
00' T 'lMENT OF THE DISTRICT OF cc ffiiA 
OFFICE OF PLANNING 

* * * ,......) c? --:. 0 
Office ofthe Duector 

MEMORANDUM 

TO: 

FROM: 

DATE: 

SUBJECT: 

Board of Zomng Adjustment 

~ftMcCarthy, Director 

May 18,2006 

ZONING COMMISSION 
Dlsbfct of Columbia 

OASE NO. (){o -()3 

EXHIBIT NO. \X 

' 
~~. . 

~ ----cc: 

Zomng Commission Case #06-03, Special Exception ReVIew of a 
Proposed New Office Buildmg at 100M Street SE, pursuant to the Capital 
Gateway Overlay District 

I 

I. OFFICE OF PLANNING RECOMMENDATION-IN-BRIEF 

The Office of Planning recommends approval of Zoning Commission Case Number 06-03, 
a proposal to construct a new office building at 100M Street SE. 

II. APPLICATION-IN-BRIEF 

Location 

Applicant: 

Zoning: 

Proposal: 

Relief Sought: 

100 M Street SE 
Square743N, Lots 800 59, 63-66, 801-805, partlal822, Ward 6, ANC 6D 

100 M Street SE LLC 

CGIC-3-C; Within the Cap1tol South TDR ReceiVIng Zone 

New office bwlding w1th ground floor retail space 

In accordance With DCMR 11 SectiOn 1604.1, Zomng Commission review 
of all proposed new construction IS reqmred for properties frontmg M 
Street; m accordance With 1604.9, the Commission may also reVIew other 
requests for relief, and the applicant has requested rehef from rear yard 
setback and court reqwrements 

III. EXECUTIVE SUMMARY 

The Capitol Gateway (CG) Overlay District provides for mandatory reVIew of any proposal 
within Its boundaries which has frontage on M Street SE. This IS the first development proposal 
which reqmres such Zomng Commission review A new 12 story office I retail bwldmg with 
frontage on M Street SE and Frrst Street SE is proposed for this site Rehef from specific rear 
yard and court I mche zonmg regulations has also been requested 

IV. AREA AND SITE DESCRIPTION -Context and Site Plans Attachments I and II 

The subject site 1s located at the mtersectlon ofM Street SE and 1st Street SE withm Square 
743N m Ward 6. Square 743N IS bound by M Street SE, L Street SE, New Jersey Avenue and 
1st Streets SE There IS a 15' wide alley connectmg MandL Streets SE (runmng north-south); a 
request to close two smallS' wide alleys running east-west (S 0 04-12457) has been approved 
by Council bn the east side of the square, frontmg New Jersey Avenue and not within the 
subject site, are an entrance to the Navy Yard Metro Station, St. Matthew's Baptist Church and 
parkmg lot, and other pnvately held lots The stte IS wtthm the South Capitol TDR ReceiVIng 
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Area, the Capitol Gateway Overlay Distnct, and within the Anacostia Waterfront lmbatives 
boundary 

The subject Site IS currently developed wtth a number of row house and small warehouse 
butldmgs, some ofwhtch appear to be vacant Total area of the site ts 26,399 sq.ft. 

The subject site IS within an area undergomg considerable redevelopment, mcludmg the Ballpark 
development and the SEFC site to the south, the Arthur Capper I Carrollsburg I Canal blocks 
Park development to the east; and a stgmficant amount of office and restdential development to 
the north and west, wtthtn the TDR Receivmg area, whtch IS planned, under construction, or 
anticipated in the near future. Directly to the north of the subJect site, a new htgh-nse restdenttal 
butldmg IS also planned Federal fundmg has been allocated to upgrade and mcrease the capacity 
of the adJacent Navy Yard Metro Station access 

V. PROJECT DESCRIPTION 

The applicant IS proposmg to construct a new 263, 000 sq.ft office butldmg with ground floor 
retail frontmg M Street SE and 1st Street SE. The new building would be constructed to a 
confonmng height of 129.3 feet. A 22 foot wide dnveway between the two buildings with an 
entrance from 1st Street SE would provtde access to underground parkmg whtle loading would be 
accessed from the alley 

