
1 
 

 

APPLICATION OF CHUN LAM FOR DESIGN REVIEW OF PROPOSED BUILDING 
ON SOUTH CAPITOL STREET 

 

 
 

LOTS 65, 66, 827, 829 AND 830 IN SQUARE 653 

ZONING COMMISSION
District of Columbia

CASE NO.21-27
EXHIBIT NO.2



2 
 

I. Introduction 
 

This application is submitted on behalf of Chun Lam (the “Applicant”) for Zoning 
Commission review and approval of new construction along South Capitol Street south of N Street, 
SW. The property is comprised of Lots 65, 66, 827, 829 and 830 in Square 653 (collectively, the 
“Property”). The respective owners agree to collective representation by Chun Lam. The respective 
owners of the Subject Property are as follows: Chun Chau Lam (Lots 65-66), Shing W. Lam and Sau 
Chan (Lot 827), and R S Liquors Inc., c/o Shing-Wai Lam (Lots 829 and 830). Chun and his family 
have owned these properties for over 20 years and are seeking to invest further into their community 
through the provision of additional housing and retail/commercial space in the area.  
 

The Subject Property is currently comprised of five separate lots with a total of 7,131 
square feet of land area. It is located in the CG-2 Zone. Three of the lots—65, 66, and 827—are 
improved with residential row dwellings. Lot 829 is improved with a parking lot, and Lot 830 is 
improved with a small commercial building. The Applicant is proposing to combine the lots and 
construct a mixed-use building consisting of 49 residential units, as well as retail and office space, 
along S Capitol Street, SW and N Street, SW (the “Project”). The construction of the proposed 
residential units and the design of the building will further the goals of the Capitol Gateway (“CG”) 
zones. 

 
The Applicant submits this application pursuant to Subtitle K, Section 512 of the District 

of Columbia Zoning Regulations, which requires Zoning Commission design review of properties 
with frontage on South Capitol Street. The Applicant also seeks flexibility pursuant to Subtitle X, 
Section 603.1 for relief from the court requirements (under Subtitle K, Section 502.9). 

 
The Property is located between the Buzzard Point and Navy Yard neighborhoods, directly 

west across South Capitol Street from Nationals Park. The Project provides significant housing 
opportunities in a growing area of the city.  Additionally, the Project provides the retention of the 
façade of the existing row houses on the Property, as well as affordable housing opportunities.  

 
II. Jurisdiction of the Zoning Commission 

 
The Zoning Commission has jurisdiction to grant approval of the proposed development, 

and the requested flexibility relief pursuant to Subtitle K, Section 512 and Subtitle X, Section 603 
of the Zoning Regulations. 

 
III. Capitol Gateway Zones 

 
The Capitol Gateway zones were established in order to promote nine primary goals: 

 
a. Assure development of the area with a mixture of residential and commercial uses, 

and a suitable height, bulk and design of buildings, as generally indicated in the 
Comprehensive Plan and recommended by planning studies of the area; 

 
b. Encourage a variety of support and visitor-related uses, such as retail, service, 

entertainment, cultural, and hotel uses; 
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c. Allow for continuation of existing industrial uses, which are important economic 
assets to the city, during the extended period projected for redevelopment; 

 
d. Provide for a reduced height and bulk of buildings along the Anacostia riverfront 

in the interest of ensuring views over and around waterfront buildings, and provide 
for continuous public open space along the waterfront with frequent public access 
points; 

 
e. Require suitable ground-level retail and service uses and adequate sidewalk width 

along M Street, SE, near the Navy Yard Metrorail station; 
 

f. Provide for development of Squares 702-706 and Reservation 247 as a ballpark for 
major league sport and entertainment and associated uses; 

 
g. Provide for the establishment of South Capitol Street between M Street, SE, and 

the Anacostia waterfront as a monumental civic boulevard; 
 

h. Provide for the development of Half Street, SE as an active pedestrian oriented 
street with active ground floor uses and appropriate setbacks from the street facade 
to ensure adequate light and air, and a pedestrian scale; and 

 
i. Provide for the development of First Street, SE as an active pedestrian oriented 

street with active ground floor uses, connecting M Street, the Metro Station, and 
existing residential neighborhoods to the Ballpark site and the Anacostia 
Waterfront. 

 
11-K DCMR 500.1 

 
IV. Description of Property 

 
The Property is an L-shaped parcel fronting on N Street, SW to the north, South Capitol 

Street to the east, a new development at 1319 S Capitol Street to the south, and west. The Property 
is directly across the street from Nationals Park, north of the Camden South Capitol Apartments, 
which are the subject of Z.C. Order No. 06-41, and a proposed development at 1319 S Capitol 
Street.  The Property contains approximately 7,131 square feet of land area and is located in the 
CG-2 Zone. The Property is two blocks east of the Greenleaf recreation center and housing 
development and three blocks north of the Anacostia River. The Property is less than a ½ mile 
from the Navy Yard-Ballpark Metrorail Station and one block south of the bus lines along M 
Street. Images and massing of the Property and the surrounding area is included in the plans (the 
“Plans”) at pages 14 and 20.  

