH UGNCERWRITERS
LABORATORIES “OR ITS APPLICATION AS INSTALLEC AND SHALL BEAR THE UL

PERMITS ANC PAY SUCH
STS. AND OTHER
ICN OF HIS WORK

D EXAMINE CONDITIONS OF THE
PREMISZS AND Tt T CF WORK REQUIRED PRIGE TG
SUBMISSION OF Y D IMFLYING WTH THE DRAWINGS
AND SPECIFICATIONS 3HALL EE HT 10 THE ATTIERTION OF ARCHITECT

BEFORE BIDDING

ELECTRICAL PLANS ARZ DIAGRAMMATIC. DG MOT SCALE DRAWIHGS.

CONSULT PLANS OF Alt OTHER [RADES FOR CCORDMATION &ND FOR
RELATED AND ADJQINING WORK

L AND STRUCTJRAL PLANS 4ND DETAILS FOR
. READROOM. R00M INISHES, CEILINGS. ETC.

CONSULT ARCHIT:
CONSTRUCTION T

CTED CEILNG FLAN FCR DxACT LCCATION COF LIGHT FIXTURES

CIRCUIT NUMBERS ARE FOR IDENTIFICATIGN PURPOSES ONLY. CONTRACTOR
SHALL 3F RESPONS:BLE FCR CORRECTLY SPAZING THE CIRCUITS IN THE
PANEL AND BALANCE THE LOAD CN THE PHASES UNDER MORMAL OPERATING
CONDITIONS

SHOP DRAWINGS FOR AL ELECTRICAL EOQUIPMENT, FIXTURES, DEVICES AND
MATERIALS
DELIVERY T £ JOE SIT FIXTURES, DEVICES, AND MATERIAL
DELIVERED TO THZ JO3 SITE OR INSTALLED PRIOR TO APPROVAL OF THE
SHOP DRAWINGS, 4ND FOR WHICH THE SHOP DRAWINGS ARE SUBSEQUENTLY
REJECTED, SHALL BE RIPLACED WITH AN APPROVED ITEM AT NO ADOITICHAL
£0ST TO THE OWNER

CONTRACTOR SHALL VERIFY WARE SIZES, C/B &ND FUSE RATINGS FCR ALL
HYAC EQUIPMENT, ANC BRING TO THE ATTENTION OF THE ARCRITECT ANY
DISCREPANCIES AFFECTING THE WORK PRICR TO PROCEECING

ALL WORK SHALL BE DCNE AT SUCH TIMES AND IN SUTH A MANNER AS
WILL LEAST INTERFERE WITH THE MAINTENANCE AND OPERATION OF ALL
RELATED OR AFFECTED SYSIEM, ALL POWER OUTAGES, FIRE ALARM SHUT
DOWNS, ETC. SHALL BE COORDINATED WITH CWNER,

CONTRACTOR SHALL VERIFY THAT ALL DOOR SWINGS ARE CORRECT BEFORE
INSTALLING LIGHT SWITCH OUTLETS

CONTRACTOR SHALL BE RESPONSIBLE FGR PROPER SIZING OF ALL MOTOR
OVERLOAD DEVICES (HEATERS} (N STARTERS BASED ON ACTUAL NAMEPLATE
RATINGS ON THE MOTORS BEING INSTALLED

HORSEPOWER RATINGS INDICATED ON DRAWINGS MAY DIFFER FROM ACTUAL
EQUIPMENT FURNISHED. IF FURNISHED EQUIPMENT DIFFERS FROM RATINGS
ON DRAWINGS, CONTRACTOR SHALL MOTIFY ARCHITECT/ENGINEER FOR
APPROPRIATE ACTION TG BZ TAKEN

CONTRACTOR SHALL NOTE Ul LABELS ON PACKAGED TYPZ MECHAN:CAL
FQUIPMENT, IF U.L. LABZL ON MECHANiCAL EQUIPMENT OT ACTUALLY BE
INSTALLED CALLS FOR THE OVERCURRENT PROTECTIVE DEVICE TO BE FUSES,
THE ELECTRICAL CONTRACTOR SHALL PROVIDE A FUSED DISCONNECT SWITCH
WITH PROPER SIZE FUSES AT THE SWITCH LOCATION INDICATED ON
DRAWINGS AT MO ACDITIONAL CHARGE TO THE OWNER

@

THZ CONTRACTOR SHALL
HITH THE GEMERAL CONTRACTOR 02 CELING
At RECESSEL LICHTING fIXTUl R

™ 3
TiL T¥PE CF CEILING HAS BEEN

¢ THZ TY2E OF CIILING SroToM
CONTRACTOR TO IN HAT
PANE_E WITH ThE CEl
£3 SHCULD MOT BE

INSTALLED IN SUSPENDED CILINGS SHALL BE
¥ FROM THE 3UILDING STRJCTURE

THE CCRRECT NUMBER QF WIRES MAY NOT BE INDICATED FOR AlL CIRCUITS,
ONLY THOSE WHERE CLARIFICATION IS NECESSARY.  THE ELECTRICAL
CONTRACTOR SHALL PROVIDE ALL WIRES NECESSARY FGR THE PROFER
FUNCTION 0F THE SYSTEM WHETHER INDICATED ON [RAWINGS 0F MOT

ALL EMPTY CONGUIT RUNS IN EXCESS OF 10 FZET SHALL BE PROVICED
WITH A PULL WIRE OF FISH TAPE/CORD

ALL CONDUCTORS, RACEWAYS AND CA3LES SHeil BE CONCEALED IN CEILING
CR VIALL UNLESS INDICATED DTHERWISE

ALL CONDUITS SHALL 8E GROUNDED PER NiC. CONDUITS ENTERING THE
QUTLET BOXES, PANEL CABINETS, ETC. MUST BE FITTED WITH A DOUBLE
LOCKNUT ANC BUSHING

PROVIDE RIGID STEFL, THREZADED, THICK WALL CONDUIT, GALVANIZED OR EMT
FOR ALL PANEL FEEDERS, AND ALL EXPOSED WIRING IN UNFINISHED AREAS.

