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SUBJECT PROPERTY
SQUARE 5894

LOT 63
 

TOTAL LAND AREA
100,262 SF

ZONING
RA-1

PUD 97-10PUD 01-18

ZONING DATA AND MAPGENERAL INFORMATION

5894
63 (Subdivision recorded 9/13/2018)
8
8E/8E03
RA‐1
N/A
100,265 SF (2.3 Acres) Per Land Records

DEVELOPMENT STANDARDS NOTES

Calculated as total construction GSF, less cellar (Perimeter‐wall 
method, per Sub B 304.4), less basement parking area with  > 
50% unencolsed wall area (Sub F 201.1), and less 2% for vent 
shafts and pipe chase shafts above ground floor.

BHMP = 202'‐1" (Existing Grade).  Top of Flat Roof = 249'‐8"

BRL along both 23rd and Savannah Streets

(130 dwelling units ‐ 4)/3 = 42. A 50% reduction for 32 Metrobus 
line access would also apply.  Proposed 60 is less than 2x the base 
minimum required under Sub C 701.5
130 dwelling units/3 = 43.3; Space includes bike repair area
130 dwelling units/20 = 6.5

See Landscape Architecture and Civil Drawings

Not Type I Construction ‐ Per Sub C 1003.1: 10% of GFA or 75% of 
bonus density plus 10% penthouse habitable space.  

BUILDING HEIGHT
40'‐0"

3 STORIES
60'‐0"

No limit on stories

PENTHOUSE AREA
1/3 of total roof area for mechanical 
space and habitable space permitted 
only for rooftop deck ancillary space

SAME AS MATTER OF RIGHT

7

47'‐7"
4 Stories

60

1 Berth @ 30'‐0" deep
1 Platform @ 100 SF

1 Service/delivery @ 20'‐0" deep

Project subject to DHCD affordability 
requirements: 100% of units 

affordable with a maximum blended 
MFI of 60%

44

> 1:1 ratio

1/9 of total roof area for mechanical 
space.  No habitable space, nor 

rooftop deck

0.505

10'‐0" (1 story), all mechanical

15' BRL

PROPOSED
1.27

31.6%

None proposed

25'‐6"
33'‐8"

127,400

SAME AS MATTER OF RIGHT

LONG‐TERM BIKE PARKING 43 SAME AS MATTER OF RIGHT
SHORT‐TERM BIKE PARKING 7

LOADING
1 Berth @ 30'‐0" deep
1 Platform @ 100 SF

1 Service/delivery @ 20'‐0" deep

INCLUSIONARY ZONING Does not apply, per Sub C 1001.6(a)

G.A.R. 0.4 SAME AS MATTER OF RIGHT

SAME AS MATTER OF RIGHT

SAME AS MATTER OF RIGHT

OFF STREET PARKING  21 SAME AS MATTER OF RIGHT

SAME AS MATTER OF RIGHT

REAR YARD  20'‐0"

FRONT YARD  None required; 15' BRL

SAME AS MATTER OF RIGHT
SAME AS MATTER OF RIGHT
SAME AS MATTER OF RIGHT

COURTS
None required; 2.5‐in per ft of height 
with 6'‐0" min for open and 12'‐0" min 

for closed

SIDE YARD 8'

PENTHOUSE SETBACK 1:1 ratio SAME AS MATTER OF RIGHT

PENTHOUSE HEIGHT 12'‐0" (1 story) 
15'‐0" (2 stories) for mechanical, or 

12'‐0" (1 story) for habitable

F.A.R 1.08 (with IZ) 1.296 (with IZ)

LOT OCCUPANCY 40% SAME AS MATTER OF RIGHT

MAX GFA (Zoning) 108,286 129,943

HISTORIC DISTRICT
LOT AREA

RA‐1: EXISTING RA‐1 (PUD)

WARD
ANC / SMD
ZONING DISTRICT

SQUARE
LOT(S)

Terrace Manor ‐ Unit Matrix
9/24/2019

Conceptual PUD Layouts

1‐BEDROOM	|	1‐BATH

Unit Types 1A (SOME 
ANSI A) 1B 1C 1D 1E (SOME 

ANSI A) 1F 1G 2A (SOME 
ANSI A) 2B 2C 2D 3A 3B

Net	SF	* 659 583 628 673 704 704 581 946 886 867 847 1,093 1,116
Gross SF ** 726 653 699 741 774 774 649 1,029 974 971 925 1,212 1,201

Penthouse 0 0 3,700
Level 4 13 2 1 1 1 1 9 1 2 1 1 1 34 31,091 31,725
Level 3 11 2 1 1 1 10 1 2 1 2 1 33 31,091 31,725
Level 2 11 2 1 1 1 10 1 2 1 2 1 33 31,091 31,725
Level 1 10 2 1 1 9 1 2 1 2 1 30 31,091 31,725 31.6% LOT OCCUPANCY

Parking Level 3,038 26,287
Subtotal Units 45 8 3 4 3 1 1 38 4 8 4 7 4 130
Subtotal	NSF	* 29,655 4,664 1,884 2,692 2,112 704 581 35,948 3,544 6,936 3,388 7,651 4,464 104,223
Subtotal GSF ** 32,670 5,224 2,097 2,964 2,322 774 649 39,102 3,896 7,768 3,700 8,484 4,804 114,454 127,400 156,887 1.27 FAR

Total Units 130
Total	|	Avg	Unit	NSF	* | 12,115 1,101 104,223
Total | Avg Unit GSF ** | 13,288 1,208 114,454

100,265 LOT AREA

*
**

***
Gross SF = Exterior face of exterior wall, centerline of demising walls, and public face of hallway drywall
Zoning GFA = Total Construction Gross SF less cellar (measured by perimeter wall method), less vent shafts and pipe chase shafts above ground floor.