 
V. Description of Project 

 

The Applicant proposes to develop the Property with a new, mixed-use building (the “Building”). 
The Project proposes approximately 3,500 square feet of retail space on the first floor, 
approximately 4,560 square feet of office space on the second floor, and approximately 49 
residential units (41,785 square feet) on floors 3-10. The Project will have a floor area ratio (“FAR”) 
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of 7.05, a maximum building height of 108.5 feet, and will occupy up to approximately 71.8% of 
the lot. The Project proposes approximately 17 long-term and 4 short-term bicycle parking spaces 
and no loading or parking spaces. More detailed zoning tabulations are included in on Page 1 of the 
Plans. 
 

The Building is thoughtfully planned with its future residents and the long-time 
surrounding residents and structures in mind. The Project’s residential units will begin on the third 
floor and will be comprised of one-bedroom and two-bedroom units. The average size one 
bedroom unit has 576 square feet and the average two-bedroom unit has 846 square feet. The 
Applicant is proposing two commercial/retail spaces on the ground floor. Each retail space will 
have its own entrance. The larger retail space measures approximately 2,400 square feet. It is 
located on the eastside of the building and has two entrances, one on South Capitol Street to the 
east, and one on N Street to the north. The smaller retail space is located on the west-side of the 
building and measures approximately 1,100 square feet. It is accessed via a separate entrance on 
N Street, SW. The residential building entrance is also located on N Street, SW, between the two 
commercial entrances. The Applicant is proposing office space on the second floor, which can be 
accessed via the first-floor staircases located to the east and west of the residential lobby/waiting 
area. The office space measures approximately 4,550 square feet.    

 
The upper floors of the Building are designed to capture the views of the Anacostia River 

to the south, the Capitol to the north, and the stadium immediately adjacent to the Property. The 
rooftop is designed to provide a respite for the residents, complete with a pool and amenity space, 
as well as units. 

 
On each of its facades, the Building incorporates high-quality and durable materials and a 

color palette that complements the style of the surrounding neighborhood, particularly the older 
townhouses and institutional buildings. More specifically, the Building incorporates a façade that 
primarily employs masonry integrated with glass forms. The Building has been designed to frame 
the scenic vistas north and south along South Capitol Street while respecting the intent of the 
setbacks required from South Capitol Street. The design also contemplated and responded to the 
proposed design at 1319 so that the Project will seamlessly integrate into the fabric of the existing 
community. The retention of the facade of the existing townhouse on 1307 South Capitol further 
achieves this goal. 

 
The Project’s focus on outdoor areas is intentional and directly responds to the larger stay-

at-home dynamic introduced by the current pandemic and related resident wellness benefits. 
Balconies have been incorporated liberally throughout the Building facades, to allow for outdoor 
respite for residents while also providing for architectural features to further refine and articulate 
the Building form. The window bays and the balconies break up the massing of the building and 
help the building  relate to the existing scale of smaller buildings of the neighborhood, and respect 
views of this important thoroughfare.  
 

Along South Capitol Street, the Building is primarily masonry punctuated by dynamic glass 
forms including vertical components and balconies. The shapes and cadence of the Building 
openings are intended to integrate the design of the South Capitol rowhouses while the materiality 
and coloration is intended to reflect and complement the South Capitol rowhouses while not 
mimicking these forms. The design allows both components of the Project (and other South Capitol 
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rowhouses) to exist in a coherent but separate fashion that also draws similarities to the newer 
surrounding building context such as the nearby building at 1345 South Capitol Street, or the 
recently approved building at 1309 South Capitol Street. The Building incorporates dispersed 
vertical groupings of balconies to break up the mass and relate the Building’s form to the 
adjacent rowhouses along South Capitol. 

 
The Building is proposed to be set back from the South Capitol Street rowhouses, and 15 

feet from the South Capitol Street property line. The facade of the existing townhome on 1307 
South Capitol Street is being retained and is not set back. This is done intentionally to act as a 
transition from the existing adjacent townhomes to the new Building.   
 
 
VI. The Applicant Satisfies the Burden of Proof for Zoning Commission Review of 

Buildings, Structures, and Uses along South Capitol Street 
 

Pursuant to Subtitle K, Section 512 of the Zoning Regulations, the Applicant must 
demonstrate that the application satisfies the specifically delineated requirements of the Capital 
Gateway (Section 512.3 for general Capital Gateway requirements and Section 512.6 for properties 
with frontage on South Capitol Street). The Applicant must also satisfy the Design Review 
requirements set forth in Subtitle X, Section 604. 

 
A. The Applicant Satisfies the Standards with Regard to Zoning Commission Review 

Under the CG Design Review Regulations for a Property with Frontage Along 
South Capitol Street 

 
The Applicant satisfies the Capital Gateway Design Review standards as follows. 

 
1. The proposed building will achieve the objectives of the Capital 

Gateway as defined in Subtitle K, §500.1 (11-K DCMR § 512.3(a)). 
 

The Project will achieve the objectives of the Capital Gateway zones that are set forth in 
Section III above. The Applicant is proposing a Project that will include a mixture of residential 
and commercial use. The height and density of the Building are appropriate for this area and are 
within the height and density permitted in the CG-2 Zone District. Further, the Building envelope 
is not inconsistent with its medium density residential and moderate density commercial 
designation on the District of Columbia Comprehensive Plan’s Future Land Use Map (“FLUM”). 
Specifically, the addition of 49 residential units, neighborhood-serving retail space, and office 
space will contribute to the desired use mix in the Capitol Gateway zones, particularly along South 
Capitol Street. 