ALL WIRE RACEWAYS IN OR PASSING THROUGH CONCRETE WALLS, SLABS, OR
UNDERGROUND SHALL BE GALVANIZED RIGID STEEL THREADED CONDUIT.

HIRES. AN CALES

4

ALL WIRE AND CABLE SHALL BE COPPER WITH THHN/THWN INSULATION AND
ALL WIRE SIZES ARE BASED ON COPPER CONDUCTORS WITH 75°C
INSULATION UNLESS INDICATED OTHERWISE. ALL CONNECTORS, LUGS, ETC.
SHALL BE LISTED FOR 75°C.

PROVIDE WIRING NOT SMALLER THAN f12 AWG FOR THE POWER
DISTRIBUTION, AND NOT SMALLER THAN f14 AWG FOR THE FIRE ALARM
SYSTEM

ALL CIRCUITS 1207200 VOLT OVER 100 FEET AND ALL 277/480 VOLT
CIRCUITS OVER 200 FEET FROM PANEL TO FIRST OUTLET SHALL HAVE
CONDUCTORS ONE SIZE LARGER THAN NORMALLY REQUIRED WHETHER
INDICATED ON PANEL SCHEDULE OR NOT.

CONDUCTORS INSTALLED UNDERGROUND OR IN THE WET LOCATIONS SHALL
BE UL, LISTED PER NEC, AND SHALL BE SUITABLE FOR WET LOCATIONS.

ELECTRICAL BOXES AND FITTINGS

i

2

ALL BOXES AND FITTINGS SHALL BE OF CODE-GAUCE STEEL,

JUNCTION AND PULL BOXES: PROVIDE GALVANIZED CODE—GUAGE STEET
STEEL JUNCTION AND PULL BOXES WITH SCREW-ON COVER OF TYPES,
SHAPES AND SIZES TO SUIT EACH RESPECTIVE LOCATION AND INSTALLATION,
WITH WELDED SEAMS AND EQUIPPED WITH STAINLESS STEEL NUTS, SCREWS,
AND WASHERS.

PROVIDE WEATHERPROOF OUTLETS FOR INTERIOR AND EXTERIOR LOCATIONS
EXPOSED TO WEATHER OR MOISTURE.

ALL PULL BOXES SHALL BE FABRICATED FROM f12 OR HEAVIER GAUGL
GALVANIZED STEEL AS REQUIRED BY THE NEC, AND SHALL BE EQUIPPED
WITH SCREW FASTENED COVER

Wik DEVICES

PROVIDE DUPLEX, SPECIFICATION GRADE RECEPTACLES 2 POLE, 3 WIRE
GROUNDING WITH GREEN HEXAGONAL EQUIPMENT GROUND SCREWS, GROUND
TERMINALS AND POLES INTERWALLY CONNECTED TO WMOUNTING YOKE, 20
AMPERES, 125 VOLTS, WITH METAL PLASTER EARS, SIDE WIRING, NEMA
CONFIGURATION 5-20R.

PANELBOSRLE

WITCH H3N

L SWTCHIS aN3 RECEPTACLES SHALL BE OF INORY TOLOR

Al DRV

CFS INSTALLED N THE LOCATION ZxPOSED TD AMBIENT CONDITICNS
SHAL. #f WEATHIRPROGFED

AL_ PANELBDARDS MUST BE OF COPPER 3US CN.Y.

PANELBOARD ENC_OSURES: PROVIDE GALVAMIZED SHEET STZEL CABINET,
CONE-GAUGE, MINIMUM 25-GAUGE THICKNESS, CONSTRUCT WITH MULTIPLE

A5 INDICATE
AP0 WITH CLEAR PLASTIC COVERINE

KOUTS AND WIRING GUTTZRS. PROVIDE FRONTS WITH ADJUSTABLE TRIM

AND DOCRS WITH CONCEALED PIANO DOCR HINGES AND DBOOR
P

ZOUIPMENT WITH INTERIRO CIRCUIT !
PROVIDE BAK|

ORY FRAME

FINISH CYER A RUST SNHIBITCR COATING. DESIGN ENCLOSURES FOR
RECESSED MOUNTING PROVIDE ENCLOSURES WITCH ARE FABRICATED BY
SAME MAMNUFACTURES AS FANELBUARDS WHICH MATE AND MATCH PROPERLY
WITH PANEL BOARD TO THE ENCLOSED,

CABINETS FOR DISTRIBUTION PANZLS SHALL HAVE &7 OF CUTIER SPACE ON

SIDES AROUND PAHELB0ARDS AND LIGHTING PANELS HAVE A MINIMUM
ON ALL SIDES THROUGH PANELBOARD

ALL PANELBGARDS SHAL BE EQUIPPED WITH COMMON KEYED LOCKS
PROVIDZ MINIMUM OF OME KEY PER PANEL PLUS {6) SPARES

NEW PANKELBOARDS SHALL BZ AS INJICATED ON THE DRAWINGS, WATH
BOLT-ON MOLDED CASE CIRCUIT BREAKERS AND COPPZIR BUS BARS
CIRCUIT 3REAKERS AND INTERIORS SHALL BE OF THE SAME MANUFACTURER
AND UL LISTED, THE PAMELBOARD SHALL COMPLY WITH ALL APPLICABLE
STANDARDS

