
BEFORE THE DISTRICT OF COLUMBIA 
ZONING COMMISSION 

Application of 1244 South Capitol Residential, L.L.C. 

Square 700, Lots 37, 38, 39, 45, 46, 803 and alley to be closed 
1244 South Capitol Street, SE 

REVIEW OF BUILDINGS AND STRUCTURES ON 
SOUTH CAPITOL STREET 

CAPITOL GATEWAY OVERLAY DISTRICT 

I. Background 

The Property consists of Lots 37-39, 45, 46 and 803 m Square 700, along With an east­
west alley m the process ofbemg closed, With a total lot area of approximately 29,626 square 
feet Square 700 IS bounded by M Street, SE, on the north, South Capitol Street on the west, Van 
Street, SE, on the east, and N Street, SE, on the south The Property IS located m the southern 
portion of the square, With frontage on N Street, South Capitol Street, and Van Street It IS also 
bounded to Its north by pnvate property (Lot 44), which IS Improved with a five-story bnck 
buildmg and IS occupied by a self-storage operator The Property IS mcluded in a CR Zone 
Distnct and IS located m the Capitol Gateway (CG) Overlay Distnct The Property IS currently 
utilized as a temporary seasonal surface parkmg lot for baseball games 

The Applicant, 1244 South Capitol Residential, L L C, proposes to develop the Property 
with a new 13-story apartment bwldmg with ground and second floor retrul. Three levels of 
below-grade parkmg Will be provided With access from Van Street, SE Overall buddmg height 
will not exceed 130 feet, and total gross floor area Will total approximately 271,160 square feet 
Approximately 290 dwelling units(+/- 10 percent) are proposed for the bwldmg 

The CG Overlay Distnct regulatiOns reqwre review by the Zonmg CommiSSIOn of any 
proposed building on a lot m the CG overlay that satisfies any of the followmg critena (1) IS 
located Within Square 700, or (2) abuts South Capitol Street The Property IS subJect to both of 
these cntena As such, this applicatiOn IS submitted pursuant to sections 1605 and 1610 of the 
Zomng RegulatiOns 

Followmg herem, IS a prehmmary statement mdicatmg how the Applicant meets Its 
burden of proof 
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II. Burden of Proof 

A. Capitol Gateway Overlay District 

1. Section 1610.3 

Sect10n 1610 3 of the Zonmg Regulations states that an Applicant requestmg approval 
under the CG Overlay Distnct review provisions must demonstrate that the proposed bmldmg's 
arcmtectural design, sitmg, landscapmg, sidewalk treatment, and operatiOn are of a supenor 
quahty, pursuant to several design and use requirements As set forth below and wtll be 
supplemented by the Applicant at the public hearing and in Its prehearing submission, the 
application satisfies the cntena of section 1610.3, as follows 

a Help Achzeve the Objectzves of the CG Overlay as set forth m 
§1600 2 

The ProJect satisfies the folloWing stated obJectives for the CG Overlay, as provided in 
sectiOn 1600 2, mcludmg (1) assurmg development of the area with a mixture of residential and 
commercial uses, and a smtable height, bulk, and design ofbmldmgs, (2) encouragmg a vanety 
of support and VISitor-related uses, such as retrul, service, entertamment, and other uses; and (3) 
providmg for the establishment of South Capitol Street as a monumental CIVIC boulevard 

To that end, the Project wtll provide provide approximately 245,529 square feet of new 
residential use and approximately 25,811 square feet of retail uses m a vibrant new bulldmg wtth 
public frontages on three streets, mcludmg a pnncipal street central to the destgn obJectives of 
the CG Overlay, namely South Capitol Street 

b Help Achzeve the Deszred Mzx of Uses m the CG Overlay 
Dzstrzct as set forth m §§ 1600 2(a) and (b) 

The proJect provides a mix of residential and retail uses m furtherance of the obJectives 
of the CG Overlay 

c Be zn Context with SurroundingNezghborhood and Street 
Patterns 

As demonstrated m the enclosed drawings set, the proJect is contextual to the surroundmg 
neighborhood and street patterns, offering distmct fayade designs for each of the buildmg's 
elevatiOns Ground floor retall wraps around all three of the bulldmg's street frontages Entrance 
to the residential portion of the buildmg, along with parking and loadmg operations, IS provided 
on the least trafficked of the three streets, Van Street, maximizmg the retail linear frontage along 
South Capitol Street 

d Mmzmzze Conjlzct between Vehzcles and Pedestrzans 

As noted above, the loadmg and parkmg operations for the bmldmg occur on the least 
trafficked of the three street frontages, along Van Street Pursuant to section 1605 4 of the 



