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BEFORE THE DISTRICT OF COLUMBIA 
ZONING COMMISSION 

Application of Forest City SEFC, LLC on behalf of the General Services Administration 

APPLICATION FOR ZONING COMMISSION DESIGN REVIEW 
THE YARDS PARCEL G 

SOUTHEAST FEDERAL CENTER 1A ZONE 

I. Nature of Relief Sought 

This is an application of Forest City SEFC, LLC (“Forest City” or “Applicant”) on behalf 

of the General Services Administration (“GSA”) pursuant to Subtitle K, Sections 237.4, 241, and 

242 of the District of Columbia Zoning Regulations (“Zoning Regulations”) for Zoning 

Commission design review of a proposed development on the property known as “Parcel G” of 

The Yards (a portion of Lot 94 in Square 743) (“Parcel G” or the “Property”). Parcel G is located 

in the “Redevelopment Zone” of The Yards in the Southeastern quadrant of the District.  

The Applicant proposes to develop Parcel G with a build-to-suit office building for a single 

office tenant which is consolidating its operations in Northern Virginia and the District into a single 

location in The Yards (the “Project”). The Project will also include approximately 14,140 square 

feet of retail, eating/drinking establishment, service, and/or retail/office flex uses on the ground 

floor and approximately 167 parking spaces below grade. The Applicant seeks the Commission’s 

design review of the Project in order to increase the maximum floor area ratio (“FAR”) on Parcel 

G by up to 1.0 and the maximum building height by 20 feet pursuant to Subtitle K, Sections 202.1 

and 203.1. The Applicant also seeks a technical variance from the green area ratio (“GAR”) 

requirements to accommodate interim conditions on the balance of the record lot of which Parcel 

G is a part. However, the Project, standing alone, will comply with the GAR requirements as to 

Parcel G. Architectural plans, elevations, tabulations, and drawings for the Project (the “Plans”) 

are attached as Exhibit K.  

ZONING COMMISSION
District of Columbia

CASE NO.18-22
EXHIBIT NO.2
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II. Description of the Property 

A. Overview of The Yards, Tingey Square, and “Yards West” 

Parcel G is located in the western portion of the 42-acre site in the southeast DC 

neighborhood known as The Yards. The Yards is a mixed-use neighborhood resulting from the 

redevelopment of the former Southeast Federal Center (“SEFC”). Forest City, the GSA-selected 

master developer for the SEFC, leads development efforts in The Yards. The SEFC consists of 

two large parcels of land: the first parcel, the “Redevelopment Zone,” is located between 1st Street, 

SE and New Jersey Avenue, SE, and the second parcel, the “Historic Zone,” is located between 

2nd Street, SE and the Navy Yard. In addition to the plans for the SEFC, Forest City has, through 

a Planned Unit Development (“PUD”), secured entitlements to redevelop the District-owned 

properties south of the Redevelopment Zone (the “DC Water Sites PUD”). The Redevelopment 

Zone and the DC Water Sites PUD are together referred to as “Yards West”.  

Over the past two years, the Applicant has undertaken a master planning exercise for Yards 

West, the area bounded by M Street and the Navy Yard Metrorail entrance to the north, the 

Anacostia River to the south, and Nationals Ballpark to the west, and New Jersey Avenue, SE and 

Canal Street, SE to the east. The Yards West plan is organized around the proposed 1½ Street, 

which will serve as a central pedestrian-oriented spine leading from M Street, SE and a potential 

additional entrance to the Navy Yard Metrorail station, south to Diamond Teague Park and the 

Anacostia River. The Applicant proposes retail and other ground-floor activating uses along the 

north-south 1½ Street “spine”.  Office use is the focus for the northern part of Yards West, and 

residential uses a primary focus for the southern part. N Street, SE is the primary east-west 

connection through Yards West and terminates at Tingey Square. It is also intended to be a retail-

lined, pedestrian-friendly corridor. See pages 11-21 of the Plans.  
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B. The Property and Surrounding Uses 

Parcel G is bounded by N Street, SE to the south, New Jersey Avenue, SE to the east, the 

future Quander Street to the north, and the future 1½ Street to the west, as depicted on the site plan 

included on page 21 of the Plans. Parcel G consists of approximately 39,029 square feet of land 

area and will be located on a single lot of record with Parcels A and F and portions of the private 

street network.1

Parcel G is currently improved with a temporary trapeze school building. The Applicant 

anticipates relocating the trapeze school to Parcel E in The Yards, and such proposal for Parcel E 

will be part of a forthcoming design review application. (Parcel F is currently improved with a 

surface parking lot, and the Master Plan calls for its future development to contain a mix of office 

and retail uses. Parcel A is currently open space, and the Master Plan calls for future development 

on that parcel also to contain a mix of office and retail uses along with potentially a new entrance 

to the Navy Yard Metrorail station.) 

A mix of uses and future development sites surrounds the Property. An entrance to the Navy 

Yard Metrorail station is located approximately one block north of the Property, and Nationals 

Park is located one block to the west. The U.S. Department of Transportation headquarters office 

building and its large southern plaza are located to the east of the Property across New Jersey 

Avenue, SE. Southeast of Parcel G is the site of the future Tingey Square, which is currently under 

construction and which will be a vital open space linking Yards West with the Historic Zone 

portion of The Yards further to the east. Parcel I is across N Street, SE to the south of Parcel G and 

is the subject of a pending design review application for a mixed-use residential and retail building.  

1 Pursuant to Subtitle B, Section 303.2, the land area associated with future 1½ Street and Quander 
Street is excluded for FAR purposes.  
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III. Regulatory Framework 

A. Overall Framework 

The regulatory framework for the redevelopment of SEFC into The Yards consists of 

overlapping federal and District processes that include: regular design reviews by GSA; a complex 

development and infrastructure agreement with the District of Columbia; regular design reviews 

for each development by the State Historic Preservation Officer (“SHPO”), the National Capital 

Planning Commission (“NCPC”), the U.S. Commission of Fine Arts (“CFA”), the Advisory 

Council on Historic Preservation (“ACHP”) and other stakeholders; and zoning restrictions and 

design reviews established by the Zoning Regulations. Together this framework ensures that the 

development of The Yards delivers thoughtful site planning, exemplary urban design, historically-

contextual development, and other public benefits as appropriate. 