 

Additionally, the Project uses high-quality materials that complement the existing 
buildings along South Capitol Street and in the neighborhood along with employing a building 
form that significantly sets back from and defers to South Capitol Street. This Building materiality 
and configuration allows for the framing of the South Capitol monumental boulevard between the 
US Capitol Dome and the Anacostia River. Further, it will enhance such view while adding to the 
vitality of the surrounding Capital Gateway area. 
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2. The proposed building will help achieve the desired use mix, with the 
identified preferred uses specifically being residential, hotel or inn, 
cultural, entertainment, retail or service uses (11-K DCMR § 512.3(b)) 

 
This development will provide residential, retail, and office uses which is consistent with 

Section 512.3(b) of Subtitle K. The Applicant is proposing to provide a mix of one- and two-
bedroom units as rental units, including at least 5 IZ units. While there are a number of new 
apartment buildings located near the Wharf, this particular area of Southwest, on the north and 
westside of Nationals Park, is now seeing more mixed-use development. The adjacent future 
development at 1309 S Capitol is providing approximately 300 residential units including a 
number of family-sized units. The subject Project focuses on one and two-bedroom units and 
neighborhood serving retail and office space. Once both projects are complete there will be a 
diverse mix of housing in the area. The Project is also providing neighborhood serving retail that 
serves both existing and future residents in the surrounding area.  In fact, this location is ideally 
suited to deliver a meaningful piece of the additional housing supply, including affordable housing 
supply, that the District needs. The Subject Property’s location on the corner of N Street and South 
Capitol Street, directly across from  Nationals Park , is a particularly suitable location for a new 
mixed-use building.  

 
The Project will also add neighborhood serving commercial uses and daytime activity to 

the area.. These additional use components, along with the Building’s primarily residential use 
type, would achieve the desired use mix of Section 512.3(b) of Subtitle K. 

 
3. The proposed building will be in context with the surrounding 

neighborhood and street patterns. (11-K DCMR § 512.3(c)) 
 

The Project is consistent with the medium density residential and moderate density 
commercial development encouraged along South Capitol in the CG-2 Zone. The Property is 
abutting and immediately north and east of the proposed developments at 1319 South Capitol and 
1345 South Capitol Street, SW. The project at 1319 South Capitol Street, SW was approved by 
ZC Order No. 20-18. Although those buildings are of a similar height to the proposed building, 
approximately 110 feet in height, the nearby projects are much larger. For example, the 
development at 1319 S Capitol proposes 300+ units.  

 
The neighboring buildings, and many other similar residential and mixed-use projects along South 
Capitol Street near the Property frame the vistas along this corridor similarly to the Project. The 
Project will be consistent with the build-out of this area and allow for the infill of these corner lots 
while still preserving the character and façade of the long-existing rowhouses. The development 
will also encourage pedestrian activity along South Capitol Street through the inclusion of well-
designed streetscape improvements, a robust landscaping and hardscaping strategy, and multiple 
pedestrian entrances to the residential and retail spaces. The design reflects the character of this 
neighborhood through its use of materiality – specifically brick material and massing. As reflective 
of the new and existing developments, the design proposes balconies and window bays to break up 
the massing of the building and help the building relate to the existing scale of smaller buildings of 
the neighborhood. 
 

The design of the Project reflects its location on the corner of a major intersection, N Street, 
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SW and North Capitol, SW. The Property is currently significantly underutilized, being used for 
mostly  smaller commercial uses (e.g. a liquor store). The Project will bring this corner of N Street 
SW and South Capitol Street into consistency with the existing development patterns while 
sensitively integrating the Building into its immediate surroundings. The Building is set back 15 
feet from South Capitol Street so that it does not interfere with the viewsheds along South Capitol 
Street. The Project also proposes to retain the facade of 1307 South Capitol Street, SW. The 
proposed setback and maintenance of the rowhouse components to allow for the Building to defer 
to the surrounding residential fabric and retain views out to South Capitol Street for the 
neighborhood to the west of the Property. 

 
4. The proposed building will minimize conflict between vehicles and 

pedestrians. (11-K DCMR § 512.3(d)) 
 

The proposed design promotes a safe and efficient pedestrian experience, particularly along 
South Capitol Street, which is expected to be a primary pedestrian corridor within the Capital 
Gateway. There is no proposed parking area, which will naturally limit conflict between vehicles 
and pedestrians. While there is no required loading space being provided, there is a proposed 
loading/unloading area, to be used for deliveries and trash pick-ups, located on the westside of the 
building through a newly proposed curb cut off of N Street.  

 
5. The proposed building will minimize unarticulated blank walls 

adjacent to public spaces through facade articulation. (11-K DCMR § 
512.3(e)) 

 
Detailed elevations and renderings have been included in the Plans. As noted above, the 

Building will front on N Street to the north and South Capitol Street to the east. As the Building is 
located on the corner of two major thoroughfares, the proposed east and north Building facades 
are highly articulated. The facade articulation is accomplished through the use of high- quality 
building materials, brick patterning, glass accents, and balconies. The facade contains masonry 
and glass materiality similar to the South Capitol and N Street facades. The west facade of the 
Building is similarly highly articulated, as the Applicant believes that this facade should address 
the community to the west and avoid the appearance of the Building “turning its back” on the 
existing residential neighborhood. Overall, the Building has been designed to limit blank walls 
through the provision of a full rear setback and a small court on southside. Even though providing 
a full setback impacts the overall building space, the setback and court spaces allows for windows 
that are not at risk of closure, which results in an overall superior building design. 