Zorung RegulatiOns, no driveway may be constructed or used from South Capitol Street Where 
the loadmg and parking operations occur along Van Street, the pedestrian will have an 
urunterrupted sidewalk with similar pavmg patterns to the typical Van Street sidewalks and 
pubhc space The vehicular entrances will ramp up to the sidewalk, further calmmg all traffic 
entenng or exitmg the site 

e Mzmmzze Unartzculated Blank Walls Adjacent to Publzc 
Spaces through Fa~ade Artzculation 

The butldmg offers extensive fayade articulatiOn across all four elevations, mcludmg the 
at-nsk north elevatiOn along the lot lme It shares wtth Lot 44 Along South Capitol Street, the 
buildmg provides a sigmficant courtyard above the sixth level Facades along each of the street 
elevatiOns provide a subtle layenng includmg angled fenestration, bay proJections and a mixture 
of masonry and metal and glass While providing a urufied palette of matenals, each of the 
building's elevations offer a distmct and richly articulated fayade treatment 

f Mmzmzze Impact on the Envzronment (LEED) 

The Apphcant IS still m process of explonng opportunities to maximize sustamabihty m 
the design, constructiOn and operation of the buildmg At this time, the Apphcant contemplates 
that the butldmg would meet LEED NC certification standards If pursued A draft LEED 
checklist IS mcluded wtth the enclosed drawmgs set. 

2. Section 1610.6- South Capitol Street 

Given the Property's location frontmg along South Capitol Street, SE, the followtng 
additional consideratiOns must be mcorporated mto the design and operation of any new 
constructiOn. 

a The bwldmg shall mcorporate massmg, materzals, and 
bwldmgs and streetscape landscaping to further the deszgn and 
development of properties m a manner that IS sensztive to the 
establzshment of South Capztol Street, SE, as monumental czv1c 
boulevard 

The butldmg has been specially designed to reflect and respond to the vtston of the 
monumental character of South Capitol Street. 

b The bwldmg shall mcorporate massmg, locatzon of access 
to parkmg and loadzng, and location of servzce areas to recognzze 
the proxzmate reszdentzal nezghborhood use and context, as 
applzcable 

Given the butldmg's frontage on both South Capitol and N Streets, the preferred location 
for the ingress and egress from parkmg and loadmg and service areas IS off Van Street, which is 
what IS shown on the plans. This best recogruzes the proximate uses and context of the site 
withm the overlay 



c The applzcatzon shall znclude a vzew analyszs that 
assesses the openness of vzews and vzstas around, zncludzng vzews 
toward the Capztol Dome, other federal monumental buzldzngs, the 
Ballpark, and the waterfront 

The Applicant has provided the requrred vtew analysts as part of 1ts package of 
architectural drawmgs submttted herewtth (Sheets A407 and A412). As shown therem, the 
bwldmg Will have no detnmentaltmpact on v1ews and vistas of the Identified monumental 
properties and focus areas 

3. Section 1605- South Capitol Street 

As a result of the Property's frontage along South Capitol Street, any new development 
thereon is reqwred' to comply wtth the followmg additional restrictions 

a Each new buzldzng shall be set back for zts entzre hezght and 
frontage not less than fzfteen feet 

The buildmg's destgn complies wtth this restnct10n 

b Any portzon of a buzldzng that exceeds 110 feet zn hezght shall 
provzde an addztzonal one-to-one setback from the buildmg line 
along South Capztol 

The buildmg's design complies wtth this restnctlon, as 1dent1fied at Sheet A501 of the 
attached drawmgs. 

c No private driveway may be constructed or used from South 
Capztol Street to any parkzng or loadzng berth areas zn or adjacent 
to buzldzng 

The bwldmg's destgn complies w1th this restr1ct10n 

d For each new buzldmg located on South Capztol Street, a mznzmum 
of60 percent of the street-wall shall be constructed on the setback 
!me 

The buildmg's design complies wtth thts restrictiOn 

B. Area Variance Relief and Special Exception Approval 

Sectton 161 0 7 of the Zomng RegulatiOns states that the Zomng Commission may hear 
and dectde any addttlonal requests for special exceptiOn or vanance relief needed for the 



Property and that such requests shall be advertised, heard, and decided together wtth the 
apphcat10n for review and approval for comphance with the CG overlay provisions. Pursuant to 
this provision, the Apphcant requests area vanance rehef from the court requirement, set forth m 
section 638 2 of the Zoning Regulations, and special exception approval to provide a penthouse 
that does not meet the 1 1 setback reqmrement of section 630 4(b) 

1. Area Variance from Court Requirement: 

The Applicant requests area variance rehef to provide a court along the north elevation 
that does not meet the dimensiOn reqmrements for the CR Distncts Whereas the Zoning 
Regulations require that the wtdth of a closed court m the CR Distncts be provided that is not 
less than 4 inches for every foot of budding height, and in any event not less than 15 feet, the 
Apphcant proposes a court that measures ten feet wide Similarly, the proposed court does not 
meet the mmimum court area reqmrement of tWice the square of the reqmred court wtdth 

