
GOVl MENT OF THE DISTRICT OF COL BIA 
OFFICE OF PLANNING 

* * * 
Office of the Director 

SUPPLEMENTAL REPORT 

DATE: 

TO: 

FROM: 

November 21, 2005 

District of Columbia Zoning Commission 
..J{_s.Qr 
EUeitlWcCarthy, Director Offace of Planning 

~ 
9. 
V1 
0 

SUBJECT: Zoning Commission Case No. 05-10, Capital Gateway Overlay District Amendment 

L APPLICADON-IN-BRIEF 

Applicant: Office ofPlanning 

Location: The Capitol Gateway Overlay Area, located in the Southwest and Near Southeast Areas 

Ward 6, Advisory Neighborhood Commission 60. 

Proposal: 

II 
• I .. 

I 

An amendment to the Capitol Gateway (CG) Overlay District Zoning Regulations to· 

• Provide regulations pertaining to existing Combined Lot provisions, 

• Establish a Zoning Commission review and approval process and design guidelines 
for additional properties within the existing boundaries of the CG Overlay, including 
portions of Squares 601, 656, 657, 700, and 701, any property which abuts South 
Capitol s~ or for any property which is the recipient of additional density through 
the Combined Lot provisions, 

• Establish preferred use (retail and entertainment) requirements and regulations along 
First and Half Streets SE within the area, 

' 
• Provide for a setback of 15 foot setback and a 1 1 upper story step-back above a 

height of 110 feet for buildings fronting South Capitol Street within the area; 

• Provide for an upper stories step-back for building fronting Half Street SE, and 

• Provide for a 1·1 upper story step-back above a height of 110 feet for buildings 
fronting Potomac Avenue SE and SW 

This report also serves as the pre-hearing statement as required under Section 3013. 

a RECO~EDA~ON 

The Office of Planning recommends that revised proposal be set down for public bearing. 

m BACI(GROUND 

At its November 14, 2005 meeting, the Zoning Commission received a report from the Office of 
Planning recommending amendments to the Capitol Gateway (CG) Overlay District, in response to new 
development pressure within the area, and recent planning initiatives related to South Capitol Street and 
the location of the new Major League baseball stadium within the area. The Commission provided 
valuable feedback, and requested that OP prepare a draft of proposed wording, prior to considering set 
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down at a special pubhc meetmg to be held on November 21,2005 A more comprehenSive descnption 
of the CG Overlay area IS mcluded m the OP report dated November 4, 2005 

IV. SUMMARY OF OP PROPOSAL AND CHANGES FROM THE NOVEMBER 14, 2005 
SUBMiSSION- refer to DRAFI' CG Overlay amendment text, Attachment I 

A DRAFT version of the CG Overlay, for discusSion, With proposed amendments noted m red, 
underlmed text, IS attached. For clanty, the attachment mcludes the entire CG Overlay text, mcludmg 
sections which are not recommended to be changed The attachment also includes a summary of OP 
analYSIS The proposed amendment mcludes. 

• Additional obJective or purpose statements, related to the form and character of South Capitol 
Street, Half Street SE, and Frrst Street SE are proposed. (§1600 2) 

• Amendments to eXISting combmed lot development regulations to regulate the transfer of density 
from one parcel to another within the CG Overlay. (§1602) 

• Addition of new regulations for specific streets or geographical areas Within the CG Overlay, as 
well as some reorgamzation of existing regulations ( § § 1603 to 1609). New regulations mclude 
the followmg· 

• Within the CG/W -2 District- m addition to existmg regulations, such as the 75 foot 
waterfront setback, a new provision to prevent access to parking or loadmg facmg the 
waterfront 

• M Street SE - m addition to existing setback and preferred use retail reqmrements, a 
requirement for a rmrumum floor to cellmg height requrrement, m accordance With s1m1lar 
reqmrements for other requrred retall/preferred use areas. 

• South Capitol Street - a new setback reqmrement of 15 feet, a 1.1 upper story step-back 
above 11 0', and a prohibition on new dnveways to loading or parkmg are proposed. All of 
these provisions are currently m place for the Ballpark Site. 

• First Street SE - a new requrrement for and regulation of preferred use retml. 

• Half Street SE- a new provisions for an upper story step-back, for which OP IS especially 
requesting comments from the Commission, the development community, and land owners 
within the area; new requrrements for preferred use retail; and a prohibition on new 
dnveways to loading or parkmg. 

• Potomac Avenue SE and SW- a new 1:1 upper story step back 

• P Street SW- new prohibition on new dnveways to loadmg or parkmg, to m1n1rmze rmpacts 
of such spaces on residential areas to the north 

• Mandatory Zoning CommiSSion ReVIew (§ 161 0) Currently, such review ts reqmred for 
properties facing M Street, the Ballpark site, and the CG/W -2 Distnct. In response to Zoning 
Commtssion concerns rmsed at the November 14, 2005 meeting, OP IS now proposmg a more 
limited and drrected reVIew for the followmg additional areas only: 

• On a lot that abuts South Capitol Street; 

• On a lot located Within Squares 700 or 701, north of the Ballpark site;-
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• Wrthin Squares 601, 656, and 657, adJacent to extstmg lower density residential development 
to the north, or 

• Any lot wh1ch Is the rec1p1ent of denstty through the combmed lot prov1s1ons of§ 1602. 

Additional analysts of the geograph1cal boundaries of these areas ts prov1ded m Section V of this 
report below If the Comm.tss1on wtshes, the text could be amended pnor to adverttsmg to 
include all of the CG Overlay as ongmally proposed by OP 

OP has also proposed a more refined and clarified list of review criteria, some of which apply to 
all of the destgnated areas, and some ofwh1ch are spectfic to select areas (§§1610 2 to 1610.5) 
In spectfic, ''bwldmg design" related cntena have been simplified. 

• Fmally, OP continues to propose that the CommiSSion be permitted to cons1der requests for 
additional Zonmg RegUlations rehef, as part of any otherwtse required review. 

OP stresses that this is a draft to Initiate discussion. Clanfication and codification IS anticipated, 
followmg additional discussion. 