54

2‐BEDROOM	|	2	BATH

49,816 923
54,466 1,00946,700

651
718

65 11

3‐BEDROOM	|	2‐BATH

42,292

Units as a Percentage of 
Building Total 8.5% 100%

Net SF = Inside face of drywall usable by an individual dwelling unit

41.5%50.0%

 TOTAL 
CONSTRUCTION 

GROSS FLOOR 
AREA

108,286

ZONING	GFA	
ALLOWED	@	
1.08	FAR	W/	
20%	IZ	

TOTALS
TOTAL	ZONING	
GROSS	FLOOR	
AREA	***

SHEET 1-1
TERRACE MANOR

3301 23RD ST SE 
REDEVELOPMENT - PUD APPLICATION | 25 SEPTEMBER 2019



ÂM

ÂM

ÂM

ÂM

ÂM

ÂM

ÂM

R i v e r

ASH 

S T SE

PECAN ST SE

SA
VA

NNAH 
TE

R SE

29
TH 

ST 
SE

CONDON TER 
SE

CED AR 

DR SE

BA
RN

AB
Y 

RD 

SE

DOGWOO
D 

D R SE

CONGRESS 
ST 

SE

31
ST

 S
T 

SE

RI

DGECREST CT SENEWCOMB 

ST 
SE

15
TH

 P
L 

SE

ELVANS RD 
SE

TEXAS AVE 
SE

LA
NGSTO

N 
PL 

SE

HIGHW
OOD 

DR 
S E

12
TH

 P
L 

SE
CO

NGRESS 

PL SE

WATER 
ST SE

SE

CAMDEN ST 
SE

O ST SE

M
AR

TI
N 

LU
TH

ER 
KI

N
G 

JR 
AV

E 
SE

14
TH 

ST 
SE

ST
AN

TO
N 

TER SE

STANTON 

RD 

SE

CARPENTER ST SE

NAYLOR RD SE

7T
H 

ST
 S

E

HARTFORD ST SE

SA
VA

NN
AH 

PL SE

YOUN

G ST SE

24
TH 

ST 
SE

41S T 
PL SE

SUMNER 
RD 

SE

BAR
RY 

RD SE

32
N

D
 P

L 
SE

EATON RD SE

8T
H 

ST
 S

E

YUMA ST SE

S ST SE

Q ST 
SE

AINGER PL 

SE

BOWEN RD 
SE

25
TH 

ST 
SE

BRUCE
 P

L 
SE

42
N

D 
ST 

SE

FREDERICK 
PL 

SE

TE
RR

AC
E 

RD SE

DENVER 
ST 

SE

D
UN

BA
R 

RD 
SE

PARKLAND PL SE

V ST SE

6T
H 

ST
 

SE

23RD 

ST 
S

E

S ST SE

BRANDYWINE ST SE

DENVER ST SE

22N
D 

ST 
SE

38

TH 
ST SE

POPE ST SE

MELLON 

ST 
SE

FO
RT 

DA
VI

S 

ST 

SE

10
TH

 
ST

 
SE

8T
H 

ST 
SE

POMEROY RD SE

P ST SE

STEVENS RD SE

WAHL ER 

PL 
SE

37TH 
ST 

SE

DOUGLASS 

R D 
SE

9TH PL SE

U ST SE
U 

PL 
SE

19TH 
ST 

SE

Q ST SE

BANGOR ST SE

BARNAB
Y 

ST 
SE

28
TH

 
PL

 
SE

U ST 
SE

SAVANNAH 
ST SE

40
TH 

ST 
SE

13TH ST SE

18TH 
ST 

SE

18
TH

 S
T 

SE

BRUCE 
ST SE

H

OWARD RD 

SE

31
ST 

ST 
SE

VALLEY 

AVE 

SE

MISSISSIPPI 

AVE 

SE

16
TH

 S
T 

SE

O ST S E

35TH ST SE

JASPER ST SE

R 
ST 

SE

SUITLAND 

PKWY SE

HOWARD 
RD 

SE

MASSACHUSETTS 

AVE 

SE

33
RD 

ST 
S E

PA
RS

ON
S 

AV
E 

SE

PARK PL SE

36
TH 

ST 
SE

25
TH 

ST 
SE

S ST SE

24
TH 

PL 
SE

HIL

LCREST DR 
SE

Q ST SE

V PL SE

41ST 
ST 

SE

13
TH 

ST 
SE

VARNEY ST 
SE

13
TH

 
ST

 
SE

5T
H 

ST 
