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Zoning Commission Case 07-11 - Setdown Report for Map and Text Amendments 
to the SEFC Overlay. 

RECOMMENDED ACTION 
The Office of Planning (OP) recommends that the Zoning Commission setdown fot public 
hearing the map and text amendments to the SEFC Overlay District. 

BACKGROUND 
The Southeast Federal Center (SEFC) site is located in the Near Southeast area and is bound 
generally by M Str~ SE to the north;-1st Street, SE to the west; the Anacostia River to the 
south; and the Washington Navy Yard to 

1
the east. The ~ite is approximately 44 acres not 

including an 11 acre parcel on M Street, SE which is th~ site of the new Dep311Jllenf of 
Transportation (USDOT) Headquarters (ZC Case #03-05). The Navy Yard Metro Station is 
located next to the SEFC site at the cot:ner ofNew Jersw Avenue and M S~ SE. The 44 acre 
site is currently federally owned and a:dministered by the-GSA, ·vrhich has been_granted the 
authority to plan for and contract for private uses·on the site, thus making it subject to District 
zoning. GSA has selected Forest City SEFC, LLC as the master developer for the site. 

There were numerous area planning initiatives affecting the SEFC, including the Anacostia 
Waterfront Initiative (AWl) which reoommended mixed-use development that would create new 
waterfront neighborhoods as well as zoning alpng the water's edg~ that would allow for open 
space and waterfront-enhancing uses. There i's art existing SEFC land use plan mutually agreed 
upoq by GSA and OP. 

Through these planning efforts came the SEFC Overlay District, mapped in conjunction with the 
underlying zones ofCR, R-5-E, R-5-D, and W-0, which was planned to add stability and 
predictability to long-term decision-making and help facilitate the development of a vibrant, 
urban, mixed-use waterfront neighborhood, offering a combination of uses that will attract 
residents, office workers, and visitors from across the District and beyond. 

Major objectives of the So¢heast Federal Center Overlay District· include: 
• Assure development of the area with a mixture of residential and commercial uses and a 

suitable height, bulk, and design of buildings, as generally identified in the 
Comprehensive Plan ~d in consideration of the objectives of the ~stia Waterfront 
Initiative and the Near Southeast Target Area Plan; 

• Encourage high-density residential development with a pedestrian-oriel,lted streetscape 
through flexible zoning parameters; ' 
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• Encourage a variety of support and visitor-related uses, such as retail, service, 
entertainment, cultural, and hotel or inn uses; 

June 29. 2007 

• Provide for a reduced height and bulk of buildings along the Anacostia riverfront in the 
interest of ensuring views over and around waterfront buildings, and to provide for 
continuous publicly-accessible open space along the waterfront; 

• Require suitable ground-level retail and service uses along M Street, S.E ., near the Navy 
Yard Metrorail Station, near the waterfront, and at other key pedestrian locations; 

• Encourage the design and development of properties in a manner that is sensitive to the 
adjacent Navy Yard and the historically significant buildings within the SEFC; and, 

• Establish zoning incentives and restrictions to provide for the development of a publicly 
accessible park along the Anacostia River and encourage uses in that park as permitted in 
the underlying W-0 District. 

The Zoning Commission took final action to adopt the SEFC text and map amendments at a 
public meeting on January 12, 2004 and amended that final action on March 8, 2004. 

Location Map and Zoning 
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PROPOSAL 
Forest City SEFC, LLC, on behalf of the U.S. General Services Administration is requesting 
Zoning Commission approval of map and text amendments to the South~st Federal Center 
Overlay District. Although the Office of Planning is recommending that the Zoni_ng Connnission 
setdown the proposed map and text amendmepts for public hearing, the Office of Planning has 
concerns regarding some of the proposed~ amendments and wiU continue to work with the 
applicant to refine the proposal. 

The proposed map and text amendments are li~ below. 

Proposed Map Amendments: 

1. The boundary lines of the SEFC/C-R District .that is located immediately west of the Navy 
Yard and bordered on the north bj1M Street, S.E., on the west by 3rd Street, S.E. (closed), on 
the south by Tingey Street, S.E. and on the east by Isaac Hull Avenue, S.E. are proposed to be 
revi~ as described and depicted in the metes and bounds description and plan in the 
application. 

Rationale: Adjusting the eastern boundary of the of the SEFC/CR zone district 
would accommodate a request by the U.S. Navy to shift the property line between 
the Navy Yard and the SEFC Site. 

OP Comment: OP concurs with this revision. 

2. The boundary lines of the SEFC/R-5-E District are proposed to be revised as described and 
depicted in the metes and bounds description and plan in the application. 