V. AREA ANALYSIS 

More refmed OP analysis indicates that the total area ofpnvate land (not mcludmg roads or alleys) 
withm the CG Overlay is about 97 acres, or about 4.2 m1lhon square feet Ofthts amount, 7 5 acres are 
owned by the Federal government, and 7 acres are owned by the District of Columbia agencies (De 
Housmg AuthQnty and WASA) An additional3 acres are owned by WMATA. Almost 15 acres are 
owned by PEPCO, but OP 1s of the understandmg that s1gntficant porttons of th1s land have recently 
been or w1ll be sold for pnvate development 

The 97 acres mcludes all or portions of 42 squares (6 partially within the CG/C-3-C D1stnct, 13 wtthtn 
squares partially or entirely w1thtn the CG/W -2 D1stnct, 21 entirely or partially Within the CG/CR 
District, one large Site partially zoned CG/W -2 and partially zoned CG/CR; and 2 w1thm the CG/W -1 
and W-3 D1stncts, which are now part of the Fort McNair Site). In add1tton, there are large areas ofland 
close to the nver that are not within squares Some of this land IS wtthm Federal reservations 

In total, District records show that there are over 300 indiv1dual parcels ofland entirely or parttally 
wtthm the CG Overlay Parcels range m stze from 8 square feet to almost 426,000 square feet, but 75% 
of them are under 10,000 sq.ft. m area. OP antlctpates constderable consolidation of the smaller parcels 
into larger development parcels 

Currently, about 53 acres ofland within the CG Overlay (55% of the total area) IS wtthin area for which 
design revtew IS already required, although this amount ts likely to mcrease due to land consolidation. 
This mcludes land wtthin 26 of the 42 squares. Under the rev1sed OP proposal, Zonmg Commtssion 
review would be reqwred for lands north of the Ballpark, or facing South Capitol Street, or adjacent to 
existing low density residential areas. This represents about 15.5 acres (16% more of the CG Overlay 
area, all or part of7 additlonal squares). Agam, lot consolidation could mcrease this amount. About 
28.5 acres (29% of the total area), all at the center of the Buzzard Pomt area between South Capitol 
Street and Fort McNair, would not have mandatory Zoning Comm.tss10n reVIew. Some of this land 
could be subject to Zonmg Commission revtew, If it 1s the rec1p1ent of Combined Lot density, or if 
consolidated with lands that would otherwtse requrre reVIew. 

VI. RECOMMENDATION 

The Office of Planning recommends that thiS amended proposal for the Capitol Gateway Overlay, be set 
down for pubhc heanng. This is in keepmg wtth Dtstnct pohcy and recent planning irutiatlves for the 
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area and for the Dtstnct and region as a whole. Additional refinement of the proposalts anticipated, and 
wtll be provtded to the Colllilllsston pnor to the pub he heanng. 

EM/Jl 

ATTACHMENTS: 
I. DRAFT proposed amendment 

II Map showmg areas currently subject to reVIew, and new areas subject to reVIew 
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# Existing Text with Recommended Changes 

CHAPTER 16 CAPITOL GATEWAY OVERLAY DISTRICT 

1600 PREAMBLE 

1600.1 The Capitol Gateway (CG) Overlay District is applied to the 
Buzzard Point and Capitol Gateway areas, which are designated 
for mixed use development in the Comprehensive Plan for the 
National Capital. The following Squares and portions of Squares 
in the Southwest and Southeast quadrants of the District of 
Columbia are included in the CG Overlay District: 601, 602, 603, 
605, 607, 609, 611, 612, 613, 656, 657, 658, 660,661, 662, E662, 
664, E664, 665, 666, E667, S667, ES667, 698, 699, 700, 701, 
702, 703, 704, 705, 706, 707, 708, E708, S708, 742, N743, S744, 
769, 771, and 800. 

1600.2 The Y'"i'V""""' of the CG Overlay District are to: 

(a) Assure development of the area with a mixture of residential and 
commercial uses, and a suitable height, bulk and design of 
buildings, as generally indicated in the Comprehensive Plan and 
recommended by nlanning studies of the area; 

(b) Encourage a variety of support and visitor-related uses, such as 
retail, service, entertainment, cultural and hotel or inn uses; 

(c) Allow for continuation of existing industrial uses, which are 
important economic assets to the city, during the extended period 
projected for redevelopment; 

(d) Provide for a reduced height and bulk of buildings along the 
Anaoostia riverfront in the interest of ensuring views over and 
around waterfront buildings, and provide for continuous public 
open space along the waterfront with frequent public access 
points; 

(e) Require suitable ground-level retail and service uses and adequate 
sidewalk width along M Street, S.E ., oear the Navy Yard 
Metrorail station; aBEl 

(f) Provide for development of Squares 702-706 and Reservation 247 
as a ballparlc for major league sport and entertainment and 
associated uses. 

(g) Provide for the establishment of South Capitol Street as a 
monumental civic boulevard: 

(h) Provide for the devel~ment of Half Street SE as an active 
~estrian oriented street with active grQund floor uses an~ 
~~ro~riate setbacks from the street facade to ensure ad~uate 
liszht and air and a oedestrian scale. 

(i) Provide for the develo~ment of First Street SEas an active 
~estrian oriented street with active ground floor uses. 
connecting M Street the Metro Station and existing residential 
nei2hborhoods to the Balloark site and the Anacostia Waterfront. 

OPAnalysis 

Attachment I 
November 21. 200.5 

Unchanged - no map 
amendment is proposed as part 
of this recommended 
amendment 

Unchanged 

Unchanged 

Unchanged 

Unchanged 

Unchanged 

Unchanged 

New purpose statement 

New purpose statement 

New purpose statement 
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' 

1600.3 The CG Overlay District and the underlying CR, W-1, W-2, W-3, 
and C-3-C Districts shall constitute the Zoning Regulations for 
the geographic area referred to in § 1600.1. Where there are 
conflicts between this chapter and the underlying zoning, the 
provisions of the CG Overlay ~ct ~govern. 