SE

MAG N

O
LI

A 
ST 

S
E

ATLANTIC ST SE

RIDGE PL SE

23
RD 

ST 
SE

IRVING ST SE

SKYLAN D PL SE

TALBERT ST SE

O ST SE

25
TH 

S T 
SE

S
Y

CAM
ORE 

D
R 

SE

7T
H 

ST
 S

E

ANACOSTIA 

DR 

SE

NAYLOR 
RD 

SE

MALCOLM X AVE SE

16
TH 

ST 
SE15

TH 
ST 

SE

TEXA S AVE SE

10TH 
PL 

SE

BANGOR ST SE

SAV
AN

NAH ST SE

S ST SE

ALABAMA 

AVE 

SE

BOWEN 
RD 

SE

RIDGE PL SE

W 

ST 

SE

WAD
E 

RD S
E

FO
RT 

DA
VI

S 
DR 

SE

N ST SE

21
ST 

ST 
SE

LEBAUM 
ST 

SE

22
N

D 
ST 

SE

9TH 

ST 

SE

NASH PL SE

CHESAPEAKE ST SE

SUITLAND 
RD 

SE

N ST SE

19
TH 

ST 
SE

34
T H 

ST 
S E

4TH 
ST 

SE

12TH 
ST 

SE

R ST SE

28
TH

 S
T 

SE ERIE ST SE

MINNESOTA 

AVE 

SE

FO
RT 

BAKER 

DR SE

SICARD ST 
S

E

30
TH 

ST 
SE

SH
ERID

AN 
RD 

SE

15T H 
ST 

SE

V ST SE

SAVANNAH ST 
SE

NASH ST SE

BURNS 
ST 

SE

FO
RT 

DU
PONT 

ST 

SE

30TH 

ST 
SE

18
TH 

ST 
SE

GALEN ST 
SE 31

ST 
PL 

SE

FAIRLAWN 

AVE 

SE

IS
AA

C 
HU

LL
 A

VE
 S

E

M
ORRIS 

RD 
SE

BRAN
CH 

A VE 
SE

17
TH 

ST 
SE

2 9
TH 

ST 
SE

T ST SE

ERIE ST SE

NICHOLSON ST SE

34TH 
ST 

SE

REDW
OOD 

D
R 

S
E

GOOD 

HOPE 

RD 
SE

28
TH 

ST 
SE

W ST SE

32
N

D 
ST 

SE

P ST SE

PARK DR SE

4TH 
ST 

SE

SOUTH
ERN 

AVE 

SE

27
TH

 
ST

 
SE

W
H

EELER 

RD 

SE

GAINESVILLE ST SE

11TH 
PL 

SE

T 
PL 

SE

PENNSYLVANIA 

AVE 

SE

36TH PL SE

M
AR

TI
N 

LU
TH

ER 
KI

NG 
JR 

AVE 
SE

STANTON 
RD 

SE

ALABAMA 

AVE 

SE

AL
AB

AM
A 

AVE 

SE

CONGRESS ST SE

7T
H 

ST
 S

E

28
TH 

ST 
SE

GAINESVILLE ST SE

NASH PL SE

Anacostia

Congress
Heights

Southern Ave

Suitland

Naylor Road

Low Density Residential

Moderate Density Residential

Medium Density Residential

High Density Residential

Low Density Commercial

Moderate Density Commercial

Medium Density Commercial

High Density Commercial

Production, Distribution, and Repair

Federal

Local Public Facilities

Institutional

Parks, Recreation, and Open Space

Mixed Land Use

WATER

Comprehensive Plan
Future Land Use

1

3

6

9

87

2

54

11

10

Map 10

¯

Government of the District of Columbia

Office of Planning  ~  January 2013

This map was created for planning purposes
from a variety of sources.  It is neither a
survey nor a legal document. Information
provided by other agencies should be
verified with them where appropriate.