B. Zoning 

The Property is subject to a customized set of zoning requirements. The Zoning 

Commission designated the zoning for The Yards as part of the Southeast Federal Center Overlay 

District, which became a series of special purpose SEFC zones under the 2016 Zoning Regulations. 

The Commission recently adopted text and map amendments for the SEFC zones in Z.C. Case No. 

17-12, and the Property is located in the SEFC-1A zone.  

The purposes of the SEFC zones are to “provide for 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 of Columbia and beyond.” 11-K DCMR 

§ 200.1. The SEFC-1 zones generally provide for high-density mixed-use development with 

ground-floor retail and authorize additional “bonus” height and density for properties in the 

Redevelopment Zone, subject to design review by the Commission. 11-K DCMR § 200.3. 
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IV. Description of the Proposed Project 

A. The Proposed Project 

The Applicant proposes to construct an 11-story mixed-use building containing 

approximately 284,844 square feet of office use on floors 1 through 11 plus a habitable penthouse 

with an additional 5,578 square feet of office space, approximately 14,140 square feet of retail, 

eating/drinking establishment, service, and/or retail/office flex uses on the ground floor, and 

approximately 167 vehicle parking spaces in a below-grade garage.  

Uses.  The primary use of the Project will be a new office headquarters for a single office 

tenant named Chemonics International, Inc., which currently occupies space in Northern Virginia 

and elsewhere in the District. Chemonics plans to consolidate its headquarters operations and 

accommodate future growth in the Project, a move that represents a significant economic 

development victory for Yards West, southeast DC, and the District as a whole. The Project’s 

infusion of daytime office users will have related positive economic impacts that will benefit 

nearby hotels, restaurants, shops, and other businesses in The Yards and surrounding 

neighborhoods. The Project’s users will add life to nearby streets, and will contribute riders to the 

Metro, patrons to The Yards Park, and potential new residents in nearby housing. The Applicant 

expects the Project’s tenant to accommodate approximate 1,200 employees upon opening with 

space to accommodate an additional 200 employees as the tenant grows.  

Site Plan. Broadly, the Project’s design integrates the sustainability, resiliency, and public 

health elements that are at the core of the Yards West Master Plan. Overall, 1½ Street is designed 

as a strong green spine for the Yards West district, through bioretention and other features that 

replicate natural processes and provide for an overflow strategy in times of extreme weather. N 

Street, SE is envisioned as a retail-lined street linking Yards West and the Historic Zone of The 
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Yards. The Project’s ground floor layout and site plan reinforces the character of the surrounding 

streets, emphasizing a pedestrian-oriented and person-focused design character. The Project’s site 

plan enhances the appeal of the mix of office, retail, and residential uses within Yards West.  

Architectural Massing and Design. The Project’s massing consists of a double-story 

ground-level podium that is built to the lot line along all four street frontages. Above the podium 

is a nine-story, dual-axis tower that features sweeping, graceful bends, expansive terraces, a 

modest step down in height at the southeastern corner, and rich material detailing and visual 

interest. The massing differentiation between the podium and towers creates two separate 

experiences: when viewed from the public realm at a distance, the unique orientation and gentle 

curves of the upper stories creates visual interest and a compelling backdrop befitting of the 

Project’s prominent location adjacent to Tingey Square at the entrance to Yards West; when 

viewed at the ground level along the streetscape adjacent to the building the Project’s strong street 

presence helps to create a comfortable and interesting “enclosed” pedestrian realm. Although 

generally built to the lot line on all side, the Project carves back slightly from the southeastern-

most corner of the Property to allow additional space and breathing room in the public realm across 

from Tingey Square.  

The Project’s curved form provides ample light and air for occupants of the upper stories 

and also creates frames for important vistas along N Street, SE and New Jersey Avenue, SE. 

Perhaps just as significantly, the unique form creates a signature look that complements other 

contemporary architecture that has been or is under review in The Yards West.  

At the southeastern corner of the tower, the Project steps down to 110 feet from its full 

130-foot height. This step down in height aligns with the maximum height of the proposed building 

to the south of the Project. The southeastern corner also features a distinctive 6-story window wall, 
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which allows generous amount of light into the building and also serves as an “urban billboard” 

of human activity and busy-ness at this corner of Tingey Square and Yards West.  

By pivoting-apart the mass of the tower, the Project creates significant space for outdoor 

terraces. The lower of the two terraces will present a level of activity and energy proximate to 

Tingey Square. All of the terraces will include landscaping and green space, and all will also be 

an attractive amenity for the building’s occupants.  

Brick is the primary façade material of the upper stories. Punched windows, wood accents, 

and aluminum glazing systems create texture, articulation, and geometric rhythms. At the podium 

level, the materials include a rich palette of brick and concrete, with wood and metal accents, and 

an aluminum glazing system. 

Circulation. The primary office lobby is located on New Jersey Avenue, SE and provides 

a ceremonial opening onto Tingey Square. The office lobby’s opening across from Tingey Square 

will invite users to enjoy and activate the park and will provide a stream of pedestrian activity 

along the Square throughout the workday. The lobby can also be accessed from 1½ Street, 

providing a direct link for office users to this important pedestrian-focused spine, and additional 

at-grade pedestrian entrances along 1½ Street and N Street, SE, for the retail, restaurant and service 

uses proposed along those streets.  

An at-grade bicycle lobby for building users is accessed from 1½ Street. The Applicant 

believes that placing cycling infrastructure in such a prominent location in the building will not 

only celebrate but also increase its usage. The cycle lobby also provides an interesting and unique 

connection to the multi-modal 1½ Street corridor.  

Vehicular access, both for parking and loading, is limited to the private Quander Street on 

the north of the Project. The Project occupies an entire block and does not have any alley access 
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for vehicular activities. Accordingly, Quander Street serves primarily as a service road separating 

vehicles from the pedestrian oriented 1½ Street.   

Zoning Parameters. The Project complies with the underlying zoning, and a zoning 

tabulation chart showing the Project’s compliance with the Zoning Regulations is included on page 

4 of the Plans.  