1601 BONUS DENSITY AND HEIGHT 

1601.1 In the CG/CR and CG/W-3 Districts, a building or combined lot 
·development shall be allowed a maximum density of 7.0 FAR; 
provided that the additionall.O FAR in excess of the matter-of-
right maximum of 6.0 FAR shall be devoted solely to residential 
uses, which, for the pwposes of this subsection, does not include 
hotel uses. 

1601.2 For the purpose of accommodating bonus density as authorized by 
§ 1601.1, the maximum permitted building height shall be that 
permitted by the Act to Regulate the Height of Buildings in the 
District of Columbia, approved June 1, 1910 (36 Stat. 452; D.C. 
Official Code§§ 6-601.01 to 6-601.09), as amended; provided 
that in Squares 601, 656, and 657 those lots abutting Qr sqmated 
only by a street or alley from residentially zoned property shall 
provide a one-to-one (1: 1) building setback for any part of a 
building that exceeds ninety (90) feet in height on the side 
• · the residential zone. 

1601.3 In the CGIW -1 District, a building or combined lot development 
shall be allowed a maximum density of3.5 FAR and a maximum 
height of fifty-five (55) feet to accommodate the additional 
density. The additiouall.O FAR in excess of the matter-of-right 
maximum of 2.5 FAR sball be devoted solely to residential uses 
unless the building or the combined lot development includes at 
least 2.0 FAR of residential uses, in which case the additional1.0 
FAR may be devoted to any permitted use in the W-1 zone. For 
the purposes of this subsection, the term "residential uses" does 
not include hotel uses. 

1601.4 In the CG/W-2 District, the Zoning Commission may grant 
additional density to lots as part of the review and approval 
process applicable to that area, in the manner set forth in § 1610. 

1601.5 A building that qualifies as a Capitol South Receiving Zone site 
under § 1709.18 shall be subject to the maximum b,eight and bulk 
limits of§ 1709.21 of this Title. ' 

1602 COMBINED LOT DEVEWPMENT 

1602.1 Two (2) or more lots within the Overlay District may be 
combined for the pwpose of allocating residential and 
nonresidential uses regaxdless of the normal limitation on floor 
area by uses on each lot; provided, that: 

OPAmdysis 

Unchanged 

Unchanged 

Unchanged 

Unchanged 

Unchanged 

Unc~ed 

Attachment I 
November 21. 2005 

Unchanged other than to split 
into two sections 
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(a) The aggregate residential and nonresidential floor area sball not 
exceed the matter-of-right maximum heiglit er density of the 
underlying zone district(s), except when bonus density is being 
constru~ 

(b) The residential and nonresidential floor area on each individual 
J2M.cel shall not exceed a maximum floor area ratio of 8.0 on 
~eels for which a bei2ht of 110 feet is oennitted under the 
Height Act of 1910; or 8.5 on ~eels for which a beis,!!t of 130 
feet is ~rmitted under the Heigh! Act of 1910, including an~ 
bonus densitv· 

(c) The amount of commercial density transferred from one Rarcel to 
another rna~ not exceed the lesser of an FAR Qf 3.0 or the amount 
of residential density_ beinJt transferred: and 

(d) Maximum ~rmitted heigh! shall be that ~nnitted bv the Act to 
R.e1rulate the Hei2ht of Buildingl! in the District of Columbia. 
~~!roved June I, 1910 {36 Stat. 452; D.C. Official Code§§ 6-
601.01 to 6-601.09}, as amended for an~ site receiving combined 
lot de~ity within the CG/CR District. but onl~ to th~ extent 
necessarv to accommodate any additional density received from 
another parcel. 

(e) Densitv ma~ not be transferred to or from an~ Rmnem within the 
CG/C-3-C District. 

1602.2 No allocation of gross floor area shall be effective unless an 
instrument, legally sufficient to effect sucll a tnmsfer, is filed with 
the Zoning Administrator and recorded by the Recorder of Deeds 
in the land records against all lots included in the combined lot 
development. 

1602.3 1be instrument shall be in the form of a declaration of covenants 
that: 

(a) Is signed by the owners of all affected lots; 

(b) Runs with the land in~ 

(c) Burdens all lots involved in the allocation of gross floor area; 

(d) Binds the present and future ownm; of the lot sending 
nonresidential gross floor area to furgo the nonresidential 
development and occupation of an on-site area equal to the 
amount of gross floor area of nonresidential uses transterred; and 

(e) States the maximum permitted gross floor areas fur all uses in all 
lots, the maximum allowed gross floor area for nonresidential 
uses in all lots, and the gross floor area of oonresideutial uses 
allocated. The covenant shall further state that, after the transfer, 
the combined lots conform with the maximum gross floor area 
limitations for nonresidential uses on the lots before the transfer. 

OPAnalysis 

Attachment I 
Novembc:r 21. 2005 

Formerly part of§ 1602.1 

New subsection to limit 
maximum amount of density 
which can be transferred 

New subsectioo to limit 
amount of commercial density 
transferred 

New subsection to allow 
additional height for 
commercial developments 
which included transferred 
density 

New subsection to prevent 
transfer of density to I from 
CG/C-3-C District 

Unchanged 

Unchanged 

Unchanged 

u .L ed 

Unchanged 

Unchanged 

Unchanged 
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1602.4 The declaration of covenants shall expressly state that it may be 
substantively amended or terminated only with the approval of the 
Zoning Commission, after public bearing, and only upon a finding 
that the proposed amendment or tenninatjon is fully justified and 
consistent with the }IUI}IV')es ofthis chapter. 

1602.5 The declaration of covenants shall be approved in content by the 
Zoning Administrator and certified for legal sufficiency by the 
Office of the Attorney General. The decJaration shall also contain 
a written statement by the Director of the D.C. Office of Planning 
attesting to: 

(a) The lots' eligibility to allocate residential and nonresidential uses; 

(b) The accuracy of the computations with respect to the amount of 
residential and nonresidential uses allocated; and 

(c) Whether, after tbe transfer, the combined lots will conform with 
the maximum gross floor area limitations on nonresidential uses 
for the lots before any such transfer. 