0 0.1 0.2 0.3

Miles

O
P

ID
00

20
44

3

ÂM

ÂM

ÂM

ÂM

ÂM

ÂM

ÂM

R i v e r

ASH 

S T SE

PECAN ST SE

SA
VA

NNAH 
TE

R SE

29
TH 

ST 
SE

CONDON TER 
SE

CED AR 

DR SE

BA
RN

AB
Y 

RD 

SE

DOGWOO
D 

D R SE

CONGRESS 
ST 

SE

31
ST

 S
T 

SE

RI

DGECREST CT SENEWCOMB 

ST 
SE

15
TH

 P
L 

SE

ELVANS RD 
SE

TEXAS AVE 
SE

LA
NGSTO

N 
PL 

SE

HIGHW
OOD 

DR 
S E

12
TH

 P
L 

SE
CO

NGRESS 
PL SE

WATER 
ST SE

SE

CAMDEN ST 
SE

O ST SE

M
AR

TI
N 

LU
TH

ER 
KI

N
G 

JR 
AV

E 
SE

14
TH 

ST 
SE

ST
AN

TO
N 

TER SE

STANTON 

RD 

SE

CARPENTER ST SE

NAYLOR RD SE

7T
H 

ST
 S

E

HARTFORD ST SE

SA
VA

NN
AH 

PL SE

YOUN

G ST SE

24
TH 

ST 
SE

41S T 
PL SE

SUMNER 
RD 

SE

BAR
RY 

RD SE

32
N

D
 P

L 
SE

EATON RD SE

8T
H 

ST
 S

E

YUMA ST SE

S ST SE

Q ST 
SE

AINGER PL 

SE

BOWEN RD 
SE

25
TH 

ST 
SE

BRUCE
 P

L 
SE

42
N

D 
ST 

SE

FREDERICK 
PL 

SE

TE
RR

AC
E 

RD SE

DENVER 
ST 

SE

D
UN

BA
R 

RD 
SE

PARKLAND PL SE

V ST SE

6T
H 

ST
 

SE

23RD 
ST 

S
E

S ST SE

BRANDYWINE ST SE

DENVER ST SE

22N
D 

ST 
SE

38

TH 
ST SE

POPE ST SE

MELLON 

ST 
SE

FO
RT 

DA
VI

S 

ST 

SE

10
TH

 
ST

 
SE

8T
H 

ST 
SE

POMEROY RD SE

P ST SE

STEVENS RD SE

WAHL ER 

PL 
SE

37TH 
ST 

SE

DOUGLASS 

R D 
SE

9TH PL SE

U ST SE
U 

PL 
SE

19TH 
ST 

SE

Q ST SE

BANGOR ST SE

BARNAB
Y 

ST 
SE

28
TH

 
PL

 
SE

U ST 
SE

SAVANNAH 
ST SE

40
TH 

ST 
SE

13TH ST SE

18TH 
ST 

SE

18
TH

 S
T 

SE

BRUCE 
ST SE

H

OWARD RD 

SE

31
ST 

ST 
SE

VALLEY 

AVE 

SE

MISSISSIPPI 

AVE 

SE

16
TH

 S
T 

SE

O ST S E

35TH ST SE

JASPER ST SE

R 
ST 

SE

SUITLAND 

PKWY SE

HOWARD 
RD 

SE

MASSACHUSETTS 

AVE 

SE

33
RD 

ST 
S E

PA
RS

ON
S 

AV
E 

SE

PARK PL SE

36
TH 

ST 
SE

25
TH 

ST 
SE

S ST SE

24
TH 

PL 
SE

HIL

LCREST DR 
SE

Q ST SE

V PL SE

41ST 
ST 

SE

13
TH 

ST 
SE

VARNEY ST 
SE

13
TH

 
ST

 
SE

5T
H 

ST 
SE

MAG N

O
LI

A 
ST 

S
E

ATLANTIC ST SE

RIDGE PL SE

23
RD 

ST 
SE

IRVING ST SE

SKYLAN D PL SE

TALBERT ST SE

O ST SE

25
TH 

S T 
SE

S
Y

CAM
ORE 

D
R 

SE

7T
H 

ST
 S

E

ANACOSTIA 

DR 

SE

NAYLOR 
RD 

SE

MALCOLM X AVE SE

16
TH 

ST 
SE15

TH 
ST 

SE

TEXA S AVE SE

10TH 
PL 

SE

BANGOR ST SE

SAV
AN

NAH ST SE

S ST SE

ALABAMA 

AVE 

SE

BOWEN 
RD 

SE

RIDGE PL SE

W 

ST 

SE

WAD
E 

RD S
E

FO
RT 

DA
VI

S 
DR 

SE

N ST SE

21
ST 

ST 
SE

LEBAUM 
ST 

SE

22
N

D 
ST 

SE

9TH 

ST 

SE

NASH PL SE

CHESAPEAKE ST SE

SUITLAND 
RD 

SE

N ST SE

19
TH 

ST 
SE

34
T H 

ST 
S E

4TH 
ST 

SE

12TH 
ST 

SE

R ST SE

28
TH

 S
T 

SE ERIE ST SE

MINNESOTA 

AVE 

SE

FO
RT 

BAKER 

DR SE

SICARD ST 
S

E

30
TH 

ST 
SE

SH
ERID

AN 
RD 

SE

15T H 
ST 

SE

V ST SE

SAVANNAH ST 
SE

NASH ST SE

BURNS 
ST 

SE

FO
RT 

DU
PONT 

ST 

SE

30TH 

ST 
SE

18
TH 

ST 
SE

GALEN ST 
SE 31

ST 
PL 

SE

FAIRLAWN 

AVE 

SE

IS
AA

C 
HU

LL
 A

VE
 S

E

M
ORRIS 

RD 
SE

BRAN
CH 

A VE 
SE

17
TH 

ST 
SE

2 9
TH 

ST 
SE

T ST SE

ERIE ST SE

NICHOLSON ST SE

34TH 
ST 

SE

REDW
OOD 

D
R 

S
E

GOOD 

HOPE 

RD 
SE

28
TH 

ST 
SE

W ST SE

32
N

D 
ST 

SE

P ST SE

PARK DR SE

4TH 
ST 

SE

SOUTH
ERN 

AVE 

SE

27
TH

 
ST

 
SE

W
H

EELER 

RD 

SE

GAINESVILLE ST SE

11TH 
PL 

SE

T 
PL 

SE

PENNSYLVANIA 

AVE 

SE

36TH PL SE

M
AR

TI
N 

LU
TH

ER 
KI

NG 
JR 

AVE 
SE

STANTON 
RD 

SE

ALABAMA 

AVE 

SE

AL
AB

AM
A 

AVE 

SE

CONGRESS ST SE

7T
H 

ST
 S

E

28
TH 

ST 
SE

GAINESVILLE ST SE

NASH PL SE

Anacostia

Congress
Heights

Southern Ave

Suitland

Naylor Road

Low Density Residential

Moderate Density Residential

Medium Density Residential

High Density Residential

Low Density Commercial

Moderate Density Commercial

Medium Density Commercial

High Density Commercial

Production, Distribution, and Repair

Federal

Local Public Facilities

Institutional

Parks, Recreation, and Open Space

Mixed Land Use

WATER

Comprehensive Plan
Future Land Use

1

3

6

9

87

2

54

11

10

Map 10

¯

Government of the District of Columbia

Office of Planning  ~  January 2013

This map was created for planning purposes
from a variety of sources.  It is neither a
survey nor a legal document. Information
provided by other agencies should be
verified with them where appropriate.

