
PARCEL P3

PREPARED FOR
DC ZONING COMMISSION

PREPARED BY
THE U.S. GENERAL SERVICES ADMINISTRATION
BROOKFIELD PROPERTIES
LIVING CLASSROOMS FOUNDATION

WITH THE ASSISTANCE OF
STUDIOS ARCHITECTURE

ZONING DESIGN REVIEW APPLICATION
FOR ZONING COMMISSION REVIEW
UNDER THE SEFC-2 ZONE

SOUTHEAST FEDERAL CENTER

SEPTEMBER 2025

ZONING COMMISSION
District of Columbia
CASE NO. 25-17
EXHIBIT NO. 3J



PROJECT REPORT
PARCEL P3 - THE YARDS
September 2025

GENERAL INFORMATION

PROJECT NAME: PARCEL P3, LIVING CLASSROOMS FOUNDATION

PROJECT LOCATION: WEST AND SOUTH OF WASHINGTON NAVY YARD, EAST OF 5TH ST AND SOUTHEAST OF 
RIVER STREET. 

PROJECT SUMMARY: PARCEL P3 WILL HOUSE THE LIVING CLASSROOMS FOUNDATIONS EDUCATION CENTER 
BUILDING. THE MISSION OF THE FOUNDATION IS TO BENEFIT THE COMMUNITY AT LARGE THROUGH EDUCATION 
AND HANDS-ON TRAINING.  THE DESIGN OF THIS BUILDING STRIVES TO EMBRACE AND EDUCATE THE PUBLIC TO 
THESE SAME VALUES. LOCATED ON THE EASTERNMOST SECTION OF YARDS PARK VISITORS WILL EXPERIENCE THE 
LIVING CLASSROOMS BUILDING AS THE FINAL YARDS PARK PAVILION BUILDING BEFORE THE PARK TRANSITIONS 
INTO THE NAVY YARD. THE BUILDING’S ARCHITECTURE REFERENCES THE NAVY YARDS SHIPBUILDING PAST 
THROUGH BOTH ITS FORM AND MATERIALITY, CONNECTING TO THE RICH INDUSTRIAL HISTORY OF THE SITE. THE 
BUILDING’S GESTURAL FORM CAN BE EXPERIENCED FROM ALL 4 SIDES AS FLOOR PLATES SLIP PAST EACH OTHER 
TO CREATE BOTH MULTI-LEVEL TERRACES AND A DRAMATIC CANTILEVERED PROW OVER THE MAIN BUILDING 
ENTRY.  AS VISITORS APPROACH FROM THE FROM THE SOUTH, EAST, OR WEST, SIDES OF THE RIVERWALK, A 
TRANSPARENT GROUND LEVEL EXPOSES THE CULINARY TRAINING RESTAURANT AND IS DESIGNED TO ENGAGE 
THE LANDSCAPE AND PUBLIC. THE FLOORS OF LEVELS TWO AND THREE FORM A MORE PRIVATE ZONE TO WORK 
AND TEACH THAT IS ADAPTABLE TO THE EVOLVING CULTURE OF LIVING CLASSROOMS.  DRAMATIC, PANORAMIC 
VIEWS OF THE RIVER ARE EXPERIENCED FROM BOTH INSIDE THE BUILDING AND FROM THE TERRACES THAT 
SUPPLEMENT THE UPPER-FLOOR CLASSROOM PROGRAM.

PROJECT DEVELOPER:  GSA, BROOKFIELD PROPERTIES & LIVING CLASSROOMS FOUNDATION

ARCHITECT: STUDIOS ARCHITECTURE

PROJECT MANAGERS:

	 BRETT BANKS
	 PROJECT EXECUTIVE
	 U.S. GENERAL SERVICES ADMINISTRATION
	 OFFICE OF PORTFOLIO MANAGEMENT AND CUSTOMER ENGAGEMENT
	 1800 F ST. NW
	 WASHINGTON, DC 20006
	 202.538.5642
	
	 LIVING CLASSROOMS
	 802 S. CAROLINE STREET
	 BALTIMORE, MD 21231
	 410-685-0295 
		

PROPOSED USES (P3): CIVIC / CULTURAL

TOTAL SITE AREA: 