The Project will be constructed to a maximum height of 130 feet, which is the maximum 

permitted height for Parcel G when reviewed by the Commission pursuant to the design review 

parameters. 11-K DCMR § 203.1(b). The Project proposes to utilize the additional 1.0 FAR 

available for commercial office use in the SEFC-1A Zone.2 11-K DCMR § 202.1. The utilization 

of the additional height and density triggers the requirement for design review, and the Project 

otherwise satisfies the applicable prerequisites for such review: the architecture is of a superior 

quality, as described herein, and the design of the Project ensures that 1½ Street and N Street, SE 

are open and uncovered multimodal circulation routes. See 11-K DCMR § 237.4(a)(1), (3).3 The 

Project occupies nearly 100 percent of the Property at the ground level, complies with all SEFC-

1A setback, court, and yard requirements, and complies with all applicable general zoning 

2 The Project also uses density from Parcels A and F, with which the Property shares a single 
record lot. That is, when calculating the FAR of the Project based on the gross floor area of the 
Project and the lot area of the Property alone, the Project’s effective FAR exceeds 7.0. The 302,600 
square feet of gross floor area proposed for the Project over the 39,029 square foot Property results 
in an effective FAR of 7.75, slightly in excess of the 7.0 maximum allowed in the SEFC-1A zone 
with the bonus density available pursuant to a design review process. However, FAR is determined 
based on the aggregate gross floor area of the all buildings on a record lot, in this case all of Parcels 
A, F, and G, and the Property’s situation relative to the overall record lot allows for shifting of 
density among the constituent parcels. The Project’s use of density attributable to Parcels A and F 
will reduce the density available on the record lot at the time the balance of the lot is developed. 
In addition, pursuant to Subtitle B of the Zoning Regulations, the overall density available to the 
record lot containing Parcels A, F, and G will exclude lot area attributable to the private streets 
proposed for such record lot.  

3 Subtitle K, Subsections 237.4(a)(2) and (4) are not applicable to the Project because the Project 
does not include residential uses and is not on Parcel A.
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requirements. However, as set forth below, the Project requires a variance from the GAR 

requirements for the balance of the record lot of which Parcel G is a part even though the Project 

will satisfy GAR as to Parcel G only.  

Design Flexibility. The Applicant requests flexibility to refine the final plans, consistent 

with the flexibility afforded to other design review applications. Among other areas, the Applicant 

seeks flexibility to vary the extent of retail and lobby space of the ground floor of the Project along 

New Jersey Avenue, SE, with areas that could be devoted to either use noted on the plans, 

flexibility afforded to other design review applications for signage and retail canopies. Page 35 of 

the Plans shows an area in the northwest corner of the ground floor that may ultimately be used 

for either retail/service uses or office tenant space. A full list of the areas of flexibility will be 

included in a supplemental submission prior to the public hearing. 

B. Summary of the Applicant’s Outreach to the Community and the District 

The Applicant has been engaged in discussions with federal and local stakeholders 

regarding the Yards West Master Plan for well over a year, and these discussions have guided the 

design of both the Yards West streetscape and the building design for Parcel G.  

Parcel G. The Applicant met with the DC Office of Planning (“OP”) in October 2018 to 

review the concept design for Parcel G. The Applicant also presented the concept design to ANC 

6D at a public meeting in November 2018.  

The Applicant anticipates returning to ANC 6D for a final review and vote in early 2019, 

and the Applicant will continue to work with OP and District Department of Transportation staff 

to address questions arising from such agencies’ review of this application.  

Concurrent with initial discussions with District officials and ANC 6D, federal reviews of 

the Project began earlier this year. In October 2018, the Applicant presented the 15 percent design 
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submission for Parcel G to SHPO. In the near future, the Applicant intends to present the 35 percent 

design to the consulting parties under the federal review process. The Applicant anticipates 

bringing the 35 percent design to NCPC and CFA for review in February 2019. 

V. Jurisdiction of the Zoning Commission 

The Zoning Commission has jurisdiction to conduct the requested design review of the 

Project pursuant to Subtitle K, Section 237.4(a), which provides that design review is required for 

buildings that are located in the SEFC-1A zone and that utilize the additional density and/or height 

afforded under Subtitle K, Sections 202.1 and 203.1. The Applicant seeks zoning relief from the 

GAR requirements pursuant to the Commission’s authority under Subtitle X, Section 603. 

VI. Design Review 

A. Design Review Requirements 

Subtitle K, Section 237.4 requires Zoning Commission design review for the Project 

because it will utilize the additional density and height authorized by Subtitle K, Sections 202 and 

203. Pursuant to Subtitle K, Section 241, the following requirements apply to this design review:  

(i) General Design Review Standards: The application must satisfy the general design 
review standards in Subtitle X, Section 604; 

(ii) SEFC Zone Design Review Standards: The application must also satisfy the SEFC-
specific design review standards of Section 241.1; 

(iii) Additional SEFC Zone Design Review Standards: The Zoning Commission may 
consider additional SEFC-specific design review criteria of Section 241.2; and  

(iv) Superior Quality Design: The application must prove that the architectural design, 
site plan, landscaping, and sidewalk treatment of the proposed building are of 
“superior quality”.  

Each of the four above-listed components of design review in the SEFC-1A zone has 

separate constituent criteria, all of which are addressed in turn below in Sections VI.B through E. 
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B. General Design Review Standards  

The Project satisfies the general design review standards as set forth in Subtitle X, Section 

604. In order for the Zoning Commission to approve an application for design review, the Zoning 

Commission must: 

(i) Find that the proposed design review development is not inconsistent with the 
Comprehensive Plan (the “Comp. Plan”) and with other adopted public policies 
and active programs related to the subject site; 

(ii) Find that the proposed design review development will not tend to affect adversely 
the use of neighboring property and meets the general special exception criteria of 
Subtitle X, Chapter 9;  

(iii) Review the urban design of the site and the building according to certain 
enumerated criteria set forth below; and  

(iv) Find that the criteria of Subtitle X § 604.7 are met in a way that is superior to any 
matter-of-right development possible on the site. 

As set forth more specifically below, the Project conforms to the four above-listed general 

design review standards of Subtitle X, and accordingly, the Zoning Commission should approve 

the Project’s design.  