Rationale: Adjusting the southern boundary line of the SEFC/R-5-E zone district 
would correspond with the realignment of proposed Water Street. The 
realignment of proposed Water Street is a result of a desire of Forest City to 
position certain rights-of-way·so that views of historic structures on the SEFC Site 
will be accentuated as recommended by the SHPO. 

OP Comment: OP concurs with this revision. 

3. The boundary lines of the SEFC/R-5-D District are proposed to be revised as described and 
depicted in the metes and bounds description and plan in the application. 

Rationale: Adjusting the SEFC/R-5-D zone's northern boundary woUld 
corre~pond with the realignment of prpposed Water Street. Proposed River 
Street, aiong the southern boundary of the SEFC/R-5-D zone, is also repositioned 
at a slight angle which relates to the edge of the Anacostia River. The SEFC/R-5-
D zone's southern boundary is also adjusted to correspond with the realigned 
street. 

OP Comment: OP concurs with this revision. 
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4. The boundary lines of the SEFC/W-0 District and of the Development Area are proposed to 
be revised as described and depicted in the metes and bounds description and plan in the 
application. 

Rationale: Revising the northern boundary of the SEFC/W-0 zone. would respond 
to the realignment of proposed Water and River Streets .as discussed above in 
items 2 a.l'ld 3. Additionally, the property line between the Navy Yard and the 
SEFC Site has been adjusted and a slight adjustment is made in the eastern 
boundary of the Development Area to reflect a minor adjustment in the right-of­
way of 4th Street. 

OP Comment: OP concurs with this revision. 

Proposed Text Amendme~ts (with all new text in bold underline font): 

The applicant has indicated that the proposed text amendments address site development issues 
clarify the requirements of the SEFC Overlay District and correct technical errors. The proposed 
changes are as follows: 

I.. Alg.end Section 1803.2 as follows: 

1803.2 (a) l.d't pllery; [repealedl 

1803.2 (d) Cabaret§ [repealedl 

Rationale: "Art gallery" and "cabaret" a.re already included as "preferred uses" 
within the SEFC under Section 1807.2. This is essentially a technical correction. 

OP Comment: OP concurs with this revision. 

2. Amend Section 1803.3 as follows: 

1803.3(a) Any building or structure with frontage on M Street, S.E. er New Jersey Aveaue; 
&E. or N Street. S.E. shall provide preferred uses comprising a minimum of seventy-five 
(75%) of the frontage on M Street, S.E. or N Street, S.E. and a minimum of fifty seventy­
fin percent (!07SO/o) of that portion of the gross floor area of the ground floor within a 
depth of f"lfty (50) feet from the exterior fagde of the front of buDding. not including 
parking, parking access, mechanical and fire control rooms and other non-public spaces. 
This requirement shall not apply to ill buildings directly south of the historic wall along M 
Street, S.E. between 4th Street, S.E. and the Washington Navy Yard, for so long as the wall 
remains or (ii) any addition to ·a buDding with frontaie on M Street, S.E. or N Street, 
S.E. if the addition to such buDding has no frontage on such streets but. as allowed 
pursuant to § t803.3(b) belOw, preferred uses may be proyided on the ground ftoor level 
of such buDdings~ 

1803.3(b) In addition to the locations in which preferred uses are required pursuant to 
§1803.3(a), nPreferred uses may be provided on the ground floor level ofbuildings witheut 
freatege ea M Street, S.E. er New .Jeney Aveaue; S.E. in other args within the 
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SEFCICR District. but are not required. If provided, the such preferred use area shall not be 
required to conform to the requirements of§§ 1803.3(a), (e), (f), and (g); 

· 1803.3(e) Not less than fifty percent (50%) of the surface area of the street wall, including 
building entrances, of those pFepemes building frontages described in§§ 1803.3(a) &Bd (IJ) 
shall be devoted to doors or display windows having clear or low emissivity glass; 

1803.3(g) The minimum floor-to-ceiling height for portions of the ground floor level devoted 
to preferred uses shall be fifteea (Ui) fourteen (14) feet; and 

Rationale: According to the regulations of the SEFC Overlay, "preferred uses" 
must be provided on the ground floor of certain buildings and structures within 
the SEFC/CR zone. 

A reading of the record of the SEFC Overlay District case indicates that the intent 
of this provision was to require preferred uses along two specified streets (i.e., M 
Street, S.E. and New Jersey Avenue, S.E.). However, the text ofSection 
1803.3(a) imposes a requirement that is much more far-reaching. Thus, this 
section requires, perhaps inadvertently, preferred uses on many other streets. 
Specifically; it requires that npreferred uses" must be located on seventy-five 
percent of each of a building's f~es, not just theM Street, S.E. and/or New 
Jersey Avenue, S.E. facades. 