0 0.1 0.2 0.3

Miles

O
P

ID
00

20
44

3

COMPREHENSIVE PLAN - FUTURE LAND USE MAP

1/4 MILE

SITE

DETAIL

SITE

1/4 MILE1 MILE

ÂM

ÂM

ÂM

ÂM

ÂM

ÂM

ÂM

R i v e r

ASH 

S T SE

PECAN ST SE

SA
VA

NNAH 
TE

R SE

29
TH 

ST 
SE

CONDON TER 
SE

CED AR 

DR SE

BA
RN

AB
Y 

RD 

SE

DOGWOO
D 

D R SE

CONGRESS 
ST 

SE

31
ST

 S
T 

SE

RI

DGECREST CT SENEWCOMB 

ST 
SE

15
TH

 P
L 

SE

ELVANS RD 
SE

TEXAS AVE 
SE

LA
NGSTO

N 
PL 

SE

HIGHW
OOD 

DR 
S E

12
TH

 P
L 

SE
CO

NGRESS 

PL SE

WATER 
ST SE

SE

CAMDEN ST 
SE

O ST SE

M
AR

TI
N 

LU
TH

ER 
KI

N
G 

JR 
AV

E 
SE

14
TH 

ST 
SE

ST
AN

TO
N 

TER SE

STANTON 

RD 

SE

CARPENTER ST SE

NAYLOR RD SE

7T
H 

ST
 S

E

HARTFORD ST SE

SA
VA

NN
AH 
PL SE

YOUN

G ST SE

24
TH 

ST 
SE

41S T 
PL SE

SUMNER 
RD 

SE

BAR
RY 

RD SE

32
N

D
 P

L 
SE

EATON RD SE

8T
H 

ST
 S

E

YUMA ST SE

S ST SE

Q ST 
SE

AINGER PL 

SE

BOWEN RD 
SE

25
TH 

ST 
SE

BRUCE
 P

L 
SE

42
N

D 
ST 

SE

FREDERICK 
PL 

SE

TE
RR

AC
E 

RD SE

DENVER 
ST 

SE

D
UN

BA
R 

RD 
SE

PARKLAND PL SE

V ST SE

6T
H 

ST
 

SE

23RD 

ST 
S

E

S ST SE

BRANDYWINE ST SE

DENVER ST SE

22N
D 

ST 
SE

38

TH 
ST SE

POPE ST SE

MELLON 

ST 
SE

FO
RT 

DA
VI

S 

ST 

SE

10
TH

 
ST

 
SE

8T
H 

ST 
SE

POMEROY RD SE

P ST SE

STEVENS RD SE

WAHL ER 

PL 
SE

37TH 
ST 

SE

DOUGLASS 

R D 
SE

9TH PL SE

U ST SE
U 

PL 
SE

19TH 
ST 

SE

Q ST SE

BANGOR ST SE

BARNAB
Y 

ST 
SE

28
TH

 
PL

 
SE

U ST 
SE

SAVANNAH 
ST SE

40
TH 

ST 
SE

13TH ST SE

18TH 
ST 

SE

18
TH

 S
T 

SE

BRUCE 
ST SE

H

OWARD RD 

SE

31
ST 

ST 
SE

VALLEY 

AVE 

SE

MISSISSIPPI 

AVE 

SE

16
TH

 S
T 

SE

O ST S E

35TH ST SE

JASPER ST SE

R 
ST 

SE

SUITLAND 

PKWY SE

HOWARD 
RD 

SE

MASSACHUSETTS 

AVE 

SE

33
RD 

ST 
S E

PA
RS

ON
S 

AV
E 

SE

PARK PL SE

36
TH 

ST 
SE

25
TH 

ST 
SE

S ST SE

24
TH 

PL 
SE

HIL

LCREST DR 
SE

Q ST SE

V PL SE

41ST 
ST 

SE

13
TH 

ST 
SE

VARNEY ST 
SE

13
TH

 
ST

 
SE

5T
H 

ST 
SE

MAG N

O
LI

A 
ST 

S
E

ATLANTIC ST SE

RIDGE PL SE

23
RD 

ST 
SE

IRVING ST SE

SKYLAN D PL SE

TALBERT ST SE

O ST SE

25
TH 

S T 
SE

S
Y

CAM
ORE 

D
R 

SE

7T
H 

ST
 S

E

ANACOSTIA 

DR 

SE

NAYLOR 
RD 

SE

MALCOLM X AVE SE

16
TH 

ST 
SE15

TH 
ST 

SE

TEXA S AVE SE

10TH 
PL 

SE

BANGOR ST SE

SAV
AN

NAH ST SE

S ST SE

ALABAMA 

AVE 

SE

BOWEN 
RD 

SE

RIDGE PL SE

W 

ST 

SE

WAD
E 

RD S
E

FO
RT 

DA
VI

S 
DR 

SE

N ST SE

21
ST 

ST 
SE

LEBAUM 
ST 

SE

22
N

D 
ST 

SE

9TH 

ST 

SE

NASH PL SE

CHESAPEAKE ST SE

SUITLAND 
RD 

SE

N ST SE

19
TH 

ST 
SE

34
T H 

ST 
S E

4TH 
ST 

SE

12TH 
ST 

SE

R ST SE

28
TH

 S
T 

SE ERIE ST SE

MINNESOTA 

AVE 

SE

FO
RT 

BAKER 

DR SE

SICARD ST 
S

E

30
TH 

ST 
SE

SH
ERID

AN 
RD 

SE

15T H 
ST 

SE

V ST SE

SAVANNAH ST 
SE

NASH ST SE

BURNS 
ST 

SE

FO
RT 

DU
PONT 

ST 

SE

30TH 

ST 
SE

18
TH 

ST 
SE

GALEN ST 
SE 31

ST 
PL 

SE

FAIRLAWN 

AVE 

SE

IS
AA

C 
HU

LL
 A

VE
 S

E

M
ORRIS 

RD 
SE

BRAN
CH 

A VE 
SE

17
TH 

ST 
SE

2 9
TH 

ST 
SE

T ST SE

ERIE ST SE

NICHOLSON ST SE

34TH 
ST 

SE

REDW
OOD 

D
R 

S
E

GOOD 

HOPE 

RD 
SE

28
TH 

ST 
SE

W ST SE

32
N

D 
ST 

SE

P ST SE

PARK DR SE

4TH 
ST 

SE

SOUTH
ERN 

AVE 

SE

27
TH

 
ST

 
SE

W
H

EELER 

RD 

SE

GAINESVILLE ST SE

11TH 
PL 

SE

T 
PL 

SE

PENNSYLVANIA 

AVE 

SE