1. The Project Is Not Inconsistent with the Comp. Plan and With Other Adopted Public 
Policies and Active Programs Related to the Property. 

Subtitle X, Section 604.5 requires that the Project be not inconsistent with the Comp. Plan 

and other adopted public policies related to the subject site. The Project satisfies this requirement. 

In addition to being not inconsistent with the Comp. Plan, the Project is also not inconsistent with 

relevant objectives of the 2003 Anacostia Waterfront Framework Plan (“AWF Plan”) or the 2013 

Near Southeast Urban Design Framework Plan (“NSE Plan”).  

 The Project is not inconsistent with the Comp. Plan or the AWF Plan. 

The Project is not inconsistent with the Comp. Plan—particularly its two land use maps—

or the AWF Plan. The Future Land Use Map of the Comp. Plan shows the Property as appropriate 
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for a mix of “High Density Residential” and “High Density Commercial” future uses. Such a 

designation supports mixed-use buildings of eight stories or more. The Generalized Policy Map of 

the Comp. Plan shows the Property as being located in a “Land Use Change Area (Federal)” where 

a change to a different land use is anticipated. The Project’s proposed high density development, 

converting the Property to a mix of upper-story office and ground floor commercial uses, is fully 

consistent with the Comp. Plan. The Project advances numerous specific objectives of the Comp. 

Plan and is not inconsistent with the Comp. Plan as a whole. Notably, the Project advances several 

individual policy objectives of the Economic Development Element of the Comp. Plan. Exhibit J 

sets forth a detailed analysis of the Project’s consistency with other policy objectives of the Comp. 

Plan and the AWF Plan.  

 The Project is not inconsistent with the NSE Plan, which among other things prioritizes 
(a) better linkages to existing parks (including The Yards Park and Tingey Square) and 
(b) clustering retail uses to achieve a high density urban environment. 

The Project is also not inconsistent with relevant objectives of the NSE Plan including 

prioritizing access and linkage to existing parks and clustering retail uses to create a high density 

urban environment in Southeast DC. The Project addresses a critical linkage identified in the NSE 

Plan and begins to connect The Yards Park and Tingey Square to the Ballpark, M Street, SE, the 

Navy Yard Metrorail station, and other amenities and commercial uses. By providing additional 

ground floor retail along N Street, SE and drawing new employees to the neighborhood to support 

such retailers, the Project advances the retail cluster objective of the NSE Plan.  

2. The Project Meets the General Special Exception Criteria of Subtitle X, Chapter 9. 

Subtitle X, Section 604.6 requires compliance with the general special exception criteria 

of Subtitle X, Chapter 9. The general special exception criteria of Subtitle X, Section 901 include 

two prongs applicable in this instance, and the Project satisfies both prongs.  
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 The Project will not tend to affect adversely the use of neighboring property. 

The Project has been carefully designed to fit into its context from a design and use 

perspective and to tend not to affect adversely the use of any neighboring property. The Project’s 

mix of uses, overall high level of density, orientation and design, and circulation patterns will not 

adversely affect the neighboring lots. The immediately neighboring lots are all controlled by the 

Applicant and have been master-planned with the current design of the Project in mind. The high-

density, mixed-use Project is essential for helping Yards West become thriving mixed-use, transit-

oriented neighborhood. The Project’s height, massing, orientation, and uses are also unlikely to 

adversely affect the use of any surrounding properties, all of which currently either serve office 

tenants or infrastructure uses, or are vacant.  

 The Project will be in harmony with the general purpose and intent of the Zoning 
Regulations and Zoning Maps. 

The Project is harmonious with the general purpose and intent of the Zoning Regulations 

and Zoning Maps for the SEFC-1A zone. As set forth in considerable detail in Section VI.C.1 

below, the Project helps achieve and advance the SEFC zones’ goals for high-quality, sustainable, 

mixed-use development, with a focus on new office uses. The Project complies with the 

dimensional parameters of the SEFC-1A zone and with other general zoning requirements.  

3. The Project Advances the Urban Design Criteria of Subtitle X, Section 604.7.  

Subtitle X, Section 604.7 enumerates several urban design criteria that guide Zoning 

Commission design review. (These criteria parallel certain SEFC-specific criteria set forth in 

Subtitle K, Section 241.2. Corresponding Section 241 provisions are referenced in footnotes and 

not separately explicated.) The Project is consistent with each of these criteria, as set forth below.  

 The Project advances the urban design goals that street frontages be designed to be 
safe, comfortable, and encourage pedestrian activity, including with: (a) multiple 
pedestrian entrances for large developments; (b) no direct driveway or garage access 
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to the street; (c) commercial ground floors containing active uses with clear, inviting 
windows;4 (d) minimal or no blank facades;5 and (e) wide sidewalks for pedestrians. 

The Yards West master plan exemplifies the five core planning principles in Section 

604.7(a), and the proposed design of Parcel G ensures that these principles are integrated into not 

only the public realm design but also the Project’s building design.  

The Project design prioritizes pedestrian access, activity, safety, and comfort. All of the 

Project’s frontages feature safe and comfortable pedestrian-focused design that responds to the 

surrounding public realm with a particular focus on pedestrian activity on 1½ Street, retail activity 

on N Street, SE, and the primary office lobby opening onto the New Jersey Avenue, SE terminus 

at Tingey Square. Garage and loading access is separated from these frontages and located only 

on the Project’s north frontage, along Quander Street. The parcel lacks alley access, so all vehicular 

access has been located on the street, albeit a private street, with the lowest expected volume of 

pedestrian activity. East-west pedestrian activity is encouraged along N Street, SE and somewhat 

de-emphasized along Quander Street, which is why Quander Street is more appropriate for 

vehicular access.  

The Project also makes ample use of ground-level transparency to reduce barriers between 

public and private space at the ground level, particularly through clear glazing for the retail spaces 

along N Street, SE and 1½ Street. The ground-floor design along the Project’s three primary 

pedestrian-oriented streets minimizes blank facades, provides multiple entrances, incorporates 

interesting architecture and design articulation at the ground level at a scale and with materials 

4 See also 11 DCMR § 241.2(e) (“For buildings that include preferred uses [i.e., ground floor retail 
uses] in accordance with Subtitle K §§ 237 or 238, the Zoning Commission may consider the 
balance and location of preferred uses.”) 