Revising Section 1803.3 would remove the "preferred uses" requirement from 
buildings with frontage on New Jersey Avenue, S.E. ~d to apply the requirement 
to those buildings with frontage on N Street, S.E. within the SEFC/CR zone. 
With the development of the Ball Park, which occurred subsequent to adoption of 
the SEFC Overlay, the areas targeted for retail have been revised to better 
co:rnplement the neighboring development. 

The revision would also: 1) apply the "preferred 11Se" requirements to specified 
elevations ofbuildings fronting M Street, S.E. and N Street, S.E., and specified 
depths of portions of ground floors of such buildings; 2) eliminate the application 
ofthe requirement to any,.addition to a building if such addition does not itself 
front M Street, S.E. or N Street, S.E.; and, 3) reduce the minimum floor .. to-ceiling 
height from fifteen feet (15 ft.) to fourteen feet (14ft.), as required in the adjacent 
Capitol Gateway Ov~lay Di$trict. 

OP Comment: OP concurs with these revisions. 

3. Amend Section 1803.4 as follows: 

1803.4 In accordance with the procedures outliiled in'§ 1810, two or more lots, whether 
contiguous or non-contiguous and whether located in the same square or other squares, 
within the SEFC/CR District may be combined for the purpose of allocating residential and 
non-residential uses reg~dless of the normal limitation on floor area by uses on each lot, 
provided that the aggregate residential and non-residential floor area shall not exceed the 
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matter-of-right maximum height er density of the underlying zone districts, as may have been 
modified by the Overlay. 

Rationale: Revising Section 1803.4 would clarify the requirements associated 
with combmed lot development within the SEFC/CR. ~one. The applicant has 
indicated in subsequent discussions that they would support retaining the wording 
"height of'. 

OP Comment: OP agrees with the addition of the wording "and whether located 
in the same square or other squares," however, OP does not support deletion of 
the words "height or''. The matter-of-right maximum height of the underlying 
zone districts needs to be retained in order to be consistent with the intent of the 
SEFC Overlay DiStrict. This intent was to ensure that heights ofbuildings would 
taper down to the waterfront and down to the Navy Yard. Additional height was 
allowed ·along New jersey Avenue south ofM Street, SE. 

4. Amend Section 1803.13 as follows: 

1803.13 In the SEFC/CR District, a building occupied by both residential and non-residential 
uses or a building anyw:here within the SEFC/CR District which includes preferred uses 
in compliance with the requirements of §1803.3(a) shall be permitted I 000/o lot occupancy. 

Rationale: Revising Section 1803.13 would permit buildings which include 
preferred uses pursuant to the requirements of §1803.3(a) to occupy one hundred 
percent (100%) of their lot. Permitting 1000/o lot occupancy for such building will 
better accommodate pedestrian-friendly ground floor retail which can be brought 
to the sidewalk and reflects more appropriate urban design for the development of 
the SEFC Site. 

OP Com.m.ent: The Office of Planning generally supports the applicant's 
proposal to allow for 100% lot occupancy in certain circumstances. However, the 
100% lot oCCl,lpancy should only be allowed for the first two floors, including the 
ground floor, and only for floors occupied by preferred uses .. By limiting the use 
of 100% lot occupancy in this way, the pedestrian-scale of the new development 
will be reinforced by strengthening the street wall and scaling back the height of 
the remainder of the building. In addition, the overall site densities and bulk were 
already established during the planning process with GSA. 

5. Add a new subsection 1803.14 as follows: 

1803.14 A record lot may be created with respect to the pmel on whicll Building 167 
is located, notwithstanding other requirements of this title. Am enlargements or 
additions to Building 167 shall comply with all requirements of this title. 

Rationale: The dimensions ofthe parcel ofland on which Building 167 is located 
is an ~xisting condition that is reflective of the construction of the DOT building 
and the location of Tingey Street, S.E. and 4th Street, S.E. The proposed 
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amendment to this section will allow this existing lot to l>e Sl.Jbdivided withoUt 
regard for yard or court requirements. 

OP Comment: OP concurs with this revision. 

6. Add a new subsection 1803.15 as follows: 

1803.15 In the SEFC/CR District. the public soace requirements_ of §633 shall not-be 
applicable to a building anvwhere within the SEFC/CJi DiStrict which includes 
preferred use§ in compliance with the requirements of §1803.3(al. 