WHERE PANEL AIC RATING INDICATE A SERIES RATING (S ALLOVABLE, THE
CONTRACTOR SHALL USE A COMBINATION OF FUSES AND/OR CIRCUIT
BREAKERS THAT ART U.L. LISTED AS SERIES RATED FOR THE AIC INDICATED
ON THE DRAWINGS. AS PART GF THE SUBMITTAL, THE CONTRACTOR SHALL
SUBMIT FOR APPROVAL BY THE ARCHITECT/ENGINEER PUBLISHED DATA FROM
THE MANUFACTURER INDICATING THESE DEVICES ARE U.L. LISTED USE AS A
SERIES RATED DEVICE. IF SUCH DATA CAN NOT BE OBTAINED TO THE
ARCHITECT/ENGINEERS SATISFACTION, FULLY RATED DEVICES SHALL BE USED

ELECTRICAL ABBREVIATIONS

4FF
AHU
AIC
AL

co
CH
CKT
cu
DN

EC
ER
£TR
El
FSS
FAAP
FACP
GF)
GND
HP

AP

ABOVE FINISHED FLOOR

AR HANDUNG UNIT

AMPS INTERRUPTING CAPACITY
ALUMINUM

AUTOMATIC TRANSFER SWITCH
CIRCUIT BREAKER

CABINET HEATER

CIRCUIT

COPPER, COMPRESSOR UNIT
DOWN

EXISTING

EMPTY CONDUIT

EXISTING RELOCATED
EXISTING TO RELOCATE
EXHAUST FAN

FUSED SAFETY SWITCH

FIRE ALARM ANNUNCIATOR PANEL
FIRE ALARM CONTROL PANEL
GROUND FAULT INTERRUPTER
GROUND

HORSE POWER

6
KVA
KW
NEC
NEMA

NFFA

NFSS

XFMR

ISOLATED GROUND
KILOVOLT AMPS

KILOWATTS

NATIONAL ELECTRICAL CCODE

NATIONAL ELECTRICAL
MANUFACTURERS ASSOCIATION

NATIONAL FIRE PROTECTION
ASSQCIATION

NON-FUSED SAFETY SWITCH
POLE

PHASE

REMOVE

RELOCATE

ROCF TOP UNIT
UNDERWRITERS LABORATORY
UNLESS OTHERWISE NOTED
VOLT

VOLTAWMPS

WATTS

WATER HEATER

WEATHER PROOF
TRANSFORMER

IMPEDANCE

OFSCENT LIGHTING FIXTURE. SEE LICHTING TIXTURE
AND MEHN

ESTENT ¢

CHEDULE F PE AND MOUNTING.

¢ POWEREL IMERGENCY LIGHTING FIXTURE

A WALL MGSHTED DUAL HEAD
SEE LISHTNG FINTURZ STHEL

& SINGLE FACE ZXIT LIGHTING FIXTURE SEE LICHTMG FIAIL SCHEDULE

3 SINGLE POLE T C AMP, 120 YGLT, MH 487 AFF, LNLESS
NOTED DTHER

%3 THRZE waAY TOG

SWITTH - 20 AMP. 120 vOLT, MH. 487 AFF, LNLESS

NOTED 04 DICORA
@ uing y CF WALL MCUNTED
AEF
(ST Q'ﬂt Tele ECEPTALCE — 20 AMP, 120 YOLT, NEMA 5-20R
MH TR A 3 NOTED £ LEMTOM DECCRA

= DOUBLE DU GNDILG TYPE SECEPTACIE — 20 AMP, 120 ¥OLT, NEWA
S-20R, MH 16" AFF, JNLESS NOTED CTHERWISE. LEWITON LECORA

@ DUPLEX RECEPTACLE WITH CROUND FAULT CIRCUIT INTERRUPTER PRATECTION -
20 P, 120 VOLT, NEMA 5-2R, WK 42" AFF, UNLESS NOTED OTHERWISE
CEVITON CECOA

S HALF SWITCHED RECEPTSCLE CONNECT BGTTOM AALF OF GUTET TO SWITCH
TYPICAL AL BEOROCMS AND LVING ROOMS. LEVITCN DECOR:

1 SPECIAL GROUNTING TYPE RECEPTACLE — HEMA NUMBER OR TYPE AS SHOWN
QR NOTED, MH 18" AFF, UNLESS NOTED CTH:RWISE

B TELEPHONE/DATA OUTLET — WALL MOUNTED, MH 187 AFF, UNLESS NOTED

OTHERWISE, PROVIDE 1° £C ROM THE CUTLET TO 67 ABOVE FINISHED CEIING

AND TERMINATE WTH 50 BEND ANC INSULATED BUSHING

TELEPHONE

PANELBOARD, 120/208 VOLT
DISCONNECT SWITCH, AMP, VOLT, POLES AND FUSING AS NOTED ON DRAWING.

ELECTRIC MOTOR COMNECTION - HORSEPOWER A% NOTCD

POWER COMPANY METER, RATING AS INDICATED ON DRAWING

FIRE ALARM MANUAL PULL STATICN, MH. 48" AFF.