 
6. The proposed building will minimize impact on the environment, as 

demonstrated through the provision of an evaluation of the proposal 
against LEED certification standards. (11-K DCMR § 512.3(f)) 

 
The Applicant will provide an evaluation of the proposal against LEED certification 

standards. The Building will be constructed pursuant to Green Construction codes and will have a 
large green roof.  

 

7. The building or structure incorporates massing, materials, and 
buildings and streetscape landscaping to further the design and 
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development of properties in a manner that is sensitive to the 
establishment of South Capitol Street as a monumental civic boulevard. 
(11-K DCMR § 512.6(a)) 

 
As described above, the proposed Building is designed to frame the South Capitol Street 

boulevard in a manner sensitive to its importance. This is achieved through Building articulation, 
honoring the setback along South Capitol Street, and streetscape improvements and plantings 
along the street, all as demonstrated by the Plans. 

 
8. The building incorporates massing, location of access to parking and 

loading, and location of service areas to recognize the proximate 
residential neighborhood use and context, as applicable. (11-K DCMR 
§512.6(b)) 

 
As described above, the Building utilizes its form and materiality in order to respond to 

and assimilate within the neighborhood surrounding the Property, including the retention of the 
facade of 1307 S Capitol to transition from the houses on South Capitol into the Project. It is such 
sensitivity that allows the Building to also relate to the scale and style of the residential community 
immediately to the west of the Property and farther afield. As mentioned above, the Building sets 
back from the South Capitol and is in line with the N Street rowhouses that are located both on 
and adjacent to its Property. 

 
The pedestrian access to, and experience of, the Property will be from both N Street and 

South Capitol Street. The Building has been designed to respect the importance of being located 
on such a highly visible and high-traffic corner. The larger commercial space is located along 
primarily along South Capitol Street, directly across from Nationals Park, and  has two pedestrian 
entrances- one on South Capitol and one on N Street. The smaller retail space has one entrance on 
the westside of the building, along N Street.  

 
 

9. The application shall include a view analysis that assesses openness of 
views and vistas around, including views toward the Capitol Dome, 
other federal monumental buildings, the Ballpark, and the waterfront. 
(11-K DCMR §512.6(c)) 

 
As depicted in the Plans, the Project improves a largely vacant and underdeveloped site 

and frames, but does not impede the views to the Capitol Dome or the waterfront. Importantly, the 
Project does not detract from the view of the Capitol, other federal monumental buildings, the 
waterfront, or the Ballpark. Rather, the superior design of the Project provides a favorable view 
for tenants and residents of neighboring rowhouses and buildings, and visitors to the area. 

 
As mentioned above, the Building sets back fifteen (15) feet from South Capitol Street, but 

for a small number of balconies that improve the aesthetics of the façade. 
 

B. The Applicant Satisfies the Standards with Regard to Zoning Commission Design 
Review Under the Design Review Regulations 
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The Applicant satisfies the general Design Review standards as follows. 
 

1. The Proposed Project Will Not Be Inconsistent with the 
Comprehensive Plan. (11-X DCMR § 604.5) 

 
The purposes of the Comprehensive Plan are to a) define the requirements and aspirations 

of District residents, and accordingly influence social, economic and physical development; b) 
guide executive and legislative decisions and matters affecting the District and its citizens; c) 
promote economic growth in jobs for District residents; d) guide private and public development 
in order to achieve District and community goals; e) maintain and enhance the natural and 
architectural assets of the District; and f) assist in conservation, stabilization and improvement of 
each neighborhood and community in the District (DC Code Section 1-245(b)). 

 
The Project advances these purposes by furthering the social, economic, and physical 

development of the District through the construction of new residential units, plus retail and office 
space, on underutilized land along South Capitol Street. The Project also assists to achieve the 
District’s goals to increase housing supply, including affordable housing supply. In particular, the 
Project is in accordance with the Mayor’s Housing Equity Report of 2019 which puts an onus on 
the production of new housing, particularly affordable housing, in the District of Columbia. The 
Project will assist to reach the Housing Equity Report’s goal of 36,000 units of housing, including 
12,000 units of affordable housing, by 2025. 

 
a. Land Use Map 

 

The Future Land Use Map designates the Property as appropriate for medium density 
residential and moderate density commercial uses. The proposed development, with an overall 
FAR of 7.2 and a height of 108.5 feet for a mixed-use project is consistent with this designation. 

 
 

b. Land Use Element 
 

Broadly, the Land Use Element cites the importance of transit-oriented developments and 
the importance of residential development. The Project is consistent with the following policies 
from the Land Use Element: 

 
Policy LU-1.2.4: Urban Mixed-Use Neighborhoods: Encourage new mixed use 
neighborhoods combining high-density residential, office, retail, cultural, and open 
space uses in the following areas: 

 
• Mt Vernon Triangle; 
• NoMa; 
• Downtown East and Pennsylvania Avenue; 
• Buzzard Point/National Park/Audi Field; 
• Near Southeast/Navy Yard; 
• Capitol Crossing (neighborhood between Capitol Hill and Gallery Place); 
• Union Station air rights; and 



10 
 

• Near Southwest/Wharf/L’Enfant Plaza Metro Area. 
 