1603 l;QNI~ (;QMMISSION RE\'IEW g~ BUILDINGS, 
STRUCTURES, AND USES IN THE CGIW-2 DISTRICT 

1 ££\') 1 1\!1 pl6pesee uses, bt:tiiEiiBgs, aBEl stftletufes iB lhe ~GIW ;! . 
9isbiel:; er &B)' pFepesee 8Mtefler feBe•.;mieo te OBy eJEistmg 
btHIEiiBgs er stftletures iB dte CGIW 2 Diselet that weuld result iB 
8B elteraaea ehhe ~erier Elesig&; shall ee suejeet te ~e>Aew 8Bd 

. 1 L •L '7. . £"'. • • 

1 £ £\":! ., With respeet te 8 bttiltiiag er 5tftlekife te ee eeastrueted ea 8 let ~ 

that iDees er a9te lhe 1A.fioeestia P.iYeF. 

1603.1 All proposed buildings or structures shall be set back by no less 
than seventy-five (75) feet from the bulkhead, unless the 
Commission finds that such setback creates an undue economic 
hardship for the owner of the lot and in no case less than fifty (50) 
feet from the bulkhead; and 

1603.2 The Zoning Commission, at its discretion, may also provide for 
additional on-site or off-site bonus density to be earned for 
setbacks required under this section, based on the land area of the 
setback and the proposed features for public open space uses; 
provided, that 2.0 FAR based on the land area of the open space 
setback shall be used as ageneral guideline. 

1603.3 The Zoning Commission, at its discretion, may grant bonus 
density for residential development in a building or a oombined 
lot development, using a guideline of 1. 0 FAR in excess of the 
normally allowed maximum of 4.0 FAR and an additional ten 
( 1 0) feet in excess of the normally allowed maximum height of 
sixty (60) feet; provided that 

(a) The building or combined lot development shall include at least 
2. 0 FAR of residential development; 

OP Analysis 

Unchanged 

Unchanged 

Unchanged 

Unchanged 

unchanged 

Attachment I 
November 21. 2005 

Revised CG/W-2 section 

Moved to §1610.1 

Former §1603.3(a), otherwise 
unchanged 

Former §1603.5, otherwise 
unchanged 

Former § 1603.6, otherwise 
unchanged 

Unchanged 
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(b) The Zoning Commission, at its discretion, may allow construction 
of such bonus density on the property zoned CG/W-2 or may 
allow only for the bonus density to be transferred off-site to a lot 
or lots zoned CG/CR; and 

(c) The provisions of§§ 1709.6 through 1709.12 and§ 1709.14 shall 
govern the procedures for transferring bonus density off-site if 
permitted by the Commission. 

1603.4 No Qrivate drivewa:t tQ anv Qarking or loading berth areas in or 
adjacent to a building or structure constructed after {Effective 
Date ofThis Sectionl sball directlv face the waterfront. 

1604 ZONING (;OMMISSION REVIEW OF BUll.DINGS, . 
STRUCI'URES AND USES ON M STREET S.E. 

~ Afty pr~ed euii&Htg eo e let that eettts M 8aeeE; 8.e., 8$veeo 
8ettth (;ftl3itel 8~ aBEl 4• 8&eel 8.~ .• shall ee subjeet te reYiew 
ft.A .1 L '7 £", 

1604.1 The streetwall of each oew building shall be set back for its entire 
height and frontage along M Street not less than fifteen (15) feet 
measured from the face of the adjacent curb along M Street. S.E. 

1604.2 No driveway may be constructed or used from M Street to 
required parking spaces or loading berths in or adjacent to a new 
building. 

1604.3 Each new building shall devote not less than thirty-five percent 
(35%) of the gross floor area of the ground floor to retail, service, 
entertainment, or arts uses ("-preferred uses' ') as permitted in § § 
701.1 through 701.5 and §§ 721.1 through 721.6 ofthis Title; 
provided, that the following uses shall not be permitted: 
automobile, laundry, drive-through accessory to any use, gasoline 
service stations, and office uses (other than those accessory to the 
administration. maintenance, or leasing of the building). 

1604.4 Preferred uses shall occupy l 000/o of the building's street frontage 
along M Street. except for space devoted to building entrances or 
required to be devoted to fire control. 

1604.5 For good cause shown, the Commission may authorize interim 
occupancy of the preferred use space required by§ 1604.3 by 
non-preferred uses for up to a five (5) year period; provided, that 
the ground floor space is suitably designed for future occupancy 
by the preferred uses. 

1604.6 Not less than fifty percent (50%) of the surface area of the 
streetwall of any new building along M Street shall be devoted to 
display windows having clear or low-emissivity glass except for 
decorative accent, and to entrances to commercial uses or the 
building. 

OPAnalysis 

unchanged 

Unchanged 

Attachment I 
November 21. 2005 

New provision limiting 
parking or loading access 
facing the waterfront 

Revised M Street Section 

Moved to §1610.1 

Fonner § 1604.3, otherwise 
unchanged 

Former §1604.7, otherwise 
unchanged 

Former §1604.4, otherwise 
unchanged other than to split 
into two sections 

Formerly part of §1604.4, 
otherwise unchanged 

unchanged 

unchanged 
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1604.7 The minimum floor-to-ceiling clear height for pQrtions of the 
ground floor level devoted to ~referred uses shall be fourteen (14} 
feet . 

1604.8 A building that qualifies as a Capitol South Receiving Zone site 
under § 1709.18 and for which a building permit has been applied 
for prior to August 31, 2001, shall not be subject to the 
requirements of this section. 

1605 BUILDINGSs STRUCTURES AND USES ON SOUTH 
CAPITOL STREET 

1605.1 Each new building Qr structure located on South CaQitol Street 
shall be set back fori~ entire heigbt and froota2e not less than 15 
feet ~rovided that a minimum of 60% of the street -wall shall be 
constructed on the setback line 

1605.2 An~ QQrtion of a building or structure that exceeds 110 feet in 
heigh! shall ~rovide an additional one-to-one { 1: 1} st~ back from 
the buildine line alone South Caoitol Street. 

1605.3 No ~rivate drivewav may be constructed Qr used from South 
Caoitol Street to any Qarking or loading berth areas in or adjacent 
to a building or structure constructed after {E(kcttve Date o[_This 
Sectionl. 