FIRE ALARM AUCIC/4ISUAL SIGNAL DEVICE, MH. §6° AFF,

FIRE ALARM VISUAL ONLY SIGNAL DEVICZ, MK 95" AFF

FIRE ALARM BELL

SMOKE CETECTOR,

DUCT SMCKE DETECTOR

GRANCH CIRCUIT CONDUIT AND WARING WITH A DEDICATED EQUIPMENT GROUND
WIRE, CONCEALED IN WALL OR CEILING. CROSSMARKS AND NUMERALS INGICATE

NUMBER AND SIZE OF CONDUCTORS, AND SHOWM ONLY WHERE REQUIRED FOR
CLARITY.

DRANCH CIRGINT CONDUIT ANG WIRING WITH A DHLICATED ECHAPMENT GROUND
WIHE, CONCEALED UNDER GROUND OR UNDER SLAR CROSSMARKS AND
NUMERALS INDICATE NUMBER AND S$IZE OF CONDUCTORS, AND SHOWN ONLY
WHERE REQUIRED FOR CLARITY,

HOWERWI WIRING WIFH A DEDICATED EQUIPMENT GRCUND WIRE TO THE
REFERENCED PANZLE(ARD. ARROW HEADS AND NUMERALS IMIICATE THE CIRCUIT
NUMBERS.

/’— INDICATES A SEPARATE GROUND WIRE SHALL BE PROVIDED.

Tr
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“ CELLAR FLOOR PLAN ELECTRICAL
i 'SCALE: 1/4"= 107

/"~ "\ 1ST FLOOR PLAN ELECTRICAL

_,f SCALE: 1/4"=1-0" 24X36 LAYOUT

f 5
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PANEL
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"\ 2ND FLOOR PLAN ELECTRICAL
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f CNNES

SERVICE LOAD CALCULATION

]

Inb LM

T FLCO2

LA

CATV SERVICE RISER DIAGRAM

CGURFACE MOUNTID WITH aUDIE 7 ACARM
1T APATTULNTS (2 v UG
A S GHALL HAVE = -
& TONKECTE (AT
3 &k SMEOKE DETECTOR L 4E INTERCZOWKECTED B
B WHEN ANY TECTOR SEN3ES S SR N sarm
£ ARD M2 IRER RECOMMENDA TIDMA, T &
P THE DETECTOR THOM CLOSEST YERTICAL SURFACE S
.78
2. 30 &MP SRANCH CIRCULLS FEEDING APARTMENT LG “rta 104 Ken 1433 AlF) - =
CIRCUITS, SHALL BE FZD V& AFCI CIRCUIT DREAHIRS '
B CEMAND LOAD
T AL 23 AN BRANGH CIRZUITS FEEDING KITCHEN LOADS SHALL 5B GFCL TYPE o : .
EITHEY RECEPTACLES OR CIRCUIT BREAKIR SH4LL BT GFCI TYPE 101 €A e 45X » 47 KL (IS0 AES
2 HCLSE FANEL -UAT = 5 KYE
4 DUPLEX ROCESTATIES SATHROOM /APPLIANCE TIRCUITS. MOUNT 67 AR0VE
POUNTER ity KITCHENS/BATHOOMS, 18" AFF OTHIR ARIAS. ’ r‘)-_I I-—a'“
5 PROVDE « OR MATC-ONG UG FOR DISHNASHER €U TIONS  MAINT AR 2 o AL
UL STRG, C QRCINATE FLUG INCLUSION WITH DIEHW SUPPLIER, 247 VG4 KYR £ 5 OKVA = (15 KVA 458 AN =
aFs 3 DEMAND LDAD
6 LOCATE DISPOSAL JUNCTION BOX 24" 7F UNDER SINK CONTRCLLED BT 47 Kve + § <vA = 33 Kva (221 A7) TELEPHONE SERVICE RISER DIAGRAM
TUMBLER SWITCH 4 ELECTRICAL SERVICE SIZE: NOTTORCALE
7 PROVIDE MICROWAVE /RANGIHDDD OUILET @ +78" 300 AMP. 1237240 VGLL T FHASE, 3 WIRE TELEPHONE RlSER NOTES
(0} 1= 8 COMDUT MTH Pull WIPE TO FLAPHONE
—— = = SouPANY FOuT G CONECTON raAtl wr
APARTMENTS LOAD CALCULATION VERROHIDAL Consm K (O ERACT SESURENRNS
TYPICAL APARIMENT @ 17 COMDUIT MTr ULl WRE TG APARTUENT
o ) WHE TO 3/4% € 100 G A
1. A. GENERAL LOAD 1366 SF. x 3VA = 4080 VA et TOMZ IO ERaGmAEE
SFox 3 VA
B. SUALL APPLIANCE LOADS 2 x 1500 VA = 3000 Va
1500 YA x 2 CIRCUITS
C. LAUNDRY LOAD 1 x 1200 VA = 1200 VA |
1200 YA % 1
SUBTOTAL B280 VA
FIRST 3000 ¥A x 100% 3000 VA
NEXT VA x 35% 5780 VA x 35% = 1008 VA
TOTAL 4848 VA 3ed BB
2. COOKING i G—E—
AS GAS 10 2avi
(G4s) K s +
we
3. DRYER s 204 FLODR
5000 V& x 1 5000 VA S EATIROR FIRE
ALARW BELL
4. FIXED APPLIANCE LOADS ®—] |
DISHWASHER 1000 VA x 1 1000 YA
DISPOSAL BOG YA x | 800 VA Fack
WATER HEATER 4500 VA x 1 GAS FAAP -
. POWER RISER DIAGRAM —
HEATING ____ VA x | 2120 VA
COOLING VA x t 2120 ¥A DEMOLITION L 16 24 HOUR SLPERVISED
LARGEST LOAD 2120 VA NOTTO SCALE MONITORING STATION V1A (2}
|—- i TELCPHONE “INES
6. (ARGEST MOTOR LOAD LOWES LEVEL
500 vh x 5% 400 vA POWER RISER DEMOLITION NOTES
TOTAL 14168 VA @ REMOVE EQUIPMEMT AND ASSOCIATED GNNNEGTIONS, FIR ALARM RISER DIAGRAM
14168 + 240V = 59A CGOROMATE WTH POWER COMPANY FOR NEW SERVICE ROT o5
50A x 1.25 = 74A @ <EE vﬂci:osan POWER RISER DIAGIAM. SCALE
PANEL 100 AMP
PANEL, M G0 AMPS MLC PHASE: T \ | BMEL A B C D 100 AMPS — DA MCB i
SOE SPALES. 12 MQUNTING;  SURFACE WIRE: 3 FOLE S2RCER 30 NTING: RECESSED
LOCATICN, EXTERIOR 120/240 VOLTS 22 KAIC, NEMA 3R LOCATION; APARTMENT 120/24C YOLTS
KW/ THAGE | Tl CIR O onr L : ; W /PTES CERTBCRT o ._ﬁm: VW PHASE T,
LOAD A6 vair| VRE o [Efno | VIRE LOAD LoAD *T 5 Faret R [ro 2o | MRE FaiTTRE § o0
(D[FACE 10 A T |a SPACE LTG/REC.~BDRM. 1 | 1.3 A A J0A| 10 REGRIGET =5
TG JREC 5 200 3i HEL - TORET/B0RV. 1 12 200 HE mF 12 | HEC -
1.0 i 5 1A T6./%eg —p0iMd, 2 | 1.2 200 5 1A Jonl L% MICEOWAVE
= 20K 7 REC.~IDAET/B [ a8 18] B [ e
.0 04 G jAl 1T 11, /FEC - i | 1.0 204 RN 20A] 10 REC - KICHIN
= - R[N - = FREC, -1 i TS 2DA EIRE P 1.0 'SF.?.AI._
> , Ec £ CONNECTED (OAD: 6 KVA 25 AMP CoLVRM, KITCH] 1.0 200 3 1A AL 1.0 DIHWASHER,
() PROVIDE LOCKING TYPE CIRCUIT BREAKER. oo ™ 2 ka A e G772 208 1= 77 TWAGHER
I_R_E i 022 == TIALL 3l 2.5 SRYTR
5P =1 1]= g 0 = 1= 2.5 1
[ = = ZUIAl 22 7 [J0A| T8 TR
= %) 536l ad -] = i — =
- = 29 |AL & = - SPATE |
SR ilcioRs_| 05 7K 2 [AL 30 i = — l_ i
NG TYRE CIRCUIT 8 - CONNECTED (OAD: 25 KvA 108 AMP
(7) PROVIDE LOCKING TYPE CIRCUIT BREAKER. BEMAND 07 KA 53 AWP