The location of these areas is shown in the Central Washington, and Lower Anacostia 
Waterfront/Near Southwest Area Elements. Land use regulations and design standards 
for these areas should require that they are developed as attractive pedestrian-oriented 
neighborhoods, with high-quality architecture and public spaces. Housing, including 
affordable housing, is particularly encouraged and should be a vital component of the 
future land use mix. As areas continue to redevelop, community engagement and 
actions shall be undertaken to retain existing residents, particularly communities of 
color and vulnerable populations, and enable them to share in the benefits of area 
redevelopment while addressing adverse short and long-term impacts. 305.11 
 

Policy LU-1.4.2: Development Around Metrorail Stations  
In developments above and around Metrorail stations emphasize land uses and building forms 
that minimize the need for automobile use and maximize transit ridership while reflecting the 
design capacity of each station and respecting the character and needs of the surrounding 
areas. 307.10  
 
Policy LU-1.4.3: Housing Around Metrorail Stations  
Build housing adjacent to Metrorail stations that serves a mix of incomes and household types, 
including families, older adults, and persons with disabilities, and prioritize affordable housing 
production. Leverage the lowered transportation costs offered by proximity to transit to 
increase affordability for moderate and low-income households. 307.11  
 
Policy LU-1.4.3: Affordable Rental and For-Sale Multi-family Housing Near Metrorail 
Stations  
Explore and implement as appropriate mechanisms, which could include community land 
trusts, public housing, and shared appreciation models, to encourage permanent affordable 
rental and for-sale multi-family housing, adjacent to Metrorail stations, given the need for 
accessible affordable housing and the opportunity for car-free and car-light living in such 
locations. 307.12 
 
Policy LU-2.4.5: Encouraging Nodal Development: Discourage auto-oriented 
commercial strip development and instead encourage pedestrian-oriented nodes of 
commercial development at key locations along major corridors. Zoning and design 
standards should ensure that the height, mass, and scale of development within nodes 
respects the integrity and character of surrounding residential areas and does not 
unreasonably impact them. 313.13 
 
Policy LU-1.5.1: Infill Development: Encourage infill development on vacant land 
within Washington DC, particularly in areas where there are vacant lots that create 
gaps in the urban fabric and detract from the character of a commercial or residential 
street. Such development should complement the established character of the area 
and should not create sharp changes in the physical development pattern. 308.6 

 
The Project will enliven underutilized lots along South Capitol Street and N Street and 
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provide 49 residential housing units, retail, and commercial space near a Metrorail station. The 
Project is the quintessential “infill development” as it will allow for the efficient and productive 
use of a vacant lot that currently serves as a significant “gap” in the neighborhood fabric. The 
project complements the existing and proposed developments in the surrounding area. As stated 
above, the Project design allows for the Building’s height, mass, and scale of development to 
respect the integrity and character of surrounding areas and it does not adversely impact them. 

 
 

c. Transportation Element 
 

Similar to the Land Use Element above, the Transportation Element cites the importance 
of transit-oriented development, while it also focuses on the importance of integrating pedestrian 
resources and safety into residential development. The proposed development is consistent with 
several policies in the Transportation Element: 

 
 

Policy T-1.2.3: Discouraging Auto-Oriented Uses: Discourage certain uses, like 
“drive-through” businesses or stores with large surface parking lots and minimize 
the number of curb cuts in new developments. Curb cuts and multiple vehicle access 
points break-up the sidewalk, reduce pedestrian safety, and detract from pedestrian-
oriented retail and residential areas. 404.6 

 
Policy T-2.3.1: Better Integration of Bicycle and Pedestrian Planning: Integrate 
bicycle and pedestrian planning and safety considerations more fully into the 
planning and design of District roads, transit facilities, public buildings, and parks 
such that residents of each of the District’s wards have access to high-quality 
bicycling and pedestrian facilities. 410.9 

 

Policy T-2.4.1: Pedestrian Network: Develop, maintain, and improve pedestrian 
facilities. Improve the city’s sidewalk system to form a network that links residents 
across the city. 411.5 

 
Policy T-2.4.2: Pedestrian Safety: Improve safety and security at key pedestrian 
nodes throughout the District. Use a variety of techniques to improve pedestrian 
safety, including textured or clearly marked and raised pedestrian crossings, 
pedestrian-actuated signal push buttons, high-intensity activated crosswalk 
pedestrian signals, rectangular rapid flashing beacons, accessible pedestrian signal 
hardware, leading pedestrian interval timing, and pedestrian countdown signals. 
411.6. 
 