Rationale: Proposed Section 1803.1 S woulcl eliminate the public space 
reqwrements as required Within the CR_~one u~der Section 633 of the Zoning 
Regulations for buildings which include preferred uses pursuant to the 
requirements of §1803.3(a). Such r~ment-is inconsistent with the one 
hundred percent (1000/o) lot occupancy pennitted within the SE!fC/CR zone and 
runs contrary to the development of pedestrian-friendly ground-floor retail. 

OP Comment: The public open space requirements of the SEFC/CR District 
should-not be apPlicable only in areas where preferred uses are required. 

7. Amend Section 1804.2(£) as follows: 

1804.2(f) All buildings and structures that abut the Open Space Area, as described in 
§ 1805.4, wheth~ or not a street intervenes but exslilding· buildings and structures that 
abut the Deyelopment Area· including existing Buildigg 160 and any additions thereto 
and any -building or structure to be constructedJnmiediateiv to the east of Building 160 
Ci.e.,.north of'Water Street, S.E •• west of 4th street; ·s.E. and-south of Tingey Street, 
S.E.). . -

Rationale: A diminutive portion ofBuilding 160 may be interpreted to face or 
abut the Open Space Area of the SEFC/W-0 district. Proposed revisions to 
Section 1804.2(£) are intended to clarify that existing Building 160 and the parcel 
to the east ofBuilding 160 do not abut Open Space for the purpose of Section 
1804.2 Zoning Coinmission review. In subsequent discussions the applicant has 
expressed their concurrence with the OP posiiion stated below. 

OP Comment: The Office of Planning is generally supportive of this amendment 
exc~ that the description of the area should also include the delineation of"east 
of 3 Street, SE. 

8. Amend Section 1804.3 as follows: 

18P4.3(a) Any building or structure facing onto-4tt.-Tingey Street, S.E. west or 4th Street, 
S.E., or the SEFC/W -0 District west of 3rd ·Street. S.E •• shall provide preferred uses 
comprising a minimum of seventY-five (75%) ofthe frontage facing Tingey Street, S.E. or 
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the SEFC/W-0 District and a minimum of fifty seventy-five percent (6&75%) of that 
nortion of the gross floor area of the ground floor within a deuth of fifty (50) feet from the 
exterior fagde of the front of the building. not including parkiD& parking access, 
mechanical and fire control room~ and other non-public spaces. This requirement shall 
not apply to (i) existing Buildings 160 or (ii) any addition to a buDding with frontage 
facing onto Tingey Street, S.E. west of· 4th Street, S.E., or the SEFC/W-0 District west of 
3rd §treet, S.E. if the addition to the buDding has no frontage facing Tinm Sireet, S.E. 
or the SEFC/W-0 District but. as allowed pursuant to_§ 1804.3(b) below. preferred uses 
mai 'be. proVided on the-gro'tind floor leVel of such buDdings; 

1804.3(b) In addition to thelcK;ations in which preferred uses are reauired punuant to 
§1804.3(a), PJ!referred.uses may be provided on the ground floor level of buildings or 
structures that de Bet faee 4th StFeet 8F the_SEFCIW 0 Disaiet in other areas within the 
SEFC/R.-5-D and SEFC/lt-5-E Districts. but are not required. If provided, the such 
preferred use area shall not be required to conform to the requirements of§§ 1804.3(a), (e), 
(f), and (g). If' tile heaus densitf.aadlerketl puna&Rt te § 1804.l(e) is ased te pt'8vide 
aen ·ret~aiPed pFefeFFed uses, the pttefeFFed use &Fea JBU5t be dedietlted te prefei'Fetl ases 
fer tile IH'e ef tile lnlildiBg; 

1804.3(e) Not less tluut fifty percent (50%) of the surface area of the street-wall, including 
building- entrances, of those pFeperii~ buDding_ frontages dedicated to preferred uses 
described in§§ 1804.3(a) aad (h) shall be devoted to doors or display windows having clear 
or low emissivity glass; 

1804.3(g) The minimum floor-to-ceiling height for _portions of the ground floor level 
devoted to preferred.uses shall be fifteea (16) fourteen (14) feet. 

Rationale: A.ccotding,to.thetenns ofthe SEFC Ovetlay, "preferred usesu must be 
provided on the ground floor of certain buildings and structures within the 
SEFCJR-5-D and R-S.;E zones. However, as provided·in the SEFC/C-R zone, 
such preferred uses are required on street frontages not intended to be regulated 
by this provision. Thus, this section requires retall and other preferred uses on 
streets not id~fied by the Office ofPlanning or GSA for this purpose. 

Revising Section 1804.3 would: 

• Remove the 11preferred U:se511 requirement ofbuilcJmgs with frontage on 
4th Street, ~.E. and apply the requirement to those buildings with frontage 
on Tmgey Street, S.E. within the SEFC/CR zone. 