	 PARCEL P3: 9,196 SF

	 TOTAL SEFC-4: 248,655 SF

SITE COVERAGE: 

	 PARCEL P3: 65%, 6,010 SF (OVERALL FOOTPRINT)

	 TOTAL SEFC-4: 17%

PROPOSED F.A.R. - 17,000 SF (3 LEVELS @ 5,666 SF): 

	 PARCEL P3: 1.85 FAR

	 TOTAL SEFC-4: 0.19 FAR

DESIGN INFORMATION
NEW DEVELOPMENT: 
	 - NEW CONSTRUCTION ADJACENT TO ANACOSTIA RIVERWALK TRAIL
	 - EVENT SPACE & COOKING CLASSROOMS LOCATED AT GRADE.
	 - CLASSROOMS AND OFFICES ON 2ND FLOOR
	 - IMPORTANT DESIGN FEATURES TO POSSIBLY BE INCORPORATED IN NEW CONSTRUCTION TO MAINTAIN AN 		
AESTHETIC THAT IS COMPATIBLE WITH THE HISTORIC CONTEXT OF THE NAVY YARD ANNEX: INDUSTRIALLY INSPIRED 
METAL PANELING, LARGE AREAS OF GLASS, AND OTHER APPROPRIATE MATERIALS THAT REFLECT THE INDUSTRIAL 
HERITAGE OF THE SITE.

EXTERIOR DESIGN:
	 - DESIGN OF EXTERIOR TO BE CONSISTENT WITH HISTORIC PRESERVATION DESIGN GUIDELINES CALLING FOR 
INDUSTRIAL CHARACTER, MATERIALS, COLORS, AND TEXTURES.
	 - THE SIMPLE BOLD MASSING OF THE BUILDING IS MEANT TO COMPLEMENT THE HISTORIC INDUSTRIAL SCALE OF 
THE YARDS WHILE ACKNOWLEDGING EXISTING ADJACENCIES AND MASSING NEAR THE SITE. 

SITE WORK:
	 - DESIGN OF EXTERIOR SPACES TO BE CONSISTENT WITH HISTORIC PRESERVATION DESIGN GUIDELINES.
	 - LANDSCAPING SHOWN FOR CONTEXT ONLY AND IS SUBJECT TO CHANGE.
	

BUILDING HISTORY
DESIGNATIONS: THIS SITE IS WITHIN THE PORTION OF THE NAVY YARD ANNEX THAT IS INCLUDED WITHIN THE 
BOUNDARIES OF THE WASHINGTON NAVY YARD HISTORIC DISTRICT. THE WASHINGTON NAVY YARD IS LISTED AS AN 
HISTORIC DISTRICT IN THE NATIONAL REGISTER OF HISTORIC PLACES AND THE DC INVENTORY OF HISTORIC SITES.
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1AMENDMENT #3 TO REVISED MASTER PLAN SUBMISSION
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NEIGHBORHOOD SITE PLAN
PARCEL P3 - THE YARDS
September 2025

FEDERAL DOT HQ FEDERAL DOT HQ

HISTORIC ZONEREDEVELOPMENT ZONE

BOILER MAKER 

SHOPS

BLDG 
74

TWELVE 12

TINGEY 
SQUARE

NAVY YARD 
METRO CANAL 

PARK

M STREET SE

1S
T

 S
T

R
EE

T

SO
U

T
H

 C
A

P
IT

O
L 

 S
T

R
EE

T

C
A

N
A

L 
ST

R
EE

T
 S

E 
(8

0
’ R

.O
.W

.)

N STREET (90’ R.O.W.)

N PLACE (60’ R.O.W.)

N
EW

 JER
SEY

 A
V

EN
U

E SE (160
’ R

.O
.W

.)

NATIONALS PARK

PARKINGPARKING
1 

1/
2 

ST
R

EE
T

 S
E

QUANDER STREET (70’ R.O.W.)

HAMPTON 
INN

55 M ST. SE

DC
WATER

EXISTING 
HISTORIC
STRUCTURES

PROPOSED 
CONSTRUCTION

UNDER
CONSTRUCTION

E2

E1

N

200’

FOUNDRY 
LOFTS ARRIS

POWER
PLANT

LUMBER 
SHED 
BLDG.