VI. RELATIONSHIP OF THE APPLICATION TO THE COMPREHENSIVE PLAN 

The Generalized Land Use Map deSignates the site as "medium- htgh density commerctal" 
(shoppmg and service offering a concentration and vanety of goods and servtces). The site IS 

withm a Metro Development Area, and wtthm the Central Employment Area The proposed 
development would further the obJectives of these designations through· 

• the provision of new office and retail development adJacent to a Metro station, and on M 
Street SE whtch IS becommg a maJor commercial corridor, and on 1st Street SE, whtch IS 

envisioned as a maJor retail comdor; and 

• the proVIsion of office space in proxtm1ty to other existmg and emergmg office areas, 
mcludmg the Federal Core, the Southeast Federal Center I US Department of 
Transportation Site, the Washmgton Navy Yard, and the South Capttol Street I Baseball 
Dtstnct. 

The proposal would particularly further the followmg maJor themes of the Comprehensive Plan, 
as outlmed and detailed in Chapter 1 - General Provisions Element 

(a) Stabzlzzzng and zmprovzng the Dzstnct's nezghborhoods 

(b) Increaszng the quantzty and qualzty of employment opportunztzes zn the Dzstrzct 

(e) Respectzng and zmprovzng the physzcal character of the Dzstnct 

(z) Promotzng enhanced publzc safety 

The proposed new development would further or be not contrary to a number of specific 
Comprehensive Plan obJectives, mcludmg ones withm the Chapter 5 Transportation and Chapter 
11 Land Use Elements respectmg development close to Metro Stations. 
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"502.2 The polzczes establzshed zn support of the general transportatzon ob;ectzves (include) 

(a) Support land use arrangements that szmplzfy and economzze transportatzon 
servzces, tncludzng mzxed-use zones that permzt the co-development of reszdentzal 
and nonreszdentzal uses to promote hzgher denszty reszdentzal development at 
strategzc locatzons, partzcularly near appropnate Metrorazl statzons, " 

"1100 8 Development zn Metrorazl station areas wzll be undertaken to assure orderly growth, 
compatzble mzxes of uses, approprzate denszties, good pedestrian and vehzcular 
czrculatzon, and approprzate combznatzons of publzc and przvate actzon " 

VII. SITE ZONING- CG/C-3-C 

The site IS within the C-3-C Distnct (medium -high density development mcludmg office, retail, 
housmg and mixed use developments) The proposed office and retml uses are permitted Wlthm 
this zone 

The site is also withm the Capitol Gateway Overlay Distnct, so Wlll be subJect to the 
requirements of the Zonmg Regulations Chapter 16, mcludmg (among other things)· 

• mandatory Zoning Commission reVlew for development facmg M Street (§1604.1), 

• a 15' setback alongM Street SE (§1604.3); 

• 35% of the ground floor to be devoted to retml, entertainment, or arts use (§1604 4), 

• 50% of the street wall to be devoted to dlsplay wmdows (§1604 6), and 

• driveway restnctions from M Street ( § 1604 7) 

As descnbed m Section VITI of this report, the proposal will conform to these requrrements 

The entire square IS also withm the South Capitol TDR ReceiVing Zone, as per § 1709 of the 
Zomng Regulations. Withm this area, owners are able to purchase development nghts (square 
feet of development) from another site m the Distnct, generated by histone preservation(§ 1707), 
residential rehabthtatlon Wlthm the C-4 Distnct {§755) or as permitted from the Downtown 
Shopping, Arts, and Chmatown areas(§ 1703 to 1705). This allows, on this site, a by-right 
hetght ofup to 130' to accommodate addtttonal denstty to an FAR of up to 10 