(2) 2 POLE/1S AMP FOR BASEMENT, st & 2nd FLOORS,

FOTTOSGALE

CATV RISER NOTES

sl P, WML B CALY COWPENY

g

{3 UM ATE MIM CATY
MEENY F77 EXanT BEGANTULNES

T AUNDNT WITH FLLL WIRE TO APERTMENT

#8 GAOLND WRE T GROUNDING STSTIM

CONCRETE ENCASED

504, 2 POLE
IRIARER

METER CERTER

NEMA 3R

i Full®

2ed FLK®

~

s Wl FLOOR

L= 1004, 2 POLE
BREASER (TP
oF 4)

| wom o

ELECTRODE 42 GNOD.

L1 5 oRD. N 1727 conouT

-+ 3/4%410° COPPER
CLAD STEEL RCD

POWER RISER DIAGRAM
NEW WORK
NOTTOSCATE

POWER RISER NEW WORK NOTES

| —Hcontin COD WATLE il CONNECT
- 19 STELL SI0E OF WATER Wy

(D) 54350 UCH, IN 4° CONDUIT EACH YO POWER COMPANY
PON & CONNECTION,

(2) 3 #6. 1 40 OND, IN 17 CONDUIT
() 1431 45 RO, N 1-1/47 CONDUIT.

452 NEWTON PLACE, NW

— LIGHTING FIXTURE SCHEDULE
RFF AGOWE FINISHED FLOOR EMLRGENTY BATILRY MC SHCANDESCENT R HECESSED
197C BELOW RINISHED CEILING F FLUQRISCENT MH  METAL HALIDE S SURFACE
(v CEILNG PL  POLE My MERCURY VAPOR u UNIVERSAL
| G oown L HFS HIGH PRESSURE SOMUM P FPEMDANT W WALL
| FIXTURE T i G N o d 5
ie MARUFACTURER CATALOG bo. by VOLTS [UKANTIEG] LOCATION REMARKS