• Clarify those portions ofTingey Street, S.E. and the SEFCIW-0 District 
along which "preferred uses 11 are required and eliminate the application of 
the requirement to Building 160 or any addition to a ·building if such 
addition does not itself front Tingey Street, S .E. or the SEFC/W -0 District. 

• Clarify the elevations and ground floor depths ofbuildings fronting the 
SEFC/W-0 zon~ that are subject to the preferred uses requirements of the 
section. With the construction of the Ball Park, the areas targeted for­
retail have been revised tO better complement the neighboring 
development. 
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• Reduce the minimum floor-to-ceiling height from fifteen feet (15ft.) to 
fourteen feet (14ft.), as required in the nearby Capitol Gateway Overlay 
:District. 

OP Comment: The Office of Planning is generally supportive of portions of this 
change except: in Section 1804.3 (a) OP strongly recommends preferred uses 
should be provided along both Tingey Street and Water Street west of 4th Street, 
SE. Therefore, OP stroiigly reconuilends that the added language "west of3rd 
Street, S.E." be deleted. 

OP does not support the proposed last phrase, "This requirement shall not apply to 
(i) existing Buildings 160 or (ii) any addition to a building with frontage facing 
onto Tingey Street. S.E. wes£ of 4th ·Street. S.E .. or the SEFC/W -0 District west 
of3rd Street. S.E. if the addition to the building has no frontage facing Tingey 
Street. SE. or the SEFCfW-0 District but. as allowed pursuant to § 1804.3(b) 
below. preferred uses may be_prOVided on the grmmd floor level of such 
buildings;" and recommends that it not be setdown for hearing because this phrase 
would possibly negate the requirement for preferred uses on Tingey Street west of 
4th Street and Water Street west of 4th Street. 

Section 1804.3 (b): The Office ofPlanning is generally supportive of this change 
except that in order to ensure that preferred uses continue to activate the street for 
the life of the project·these uses must be dedicated for the life of the building. 
Therefore, OP does not support deletion of the last sentence. 

OP supports the revisions in Sections 1804.3 (e) and 1804.3 (g). 

9. Add a new subsection 1804.6 as follows: 

1804.6 In the SEFC/R-5-D and R-5-E.Districts, a buDding occupied by both 
residential and non-residential uses or a buDding anywhere within the SEFCfR-5-D and 
R-5-E DiStricts which indudes preferred uses in comolianee with the requirements .of 
§1804.30ll shall be oermitted 100% lot occumuig. 

Rationale: Revising Section 1804.6 would permit both residential buildings and 
buildings occupied by both residential aftd non-residential uses and buildings 
within the SEFCIR-5-D/R-5-E zone which include preferred uses pursuant to the 
requirements of §1804.3(a), one hundred percent (100%) lot occ;upancy·to bring 
the SEFC/R-5-D/R-5-E zone in harmony with the SEFC/CR zone. Permitting 
100% lot occupancy for all building types will better accommodate pedestrian­
fii,endly ground floor retail which ean-be brought to the sidewalk. 

OP Comment: The Office ot'Planning·generally supports. the applicant's 
proposal to allow for 100% lot occtipancy in certain circumstances. However, the 
100% lot occup~cy should only be alJ.pwed for the first two. floors, including the 
ground floor, and only for floors occupied by,preferred uses. By limiting the use 
of I 00% lot occupancy in this way, the pedestrian-scale of the new development 
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will be reinforced by strengthening the street wall and scaling back the height of 
the remainder of the building. In addition, the overall site densities and bulk were 
already established during the planning process with GSA 

10. Amend Section 1805.3 as follows: 

1805.3 The SEFC/W-0 Pevelopment Area consists.ofthe northeasteQl portion of the 
SEFC/W -0 District, specifically the. existing Building 173 I* and .t portion of the 
SEFC/W -0 District located directly to the east of Building !1l .J:n, north of a line extending 
east from the southern facade elevflfteB ofBuilding 173 m. 

Rationale: Revising Section 1805.3 would correct an error in the identification of 
the existing building located within the SEFCIW·O zone 

OP Comment: OP concurs with these revisions. 

11. Amend Section 1805.9 as follows: 

1805.9 The gross floor area of existing huiltliag Building 173m shall not count toward 
any FAR. computation. 

Rationale: Revising Section 1805.9 would correct an error in the identification of 
an existing building located within the SEFC/W-0 zone. 

OP Comment: OP concurs with this revision. 

12. Amend Section 1805.10 as follows: 

1805.9 The minimum floor-to-ceiling height for the ground floor level of buildings in the 
SEFC/W-0 District shall be fourteen (14) fiftee& (IS) feet. 