Action T-3.2.E: Manage Off-Street Parking Supply: Continue to waive or reduce 
parking requirements in the vicinity of Metrorail stations and along major transit 
corridors, as implemented during the recent revision of the zoning regulations. 
Explore further reductions in requirements as the demand for parking is reduced 
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through changes in market preferences, technological innovation, and the provision 
of alternatives to car ownership. Update the Mayor’s Parking Taskforce Report with 
more recent parking data, and monitor parking supply on an ongoing basis. 416.10 

 
The Transportation Element promotes strengthening the link between land use and 

transportation as new development occurs and that is precisely what this Project does. The Property 
is within walking distance of both a Metrorail station and bus lines. The Project design also 
encourages bicycling and walking, as it includes streetscape improvements and activation of the 
South Capitol Street and N Street frontage. Altogether, the Project encourages the employment of 
diverse modes of transportation by providing the infrastructure for, or being designed for, the use 
of walking, biking, and using public transportation. 

 
d. Environmental Protection Element 

 
The Project promotes the following policies of the Environmental Protection Element: 

 
Policy E-2.1.2: Tree Requirements in New Development: Use planning, zoning, and building 
regulations to promote tree retention and planting, as well as the removal and replacement of 
dying trees when new development occurs. a Tree planting and landscaping required as a 
condition of permit approval should include provisions for ongoing maintenance. 605.6 
 
Policy E-2.1.3: Sustainable Landscaping Practices Encourage the use of sustainable 

landscaping practices to beautify the District, enhance streets and public spaces, reduce 
stormwater runoff, and create a stronger sense of character and identity. District 
government, private developers, and community institutions should coordinate to 
significantly increase the use of these practices, including planting and maintaining mostly 
native trees and other plants on District-owned land outside the right-of-ways in schools, 
parks, and housing authority lands. 605.7   
 
The Project design focuses on maximizing its enhancement of the surrounding public space 

in large part through the incorporation of a significant degree of street trees. For example, the 
Project has incorporated street trees along both frontages where the depth of the available area can 
accommodate the required tree and sidewalk spacing. The Project also includes a unique urban 
significant landscaping adjacent to the sidewalk, and a green roof. These elements will add 
aesthetic value, enhance the public spaces, and reduce stormwater runoff.  

 
C. Urban Design Element 

 
The Urban Design Element describes the essential relationship between a property’s 

location within the urban fabric including along certain boulevards and vistas and a building’s 
design. The Project furthers several of the Urban Design Element policies including: 

 
Policy UD-1.2.4: Significant View Protection: Recognize and protect major views 
in the District, particularly characteristic views of city landmarks, and views from 
important vantage points. Recognize the importance of views to the quality of life in 
the city and the identity of Washington DC and its neighborhoods. 904.6 
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Policy UD-1.4.3: Thoroughfare Vistas and View Corridors Protect picturesque views and 
view corridors along avenues, parkways, and other major corridors, particularly along streets 
that terminate, connect, and frame important neighborhood and national institutions, 
memorials, and parks. Vistas along such streets should be accentuated by street trees and 
include distinct facades of high architectural quality along well-defined street walls and, if 
appropriate, maintain a park-like character. 906.10 

 
Policy UD-2.1.2: Neighborhood Streetscapes  Neighborhood streetscapes should be designed 
to visually reflect the character and level of intensity of the adjacent land uses. For instance, 
narrow sidewalks may be appropriate for narrow streets with low-scale buildings, while 
sidewalks with more trees and vegetation may be appropriate for large-scale development. 
Pedestrian-oriented lighting should be designed to enhance walkability for all users, as well as 
visually reflect the character of neighborhood. 908.4 

 
The Property’s location along South Capitol Street underscores its visual importance as a 

frame of the US Capitol to the north and the Anacostia River to the south. The Project’s facades 
appropriately frame this viewshed, with articulation and materiality that complement the existing 
structures in the area, including those already located on the Property and in the near vicinity, as 
well as future development adjacent to the site. Additionally, the Project provides the fifteen (15) 
foot setback along South Capitol Street. 
 

D. Housing Element 
 

The Project provides residential housing and is consistent with the Housing Element. 
Specifically, the Project is consistent with the following policies within the Housing Element: 
 

Policy H-1.1.1: Private Sector Support: Encourage the private sector to provide new 
housing to meet the needs of present and future District residents at locations 
consistent with District land use policies and objectives. 503.3 

 
Policy H-1.1.4: Mixed Use Development: Promote mixed use development, 
including housing, on commercially zoned land, particularly in neighborhood 
commercial centers, along Main Street mixed use corridors, and around appropriate 
Metrorail stations. 503.6 
 
Policy H-1.2.3: Affordable and Mixed-Income Housing: Focus investment strategies and 
affordable housing programs to distribute mixed-income housing more equitably across the 
entire District by developing goals and tools for affordable housing and establishing a 
minimum percent affordable by Planning Area to create housing options in high-cost areas, 
avoid further concentrations of affordable housing, and meet fair housing requirements. 504.9 
 
Policy H-1.2.3: Affordable and Mixed-Income Housing: Focus investment strategies and 
affordable housing programs to distribute mixed-income housing more equitably across the 
entire District by developing goals and tools for affordable housing and establishing a 
minimum percent affordable by Planning Area to create housing options in high-cost areas, 
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avoid further concentrations of affordable housing, and meet fair housing requirements. 504.9 
 
The Project is providing approximately 49 residential units and 41,785 square feet of 

housing on a site that currently provides almost no housing. The Project also includes 
approximately at least 5 units/gross square feet of affordable housing. The provision of residential 
units at this site is significant given its history of non-residential use and the District’s objective of 
creating significant new housing and affordable housing units. This location, along the major urban 
thoroughfare of South Capitol Street and at this particular intersection and in close proximity to a 
Metrorail station, is well suited to accommodate the degree of housing proposed by the Project. 
The adjacent future development at 1319 S Capitol is providing approximately 300 residential 
units including a number of family-sized units.  