The test for vanance rehef IS three-part (1) demonstration that a particular piece of 
property IS affected by some exceptional situatiOn or condition, (2) such that, Without the 
requested vanance rehef, the stnct application of the Zomng Regulations would result m some 
practical difficulty upon the property owner, and (3) that the rehefrequested can be granted 
without substantial detnment to the pubhc good or substantialimprurment of the zone plan As 
set forth below and will be further addressed m the Apphcant's prehearmg submission and at the 
pubhc heanng, vanance rehef IS appropriate m this apphcat10n 

a Exceptzonal Condztzon or Sztuatzon 

The Property IS exceptional m that It IS comparatively a very long and narrow site that 
fronts on three streets wtthm the CG Overlay, which establishes reqmred setbacks, percentage of 
street wall reqmrements and prohibitions in terms of location of reqmred loadmg and parkmg 
egress 

b Resultzng Practzcal Difficulty 

The stnct apphcat10n of the Zomng Regulations will result m a practical difficulty upon 
the Apphcant. In order to maximize access to natural hght and VIews, the Apphcant IS pursumg 
a residential development wtth double-loaded corridor around a central courtyard, which IS a 
combmation of a closed court at lower levels and an open court above the s1xth level Given the 
dimensiOns of the Property, combmed wtth the reqmred 15-foot setback from South Capitol 
Street and the requirement to provide at least 60 percent of the bmldmg along the South Capitol 
street wall, the Apphcant is sigmficantly constramed m the residential floor plate It can pursue, 
particularly along the north, at-nsk lot lme The Apphcant IS proposmg a court that IS 10 feet 
wide and contams an area of approximately 330 square feet The Regulations requrre that for a 
bmldmg that IS 11 0 feet m height the Applicant must provide a court that IS at least 3 8 feet wtde 
and contruns an area of almost 2,900 square feet. Apphcat10n of the court regulations to the 
northern courtyard of the budding wtll result m a practical difficulty to the Apphcant m that it 
cannot feasibly provtde a complymg courtyard along the north lot line whtle simultaneously 
provtdmg the proposed residential footpnnt Likewise, without providmg a courtyard along the 



north elevatiOn wtll result in a stgmficant portton of the restdential bulldmg that will not be able 
to have access to natural hght 

c No Harm to Publzc Good or Zone Plan 

The requested rehef can be granted Without substantial detnment to the pubhc good and 
wtthout substantially tmpamng the zone plan The courtyard provtdes an mterestmg vtsual 
element along thts at-nsk lot lme wall that ts in keepmg with the spirit ofsect10n 1610 3(e), 
whtch emphasizes art1culat10n of walls adjacent to pubhc spaces Further, the prov1s10n of the 
court has no tmpact upon development on Lot 44 to the tmmedtate north nor wlll have any 
detnmentaltmpact upon the general pubhc 

2. Penthouse Setback Special Exception 

Spectal exception approval also ts reqmred from the roof structure setback requirements of 
sect10n 630 4(b) of the Zonmg Regulations The Apphcant requests thls approval to allow a roof 
structure wruch does not set the requrred I I dtstance along the open court of the buildmg. All 
other portions of the roof structure comply with the setback reqmrement from extenor walls, 
particularly where the roof structures are on walls parallel to a street 

Sect10n 630 4 provtdes m relevant part, "tfhousmg for mechantcal eqmpment or a 
statrway or elevator penthouse ts provtded on the roof of a bmlding or structure, It shall be 
erected or enlarged as follows (a) It shall meet the reqmrements of§ 411, and (b) 1t shall be set 
back from all extenor walls a dtstance at least equal to tts height above the roof upon whtch tt ts 
located." 

Under sectlon 411 11 of the Regulations, the Board of Zoning Adjustment may approve the 
locat10n, design, number, or any other aspect of a roof structure even tf It does not comply With the 
reqmrements of section 630 4, where it would be 1mpract1cal because of operatmg dtfficultles, size 
ofbmldmg lot or other condtttons relatmg to the bmldmg or surroundmg area that would make full 
compliance unduly restr1ct1ve, prorubttlvely costly or unreasonable The Board, and by extension 
the Zomng CommiSSion pursuant to section 1610 7, has the power to approve a roof structure under 
sectiOn 411 11, provided that the intent and purpose of the chapter and tltle ofthe Zomng 
Regulations are not matenal1y Impaired by the structure, and the hght and air of adjacent buildings 
are not affected adversely 

The Applicant's rooflevel plants m keepmg With the pwpose and mtent of the Zonmg­
Regulatwns The only portion of the penthouse that does not techmcally comply With the 1 1' 
setback ts that portion that fronts along the north lme of the open, central court in the bmldmg, and 
IS located approximately 55 feet back from the western lot lme and 40 feet back from the western 
elevation of the buildmg. For the above stated reasons, special exception reheffrom the roof 
setback reqmrement of sectwn 63 0 4(b) ts appropnate m the mstant case 