Al < BY DWNSR - i 42 120 S AS SHOWN | DECORATIVE GI.OBE

8l o BY OWNER - 3 2% 120 P AS SHOWN | CHAUEI R

¢ | 222 RY OWNER - 3 40W 120 S TOUET | OVER MIRRCR LIGHT

ol o BY OWNER i 42w 120 S EXTERIOR | ZXTERIOR LANTERN

Fl <o BY OWNER - 1 42% 120 S CLOSET | CLOSET RATED [IXTURE
W] = LITHONIA ELM2LED LED v 120 s AS SHOWN | EMERGENCY WALL PACK
x| € LUITHOMIA LOMSWIR120ELN 1LED W 120 ] AS SHOWN | EMERGEMCY EXIT LIGHT

i L 9T PI Y

©) CONNECT" AHEAY lgpt' iy BleFEH
DEIVISTON

(@) 304/2p4240Y, [S5-20 AMP. NEMA 3R,

The

.
Heaia
L
1eni
Trere ctihs

fiskd «
o bt i s

_ DagEP 17 2005

SCALE: AS NOTED
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- SCALE: 1" = 1-0" 24X36 LAYOUT o

' DDOE GENERAL NOTES

1. Following initial land disturbance or re-disturbance, permanant or interim stabilization must be
completed within seven (7) calendar days for the surfaces of all perimeler controls, dikes,
swales, dilches, perimeter slopes, and slopes greater than three (3) horizontal to one (1) vertical
(3:1}; and fourteen (14) days for all other disturbed or graded areas on lhe project sile, These
il requirements do nol apply to areas shown on Ihe plan that are used [or material sloraga othar
than stockpiling, or for those areas on the plan where actual construction aclivilies ara being
performed. Maintenance shall be performed as necessary so Ihat stabilized areas continuousty
meel the appropriate requirements of the District of Columbia Standards and Specificalions for
Soil Erosion and Sediment Control (ESC), [21 DCMR §542.9 (o))
2. ESC measures shall be in place before and during land disturbance. [21 DCMR § 543.6)
3. Contact DDOE Inspection (202) 535-2977 to schedule a preconstruction meeling at leas! three
(3) business days before the commencement of a land-disturbing activity. {21 DCMR § 503.7 (a))]
4. A copy of the approved plan set will be maintained at the construction site from the dale lhat
1 constructian activities begin to the date of final stabilization and will be avallable for DDOE
Inspectors. [21 DCMR § 542 15]
5. ESC measures shall be in place 10 stabilize an exposed area as soon as praclicable afler
consliuction activily has lemporarlly or petmanently ceasad but no later than fourteen (14) days ; |
[ | following cessation, except that temporary or permanent stabilization shall be in place al the end \ 1 1

of @ach day of undergraund utility work thal is not containad within a larger development site. [21 \ J—, o i f
4 DCMR § 543.7) ' =T '
1] 6. Slockpiled matarial being actively used during a phase of construction shall be protected WITON ﬁ— T i) | 'l it i
againsl erosion by establishing and malintaining perimster controls around the slockpile, [21 'N. T | 1 v . '
d DCMR § 543.16 ()] ™ Bl e ’
' 7. Stockplled malerial not being aclively used or added lo shall be stabilized with mulch, T8 LIl A e e f
i temporary vegetalion, hydro-seed or plastic within fifleen (15) calendar days after ils last use or L | tA | g 1 | ! ST — AT

452 NEWTON PLACE

| addition. {21 DCMR § 543.16 (b)) =+ \'0 . L e e ] - s
i ia Protect best management pracl!::as from se:simsntnttun and other damage during construction - _ \ R e Ui | L = e T I [ =
or proper post consiniction aperation. [21 DCMR § 543.5 | L : e i T e = ;
” | 9. Request a DDOE inspactor's approval afler the installation of perimeler erosion and sediment P ROJECT _DE§CR|P T:lON . ) B | = 1 i | L‘ | Pl L \'. | 202 I ”
i cantrols, but before praceading with any other earth disturbance of grading. (21 DCMR § 542 12 \ E AN R MV e ||
i | (a) INTERIOR RENOVATION OF EXISTING STRUCUTRE WITH i ! \ \ 43 ‘ -1 \ “ i
10. Request a DDOE inspector's approval after final stabllization of the site and before the CHANGE OF USE FROM TWO FAMILY FLAT TO THREE UNIT 1 _colt _ UL TR W T S il
| removal of erosion and sediment controls. (21 DCMR § 542,12 (b)) 11, Final stabilization means BUILDING. DEMOLITION OF EXTERIOR REAR WOOD FRAME : o 1=t} \ i ' O U S L
¥ thal il fand-disturbing activities al the site have been campleted and either of the following two ADDITION AND DETACHED GARAGE. A ' | TR VS - ,L.'l al i
i | criteria have been met: (1) a uniform (for example, evenly distributed, without large bare areas) \ 0L e L | et o il
i parannial vegetalive cover with a density of sevanly percent (70%) of the native background \ P M N»AOR P -
p | vegetalive cover for the area has been established on all unpaved areas and areas not covered 1 i 1 1 i I!
It by permanent structures, or (2) equivalent permanent stabilization measures have been |;E§EﬂD o o S = - i (e G I
employed (such as the use of riprap, gabions, or geotextiles). [21 DOMR § 542.12 (5.1, b.2)] SF = SILT FENCE ) [
it ! 12. Follow the requirements of the United States Enviranmental Prolection Agency approved LOD = LINE OF DISTURBANCE Pl ; N
| Stormwater Pollution Prevention Plan (SWPPP) and maintain a legible copy of this SWPPP on SBD = STRAW BALE DIKE COISER};J&Q%%E”&%@#&E - f] Rl SeegRie=———
site. [21 DCMR § 543,10 (b)) - S 2 - ([ SCALE:  ASNOTED
13. Posl a sign that notifies the pubilic to contact DDOE In he svent of erosion or olher pollution I I
] ! The sign will be placed al each entrance to the sita or as direcled by the DDOE inspector. Each bcs 7 F | DATE: 02/05/2015
| sign will be no less than 18 x 24 inches in size and made of materials thal will withsland wealher |~ STOCK PILE AREA b -_ 2 i VlCINl_TY_MAP_ = = — |I |
" for the duralion of the project. Lettering will be al least 1 inch in height and easily readable by the DISTURBED AREA = SE TSRO SIS U ERISTING ALEEY i i ROJECT NUMBER: 452 NEW
| public from a distance of twelve feet (12 [t). The sign must direct the public, in substantially the 843 sq. ft. = o . g e
i following form: “To Report Erosion, Runoff, or Stormwater Pallulion” and will provide the 420 cubic ft —
| conslruction site address, DDOE's telephone number (202-535-2977), DDOE's &-mail address 15 cubicy érd s