VIII. ZONING COMMISSION CG OVERLAY REVIEW 

The apphcant has requested Zonmg Commission review pursuant to Capital Gateway Overlay 
Distnct § 1604 1, showmg that "the proposed buzldzng 's archztectural deszgn, szte plan, 
landscapzng, and szdewalk treatment are of a superzor qualzty, pursuant to the deszgn and use 
requzrements set forth zn §§ 1604 3 through 1604 7" (§1604.2). , 

1604 3 The streetwall of each new buzldzng shall be set back for zts entzre hezght and frontage 
along M Street not less than fifteen (15) feet measured from the face of the ad;acent curb 
along M Street, S E 

Confomung The proposed bmldmg provides the required 15 foot setback as mc:;llsured 
form theM Street curb For much of the length of theM Street fayade, the setback 
widens to over 22 feet The design and landscapmg for the M Street sidewalk, as well as 
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the Ftrst Street sidewalk, are appropnate and Will help to create a comfortable pedestrian 
expenence 

1604 4 Each new buzldzng shall devote not less than thzrty-five percent (3 5%) of the gross floor 
area of the ground floor to retazl, servzce, entertaznment, or arts uses ("preferred uses ") 
as permztted zn §§ 7011 through 701 5 and§§ 721.1 through 721.6 ofthzs Tztle, 
provided, that the followzng uses shall not be permztted· automobzle, laundry, dnve­
through accessory to any use, gasolzne servzce statzons, and office uses (other than those 
accessory to the admzmstratzon, mazntenance, or leaszng of the buzldzng) Such preferred 
uses shall occupy 100% of the buzldzng 's street frontage along M Street, except for space 
devoted to buzldzng entrances or requzred to be devoted to fire control 

Conformmg. The proposal would devote about 75% of the ground floor to retail use. 
With the exception of the entry lobby and the fire control room, the entire M Street 
frontage IS designed for retail use In addition, the retml use wraps around the comer and 
also lmes the Frrst Street fayade The applicant has indicated that no prohibited forms of 
retail are bemg considered for this retml space. Although there IS not currently a 
requirement for mimmum floor to cellmg hetght m this zone, the plans mdlcate a floor to 
cethng height of 12 '-2" and 13 '-8", which the retail consultant for the applicant has 
mdicated to OP wtll be acceptable to potential retml tenants 

1604 5 For good cause shown, the Commzsszon may authonze znterzm occupancy of the 
preferred use space requzred by§ 1604 4 by non-preferred uses for up to a five (5) year 
penod, provided, that the ground floor space zs suztably deszgned for future occupancy 
by the preferred uses 

Not applicable The applicant IS not requestmg mtenm occupancy of preferred use space 
by any other form of use 

1604 6Not less than fifty percent (50%) ofthe surface area of the street wall of any new buzldzng 
along M Street shall be devoted to dzsplay wzndows havzng clear or low-emzsszvzty glass 
except for decoratzve accent, and to entrances to commerczal uses or the buzldzng 

Conformmg. The apphcation mdicates, and the plans venfy, that virtually all of theM 
Street (and Ftrst Street) fayades at the reta.J.llevel Will be devoted to dtsplay wmdow 
having low emtsstvtty glass 

1604 7 No dnveway may be constructed or used from M Street to requzred parkzng spaces or 
loadzng berths zn or adjacent to a new buzldzng 

Conformmg The applicant Is not proposmg a dnveway to parkmg or loading from M 
Street Underground parkmg would be accessed from Ftrst Street SE; loadmg would be 
accessed from an existing stde alley 

The proposal also especially addresses a number of spectfic purpose statements for the CG 
Overlay, as noted m §1600.2. 
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(a) Assure development of the area wzth a mzxture ofreszdentzal and commerczal uses, and a 
sultable hezght, bulk and deszgn of buildmgs, as generally requzred by the Comprehenszve 
Plan and planmng studzes of the area, 

(b) Encourage a vanety of support and vzsztor-related uses, such as retazl, servzce, 
entertaznment, cultural and hotel or znn uses, 

(e) Requzre suztable ground-level retazl and servzce uses and adequate szdewalk wzdth along 
M StreetS E, near the Navy Yard Metro Station 