~tionale: Revising Section 1805.10 would reduce the minimum floor-to-ceiling 
height from fifteen feet (15ft.) to fourteen feet (14ft.), as required il).the adjacent 
Capitol Gateway Overlay District. 

OP Comment: OP concurs with this revision. 

13. Add a new Section 1805.12 as follows: 

1805.12 Notwithstanding the requirements of §2517 .1, two or more principal 
buildings or structures may be emted as a m'tter of right on a single spbdiyidecl lot 
within the SEFC/W-0 District provided that such princinal buildings or structures 
comply with an other requirements of'§ 2517. . 

Rationale: The Development Area located on the eastern edge of the 
SEFC/W-0 zone, adjacent to the Navy Yard, will not have direct street frontage 
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since River Street will not be a dedicated public street. As such, it will need to 
share a lot with another structure. 

OP Comment: OP concurs with this revision. 

CQMPREHENSIYE PLAN 
Comprehensive Plim Generalized Policy Map 
The SEFC site is within the Central Employment Area which is the business and retail heart of 
the District and the metropolitan area and has the widest variety of cOmmercial use~ including 
but ilot limited to major government and corporate offices; ret&l, cultural, and entertaiiunent 
uses; and hotels, restaurants, and other hospitality uses. The proposed map and text amendments 
are not inconsistent with the Comprehensive Plan Generalized Policy Map 

Comprehensive Plan Future Land Use Map 
The Future Land Use Map for the SEFC site indicates mixed-use High-density Residential and 
High-density Commetci8I as well as a ·separate area along the waterfront that is designated Parks, 
recreation, and Open Space. The proposed map and text amendments are not -inconsistent with 
the Comprehensive Plan Future Land Use Map. 

The proposed map and text amendments would also further numerous elements of the 
Comprehensive Plan including: redevelopment and infill oppcutunities addressed in Chapter 2; 
ensuring the efficient use of land resources in Chapter 3; expanding the housing supply in and 
furthering other housing goals in Chapter 5; improving access to parks and open space in 
Chapter 8; improving the public realm in Chapter 9; and, preserving and enhancing the unique 
cultural heritage and historic physical fonn of the city addressed in Chapter 10: the proposal 
would' ·also be consistent with the general policies and actions included in the Lower Anacostia 
Waterfront/Near Southwest Area Element (Chapter 19) and the Anacostia Waterfront Initiative. 

RECOMMENDATION 
The Offi~ ofPlaiming-is generally supportive of the proposed map and text amendments and 
will continue to work with the applicant to refine th~ cluinges. Areas. of concern include: 

• Section 1803.4 
The Office ofPlanning does not support deletion of the words ·~height of'. OP believes 
~the matter~:f-right .:m.,omum height of the underlying ~ne districts needs to be 
retained in order to. be consistent with the intent of th~ SEFC Overlay District. This 
intent was to ~e that heights of buildings wquld tap~r down to the wat;erftont and 
down to the Navy Yard. Additional beigpt was allowed along New jersey Avenue south 
ofM Street, SE. The applicant hQS indiCated in subsequent discussions that they would 
support retaining the wording "height of'. 

• Section 1803.13 
The Office ofPlanning generally supports the applicant's proposal to allow for 100% lot 
occupancy in cettain circumstances. However, tbe 100% lot occupancy should only be 
allowed for the first two floors, including the ground floor, and only for floors occupied 
by preferred uses. By limiting the use of 100% lot occupancy in this way, the pedestrian-
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scale of the new development will be reinforced by strengthening the street wall and 
scaling back the height ofthe remainder of the building. In addition, the overall site 
densities and bulk were already established during the planning process with GSA 

• New Section 1803.15 
The Office ofPlanning believes that in the SEFC/CR District the public open space 
requirements should not be applicable only in areas where preferred uses are required. 

• Section 1804.2 (f) 
The Office of Planning is generally supportive of this amendment exce£t that the 
description of the area should also include the delineation of "east of3 Street, SE. In 
subsequent discussions the applicant has expressed their concurrence with the OP 
position stated below. 

• Section 1804.3 (a) 
The Office of Planning is generally supportive of portions of this change except that OP 
strongly recommends preferred uses should be provided along both Tingey Street and 
Water Street west of3rd Street, SE. 

• Section 1804.3 (b) 
The Office of Planning is generally supportive of this change except that in order to 
ensure that preferred uses continue to activate the street for the life of the project these 
uses must be dedicated for the life of the building. Therefore, OP does not support 
deletion of the last sentence. 