1606 BUILDINGSs STRUCTURES AND USES ON FIRST 
STREETS.E. 

1606.1 Each new building shall devote not less than seventv ~rcent 
{75%) of the szross floor area of the gmund floor to retail service, 
entertainment, or arts uses {"~ferred uses' ) as ~nnitted in§§ 
701.1 through 701.5 and§§ 721.1 througb 721.6 Qfthis Title~ 
Qrovided. that the following uses shall not be ~emitted: 
automobile, Iaunm:y, drive-througb accesso~ to any use, easoline 
service stations, and office uses (other than those accesso~ to the 
administration maintenance or leasing_ of the buildinJd. 

1606.2 Preferred uses shall occuny 100% of the building's street frontaR.e 
along First Street SE, ex~t for mace devoted to building 
entrances or reauired to be devoted to fire control. 

1606.3 The minimum floor-to-ceiline clear heisilit for pQrtions of the 
ground floor level devoted to ~referred uses shall be fourteen (14} 
feet. 

1606.4 For good cause shown. the Commission may authorize interim 
occupancv ofthe Qreferred use mace ~uired b~ § 1606.1 b~ 
non::Rreferred uses for UQ to a five (5) ~ear ~riod: (!rovided. that 
the ground floor space is suitabl~ desig!!ed for future occupancv 
bv the oreferred uses. 

OP Analysis 

Attachment I 
November 21.2005 

New section to establish a 
required clear height for M 
Street retail space 

unchanged 

New South Capitol Street 
section 

New section to require a 15' 
setback along South Capitol 
Street 

New section to require a 1: 1 
step back above a height of 
110' 

New provision restricting 
driveway access from S. 
Capitol Street. 

New Half Street SE section 

New section to require retail 
on Half Street SE 

New section to establish 
amount of space to be devoted 
to retail on Half Street SE 

New section to establish a 
required clear height for Half 
Street SE retail space 

New section to permit interim 
use of retail on Half Street SE 
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# Existing Text with RectHifiiU!Iflle Changes 

1607 BUILDINGSJ STRUCTURES AND USES ON HALF 
STREETS.E. 

1607.1 Any 12Qrtion of a building or structure that exceeds 65 feet in 
heigb! shall Qrovide a step back of 20 feet in d~th from the 
building line along Half Street SE. 

1607.2 Each new building shall devote not less than sevemy ~rcent 
(75%} of the gross floor area of the ground floor to retail, service, 
entertainment. or arts uses r ·Qreferred uses") as oermitted in §§ 
701.1 through 701.5 and§§ 721.1 through 721.6 ofthis Title; 
QrovideQ, that the following uses shall not be ~rrnitted: 
automobile, laund!:y, drive-throuRh accesso~ to any use, gasoline 
service stations, and office uses (other than those accessorv to the 
administration maintenance or leasina of the buildine.). 

1607.3 Preferred uses shall OCCUQY 100% of the building's street frontage 
along Half Street SE, ex~t for swce devoted to building 
entrances or required to be devoted to fire control. 

1607.4 The minimum floor-to-ceiling clear height for J2Qrtions of the 
ground floor level devoted to Qreferred uses shall be fourteen (14} 
feet. 

1607.5 For good cause shown. the Commission may authorize interim 
occupancy of the Qreferred use~ required bv § 1607.2 bv 
non~referred uses for UQ to a five (5} year ~riod; Qrovided. that 
the ground floor soace is suitably designed for future occupancy 
bv the oreferred uses. 

1607.6 No Qrivate driveway may be constructed or used from Half Street 
SE to any oarking or loading berth areas in or adjacent to a 
building or structure constructed after {E{[gctive Date o{_This 
Section]. 

1608 BUILDINGSJ STRUCTURES AND USES ON POTOMAC 
AVENUE 

1608.1 Anv 12Qrtion of a building or structure that exceeds II 0 feet in 
hei&!!! shall Qrovide an additional one-to-one (I : I} ste1> back from 
the buildim! line alonll Potomac A venue. 

1609 BUILDINGS1 STRUCTURES AND USF.S ON P STREET 
sw 

1609.1 No Qrivate driveway mav be constructed or used from P Street 
SW to any J?3rlcing or loading berth areas in or Miaceot to a 
building or structure constructed after {Effective Date ofThis 
Section). 

OPA.nalysis 

Attachment I 
November 2 L 2005 

New Half Street SE provisions 

New upper story step-back 
provision. OP is requesting 
input with regards to the 
amounts. 

New retail area requirement, 
similar to other requirements 
in the area for retail / preferred 
uses. 

New retail ~transparency 
requirement, similar to other 
requirements in the area for 
retail / preferred uses. 

New retail floor to ceiling 
height requirement, similar to 
other requirements in the area 
for retail / preferred uses. 

New retail interim occupancy 
requirement, similar to other 
requirements in the area for 
retail/ preferred uses. 

New provision restricting new 
driveway access from Half 
Street SE 

New Potomac Avenue 
provision 

New upper story step-back 
provision, similar to that of S. 
Ca.,ito1 Street 

New provision restricting 
driveway access from p s~ 
to minimize potential imp<lCts 
on residential areas to the 
north. 
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# Existing Text with Rt!CQINfiDided Changes 

1610 ZONING CO MMISSION REVIEW OF BUILDINGSs 
STR UCTURES AND USES 

1610.1 For the areas and nronerties outlined in§ 16IO. l(a) below. all 
nrooosed uses. buildings. and structures. or anv nrooosed exterior 
renovation to any existing buildings or structures that wQuld result 
in an alteration of the exterior design. shall be subject to review 
and ~nroval bv the Zoning Commission in accordance with the 
followin2 orovisions: 

(a) • Within the CG/W-2 District: 

• On a lot that abuts M Street SE; 

• On a lot located within Squares 700 or 70 I, north of the 
BaUnark site; 

• On a lot that abuts South Capitol Street; 

• On a lot within Sguare 601, 656, 04 657; or 

• Any lot which is the rech;!ient of densitv through the combined 
lot orovisions of~ 1602. 