i (IEB.scheduling@dc.gov), and the 311 mabile app heading (“Construction-Erosion Runoff’), [21
DCMR § 543.22)
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GOVERNMENT OF THE DISTRICT OF COLUMBIA

vt o STOTTURG o

DEPAI.?TMENTOF CONSUMER & REGULATORY m‘:FAIRS .
Inspections & Compliance Administration

1100 4™ Street, SW — Fourth Floor
Washington, DC 20024

STOP WORK ORDER

] (Address)
You are hereby ordered to IMMEDIATELY STOP all work at this building or structure.

[l You are performing work that violates the Construction Code:
O You are performing work in an unsafe and dangerous manner:

Code Section (s) Violation (s) What You Must Do to Correct the Violation (s)

Do NOT work at this address until you:
[@ Correct the violation(s)
E1 Pay the fine amount
& Obtain and post the required permit(s)
[0 Electrical [0 Plumbing [ Construction [ Boiler I Fire [ Elevator [ Other

1 Receive approval from the Code Official to remove the Stop Work Order.

WARNING

Unauthorized removal of a posted Stop Work Order is a Construction Code violation, subject to penalties and injunctive relief under
DC Official Code §6-1406 and §6-1407 and 12A DCMR §114.3.

A Stop Work Order for illegal construction under 12A DCMR §113.7 and §114.6 requires you to stop all work at the building or
structure, whether or not the work requires building permits.

It is a Stop Work Order violation for an owner or agent to enier the site for any reason without the Code Qfficial’s approval. (The
Building Official may allow temporary access to ensure the property’s security and safety, under 12A DCMR §114.6.1.)

Anyone who continues any work in or around a structure posted with a Stop Work Order — except to do work that the Building -
Official approves to remove a violation or unsafe condition ~ is subject o penalties and injunctive relief under DC Official Code §6-
1406 and 12A DCMR §105.8 and 12A DCMR §114.10.

RIGHT TO APPEAL

You have the right to appeal this Order to the Reviewing Official (Rabbiah Sabbakhan, Chief Building Code Official,
Inspections and Compliance Administration) within 15 days of its posting, under 12A DCMR §114.11.1. You may call the
Reviewing Official at (202) 442-7867. You may obtain a Stop Work Order Appeal Request Form at the address above or
at dcra.dc.gov. If the Reviewing Official denies your appeal or takes no action within 10 working days of receiving it,
you may appeal to the DC Office of Administrative Hearings (OAH). You may deliver your written request for a hearing
to OAH at 441 4" Street, NW, Suite 1040S, Washington, DC 20002 or mail it to PO Box 77718, Washington, DC 20013-
8713. >

Signature of Issuing Official 7~ ~ T A Date 7 -2/ Time

Badge Number ___ 3 ! Phone Number_
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September 10, 2018
via IZIS

Board of Zoning Adjustment
441 4™ Street, NW

Suite 2008

Washington, DC 20001

Re:  Application No. 19712; 452 Newton Place, NW,

Dear Members of the Board:

I have been a real estate agent in the DC Area for 17 years, I worked with the Applicant
in the above-referenced case to sell the upper unit at 452 Newton Place, NW. That unit sold for
$620,000 in April 2017. Before the Applicant hired me, a previous real estate agent attempted to
sell the lower unit and listed it for $899,900, then $872,900, then $849,900 and lastly $799,900.
The property was on the market for 84 days before being taken off the market.

The Applicant is now faced with a scenario where they must sell the unit as-is or renovate
the unit to make it more marketable, Currently, there are no comps for the existing four-
bedroom, four-bathroom layout, The unit is difficult to market because it has two kitchens and
the bedrooms are on two different floors. With a unit of this size, it is typical that a family would
be the potential buyer. However, although the size is ideal, the floor plan is not. Typically,
parents do not like to be on a different floor than their children. Thus, homes where the
bedrooms are all on one floor, specifically the upper floor tend to be more marketable. Although
there are no four-bedroom comps in the area, I estimate the lower unit could sell in its current
condition for $635,000. Market conditions have changed substantially, with an increase in
inventory and an increase in interest rates, demand is lower than when these units were originally
on the market. My experience tells me that the prospective buyer would most likely use the
lower level as an income-producing rental property if they are able to obtain the necessary
licensing from the District.