• New Section 1804.6 
The Office ofPlanning generally supports the applicant's proposal to allow for 100% lot 
occupancy in certain circumstances. However, the 100% lot occupancy should only be 
allowed for the first two floors, including the ground floor, and only for floors occupied 
by preferred uses. By limiting the use of 100% lot occupancy in this way, the pedestrian­
scale of the new development will be reinforced by strengthening the street wall and 
scaling back the height of the remainder ofthe building. In addition, the overall site 
densities and bulk were already established during the planning process with GSA. 

These concerns notwithstanding, the proposal is generally consistent with the goals and 
objectives for the area as outlined in the Comprehensive Plan and as such, the Office of Planning 
recommends that this application be set down for public hearing as amended. Office ofPlanning 
changes including retention of existing language that the applicant proposed to delete or Office 
ofPlanning additions to the proposed changes are noted in Yellow. Office ofPlanning deletions 
of the applicant's proposed language are noted in • . 

Proposed Map Amendments: 

1. The boundary lines of the SEFC/C-R District that is located immediately west of the 
Navy Yard and bordered on the north by M Street, S.E., on the west by 3rd Street, S.E. 
(closed), on the south by Tingey Street, S.E. and on the east by Isaac Hull Avenue, S.E. ZONING COMMISSION
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are proposed to be revised as described and depicted in the metes and bounds description 
and plan in the application. 

2. The boundary lines of the S:EFCIR-S~E District are proposed to be revised as described 
and depicted :in the metes and bounds descrj.ption and plan in the application. 

3. The boundary lines of the SEJ"C/R.-5-D District are proposed to be revised as desCribed 
and depicted in the metes and bounds description and plan in the application. 

4. The boundary lines of the SEFC/W-0 District and of the Development Area are proposed 
to be revised as described and depicted in the metes and bounds description and plan in 
the application. 

P[Ooosecl Text AIDeJidmenfs (with all new,textm:boldunderlfue_font): 

'. Amend Section 1803.2 as follows: 

1803.2 (a) lt.d't gallei'y; [renealedl 

1803.2 (d) Cahftftt; [repealedl 

2. Amend Section .1803.3 as follows: 

1803.3(a) N.ly building or structure with :frontage on ·M Street, S.E. er New Jeney l .. ve&:ue; 
&E. or N Street, S.E. shall provide preferred uses comprising a minimum of seventy-five 
(75%) of the frontage on M Street, S.E. or N Street, S.E._and a minimum of fifty seventx­
!h! percent(!&~%) of that portion of the gross floor area of the ground floor within a 
deoth of fiftY (50} feet froiD the exterior facade of the. front of building. not includmg 
patking; ,P~Iqng:~a:~~~[-~~lu.tru:cal and.-firemntrol_room.s ~4 _ qiher011Qu-®.~b.U~- s~qe~-~ _ 
This r""'""';"eme:ht:-SHailiiot 'a "*• to '1i\ 't)tfil:.ll;~;; .. '.dircici:F ''!SOuth ri£-tlie hisio '(; :wall';ll_-o~n · M ""''W-OA' pp_.J' .1.!1 --~M ---- .. _,y, ___ '"''"' , .. ,,_, ______ ,_-,,J). -"··• ,,__,_,_¥.8.1 .. 
Street, S.E. between 4th Street, S.E. and iij~'Wasliing(ofrNavy"Yard;··:f6i~so long-as:tliE;\vldl 
remains or Ciil any-addition to a buDding with frontage on M Street. S.E. or N Street. 
S.E. if the acldition to sum building has no frontage on -Such streets but, as allowed 
pursuant to § 1803.3Cb) below. preferrecl uses may be provided on the ground floor leyel 
of such buDdings; · · 

1803.3(b) In addition to the locations hi which preferred uses arereouired pursuant to 
§1803.3Ca), oPreferred uses may be provided Oil the ground floor level of buildings widteut 
fFeatage 88 M 8tFeet, s.:E. GF New Ieney Aveaae,·Sa:Eo in'other areas within the 
SEFC/CR District. but are .not required. If provided, die mJ! prefeiTed use area shall not be 
requirrA to conform to the requirements of§§ 1803.3(a), (e), (f), and (g); 

1803.3(e) Not less than fifty percent (50%) of the surface area of the street wall, including 
building entrances, of those prep~ buDding frontages described in §§ 1803.3(a) BBd (h) 
shall be- devoted to doors or display WindQ~~lia~: Cl~ or low emissivity glass; 

1803.3(gj The minimum floor-to-ceiling height for portions of the ground floor level devoted 
to preferred u5es 'shall be fiftee&: (1§) fourteen ll4) feet; and 