5 See also 11 DCMR § 241.2(c) (In evaluating an application for design review in the SEFC-1A 
zone, the Commission also may consider whether it includes “Façade articulation that minimizes 
or eliminates the visibility of unarticulated blank walls from public spaces.”) 



15 

4824-1297-6505.2

appropriate for pedestrians, and provides wide sidewalks with significant amounts of landscaping 

and pedestrian amenities. The design accommodates restaurant/eating and drinking establishment 

uses on the ground floor with appropriate seasonal outdoor seating that further interweaves the 

public and private realm at the ground level and creating a pedestrian-first experience. The Project 

satisfies the criteria of providing safe and comfortable pedestrian spaces. Consistent with the fifth 

of the above-referenced design review criteria, the Project has ample sidewalk width (i.e., up to 

15-17 feet) for pedestrians and pedestrian activity is provided along all four frontages. 

 The Project supports the urban design goal of providing public gathering spaces in the 
following situations: (a) where neighborhood open space is lacking; (b) near transit 
stations or hubs; and (c) when they can enhance existing parks and the waterfront. 

The Project and the Yards West public realm plan both satisfy and advance the above-

referenced public gathering space criteria. Overall, the Yards West public realm design creates a 

network of formal and informal open spaces that connects the Navy Yard Metrorail transit hub 

with existing open spaces and that supplements existing park infrastructure. The proposed Yards 

West public spaces extend from the anticipated Metrorail-adjacent urban pedestrian plaza at the 

northern end to recreational open space connected to the Anacostia waterfront and a planned 

extension of Diamond Teague Park at the southern. The proposed design for 1½ Street facilitates 

this purpose along its entire length through wide sidewalks and a flexible, curbless design that 

allows for further expansion of the pedestrian zone to accommodate gatherings and activity. 

The Project reinforces the vision for 1½ Street through strong connections between its 

interior retail spaces and public outdoor spaces along 1½ Street. The Project features an at-grade 

bicycle lobby along 1½ Street, which will help reinforce it as a primary north-south corridor 

between M Street, SE and the waterfront. Similarly, the Project’s retail presence along N Street, 

SE helps create a meaningful pedestrian connection between 1st Street, SE and Tingey Square and 

the Project’s main lobby entrance along New Jersey Avenue, SE enhances Tingey Square. 
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Overall, the Project’s public spaces enhance existing and proposed public spaces and the 

linkages to the Anacostia waterfront. 

 The Project respects the historic character of nearby Washington neighborhoods and 
advances the urban design goals that: (a) developments near the District’s major 
boulevards and public spaces should reinforce the existing urban form; (b) infill 
development should respect, though need not imitate, the continuity of neighborhood 
architectural character; and (c) development should respect and protect key landscape 
vistas and axial views of landmarks and important places.6

The Project reinforces the L’Enfant Plan and planned urban form for Yards West, 

appropriately respects The Yards’ Historic Zone, and respects and protects key vistas and views.  

The Project will help establish the envisioned urban form for Yards West. Yards West has 

been master-planned for over a decade as the “Redevelopment Zone” of The Yards, where high-

density contemporary design within a re-established urban grid is envisioned as a counterpoint to 

the historic design and guidelines that shaped the “Historic Zone” to the east. The original SEFC 

Master Plan and the more recent Yards West Master Plan both emphasize the street network within 

the L’Enfant framework of New Jersey Avenue, SE, M Street, SE, N Street, SE, 1st Street, SE, and 

a reintroduced Potomac Avenue, SE. The Yards West public realm plan maintains all key vistas 

and views along these streets. The massing and orientation of the Project does likewise. 

Again, the Project represents the application of the Redevelopment Zone and Yards West 

planning principles to building design. At ground level, the Project’s design reinforces the urban 

grid along all four street frontages yet also integrates and addresses the diagonal created by New 

Jersey Avenue, SE, a hallmark characteristic of the L’Enfant Plan. The Project’s strong streetwalls 

reinforce and respect the planned urban form and architectural character for Yards West. The 

6 See also 11 DCMR § 241.2(a) (In evaluating an application for design review in the SEFC-1A 
zone, the Commission also may consider whether the design’s “Compatibility with buildings in 
the surrounding area through overall massing, siting, details, and landscaping.”) 
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Project’s height and density is compatible with future Yards West development, which is generally 

authorized to reach similar heights and densities of 130 feet and 7.0 FAR.  

The Project is also appropriately respectful of the nearby Historic Zone and the historic DC 

Water Main Pumping Station. The Project employs brick as a primary material in a nod to the 

predominant material vocabulary of The Yards’ nearby Historic Zone. The southeastern corner of 

the Project steps down in height in a gesture sympathetic to the lower scale of the historic Pumping 

Station, which is located to the southeast of the Property. However, because the Project is in the 

Redevelopment Zone, it is somewhat freed from the historical design guidelines in The Yards’ 

Historic Zone and has liberty to demonstrate contemporary architectural expression and form. 

Significantly, the Project’s curved bars, massing, and terraces evoke modern urban design.  

The Project’s unique form also emphasizes important views and visas both from inside the 

building and from the public realm. The Project creates an interesting backdrop to Tingey Square, 

frames axial view corridors along N Street, SE and New Jersey Avenue, SE and provides sweeping 

vistas of the Anacostia River from its many terraces and obliquely-aligned southeastern façade. 

As a secondary axial view corridor develops to the waterfront along 1½ Street, the Project’s 

massing and orientation will also help provide a frame for that view.  

 The Project provides an attractive and inspired façade design that: (a) reinforces the 
pedestrian realm with elevated detailing and design of first and second stories; and (b) 
incorporates contextual and quality building materials and fenestration.7

The Project presents an attractive and inspired façade design. As noted above, the Project’s 

massing and architectural design reinforces the pedestrian realm through a two-level podium that 

defines the streetwall along all four street frontages. The double-story podium includes quality 

7 See also 11 DCMR § 241.2(c) (In evaluating an application for design review in the SEFC-1A 
zone, the Commission also may consider whether it includes “Façade articulation that minimizes 
or eliminates the visibility of unarticulated blank walls from public spaces.”) 
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materials, rich architectural detail, and appropriate uses that marries the building’s internal 

functions to the public realm context on each façade. The Project’s podium-level architecture 

includes the public-oriented lobby on New Jersey Avenue, SE; a continuous line of retail-oriented 

design (with opportunities for outdoor seating and activities as appropriate) along N Street, SE; 

and a mix of retail bays and secondary lobby entry with a convenient bicycle storage and shower 

facility along 1½ Street.  