DISTRICT
WINERY

P3

TINGEY STREET SE (90’ R.O.W.)

WATER ST SE (70’ R.O.W.)

RIVER ST SE (60’ R.O.W.)

4T
H

 S
T

R
EE

T
 S

E 
(7

0
’ R

.O
.W

.)

5T
H

 S
T

R
EE

T
 S

E 
(6

0
’ R

.O
.W

.)

3R
D

 S
T

R
EE

T
 S

E 
(7

0
’ R

.O
.W

.)

ANACOSTIA RIVER

YARDS PARK

WASHINGTON 

NAVY YARD

Q

H

E3

E4

THE BOWER

GUILD

F

A3 A2

CHEMONICS

A1

VELA

 
P2B

THE 
ESTATE

THOMPSON
HOTEL

55



H

NEIGHBORHOOD PROGRAM PLAN

N

200’

PARCEL P3 - THE YARDS
September 2025

FEDERAL DOT HQ FEDERAL DOT HQ

REDEVELOPMENT ZONE

BOILER MAKER 

SHOPS

BLDG 
74

FOUNDRY 
LOFTS

POWER
PLANT

LUMBER 
SHED 
BLDG.

NAVY YARD 
METRO CANAL 

PARK

Q

P3

 
P2B

M STREET SE

TINGEY STREET SE (90’ R.O.W.)

WATER ST SE (70’ R.O.W.)

RIVER ST SE (60’ R.O.W.)

1S
T

 S
T

R
EE

T

SO
U

T
H

 C
A

P
IT

O
L 

 S
T

R
EE

T

4T
H

 S
T

R
EE

T
 S

E 
(7

0
’ R

.O
.W

.)

5T
H

 S
T

R
EE

T
 S

E 
(6

0
’ R

.O
.W

.)

3R
D

 S
T

R
EE

T
 S

E 
(7

0
’ R

.O
.W

.)

C
A

N
A

L 
ST

R
EE

T
 S

E 
(8

0
’ R

.O
.W

.)

N STREET (90’ R.O.W.)

N PLACE (60’ R.O.W.)

ANACOSTIA RIVER

YARDS PARK

N
EW

 JER
SEY

 A
V

EN
U

E SE (160
’ R

.O
.W

.)

NATIONALS PARK

PARKINGPARKING
1 

1/
2 

ST
R

EE
T

 S
E

QUANDER STREET (70’ R.O.W.)

HAMPTON 
INN

55 M ST. SE

WASHINGTON 

NAVY YARD

E1

E3

E4

E2

F

A3 A2

A1

RESIDENTIAL RETAIL OFFICE CULTURAL

TINGEY 
SQUARE

ARRIS

TWELVE 12

DC
WATER 
PUMP 

HOUSE

HISTORIC ZONE

THE 
ESTATE

THOMPSON
HOTEL

BLDG 170

DISTRICT
WINERY

THE BOWER

GUILD

CHEMONICS

VELA

66



N

200’

EXISTING CONDITIONS - YARDS PARK PAVILION BUILDINGS

• PARCEL P2B (DISTRICT WINERY) FACADE IS COMPOSED OF NATURAL WOOD SIDING & LARGE DARK 
METAL FRAMED STOREFRONT WINDOWS.

• THE LUMBER SHED BUILDING IS WRAPPED IN GLASS WITH DARK METAL TRIM

EXISTING PAVILION BUILDINGS
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FUTURE DEVELOPMENT
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ZONING TABULATIONS 
 

 Required/ Allowed Proposed 
  Parcel P3 SEFC-4 Zone 
Site Area -- 9,196 sq ft 248,655 sq ft* 

Density 0.5 FAR** 1.85 FAR 0.19 FAR 

Lot Occupancy 25% 65% (flexibility requested) 17% 

Height 40 ft*** 40 ft (flex requested to measure from finished 
grade) 

Ground Floor Floor-
to-Ceiling Height 

14 ft minimum 10 ft (flexibility requested) 

Side Yard 12 ft 0 ft (flexibility requested) 12 ft 

Closed Court 2.5 in/ft of height;  
12 ft min 

~ 8 ft (flexibility requested) 20 ft 

Waterfront Setback 100 ft 56-65 ft (flexibility requested) 