ZONING COMMISSION
District of Columbia

Case No. 07-11
14



ZC Case 07-11 , Setdown Report for Proposed SEFC Map and Text Amendments 
Page 14 of 16 

3. Amend Section 1803.4 as follows: 
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1803.4 In accordance with the procedures outlined in§ 1810, two or more lots, whether 
contiguous or non-contiguous and whether located in the same square or other squares, 
within the SEFC/CR District may be combined for the purpose of allocating residential and 
non-residential uses regardless of the normal limitation on floor area by uses on each lot, 
provided that the aggregate residential and non-residential floor area shall not exceed the 
matter-of-right maximum height or density of the underlying zone districts, as may have been 
modified by the Overlay. 

4. Amend Section 1803.13 as follows: 

5. Add a new subsection 1803.14 as follows: 

1803.14 A record lot may be created with re8pect to the parcel on which Building 167 
is located, notwithstanding other requirements of this tide. Any enlargements or 
additions to Building 167 shall comply with all requirements of this tide. 

6. Add a new subsection 1803.15 as follows: 

7. Amend Section 1804.2(f) as follows: 

1804.2(f) All buildings and structures that abut the Open Space Area, as described in 
§1805.4, whether or not a street intervenes but excluding buildings and structures that 
abut the Development Area. including existing Building .160 and any additions thereto 
and any building or structure to be constructed immediately to the east of Building 160 
(i.e., north of Water Street, S.E., east of 3ra Street, S.E •• west of 4th Street, S.E. and 
south of Tingey Street, S.E.). 

8. Amend Section 1804.3 as follows: 

l804.3(a) Any building or structure Street, S.E. west of 4th Street, 
S.E •• or the SEFC/W-0 District shall provide preferred uses 
comprising a minimum of seventy-five (75%) of the frontage facing Tingey Street, S.E. or 
the SEFC/W-0 District and a minimum of fifty seventy-t-.ve percent (~75%) of that 
portion of the gross floor area of the ground floor within a depth of fifty -( 50) feet from the 
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1804.3(b) In addition to the locations in which preferred uses are required pursuant to 
§1804.3(a), PJ!referred uses may be provided on the ground floor level ofbuildings or 
structures diM de aet faee 4th Street er the_SEFCAV 0 Distriet in other areas within the 
SEFC/R-5-D and SEFC/R-5-E Districts, but are not required. If provided, the such 
preferred use area shall not be reauired to conform to the requirements of§§ 1804.3(a), (e), 
(f)l and (g). Hthe bonus density authorized pursuant to§ 1804.3(c) is used to provide 
non-required preferred uses, the preferred use area must be dedicated to preferred uses 
for the life of the building; 

1804.3(e) Not less than fifty percent (50%) ofthe surface area ofthe street wall, including 
building entrances, of those preperties buildin2 fronta2es dedicated to preferred uses 
described in§§ 1804.3(a) aad (h) shall be devoted to doors or display windows having clear 
or low emissivity glass; 

1804.3(g) The minimum floor-to-ceiling height for portions of the ground floor level 
devoted to preferred uses shall be ftfteea (15) fourteen (14) feet . 

9. Add a new subsection 1804.6 as follows: 

1804.6 

ermitted 100% lot occu an but in the latter case, only the ground floor and 
second floor shall be permitted 100% lot occupancy. 

10. Amend Section 1805.3 as follows: 

1805.3 The SEFC/W-0 Development Area consists ofthe northeastern portion ofthe 
SEFC/W -0 District, specificaJly the existing Building 173 t-+4- and that portion of the 
SEFC/W-0 District located directly to the east of Building 173 t-+4-, north of a line extending 
east from the southern facade elevatiea of Building 173 m . 

11. Amend Section 1805.9 as follows: 

1805.9 The gross floor area of existing building Building 173 m shall not count toward 
any FAR computation. 
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12... AlnendiSectio:if.f805~l'oas followsT 
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tso~, 9:;·:.7'{~ -The miidmum B.oof~to~ceil'in, ~hei;.;loi:~rorlll~~ f'IOO'fle··.et· of b:tilldiii' -- "!" · the 
sEF-ct.w.~crD~sttitt~~~t'be.:rd~:l~\~;(J.'®~ret,{-- - - ---* -- gs_p,__ 

13. Add a new Section 1805.12 as follows: 

1805.12 Notwithstanding the requirements of §2517.1, two or more priilclpal 
-buildings or structures mav be ereded as a matter of right on a single subdiyided lot 
within the SEFC/W-0 District proyided that such nrineipal buftdings or stnletures 
coniolv with all other requirements of§ 2517. 

JLS/djw 
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