The other option would be for the Applicant to renovate the unit and change its current
configuration. It may be more marketable if the bedrooms were on the lowest level and the living
spaces were expanded on the first floor. The lower level kitchen would need to be removed and
one bedroom on the main floor could remain. This is still not an ideal floor plan because of the
lack of light on the lower level. However, it is more marketable than the current floor plan. If this
reconfiguration were to occur, it would appeal to a wider range of buyers. Other three-bedroom
units in Columbia Heights (20010) sell for $675,000, but since the bedrooms would be in the
basement and receive less light, it would likely sell for slightly less, at $600,000. Please note that
all these sales prices are estimates and actual prices would vary depending on the market
conditions and the actual square footage of the units.

Had the Applicant had the option to start over knowing that they could only do two units
on three floors, the most marketable and standard approach would be to create a two-story unit
with living space on the first floor and bedrooms on the second story, and a separate one-
bedroom basement unit. In this scenario, the upper unit could sell for $760,000 and the lower



unit could sell for $500,000. Again, the actual prices would be determined by square footage of
each unit and market conditions.

Were the Applicant to obtain BZA Approval, it could split the larger unit into two units
and sell the first-floor unit for approximately $550,000 and the basement unit for $500,000.

Sincerely,

Candy Miles-Crocker, GRI
Associate Broker
Long and Foster Real Estate
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2-Unit Scenario

Purchase Price
Construction Costs
Sale Price- Upper Unit
Sale Price- Lower Unit
TOTAL

BZA Denied

Purchase Price
Construction Costs
Sales Price - Upper Unit

Sales Price- Lower 4BR Unit

TOTAL

BZA Approved

Purchase Price
Construction Costs
Sales Price- Upper Unit
Sales Price- 1st floor
Sales Price- basement
TOTAL

($680,000)
($410,000)
$760,000
$500,000
$170,000

($680,000)
($525,000)
$620,000
$635,000

$50,000

($680,000)
($525,000)
$620,000
$550,000
$500,000
$465,000
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452 Newton Place, NW, Washington, DC
Master Budget
Kaim Development Corp., LLC/Serhat Akin

2 - Unit Budget 3 - Unit Budget
[oescription Budget
Soft Costs Soft Costs
Permits & Fees $4,000 Permits & Fees $4,000
Architectural & Engineering $18,000 Architectural & Engineering $18,000|

k | Soft Costs $22,000 Soft Costs $22,000
Hard Costs Hard Costs
Site Work $500 Site Work $500
Demolition $15,000 Demolition $15,000
Excavation $10,500 Excavation $10,500|
Concrete $6,500 Concrete $6,500
Waterproofing $5,000 Waterproofing $5,000
Framing Materials $30,500 Framing Materials $40,700
Framing Labor $27,000 Framing Labor $31,500)
Siding $6,500 Siding $6,500
Sheet Metal $3,200 Sheet Metal $3,200
Plumbing $19,700 Plumbing $26,200|
Electrical $25,200 Electrical $37,600|
Heating & Cooling $36,800 Heating & Cooling $38,900,
Low Voltage, Audio, Video, Low Voltage, Audio, Video,

Central Vac $2,600 Central Vac $3,600
Roofing Roof Deck $9,000 Roofing Roof Deck $9,000
Masonry $10,300 Masonry $10,300|
Fireplace $2,800 Fireplace $4,500
Exterior Windows & Doors $20,300 Exterior Windows & Doors $20,300|
Painting $19,300 Painting $24,500|
Drywall $10,500 Drywall $18,900,
Stucco $1,700 Stucco $2,600
Flooring $31,000 Flooring $38,000|
Millwork $11,400 Millwork $29,400
Finish Carpentry $20,300 Finish Carpentry $28,800|
Hardware $3,500 Hardware $4,800
Countertops $14,000 Countertops $18,000|
Cabinets & Closets $10,800 Cabinets & Closets $14,000
Appliances $6,600 Appliances $16,300|
Construction Support $1,000 Construction Support $2,000]
Landscape & Irrigation $500 Landscape & Irrigation $4,900
Exterior Structures $16,000 Exterior Structures $21,000|
Contingencies $10,000 Contingencies $10,000,

Hard Costs $388,000 Hard Costs $503,000
Total Construction Costs $410,000 Total Construction Costs $525,000
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Description Budget

Soft Costs

Permits & Fees $4,000
Architectural & Engineering $6,000
Subtotal Soft Costs $10,000
Hard Costs

Site Work $500
Demolition $5,000
Excavation $0
Concrete S0
Waterproofing $2,500
Framing Materials $6,500
Framing Labor $10,000
Siding S0
Sheet Metal $0
Plumbing $7,500
Electrical $8,800
Heating & Cooling $1,800
Low Voltage, Audio, Video,

Central Vac $1,000
Roofing Roof Deck S0
Masonry ]
Fireplace S0
Exterior Windows & Doors ]
Painting $9,500
Drywall $8,500
Stucco S0
Flooring $15,000
Millwork $6,000
Finish Carpentry $10,900
Hardware $1,500
Countertops $14,000
Cabinets & Closets $5,000
Appliances S0
Construction Support $1,000
Landscape & Irrigation ]
Exterior Structures S0
Contingencies $5,000
Subtotal Hard Costs $120,000

Total Construction Costs

$120,000

452 Newton Place, NW, Washington, DC
Renovation to Make Lower Unit More Marketable
Kaim Development Corp., LLC/Serhat Akin
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