36TH PL SE

M
AR

TI
N 

LU
TH

ER 
KI

NG 
JR 

AVE 
SE

STANTON 
RD 

SE

ALABAMA 

AVE 

SE

AL
AB

AM
A 

AVE 

SE

CONGRESS ST SE

7T
H 

ST
 S

E

28
TH 

ST 
SE

GAINESVILLE ST SE

NASH PL SE

Anacostia

Congress
Heights

Southern Ave

Suitland

Naylor Road

Low Density Residential

Moderate Density Residential

Medium Density Residential

High Density Residential

Low Density Commercial

Moderate Density Commercial

Medium Density Commercial

High Density Commercial

Production, Distribution, and Repair

Federal

Local Public Facilities

Institutional

Parks, Recreation, and Open Space

Mixed Land Use

WATER

Comprehensive Plan
Future Land Use

1

3

6

9

87

2

54

11

10

Map 10

¯

Government of the District of Columbia

Office of Planning  ~  January 2013

This map was created for planning purposes
from a variety of sources.  It is neither a
survey nor a legal document. Information
provided by other agencies should be
verified with them where appropriate.

0 0.1 0.2 0.3

Miles

O
P

ID
00

20
44

3

SHEET 1-2
TERRACE MANOR

3301 23RD ST SE 
REDEVELOPMENT - PUD APPLICATION | 25 SEPTEMBER 2019



18-11F A R  S O U T H E A S T  &  S O U T H W E S T 18-11

18

A R E A  E L E M E N T S A R E A  E L E M E N T S 

Policy FSS-1.1.1: Directing Growth
The presence of the Anacostia Metrorail Station and the coming 
redevelopment of the St. Elizabeths Hospital site, including the consolidation 
of the Federal Department of Homeland Security, offer an unprecedented 
opportunity to catalyze economic development in the Far Southeast/
Southwest area. The “Great Streets” corridor along Martin Luther King, 
Jr., Avenue from the Anacostia River on the north to just past Malcolm X 
Avenue on the south, including the St. Elizabeths Hospital site, should
be developed with medium to high density mixed uses, offering supportive 
retail services to office workers and residents alike and providing housing 
opportunities to people who want to live and work in the area. Strongly 
promote mixed use development, including retail, service and residential 
uses as well as office uses, on the portions of the St. Elizabeths Hospital  site 
along Martin Luther King, Jr., Avenue. Such mixed use development should 
face the street and be open to the public, outside security barriers
that may otherwise be required. Additional opportunities for future 
housing development and employment growth in the Far Southeast/
Southwest should be directed to the area around the Congress Heights 
Metro Station and along the “Great Streets” corridors of Martin Luther 
King Jr Avenue SE and South Capitol Street. Provide improved transit 
and automobile access to these areas and improve their visual and urban 
design qualities.  Any increase in zoning or density around the Metro 
station shall only be available through a planned unit development with the 
expectation that commensurate benefits shall accrue to the neighborhood 
in terms of education and job opportunities, new and affordable housing 
for homeownership, improved urban design, and public infrastructure 
improvements. The planned unit development shall provide civic and 
cultural amenities, promote quality in design of buildings and public spaces, 
support local schools, create opportunities for cultural events and public art, 
and enhance the public realm by addressing safety and cleanliness issues. 
1808.2