 
The subject Project focuses on one and two-bedroom units and neighborhood serving retail 

and office space. Once both projects are complete there will be a diverse mix of housing in the 
area. The Project is also providing neighborhood serving retail that serves both existing and future 
residents in the surrounding area.  In fact, this location is ideally suited to deliver a meaningful 
piece of the additional housing supply, including affordable housing supply, that the District needs. 
Further, the Applicant worked with the community to preserve some architectural features of the 
existing rowhouse at 1307 S Capitol.   

 
E. Area Element 

 
The Property is located within the “Lower Anacostia Waterfront and Near Southwest” Area 

Element, one of the ten area elements contained in the Comprehensive Plan. The Project is 
consistent with the following policies of the Area Element specific to South Capitol Street: 

 
Policy AW-2.2.1: South Capitol Street Urban Boulevard: Transform South Capitol 
Street into a great urban boulevard and walking street, befitting its role as a gateway 
to the U.S. Capitol and a major Anacostia River crossing. Development along the 
street should include a mix of federal, District, and private uses. 1911.7 

 

Policy AW-2.2.2: Ballpark Entertainment District and Capitol Riverfront: Leverage the 
success of Nationals Park and Audi Field (the new professional soccer stadium), drawing 
residents, workers, and visitors to the Capitol Riverfront/Navy Yard area to catalyze additional 
development of the South Capitol Street corridor with retail, high-density residential, 
entertainment, and commercial uses. 1911.8 
 
Policy AW-2.3.3: Near Southeast/Capitol Riverfront Housing Opportunities: Significantly 
increase residential land uses in Near Southeast/Capitol Riverfront, particularly in the 
Southeast Federal Center, Capper Carrollsburg, Canal Blocks, and South Capitol Gateway 
areas. Consistent with the existing zoning for these areas, mixed-use development that 
includes housing and commercial uses should be strongly encouraged. The mix of housing 
should accommodate residents of all incomes and household types. 1912.9 
 
The Project is precisely the development anticipated and encouraged by the Area Element. 

It provides a high-quality building on the South Capitol Street corridor, yet appropriately 
configures the Building envelope to frame the South Capitol scenic vista and complement the 
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lower-scale adjacent buildings. As mentioned above, the Project additionally provides much-
needed housing on an underutilized site that is able to leverage the Property’s location across the 
street from the Washington Nationals Ballpark and other significant development investments 
nearby, allowing the Ballpark Entertainment District to evolve into an even more thriving, multi-
use, and unique location in the City. 

 
1. Street frontages are designed to be safe, comfortable, and encourage 

pedestrian activity, including: (1) Multiple pedestrian entrances for 
large developments; (2) Direct driveway or garage access to the street 
is discouraged; (3) Commercial ground floors contain active uses with 
clear, inviting windows; (4) Blank facades are prevented or minimized; 
and (5) Wide sidewalks are provided. (11-X DCMR § 604.7(a)) 

 
The Property fronts on South Capitol and N Streets. Both street frontages and streetscapes 

have been designed to be pedestrian-friendly entrances at both frontages and a primary Building 
entrance that is surrounded by ample hardscaping and landscaping. The Building is also designed 
to provide significant setbacks along South Capitol Street which allows the Project to promote a 
more pedestrian scale. Where possible, wide sidewalks have been provided to encourage 
pedestrian use. The Applicant is planning to relocate the existing curb cut to create a more 
continuous sidewalk experience. There are no blank facades created by the Project. In fact, the 
Building has been carefully crafted in order to ensure that the majority of the building façade is 
highly articulated and integrated into the surrounding fabric. The only blank facades is the south 
façade, which directly abuts the property line.  

 
2. Public gathering spaces and open spaces are encouraged, especially in 

the following situations: (1) Where neighborhood open space is lacking; 
(2) Near transit stations or hubs; and (3) When they can enhance 
existing parks and the waterfront. (11-X DCMR § 604.7(b)) 

 
The Project includes a unique landscaped and hardscaped plaza that allows for public use 

adjacent to the Building’s main entrance and extending into the interior of the site. The Project 
also includes improvements to the South Capitol and N Street streetscapes which further augments 
the positive effect of the Project’s inset garden area. 

 
3. New development respects the historic character of Washington’s 

neighborhoods, including: (1) Developments near the District’s major 
boulevards and public spaces should reinforce the existing urban form; 
(2) Infill development should respect, though need not imitate, the 
continuity of neighborhood architectural character; and (3) 
Development should respect and protect key landscape vistas and axial 
views of landmarks and important places. (11-X DCMR § 604.7(c)) 

 
The Project does not affect the historic character of Washington’s neighborhoods.  Rather, 

the Project complements the surrounding neighborhood, purposely massing the Building to 
accommodate its adjacent buildings, while carefully selecting the materiality and coloration to 
integrate nearby features and design. In fact, the Project is retaining the facade of the row building 
on 1307 South Capitol Street. The Building reinforces the Property’s prominent location on the 
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corner of N Street and South Capitol Street while allowing for a robust infill project to deliver 
much needed housing in a primarily residential part of the neighborhood. 