The high-quality podium-level materials are varied to create visual interest at the pedestrian 

scale. For instance, the Project includes a contemporary material vocabulary of multi-hued brick, 

wood, textured concrete, metal panels, and glazing to create an evocative experience along each 

of the sides of the podium. Above the ground floor, the Project’s materials are similarly high 

quality and contextually appropriate given the Project’s location within the Redevelopment Zone. 

The Project eschews the “glass box” design common to many office buildings for a richer, more 

textured brick façade with strategic wood frames and metal panel accents.  

 The Project is designed with sustainable landscaping that complements the building.8

The Project employs sustainable landscaping that is designed to complement the building. 

As described above, the Yards West Master Plan incorporates sustainable design as a central 

planning element. The east-west public streets (i.e., N Street, SE and N Place, SE) utilize the 

existing Yards-standard low-impact design planting zones. The design for the private north-south 

1½ Street includes additional bioretention zones and other features to detain and treat stormwater 

runoff. Additional landscaping and hardscaping will be added to the New Jersey Avenue, SE 

public realm. The Project’s landscape design incorporates a variety of planted areas on multiple 

8 See also 11 DCMR § 241.2(d): (In evaluating an application for design review in the SEFC-1A 
zone, the Commission also may consider whether it includes “Landscaping which complements 
the building.”) 
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terraces and green roofs, each with soil depths capable of supporting landscaping as well as 

attractive groundcover. Native and appropriate adaptive species are used in all landscaping.  

 The Project is designed to promote connectivity both internally and with surrounding 
neighborhoods, including: (a) pedestrian pathways that increase mobility and link 
neighborhoods to transit; (b) transit and bicycle facilities and amenities; (c) streets, 
easements, and open spaces that are designed to be safe and pedestrian friendly; (d) 
integration into the surrounding community through street and pedestrian connections; 
and (e) high quality trail waterfront and shoreline design as well as access and view 
corridors to the waterfront.9

The Project advances the overall Yards West Master Plan’s objective of creating 

pedestrian-scale connectivity in an area where internal and external connections are currently 

limited. As discussed above, the overall Yards West public realm design prioritizes creating a safe 

and pedestrian-friendly multimodal network that will interconnect this portion of The Yards to the 

Metro, the Anacostia riverfront, and to the adjacent development to the east and west. At its core, 

1½ Street provides a direct and comfortable pedestrian link through Yards West from the Metrorail 

station to the Anacostia River, which increases overall neighborhood pedestrian mobility and 

directly links the waterfront to transit.  

The creation of the new grid in Yards West minimizes the need to create public pathways 

and other connections through the various parcels because each block is integrated into, and sets 

the stage for, the anticipated surrounding pedestrian fabric. To this end, each parcel is anticipated 

to be designed in a manner that facilitates such through connection for building occupants and 

users. For example, on Parcel G, although the primary entrance is on New Jersey Avenue, SE, a 

secondary entrance is planned for 1½ Street to facilitate direct access for occupants to and from 

the Metrorail station and the Riverwalk.  

9 See also 11 DCMR § 241.2(a) (In evaluating an application for design review in the SEFC-1A 
zone, the Commission also may consider whether the design’s “Compatibility with buildings in 
the surrounding area through overall massing, siting, details, and landscaping.”) 
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The Project links to the bicycle infrastructure that has been integrated thoughtfully into the 

Yards West public realm. Bicycle lanes are located on 1st Street and along the Riverwalk, providing 

bicycle connectivity to and through the broader transportation network. Within Yards West, 1½ 

Street is planned as a shared street with low speed limits that will accommodate bicycles safely 

with other forms of transportation. Accordingly, the Project includes an at-grade bicycle lobby 

accessible from 1½ Street. The Project also includes shower and locker facilities for employees 

who bike to work. 

4. The Project Satisfies the Urban Design Criteria of Subtitle X, Section 604.7 In a Way 
That Is Superior to Any Matter-of-Right Development Possible on the Property.  

The Project exemplifies the superior design, site planning, safe pedestrian access, and other 

features that are superior to typical matter-of-right development. A matter-of-right development 

of the Property could not provide the density and value to support the richness of character and 

design that the Project exhibits. Superior urban design attributes include the Project’s rich 

detailing, materials selection and other design features, its prominent relationship and attention to 

the N Street, SE and 1½ Street corridors, and its strong bicycle accommodations.  

C. SEFC Zone Design Review Standards 

Subtitle K, Section 241.1 requires conformance to SEFC-specific standards in addition to 

the general design review standards set forth in Subtitle X, Chapter 6. These standards include 

ensuring that the Project:  

(i) Helps achieve the goals and objectives of the SEFC zone; 

(ii) Is designed with a height, bulk, and siting that provide for openness of view and 
vistas to and from the waterfront and, where feasible, views of federal monumental 
buildings, particularly along the corridor of New Jersey Avenue, SE; and 

(iii) Limits above-grade parking or screens such use from public view.  

As set forth below, the Project conforms to each of the above-listed standards.  
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1. The Project Helps Achieve the Goals and Objectives of the SEFC Zone. 

The Project advances each of the applicable goals and objectives of the SEFC Zone as set 

forth in Subtitle K, Section 200.2. The Project advances numerous purposes of the SEFC zones: 

(a) The Project assures development of Yards West with a mixture of residential and 
commercial uses and a suitable height, bulk, and design of buildings, as generally 
identified in the Comprehensive Plan, and in recognition of the objectives of the 
Anacostia Waterfront Initiative and the Near Southeast Urban Design Framework 
Plan. 

The proposed Project’s commercial uses, height and density are within the high-density 

parameters identified in the Comp. Plan, AWF Plan, and NSE Plan. 