Policy FSS-1.1.2: Conservation of Lower Density Neighborhoods
Protect existing single family housing within the Far Southeast/Southwest 
by appropriately designating such areas as “Low Density Residential” on the 
Comprehensive Plan Future Land Use Map, and by zoning such areas for 
single family, rather than multi-family housing. 1808.3

Policy FSS-1.1.3: Rehabilitation of Multi-Family Housing
Support rehabilitation and stronger and more consistent code enforcement 
for the many garden apartments in the Planning Area, particularly in 
Shipley Terrace, Knox Hill, and Washington Highlands. Support city 
programs which provide financial assistance to renovate such complexes, 
with the condition that a significant portion of the units are preserved as 
affordable after renovation. 1808.4
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streets can help existing businesses, and promote new businesses—
with the added benefit of creating new jobs for area residents.

g.    Traffic congestion is a problem—with much of the traffic generated 
by non-residents passing through the area or using local streets as 
short-cuts when I-295 is congested. Traffic “calming” measures are 
needed to reduce cut-through traffic, and to slow down speeding 
traffic and reduce unsafe driving. Public transit improvements also 
are needed. Approximately half of the area’s households do not own 
a car and rely on the Metrobus or Metrorail to get around. Residents 
are concerned that projects like the Anacostia streetcar will reduce 
bus service, especially across the Anacostia River.

h.    Despite its proximity to the waterfront, much of the Far Southeast/
Southwest is cut off from the Anacostia and Potomac Rivers. Access 
to the Potomac River is limited due to the uses along the shoreline 
(Bolling AFB and the Blue Plains treatment plant). Anacostia River 
access is difficult due to the I-295 freeway, railroad tracks, and other 
barriers. Crossing the river on the South Capitol Street or 11th/12th 
Street bridges is difficult, if not impossible, for pedestrians and 
bicyclists. Better access to Poplar Point and Anacostia Park on the 
north, and to Oxon Cove on the south, should be achieved in the 
future. Historic Anacostia was born as a waterfront community  
and its identity as a waterfront community should be restored in  
the future.

i.    The Far Southeast/Southwest contains hilly topography. A 
prominent ridgeline crosses the area, affording great views 
of Washington and abundant natural scenery. In some cases 
development has been insensitive to topography, not only missing 
an opportunity for better design but also causing soil erosion 
and unnecessary grading and tree removal. The disregard for the 
natural environment also manifests itself in illegal dumping—a 
problem along Oxon Run, in other streambeds, and on vacant land 
throughout the area. A cleaner environment, and preservation of the 
area’s natural beauty, are both high priorities.

Policies and Actions
FSS-1 General Policies

FSS-1.1 Guiding Growth and Neighborhood Conservation 1808

The following general policies and actions should guide growth and 
neighborhood conservation decisions in the Far Southeast/Southwest. 
These policies and actions should be considered in tandem with those in the 
citywide elements of the Comprehensive Plan. 1808.1
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Policy FSS-1.1.1: Directing Growth
The presence of the Anacostia Metrorail Station and the coming 
redevelopment of the St. Elizabeths Hospital site, including the consolidation 
of the Federal Department of Homeland Security, offer an unprecedented 
opportunity to catalyze economic development in the Far Southeast/
Southwest area. The “Great Streets” corridor along Martin Luther King, 
Jr., Avenue from the Anacostia River on the north to just past Malcolm X 
Avenue on the south, including the St. Elizabeths Hospital site, should
be developed with medium to high density mixed uses, offering supportive 
retail services to office workers and residents alike and providing housing 
opportunities to people who want to live and work in the area. Strongly 
promote mixed use development, including retail, service and residential 
uses as well as office uses, on the portions of the St. Elizabeths Hospital  site 
along Martin Luther King, Jr., Avenue. Such mixed use development should 
face the street and be open to the public, outside security barriers
that may otherwise be required. Additional opportunities for future 
housing development and employment growth in the Far Southeast/
Southwest should be directed to the area around the Congress Heights 
Metro Station and along the “Great Streets” corridors of Martin Luther 
King Jr Avenue SE and South Capitol Street. Provide improved transit 
and automobile access to these areas and improve their visual and urban 
design qualities.  Any increase in zoning or density around the Metro 
station shall only be available through a planned unit development with the 
expectation that commensurate benefits shall accrue to the neighborhood 
in terms of education and job opportunities, new and affordable housing 
for homeownership, improved urban design, and public infrastructure 
improvements. The planned unit development shall provide civic and 
cultural amenities, promote quality in design of buildings and public spaces, 
support local schools, create opportunities for cultural events and public art, 
and enhance the public realm by addressing safety and cleanliness issues. 
1808.2

Policy FSS-1.1.2: Conservation of Lower Density Neighborhoods
Protect existing single family housing within the Far Southeast/Southwest 
by appropriately designating such areas as “Low Density Residential” on the 
Comprehensive Plan Future Land Use Map, and by zoning such areas for 
single family, rather than multi-family housing. 1808.3