1610.2 In addition to proving that the proposed use, building, or structure 
meets the standards ~ forth in § 3104, an applicant requesting 
approval under this section must prove that the proposed building 
or structure, including the siting, architectural design, site plan, 
landscaping, sidewalk treatment, and will: 

(a) Heln achieve the objectives of the CG Overlay District as set forth 
in &1600.2· 

(b) Heln achieve the desired mixture of uses in the CG Overlay 
District as set forth in §§ 1600.2(a) and (b), with the identified 
nreferred uses snecifically being residential. hotel or inn cultural 
entertainment. retail or service uses; 

(c) Be in context with the surrounding neighborhood and street 

(d) Minimize conflict between vehicles and pedestrians· 

(e) Minimize unarticulated blank walls adjacent to nublic snaces 
throu~h facade articulatiorr and 

(f) Minimize imi)3Ct on the environment. as demonstrated through 
the nrovision of an evaluation of the nronosal against LEED 
certification standards. 

1610.3 With respect to a building or structure to be constructed on a lot 
within the CG/W-2 District: 

(a) The building or structure shall provides suitably designed public 
open space along the waterfront; 

OPAntdysis 

Attachment I 
November 21. 2005 

Zoning Commission review, 
including existing review 
required along M Street and 
within the CG/W -2 District 

Existing 

Existing 

New 

New 

New 

New 

Existing provision, 
establishing guidelines for 
Commission and 
neigbborbood review of select 
..,. VIJ"''• ~es 

Similar to existing provisions 

Similar to existing provisions 

New provision 

New provision 

New provision 

New provision 

Review is currently required 
within the CGIW-2 District 
(existing §1603.3) 

Former §1603.2 (b) 
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# Existing Text with Recommended Changes 

(b) A plan sball be included in the application for suitable open space 
treatment of the setback area for such uses as walkway and 
bikeway, passive or active recreational use, and including 
provisions assuring private maintenance of the space, convenient 
and permanent public access to the space, and suitable 
connections to adjacent public space along the waterfront; and 

(c) The imQlication shall include view analysis which assesses 
QRenness of waterfront views and vistas, and views and vistas 
toward the Capitol Dome. other federal monumental buildings, 
existing neighborhoods, South Cimitol Street. and the Frederick 
Dousdas Bride.e. 

1610.4 With resoect to a building or structure which bas frontage on Half 
Street SE or Front Street SE: 

(a) The buiJding or structure shall ~rovidc for safe and active 
streetsca~ through building articulatio!!, landscaQing, and the 
~rovision of active ground level uses including retail 
entertainment cultural and oedestrian concourse soace: 

(b) The building or structure shall ~rovide for safe and convenient 
movement to and through the site, including to Qublic transit, the 
Balloark. and to the Anacostia River· and 

(c) The i!RQlication shall include view analvsis which assesses 
openness of views and vistas around. including views toward the 
Capitol Dome, other federal monumentaJ buildin~. the Ballpark. 
and the waterfront. 

1610.5 With respect to a building or structure which has fronmge on 
South Capitol Street SE: 

(a) The building or structure shall incorRQrate massing materials, and 
buildin~ and streetscaQe landscaping to further the design and 
devel~ment of Qrooerties in a manner that is sensitive to the 
establishment of South Caoitol Street as a monumental civic 
boulevard~ 

(b) The buildiw or structure shall incom:Qrate massing location of 
access to Qarking and loading, and location of service areas to 
J"CC<Xmize the ~roximate residential neighborhood use and 
context as aoolicable· and 

(c) The im~lication shall include view analysis which assesses 
openness of views and vistas aroun~ including views toward the 
Caoitol Dome. other federal monumental buildings, the Ball~ 
and the waterfront. 

OPAnalysis 

Attachment I 
November 21. 2005 

Existing provisions with minor 
rewording, moved from 
§1603.3 (b) 

New provision, similar to that 
of the Ballpark 

New section pertaining 
specifically to Half and First 
Streets SE, to encourage their 
development as VIbrant 
pedestrian corridors 

New provision encouraging 
active pedestrian street 
frontages 

New provision 

New provision, similar to that 
of the Ballparlc 

New section pertaining 
specifically to South Capitol 
Street 

Revised provision similar to 
that for the Ballparlc area 

New provision to address new 
buildings adjacent to low rise 
residential areas 

New provision, similar to that 
of the Ballpark 
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16106 The Comnusston may hear and declde any addrtlonal requests :fur 
specJal exception or vanance relief needed for the subject 
property. Such requests shall be advertised, heard, and deaded 
together with the application for Zomng Comnusston revtew and 
approval 

16107 At the tune of filmg an apphcation wrth the CommlSston, the 
apphcant shall pay the filmg fee spectfied m § 3180 l(b)(16), plus 
such fees as apply to any additional zonmg rehef requested The 
proVlSlons of§ 3181 rela1mg to the admuustratlon of fees shall 
apply, except that the applicant may appeal any deciSion of the 
Dued:or regarding the fee schedule to the Comuussion, wbtch 
shall deade the appeal as a prehmmary matter to heanng the 
apphcation 

1610 8 A bwldmg that qualjfies as a Caprtol South Receiving Zone Site 
under § 1709 18 and for which a bwldmg penmt has been apphed 
for pnor to August 31, 2001, shall not be subject to the 

of this section 

1611 EXISTING INDUSTRIAL USES 

16111 A comm.ercJal or mdustnal use that ts first penmtted m the CM or 
M Zone Districts and that ts in exiStence with a valid Certtficate 
of Occupancy as o(.the dote the l!l.OVIll.Ons o(.thls Chao.ter fJ.rst 
became effectiVe shall be deemed a confonmng use, but sball not 
be entrtled to expand 

1612 BALLPARK 

16121 A Ballpatk may be constructed~ openated wrthm Squares 702, 
703, 704, 705 and 706 and Reservation 247 (the "Ballpatk Srte") 

16122 For the purposes ofthts section, the tmn Ballpatk means a 
stadium or arena, mcludmg accessory buildmgs or structures 
(mclu~, but not lumted to office and transportation facilities) 
that bas as Its pnmary purpose the hostmg of professtonal athlettc 
team events 

1612.3 The Ba1lpatk may also be used to host events customanly held m 
such :tacilities including. but not hmrted to performances, amateur 
sportmg events, mumcipal functions, and public or private 
ceremorues. 