(b) The Project is part of and helps implement the master plan for Yards West which 
encourages high-density residential development with a pedestrian-oriented 
streetscape through flexible zoning parameters.  

This purpose of the SEFC zones is not applicable to the Project, but is advanced by other 

elements of the Yards West master plan. Concentrating office development in the northern part of 

Yards West frees up the balance of The Yards for higher density residential and complementary 

retail and cultural uses.  

(c) The Project encourages a variety of support and visitor-related uses, such as retail, 
service, entertainment, cultural, and hotel or inn uses. 

The Project incorporates retail and service uses that will support not only the office users 

of the Project but also anticipated new nearby residents and visitors.  

(d) The Project provides for a reduced height and bulk of buildings along the Anacostia 
riverfront in the interest of ensuring views over and around waterfront buildings, and 
provide for continuous publicly-accessible open space along the waterfront. 
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The Project indirectly supports this goal by accommodating the desired commercial density 

in Yards West away from the shores of riverfront so that the waterfront is reserved for appropriate 

water-dependent and recreational uses.10

(e) The Project provides suitable ground-floor level retail and service uses near the Navy 
Yard Metrorail station, along M Street, S.E., near the SEFC-4 zone, and at other key 
pedestrian locations. 

The Project emphasizes a pedestrian-oriented streetscape, particularly on 1½ Street, N 

Street, SE and New Jersey Avenue, SE, and provides ground-floor preferred retail and service uses 

along N Street, SE and 1½ Street, both of which are key pedestrian connections.

(f) The Project encourages 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 zones. 

Although the Project is not located within the SEFC Historic Zone, the building’s 

materiality and step down in height nevertheless reflects sensitivity to the nearby historic context.

2. The Project Is Designed to Provide for Openness of Views and Vistas. 

The Project’s height, bulk, and orientation benefits the views and vistas to and from the 

waterfront, monumental federal buildings, and along key corridors. As described above, the overall 

Yards West Master Plan emphasizes these view corridors through the site to the waterfront, and 

the northeast edge also emphasizes axial views toward Capitol Hill along the New Jersey Avenue, 

SE corridor. The Project’s massing along each of its four elevations begins to define these formal 

view corridors in Yards West, which do not exist today. For its part, the Project’s southern façade 

creates an expressive frame to the east-west N Street, SE corridor, which terminates just to the east 

at Tingey Square. The Project’s curved upper-story eastern façade creates an interesting backdrop 

for Tingey Square.  

10 Subtitle K, Section 200.2(g), regarding incentives for the development of The Yards Park is not 
applicable to the instant application. 
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From inside the building and from its terraces, the Project has impressive views to the 

Anacostia River.  

3. The Project Provides No Above-Grade Parking. 

All of the Project’s parking is located underground in support of this standard.  

D. SEFC-2 Zone Design Review Additional Criteria 

Subtitle K, Section 241.2 sets forth additional criteria that the Zoning Commission may 

consider in evaluating this application for design review. These criteria include11: 

 Compatibility with buildings in the surrounding area through overall massing, siting, 
details, and landscaping; 

 Use of high standards of environmental design that promote the achievement of 
sustainable development goals; 

 Façade articulation that minimizes or eliminates the visibility of unarticulated blank 
walls from public spaces; 

 Landscaping which complements the building; and 

 The balance and location of preferred uses.  

Many of these criteria parallel the overall design review criteria in Subtitle X, and for the 

reasons already detailed on pages 135–201, the Project meets these standards. 

The only criteria in Section 241.2 not addressed above is the one encouraging the use of 

environmental design to promote sustainable development goals. The Project satisfies this criteria. 

The Project is designed to a minimum of LEED Gold certification under the v4 standard, which 

exceeds minimum environmental design standards and reflects the overall commitment to 

sustainability within Yards West. Significant individual features of the Project’s environmental 

design include: green roof areas that mitigate heat island effect; advanced stormwater 

11 Other criteria listed in Sections 241.2(g) and (h) apply only to development adjacent to the 
SEFC-4 zone or on Parcel E, are not relevant to the Project, and accordingly are not addressed 
here. 
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management; use of high-performance glazing; use of efficient water fixtures; and use of energy 

efficient appliances. The Project is also designed in order to achieve certification from the 

International WELL Building Institute (“IWBI”) at a level of WELL Core Silver. The IWBI 

certification program encourages buildings designed to optimize the healthiness of the occupants. 

E. Superior Quality Architectural Design, Site Plan, Landscaping, and Sidewalk 
Treatment 

The Project also satisfies the requirement under Section 237.4(a) that any building 

requesting the additional height and/or density available in the SEFC-1A zone must also provide 

“architectural design, site plan, landscaping, and sidewalk treatment . . . of superior quality.” 

As described in more detail above, the Project’s design, site plan, landscaping, and 

streetscaping are all superior. The Project has an innovative, contextually appropriate overall form, 

with superior quality architectural details and materials. The Project’s site plan constitutes a 

superior design given the Property’s configuration and surrounding uses and street networking. 

Finally, the Project’s landscaping and streetscaping are sustainable, attractively designed, and 

supportive of the public space goals and objectives of Yards West and the SEFC zones.  

VII. Variance Relief from the GAR Requirements 

The Applicant requests a variance from the GAR requirements of Subtitle K, Section 209.1 

in order to accommodate the proposed phased build-out of the record lot upon which the Project 

will be constructed. The Project will satisfy the GAR requirements as to Parcel G itself; indeed 

Parcel G will exceed the GAR minimum of 0.2. However, the overall record lot (containing Parcels 

A, F, and G as well as the portions of the future 1½ Street and Quander Street between the three 

parcels), which is the relevant unit for the purposes of complying with the Zoning Regulations, 

will not comply with the GAR requirements until the completion of construction on Parcels A and 
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F. Therefore, variance relief is sought to accommodate the interim condition while Parcels A and 

F are unimproved (other than with surface parking). 