Policy FSS-1.1.3: Rehabilitation of Multi-Family Housing
Support rehabilitation and stronger and more consistent code enforcement 
for the many garden apartments in the Planning Area, particularly in 
Shipley Terrace, Knox Hill, and Washington Highlands. Support city 
programs which provide financial assistance to renovate such complexes, 
with the condition that a significant portion of the units are preserved as 
affordable after renovation. 1808.4
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to the north. Possible sites could include vacated DC Public Schools, the St. 
Elizabeths Campus, Poplar Point, and the Anacostia Metro Station area. 1808.18

Action FSS-1.1.E: East of the River Development Zone Initiatives
Continue implementation of the various East of the River Development 
Zone Initiatives, designed to foster housing and economic development 
along Alabama Avenue SE and Martin Luther King Jr Avenue (in Anacostia) 
through financial and tax incentives. 1808.19

Action FSS-1.1.F: Transportation Improvements
Implement the recommendations of the Middle Anacostia Crossings Study, 
prepared by the District Department of Transportation in 2005. These 
recommendations include redesign of interchanges along I-295 to reduce 
traffic congestion on surface streets in Historic Anacostia and its vicinity. 1808.20

Action FSS-1.1.G: Streetcar Extension
Study the feasibility of extending the proposed Anacostia streetcar from 
Bolling Air Force Base south to DC Village and National Harbor. 1808.21

Policy FSS-1.1.14: District Government Incentives for Economic 
Development
Use the full range of incentives and tools available to the District 
Government, including tax abatements, tax increment financing, PILOTs, 
eminent domain, and planned unit developments to promote and leverage 
economic development in the Far Southeast/Southwest area. 1809.22

 

FSS-1.2 Conserving and Enhancing Community Resources 1809

Policy FSS-1.2.1: Health Care Facilities
Sustain and support existing health care facilities in Far Southeast/
Southwest and develop additional health care and social service facilities to 
respond to the urgent unmet need for primary care, pre- and post-natal care, 
child care, youth development, family counseling, and drug and alcohol 
treatment centers. Pursue co-location or consolidation of these facilities with 
other public facilities where possible, and where the uses are compatible. 1809.1

Policy FSS-1.2.2: Historic Resources
Protect buildings of important significance in the Far Southeast/Southwest 
community, such as the old Anacostia Museum site (also known the Good 
Samaritan Foundation). Support the designation of additional historic 
landmarks within the Far Southeast/Southwest neighborhoods. 1809.2

Policy FSS-1.2.3: Connecting To the River
Reconnect the neighborhoods of the Far Southeast/Southwest to the 
Anacostia River, particularly through the redevelopment of Poplar Point, 
implementation of the Anacostia Waterfront Initiative park and trail 
improvements, and reconstruction of the Anacostia River bridges. 1809.3

Congress Heights Senior Wellness 
Center
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Policy FSS-1.2.4: Designing With Nature
Protect and enhance the wooded ridges and slopes of the Far Southeast/
Southwest, particularly views of the monumental core of the city from 
the major north-south ridge that crosses the area. Development should be 
particularly sensitive to environmental features along Oxon Run Parkway, 
Shepherd Parkway (along I-295), and on the St. Elizabeths and DC Village 
sites. 1809.4

Policy FSS-1.2.5: Fort Circle Parks
Improve the Fort Circle Parks within the Far Southeast/Southwest, 
including upgrades to the Fort Circle Trail, and additional recreational 
facilities and amenities at Fort Stanton Park. 1809.5

Policy FSS-1.2.6: Soil Erosion
Correct existing soil erosion problems in the Far Southeast/Southwest, 
particularly in Congress Heights, Buena Vista, and Washington Highlands, 
and ensure that new development mitigates potential impacts on soil 
stability. 1809.6

Policy FSS-1.2.7: Blue Plains
Work with WASA to reduce foul odors at the Blue Plains Wastewater 
Treatment Plant. Land uses on DC Village and elsewhere in the vicinity of 
the plant should be regulated in a way that limits the exposure of future 
residents to odors and other hazards associated with the plant. 1809.7

Action FSS-1.2.A: Oxon Run Trail
Upgrade the Oxon Run Trail and extend it to Oxon Cove, consistent with 
the City’s Bicycle Master Plan. Develop additional trail links between Oxon 
Run, the Fort Circle Parks, and the Anacostia River. 1809.8

See the Lower Anacostia Waterfront/Near Southwest Element for additional 
policies on the Anacostia River and its parks, including Stickfoot Creek.

FSS-2 Policy Focus Areas 1810

The Comprehensive Plan has identified seven areas in the Far Southeast/
Southwest as “policy focus areas,” indicating that they require a level 
of direction and guidance above that in the prior section of this Area 
Element and in the citywide elements (see Map 18.1 and Table 18.2). These 
areas are:

• Historic Anacostia
• St. Elizabeths Campus
• Barry Farm/Hillsdale/Fort Stanton
• Congress Heights Metro Station
• Congress Heights Commercial District
• Bellevue/Washington Highlands
• DC Village. 1810.1

View from Fort Stanton
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