1612.4 Notwithstanding§ 631.1 oftlus Title, no portlon of the FAR need 
be used for restdential purposes within the Ballpatk Site 

OPAnalysis 

Attachment I 
November 21. 2005 

EXISting provtSion 

Exlstmg proVISIOn 

Existmg proVISion 

Extstmg pi'OVIStOn 

Extstmg provisions -
unc· • 
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1612.5 The Ballpark's maximum pemutted height shall be that pemntted 
by the Act to Regulate the Height ofBwldmgs m the DIStnct of 
Columbta, approved June 1, 1910 (36 S1at 452, D C Offi.CJal 
Code§§ 6-601 01 to 6-601.09), as amended For the purposes of 
detenmning height for a~ he.ght shall mean the verbcal 
dJ.stance measured from the level of the curb opposite the mtddle ~ 

of the front of the building to the highest pomt of the bwldmg 
mcludmg a scoreboard, root: c::antdevered sunscreen. or parapet, 
With the exception of elements noted m §630.3 

1612.6 In addition to the streetwal1 setbacks of§ 1606.15, any portion of 
the Ballpark that exceeds 110 feet m height shall proVIde an 
additional one-to-one (1.1) step back from the buddmg hne along 
South Capitol Street 

I612 7 All parkmg spaces wrthin the Ballpark Site shall be provided 
underground. At or above grade parking spaces shall be 
permrtted If approved by the Zonmg Commission pursuant to 
§160618, subJCcttotheapphcantdem 

(a) Practical difficulty with the proVISion of underground parkmg, 
and 

(b) C()Jilj)hance With the proVISions of§§ 1606 19 & 20. 

1612.8 A maxunum of 1,225 vehicular parldng spaces shall be proVIded 
for the Ballparlt use wrthin the Ballpark Srte, m addition to bus 
parking requirements of§ 1606.10 Ofthts number, a mm•mum of 
125 shall be designated handicapped parking spaces. Any 
parking spaces m addition to the 1,225 amount shall be penmtted 
If approved by the Zonmg Commission pursuant to § 1606 18, 
subJect to the apphcant demo 

(a) That the parking spaces are needed to satisfy parkmg demand 
generated by the Ballpark not met by exlStmg or approved but not 
yet constructed parltmg facibtles, and 

(b) Compbance With the proVlSions of§§ 1606 19 and 20 

1612 9 In CODSidermg whether to approve additional ballpark related at or 
above ground parking spaces under § 1606 8, the Commission 
shall JUdge, balance, and ~ncde the need for addltlonal on-srte 
parkmg against any adverse impacts the presence of the parkmg 
wtll have on traffic, and the aesthetics and development of the 
surrounding neighborhood 

161210 Any on-srte bus parldng shall be located mtemal to a bwlding, 
with doors and entranceways designed to comphment the buildmg 
~. and shall permrt safe and convement vehicular and 

_. movement. 
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I# Existing Text with Recommended Changes OPAnalysis 
-

1612.11 The Zoning ComnnsSion may grant rehef from the reqwrements 
of§ 1606 10 pursuant to § 1606 18lf necessary to the econormc 
vtabthty of the Ballpark and If consiStent with the pwposes of the 
CG Overlay as stated m §1600 2 and the proVISions of§§ 1606 19 
&.20 

1612 12 Loadmg platforms and berths for the Ballpark sba1l be located 
mtemal to a building, wrth doors and entranceways destgned to 
comphment the budding~. and sball pemnt safe and 
convement vebtcular and pedestrian movem~ 

1612 13 A mmnnum of one pedestrian entrance gate to the Ballpark sba1l 
be provtded on e3ch street frontage 

1612 14 Not less than twenty percent (20%) of the Ballpalk bwldmg's 
extenor perimeter frontage, not mcludmg any detached accessory 
building, sball be devoted to retad, semce, entertamment, or arts 
uses ("preferred uses") as permitted m §1807.2 oftbts Trtle, wrth 
the addrtJ.on of "museum", in accordance wrth the followmg 
provutons 

(a) Preferred uses sbal1 bave a street onentatlon, 

(b) Preferred uses sball provide dltect extenor access at ground level; 

(c) Not less than fifty percent (50%) of area devoted to preferred uses 
sball be devoted to d.Jsplay wmdows baving clear or low-
emiSSivity, 

(d) The mmmmm ftoor to cellmg hetght of area devoted to preferred 
uses sba1l be 14 feet clear, and 

(e) The average depth from tbe extenor fil.9a,de in towards the center 
of the butldmg for space devoted to preferred retall sbal1 be 50 
feet nununum 

1612 15 The Zomng ComnnsSlon may grant rehefto a maxunum of 50% 
of the amount of space requued by § 1606 14 if necessary for the 
economtc vtabthty of the Ballpark and lf oonststent With the 
purposes of the CG Overlay as stated m § 1600.2 and the 
provtStons of§§ 1606.19 & 20 

1612 16 Each butldmg or structure located on the portlon of South Caprtol 
Street that hes wrtlun the Ballpatk Srte shall be set back for rts 
entire hetght and frontage not less than 15 feet, provtded that a 
mmtmum of60% ofthe street-wall sball be constructed on the 
setbackhne 

1612 17 No pnvate dnveway may be constructed or used from South 
Capitol Street to any parlang or loadmg berth areas m or adjacent 
to a bwldmg or structure constructed after {EffectiVe Date ofThls 

- Sectton] 
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1612 18 The Ballpark and all other proposed buildings br structures wrtlnn 
the Ballpark Slte shall be subject to the approval of the Zoning 
Commission in accordance wrth the provisions of §§1606 19 & 
1606.20 

1612.19 An apphcant requestmg approval under this section must prove 
that the proposed buildmg or structure, mcludmg the sitmg, 
ardutectural design, srte plan, landscapmg. Sidewalk treatmeDt, 
and operatlon, will mmtmtr_e potential unpacts to the 
neighbomood and the Unrted States Capitol by· 