The Zoning Commission may grant the Applicant’s request for a variance from the GAR 

requirements pursuant to the standards for area variance relief as set forth in Subtitle X, Section 

1002.1(a). Under those standards, the Applicant must demonstrate that (A) the property is affected 

by an exceptional or extraordinary situation or condition, (B) the strict application of the Zoning 

Regulations results in practical difficulty to the Applicant, and (C) the granting of the variance 

does not cause substantial detriment to the public good nor substantially impair the intent, purpose 

or integrity of the zone plan. See Palmer v. D.C. Bd. of Zoning Adj., 287 A.2d 535, 541 (D.C. 

1972).  As set forth below, the Property meets the three-part test for area variance relief for the 

requested GAR variance. 

A. The Property Is Affected by an Exceptional Situation or Condition. 

The Property is affected by an exceptional situation or condition arising from a confluence 

of factors uniquely related to the Property and not the neighborhood generally. The Court of 

Appeals has held that it is not necessary that the exceptional situation or condition arise from a 

single situation or condition on the property. Gilmartin v. D.C. Board of Zoning Adjustment, 579 

A.2d 1164, 1167 (D.C. 1990). Rather, the situation or condition may arise from a “confluence of 

factors.” Id.  Furthermore, this first prong of the variance test does not require that the property be 

unreservedly unique. Instead, a request for variance relief must prove only that a property is 

affected by a condition that is unique and not related to general conditions in the neighborhood.  

The Property satisfies the “exceptional situation or condition” element for area variance 

relief because it is unique in a way arising from a confluence of factors not affecting the 

neighborhood generally. The Property is part of the master-planned development of the Southeast 
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Federal Center, which anticipated the gradual, phase development of a large multi-acre site.  

Within the context, the SEFC has been broken down into a series of smaller segments within an 

established street grid. The Property is part of one such segment; it is part of a larger record lot 

that will be constructed as the first part of multiple phases, with a new private street bisecting the 

lot down the middle.  Moreover, the portion of the record lot that is not the subject of this 

Application (i.e., Parcels A and F) are currently either unimproved or improved only as a 

temporary surface parking lot pursuant to Zoning Commission approval. Moreover, the future 

development on Parcels A and F will likely be subject to Zoning Commission design review in the 

future.  The confluence of these conditions makes the Property unique, satisfying the exceptional 

situation or condition element necessary for area variance relief.  

B. Strict Application of the Zoning Regulations Would Result in a Practical 
Difficulty. 

The strict application of the GAR requirements of the Zoning Regulations would result in 

a practical difficulty for the Project. The requested relief is for an area variance, and the appropriate 

test for such relief must consider whether the strict application of the zoning regulations results in 

a “practical difficulty.” The standard for practical difficulty generally requires the applicant for 

relief to show that compliance with the area restriction would be unnecessarily burdensome. 

Palmer v. Board of Zoning Adjustment, 287 A.2d 535, 542 (D.C. App. 1972).  The nature and 

extent of the burden warranting an area variance is left to the facts and circumstances of each 

particular case. Id.  It is not necessary for the applicant to prove that strict compliance is impossible. 

Finally, zoning relief-granting body may consider “a wide range of factors in determining whether 

there is an ‘unnecessary burden’ or ‘practical difficulty’ . . . . Increased expense and inconvenience 

to applicant for a variance are among the factors” that may be considered. Gilmartin, 579 A.2d at 

1171 (citation omitted). Other factors that may be considered include: “the severity of the 
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variance(s) requested;” “the weight of the burden of strict compliance;” and “the effect the 

proposed variance(s) would have on the overall zone plan.” Id. 

Here, compliance with the strict application of the GAR requirements is practically difficult 

given the phased nature of construction on the record lot of which the Property is a part. Parcel F’s 

status as a surface parking lot is a temporary condition; it will eventually be redeveloped with a 

new building just like Parcel G, and the GAR requirements will apply to that new construction.  

Parcels A and F will undoubtedly integrate independent green features, both because of applicable 

stormwater and green building code requirements as well as the Yards West sustainability and 

wellness goals, but the extent of those features cannot be known until the building is designed.  

Upon full build out of Parcels A, F and G (and the new private streets between them), the entire 

record lot will overall satisfy the GAR requirements for the record lots. Likewise, at that point the 

individual Parcels will independently satisfy the GAR requirements for each tax lot. Until then, it 

would be unreasonable to require that Parcel G satisfy the GAR requirements for the entire record 

lot.    

C. Relief Can Be Granted without Substantial Detriment to the Public Good and 
Without Impairing the Intent, Purpose and Integrity of the Zone Plan. 

The requested relief from the strict application of the GAR requirements can be granted 

without substantial detriment to the public good and without impairing the intent, purpose, and 

integrity of the zone plan.  

The relief from the requirement is time-limited and purely technical in nature, since the 

requested relief will no longer be necessary upon construction of Parcels A and F.  Note again that 

if the Project were to be developed on the basis of Parcel G alone, this relief would not be required 

and Parcel G would meet or exceed the GAR requirement for the parcel alone.  
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This relief does not impair or circumvent the intent of the Zoning Regulations, which is for 

each development to satisfy the GAR requirements on its own. The GAR regulations do not 

anticipate shifting compliance with the GAR regulations from one development to another; rather, 

they are assessed on a building-by-building basis. Accordingly, the regulations are not harmed by 

recognizing the multi-phase nature buildout of a large site may not achieve full GAR compliance 

for the record lot as a whole until all phases are complete.  

For the reasons given above, an area variance is appropriate for the requested deviation 

from the strict application of the Zoning Requirements with respect to GAR. 

VIII. Exhibits 

The following exhibits are attached hereto in support of this application: 

Exhibit A – Application Form 

Exhibit B – Hearing Fee Calculation Form  

Exhibit C – Authorization Letter 

Exhibit D – Certificate of Notice 

Exhibit E – Certificate of Compliance 

Exhibit F – List of property owners within 200 feet of the Property 

Exhibit G – Plat of the Property 

Exhibit H – Map depicting the zoning of the Property 

Exhibit I – Summary of the Status of Development of The Yards 

Exhibit J – Comprehensive Plan Analysis 

Exhibit K – Architectural Plans, Drawings and Photographs of the Property 
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IX. Conclusion 

For all of the above reasons, the Applicant asks that the Zoning Commission approve the 

Project’s design. 

GOULSTON & STORRS PC 

/s/ David M. Avitabile 

/s/ David A. Lewis  

Date: December 11, 2018 