* includes Lots 809, 815, 816 & P2A & P2B sites 
** aggregated across entire SEFC-4 Zone 
***measured from lowest of natural or finished grade to top of ceiling 

ZONING TABULATIONS



SITE PLAN CONCEPT DIAGRAM - ENLARGED MARINA PLAN
PARCEL P3 - THE YARDS
September 2025
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SECTION DIAGRAM - MASSING RESPONSE TO EXISTING HISTORIC CONTEXT BUILDINGS
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PARCEL Q
(PER MASTER PLAN)

PARCEL 0
(PER MASTER PLAN)

KEY SEFC HISTORIC GUIDELINE IDEAS

• THE MASSING AND SCALE OF THE NEW BUILDINGS IN THE HISTORIC ZONE WILL BE COMPLEMENTARY TO 
THAT OF THE HISTORIC BUILDINGS UTILIZING DESIGN CONCEPTS SUCH AS STRONG HORIZONTALITY

• NEW PAVILIONS WILL BE FREESTANDING, OPEN AND TRANSPARENT AND WILL RELATE TO THE 
SCALE OF THE LUMBER SHED BUILDING

• EXPRESSIVE ENGINEERING AND INNOVATIVE DESIGNS ARE ENCOURAGED TO EVOKE THE CHARACTER 
OF THIS AND OTHER INDUSTRIAL WATERFRONT SITES

• HEIGHT, BULK AND SITING OF BUILDINGS SHALL PROVIDE OPEN VIEWS AND VISTAS TO AND FROM 
THE WATERFRONT AND, WHERE PRACTICAL, MAINTAIN VIEWS OF FEDERAL MONUMENTAL BUILDINGS

1010



N

SCALE: 3/32” = 1’-0”

PARCEL P3 - THE YARDS
September 2025

- LEVEL 1

CULINARY TRAINING
&

DINING 

STORAGE

RECEIVING

ELECTRIC

LOBBY

LOCKER 
ROOM

VESTIBULE

LOCKER 
ROOM

KITCHEN

PROPERTY 
LINE

1111



N

SCALE: 3/32” = 1’-0”

PARCEL P3 - THE YARDS
September 2025

- LEVEL 2

MUSIC & 
TECHNOLOGY 
CLASSROOM

STUDIO

OPEN OFFICE

STEAM 
CLASSROOM

CLASSROOM CLASSROOM

MECH / BOH

TERRACE

PROPERTY 
LINE

1212



N

SCALE: 3/32” = 1’-0”

PARCEL P3 - THE YARDS
September 2025

- LEVEL 3

FLEXIBLE 
CLASSROOM

TERRACE

FLEXIBLE 
CLASSROOM

FLEXIBLE 
CLASSROOM 
WORKFORCE 

DEVELOPMENT 
& HEALTHCARE 

TRAINING

MECH / BOH

PROPERTY 
LINE

1313



PROPERTY 
LINE

N

SCALE: 3/32” = 1’-0”

PARCEL P3 - THE YARDS
September 2025

- LEVEL 3

MECHANICAL YARD

GREEN ROOF

1414



RENDERED VIEW - RIVER WALK
PARCEL P3 - THE YARDS
September 2025 1515



RENDERED VIEW - WATER VIEW
PARCEL P3 - THE YARDS
September 2025 1616
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NAVY YARD WALL
(IN FOREGROUND)

NAVY YARD COOLING TOWER 
(IN FOREGROUND)

NAVY YARD 
WALL & HIGH FENCE
(IN FOREGROUND)

*LANDSCAPE SHOWN FOR DEMONSTRATION PURPOSES ONLY

BUILDING ELEVATION - NORTH & SOUTH

NAVY YARD WALL
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NAVY YARD 
MECHANICAL YARD 
BUILDINGS SHOWN 
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ANACOSTIA RIVER

ANACOSTIA RIVER

PARCEL P3 - THE YARDS
September 2025

*LANDSCAPE SHOWN FOR DEMONSTRATION PURPOSES ONLY

BUILDING ELEVATIONS -  EAST & WEST
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EXISTING YARDS PARK STEPPED SEATING EXISTING YARDS PARK STEPPED SEATING EXISTING YARDS PARK PLANTER EDGE SEATING