(a) Minimizing associated noiSe, partJ.cularly mto adjacent restdeubal 
netghbomoods, -

-

(b) Mimmtzing bgbt spill, particularly mto adjacent reSidential 
neiSWbomoods, 

(c) Minumzmg parking and traffic confhct between Ballpark patrons 
and ne~gbbomood residents, 

-

(d) Encouragmg the use of bicycles through the proVISion of safe, 
secure and convenient bike storage, as well as other forms of 
alternatlve rtatton to the Site, 

(e) .... - confhct between vehicles andpedestnans, 

(t) Encouragmg the design and development of properties m a 
manner tbat IS sensmve to the establishment of South Capitol 
Street as a monumental ciVIc boulevard wlule recognmng the 
pmxunate resulentlal ne1ghbomood use and context, 

(g) Bemg m context With the surroundmg neighbomood and street 

-

(h) Providmg VIew analysis winch assesses openness of VIews and 
VIStas around the Ballpark, mcluding VIews toward the Capitol 
Dome, other federal monumental bwldmgs, and the waterfront, 
from the surroundmg neighborhood and ne1ghbomoods east of the 
Anacosba Rlver, South Capitol Street, the Fredenck Douglas 
Bndge, and the waterfront, 

(I) ProVIding for safe and convenient movement to and through the 
srte, mcluding to pubhc transrt and to the Aoacosba River: and 

(j) Ensuring that signage on the extenor ofbwldmg or Internal to the 
ballpark structure but VISible :from the outside, mcludmg the 
scoreboard, will not have such mtensrty or bnlhance as to cause 
glare or unpatr the VISlon of any dnver, or otherWISe mterfere 
with the dnver's operation of a motor vehicle, adversely unpact an 
owner's enjoyment of residential property located proxuoate to 
the ballpark, or nnpact the character and mtegnty of the ballpark 
srte 
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1612 20 In addtti.on to the required pi'OVISlons of 1606 19, an apphcant 
requesting approval under 1fu.s section sball also demonstmte that 
the proposed buildmg or structure, mcludmg the srtm.g, 
arclntectural dest~ site plan, landscapmg, sidewalk treatment, 
and operation will 

(a) Help adneve the objectives of the CG Overlay DIStnct as set forth 
m §1600.2, 

(b) Be of a supenor -•- , 

(c) Encourage safe and active streetscapes through building 
arttculatlon, landscaping, and the prOVISion of active ground level 
uses mcludmg retall, entertainment, cu1tura.l, and pedestnan 
conCQlU'Se space, 

(d) Mmumze unartlculated blank walls adJaCCDt to pubhc spaces 
through meade arttculatlon; and 

(e) Promote the use of best pracb.ce enviromnental destgn, mcludmg 
mmimizmg potential unpacts on the Anacostia River through 
stormwater management and recyclmg practJ.ces 

1612 21 The Comnusston may unpose requirements perta.inmg to bwldmg 
or structure dest~ appearance, landscapmg, stgnage, hghtmg, 
and other such requirements, as it deems necessary to protect 
neJ.ghbonng property and to achteve the purposes of the Caprt.ol 
Gateway Overlay Dtstnct 

1612 22 The Commission may hear and decide any addtttonal requests for 
rehef from Zoning Regulattons for the subject Site. Such requests 
may be advertised, heard, and decided together wrth the 
apphcatlon for Zonmg ColDIDISston revtew and approval 

1612 23 At the ttme of fihng an apphcatton With the Comnusston, the 
apphcant shall pay the filmg fee specified in § 3180 l(b)(16), plU$ 
such fees as apply to any additional zomng relief requested The 
provwons of§ 3181 relatmg to the admuu.stratwn of fees shall 
apply, except that the apphcant may appeal any dectSton of the 
Dtrector reganbng the fee schedule to the CommlsSton, wbtch 
shall dectde the appeal as a prehmmacy matter to heanng the 
apphcatlon " 

161224 At any ttme after the apphcatton lS filed, but no later than 30 days 
pnor to the heanng date, at the request of one or more Zoning 
Commtsston member(s), the Zonmg Commtsston may, at~ 
regular or speaal public meeting, offer preliminary comment on 
the destgn presented Wntten nottce of the CommtSSion' s mtent 
to offer prelimmacy comment shall be proVIded to the Apphcant, 
ANC 6D, and the Office of Planning The Office Planmng may 
participate at the meeting only through respondmg to the 
CotmnlSSion's questtons and offenng solutions to any concerns 
expressed 

Chapter30 ZONING COMMISSION RULES OF PRACTICE AND PROCEDURE 
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30111 As soon as an application or petition is accepted for filing by 
the Director of the Office of Zoning, the Director shall place 
a copy of the application or petition in the public record of 
the Commission and refer a copy to the D C. Office of 
Planning for review and recommendation on whether the 
matter should be processed further, except that applications 
for Zoning Commission review and approval filed pursuant 
to Chapters 16 and 18 of this Title, which are deemed 
complete by the Director, shall be immediately scheduled 
for hearing consistent with the notice provisions of this 
chapter The exception from the requirements of this 
subsection shall not apply to an application for Zoning 
Commission approval pursuant to § 1606 unless 
accompanied by a written report of the Office of Planning 
certifying that the application is compliant with the 
standards of that section 

-

1613 As soon as an application or petition is set down for a public 
012 hearing, the matter shall be referred to the D C Office of 
1 Planning and any other public agencies that may be 

requested to provide information and assistance, depending 
on the nature of the case As soon as an application 
requesting Zoning Commission review and approval 
pursuant to Chapter 16 or 18 of this Title is accepted for 
filing by the Director of the Office of Zoning, a copy ofthe 
application shall be referred to the D C Office of Planning 
and other appropriate agencies for review and comment. A 
copy shall also be sent for review and comment to 

1614 The National Capital Planning Commission; of all Chapter 
a) 18 applications and those applications for approval pursuant 

to 11 DC:MR § 1603; and 

1615 The Capitol Police Board for those applications for approval 
b) pursuant to 11 DCMR 1606 18 
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