The proposed office use conforms to zomng and Comprehensive Plan obJectives for the 
area The proposed hetght and denstty are wtthln the permitted amounts The proposed 
office use wtll particularly further CG Overlay and A WI objectives forM Street, adjacent 
to a metro station entrance 

The proVIsion of active retail space along M Street adjacent to the Metro station, beyond 
that reqmred by the zorung regulations, and m proximity to the major means of pedestrian 
connection to the Ballpark stte to the south ts considered ofbenefit to overall objectives 
for the area. The proposal also provtdes for the reqmred M Street setback, as well as 
appropnate rmprovements to theM Street streetscape. 

IX. ZONING RELIEF REQUESTED 

§ 1604 9 provides that "The Commzsszon may hear and decide any addztional requests for 
speczal exceptzon or vanance relzef needed for the subject property Such requests shall be 
advertzsed, heard, and deczded together wzth the applzcatzon for Zonzng Commzsszon revzew and 
approval " The applicant has requested Zorung Commtsston rebef from Rear Yard and 
Courtyard Wtdth and Area provisions of the regulations 

Rear Yard: 

Zoning regulatiOns (§774) reqmre a rear yard of2.5" I foot ofbmldmg he1ght, which in this case 
amounts to 26' -11" minimum The proposed bmldmg proVIdes a setback of as bttle as 12 feet, 
although the setback appears to be over 20 feet w1de at ground level and for the portion of the 
butldmg adjacent to F1rst Street SE 

Analysts. As shown on the apphcant's S1te Plan Sheet A-8, the office buildmg des1gn IS bemg 
closely coordmated wtth that of the proposed conformmg residential building to the north The 
applicant mdtcates that the destgns Will ensure adequate hght, mr, and privacy for the users of 
each mdividual building Although the north fa9ade ofthts stte ts considered 1t's rear, it is also 
perpendicular to First Street SE, which ts zoned for htgh denstty, urban development so an 
exceedmgly large gap between this building and the one to the north would be out of character 
wtth a normal streetscape m such a htgh denstty zone. As such, OP supports approval of this 
relief. 

Courtyards: 

Courtyard w1dth and area regulations (§776) reqmre that, where a court ts provtded, tts wtdth 
shall be a mtrumum of the greater of 12 feet or 3" I foot ofbmldmg hetght of the court; and tts 
area shall be the greater of2 X the W1dth2 or 250 sq.ft. The applicant ts proposmg fa9ade design 



Zonmg CoiDlD!sston Case 06-0~ ') M Street SE 
Page 6 May 18.2006 

articulatiOn whtch results m the creation of a number of small courts or mches at ground level 
and above, at least some of which require rehef from these reqmrements 

Analysts The proposed articulation which results m the creation of the courts I mches 1s of 
benefit to the overall design and to the form and character of the buildmg. Without this relief, 
the fa~ades would have less articulatiOn In particular, the non-conformmg court "3",located on 
the M Street/ Ftrst Street comer, ts benefiCial to the design at this Important mtersection As 
such, OP supports the approval of the requested rehe£ 

X. ADVISORY NEIGHBORHOOD COMMISSION (ANC) COMMENTS 

ANC 6D revtewed this proposal at tts meetmg of Apnl 10, 2006 and adopted a motion 
supportmg the proposal 

XI. DISTRICT AGENCY COMMENTS 

As of the date of draftmg this report, OP has not recetved comments from any other Dtstnct 
agency or department The apphcant has informed OP that they have met wtth the Anacostia 
Waterfront Corporation. 

XII. CONCLUSION 

The proposal fully meets the goals and obJectives for the CG Overlay, and, m fact, exceeds goals 
for retatl space to create and active and welcommg pedestnan character along M Street at this 
tmportant location adJacent to the Metro station and on a maJor potential pathway to the Ballpark 
to the south and the htgh denstty development to the north and west 

A such, OP recommends approval of this apphcation 

EM/Jl 

ATTACHMENTS: 

I Context Plan 

II Location Plan 
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