EXISTING YARDS PARK GRANITE AND CONCRETE MATERIAL PALETTE EXISTING YARDS PARK APPROACH TO P3 SITE EXISTING YARDS PARK APPROACH TO P3 SITE

PARCEL P3 - THE YARDS
September 2025

EXISTING YARDS PARK LANDSCAPE

HISTORIC ZONE DESIGN GUIDELINES

• LANDSCAPING WHICH COMPLEMENTS PRIVATE DEVELOPMENT AND THE PUBLIC STREETSCAPE AND OPEN SPACE DESTINATIONS SHALL BE PROVIDED. THE 
PROVISION OF PLAZAS WITH APPROPRIATE LANDSCAPING AND PUBLIC USES AT THE INTERSECTION OF MAJOR STREETS IS ENCOURAGED.
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NORTH

PARCEL P3 - THE YARDS - UPDATED CONCEPT PRESENTATION

NORTH

PARCEL P3 - THE YARDS - UPDATED CONCEPT PRESENTATION
SITE PLAN - RENDERED GROUND FLOOR PLAN

EXISTING  IPE WOOD PROMENADE

PARCEL P3
LIVING CLASSROOMS
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November 25, 2024

SCALE: 1/8"=1'-0" 0 2.5 5 10 20 30FT

LAWN STEPS
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N
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PROPOSED LANDSCAPE PLAN

HISTORIC ZONE DESIGN GUIDELINES

• LANDSCAPING WHICH COMPLEMENTS PRIVATE DEVELOPMENT AND THE PUBLIC STREETSCAPE AND OPEN SPACE DESTINATIONS SHALL BE PROVIDED. THE 
PROVISION OF PLAZAS WITH APPROPRIATE LANDSCAPING AND PUBLIC USES AT THE INTERSECTION OF MAJOR STREETS IS ENCOURAGED.

DINING ROOM
LOBBY

KITCHEN
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SITE PLAN - CONCEPT GRADING PLAN

The FEMA flood elevations are reported relative to NAVD88. 
So the 500-year elevation is 14.0 NAVD88. = 14.1 DC/DPW

Site plan/survey data is relative to DC/DPW
First floor = 14.3 DC/DPW
Adjacent grades around the building = 14.2 DC/DPW
Note that DC/DPW = NAVD88 + 0.1

November 22, 2024

SCALE: 1/8"=1'-0" 0 2.5 5 10 20 30FT

N 59°21'31" E

54.81 REC & MST

119°42'50"

ANACOSTIA RIVER

142°19'26"

N 89°08'34" E
128.88 REC & MST

14
2.

82
 R

EC
 &

 M
ST

S 
02

°2
4'5

1"
 W

416.44 REC & MSTN 82°57'55" W

PART OF LOT 816 SQUARE 771
208,950 SQ.FT. REC

October 16, 2018

NORTH

PARCEL P3 - THE YARDS - UPDATED CONCEPT PRESENTATION
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PROPOSED LANDSCAPE PLAN

HISTORIC ZONE DESIGN GUIDELINES

• LANDSCAPING WHICH COMPLEMENTS PRIVATE DEVELOPMENT AND THE PUBLIC STREETSCAPE AND OPEN SPACE DESTINATIONS SHALL BE PROVIDED. THE 
PROVISION OF PLAZAS WITH APPROPRIATE LANDSCAPING AND PUBLIC USES AT THE INTERSECTION OF MAJOR STREETS IS ENCOURAGED.
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PARCEL P3 - THE YARDS
September 2025

SITE ACCESS

HISTORIC ZONE DESIGN GUIDELINES

• LANDSCAPING WHICH COMPLEMENTS PRIVATE DEVELOPMENT AND THE PUBLIC STREETSCAPE AND OPEN SPACE DESTINATIONS SHALL BE PROVIDED. THE 
PROVISION OF PLAZAS WITH APPROPRIATE LANDSCAPING AND PUBLIC USES AT THE INTERSECTION OF MAJOR STREETS IS ENCOURAGED.
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November 22, 2024

NORTH

PARCEL P3 - THE YARDS - UPDATED CONCEPT PRESENTATION
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L400 - MATERIAL PLAN SCALE: 1/8"=1'-0" 0 2.5 5 10 20 30FT
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PARCEL P3 - THE YARDS
September 2025

PROPOSED LANDSCAPE PLAN

HISTORIC ZONE DESIGN GUIDELINES

• LANDSCAPING WHICH COMPLEMENTS PRIVATE DEVELOPMENT AND THE PUBLIC STREETSCAPE AND OPEN SPACE DESTINATIONS SHALL BE PROVIDED. THE 
PROVISION OF PLAZAS WITH APPROPRIATE LANDSCAPING AND PUBLIC USES AT THE INTERSECTION OF MAJOR STREETS IS ENCOURAGED.
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May 7th, 2025

NORTH

PARCEL P3 - THE YARDS - UPDATED CONCEPT PRESENTATION

NORTH

PARCEL P3 - THE YARDS - UPDATED CONCEPT PRESENTATION
SITE PLAN - PLANTING PLAN

GLEDITSIA TRIACANTHOS
HONEY LOCUST 'SHADEMASTER'
NATIVE

ASCLEPIAS SYRIACA
COMMON MILKWEED
NATIVE / POLLINATOR

CERCIS CANDENSIS
REDBUD
NATIVE

DWARF ILEX GLABRA
INKEBERRY HOLLY 'COMPACTA'
NATIVE

RUDBECKIA FULGIDA
ORANGE CONEFLOWER
NATIVE

SORGHASTRUM NUTANS
INDIAN GRASS
NATIVE

SCALE: 1/8"=1'-0" 0 2.5 5 10 20 30FT

PANICUM VIRGATUM
PANIC GRASS
NATIVE

SCHIZACHRYIUM SCOPARIUM
LITTLE BLUE STEM
NATIVE

PHALARIS ARUNDINANCEA
REED CANARY GRASS
NATIVE

PHYSOSTEGIA VIRGINIANA
OBEDIENT PLANT
NATIVE

ASCLEPIAS TUBEROSA
BUTTERFLY WEED
NATIVE / POLLINATOR

BAPTISTA AUSTRALIS
BLUE FALSE INDIGO
NATIVE / POLLINATOR

LIATRIS SPICATA
BLAZINGSTAR
NATIVE / POLLINATOR

SOLIDAGO
GOLDENROD
NATIVE / POLLINATOR

PENSTEMON DIGITALIS
BEARDTONGUE
NATIVE / POLLINATOR

N

PARCEL P3 - THE YARDS
September 2025

PROPOSED LANDSCAPE PLANTING PLAN
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NORTH

PARCEL P3 - THE YARDS - UPDATED CONCEPT PRESENTATION
L500 - SITE SECTION
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KEY PLAN

PARCEL P3 - THE YARDS
September 2025

PROPOSED LANDSCAPE SECTIONS

HISTORIC ZONE DESIGN GUIDELINES

• LANDSCAPING WHICH COMPLEMENTS PRIVATE DEVELOPMENT AND THE PUBLIC STREETSCAPE AND OPEN SPACE DESTINATIONS SHALL BE PROVIDED. THE 
PROVISION OF PLAZAS WITH APPROPRIATE LANDSCAPING AND PUBLIC USES AT THE INTERSECTION OF MAJOR STREETS IS ENCOURAGED.
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November 22, 2024

AS SHOWN

NORTH

PARCEL P3 - THE YARDS - UPDATED CONCEPT PRESENTATION

KEY PLAN

L500 - SITE SECTION
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PARCEL P3 - THE YARDS
September 2025

PROPOSED LANDSCAPE ELEVATIONS

HISTORIC ZONE DESIGN GUIDELINES

• LANDSCAPING WHICH COMPLEMENTS PRIVATE DEVELOPMENT AND THE PUBLIC STREETSCAPE AND OPEN SPACE DESTINATIONS SHALL BE PROVIDED. THE 
PROVISION OF PLAZAS WITH APPROPRIATE LANDSCAPING AND PUBLIC USES AT THE INTERSECTION OF MAJOR STREETS IS ENCOURAGED.
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