 
4. Buildings strive for attractive and inspired façade design, including: 

(1) Reinforce the pedestrian realm with elevated detailing and design 
of first (1st) and second (2nd) stories; and (2) Incorporate contextual and 
quality building materials and fenestration. (11-X DCMR § 604.7(d)) 

 
As shown in the Plans, the Building provides pedestrian-oriented street-frontage designs, 

including commercial and residential entrances along N Street and South Capitol Street. As stated 
above, the sides of the Building are designed with facades appropriate for the Property’s corner 
location. The materials and window patterning selected for the  Building are deliberately selected 
to incorporate the Property’s context of residential rowhouses along with nearby properties (1221 
Van Street, 1345 South Capitol, and proposed 1309 South Capitol).  

 
5. Sites are designed with sustainable landscaping. (11-X DCMR § 

604.7(e)) 
 

The Project includes sustainable landscaping along South Capitol Street and N Street consistent 
with the District Department of Transportation’s streetscape design guidelines. The Project also 
includes sustainable elements such as green roofs and stormwater reduction strategies to meet the 
Green Area Ratio. Any street tree species will be coordinated with the District Department of 
Transportation’s Urban Forestry Division to ensure a diversity and durability of species as part of 
the greater urban tree canopy. 

 
6. Sites are developed to promote connectivity both internally and with 

surrounding neighborhoods, including: (1) Pedestrian pathways 
through developments increase mobility and link neighborhoods to 
transit; (2) The development incorporates transit and bicycle facilities 
and amenities; (3) Streets, easements, and open spaces are designed to 
be safe and pedestrian friendly; (4) Large sites are integrated into the 
surrounding community through street and pedestrian connections; 
and (5) Waterfront development contains high quality trail and 
shoreline design as well as ensuring access and view corridors to the 
waterfront. (11-X DCMR § 604.7(f)) 

 
The Project is designed to facilitate connectivity not only through the site but to the 

surrounding community. The Project includes streetscape improvements to the adjacent 
components of South Capitol and N Street to enhance the pedestrian experience and increase 
mobility. The development includes bicycle facilities within and adjacent to the Building. 

 
 

F. The Applicant Satisfies the Special Exception Requirements with Regarding to 
Zoning Commission Review 

 
Pursuant to 11-X DCMR Section 604.6, the Zoning Commission must find the Project 

meets the general special exception requirements of the Zoning Regulations. There is a two- 
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pronged test to satisfy special exception review: (1) An applicant must demonstrate that the project 
is in harmony with the general purpose and intent of the Zoning Regulations and Zoning Maps, 
and (2) it will not affect adversely the use of neighboring property in accordance with the Zoning 
Regulations and Zoning Map. The Applicant meets these requirements as follows. 

 
1. The Proposed Design Is in Harmony with the General Purpose and 

Intent of the Zoning Regulations and Zoning Maps 
 

As made clear in the above discussions, the Project is in harmony with the general purpose 
and intent of the Zoning Regulations and the Zoning Map applicable to the Property. Broadly, the 
CG-2 Zone District permits a broad mix of residential, commercial, and other uses, including 
multiple dwelling residential buildings. 

 
Aside from the flexibility requested for the closed court, the Project will meet all applicable 

CG-2 development standards. Most notably, the Project is within the 110-foot height limit, the 7.2 
FAR limit and, at approximately 70% lot occupancy, is well below the 90% lot occupancy allowed 
in the CG-2 Zone District. The Building’s proposed roof structure, including habitable space, is 
compliant with all zoning requirements relating to roof structures, including setbacks, heights and 
enclosures such that it, too, will be in harmony with the purpose and intent of the Zoning 
Regulations. 

 
The court itself is not required but allows for a better floorplan layout as it permits windows 

on the south side of the building. Without the relief, the only option for windows would be on the 
south façade, and those windows would be at-risk. This solution with the court permits additional 
light into the units on that side of the building and breaks up the only blank façade.  Accordingly, 
the court flexibility will not tend to adversely affect the use of neighboring property and will be in 
harmony with the general purpose and intent of the Zoning Regulations and Zoning Maps. 

 
2. The Proposed Building Will Not Affect Adversely the Use of 

Neighboring Property in Accordance with the Zoning Regulations and 
Zoning Map 

 
The Project will maintain the scale and density of the surrounding buildings and will fit 

appropriately into that context. The larger adjacent developments – 1319 South Capitol and 1345 
South Capitol Street, SW – were approved via Design Review and a Planned Unit Development 
case, respectively. Those projects are much larger than the proposed Project but the project has 
been thoughtfully designed to reflect a similar scale and pattern (brick material, window bays, 
balconies etc.). Immediately to the east across South Capitol is the Nationals Ballpark. To the 
northeast is another tall, mixed-use building, similar to those framing South Capitol Street to the 
north and south. To the west and immediate north are lower-scale residential, institutional, and 
commercial buildings. The Project is in keeping with the scale of density and height of the 
surrounding larger developments along South Capitol Street and fits appropriately into that 
context. And the Applicant has provided a full 15-foot rear yard to the west, abutting the lower 
scale rowhomes in order to provide a buffer.  

 
The Applicant has had a number of meetings (throughout the course of many years as this 
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project has developed) with the neighboring residents and surrounding community. The Applicant 
will continue to do so to minimize adverse impacts on adjacent properties and incorporate features 
of those properties to underscore the complementary nature of the structures.  

 
VII. The Project Requests Flexibility from the Closed Court Requirements 

 
The Applicant seeks flexibility pursuant to 11-X DCMR § 603.1 for the closed court (under 

Subtitle K, Section 502.9 of the Zoning Regulations. Section 603.1 of Subtitle X gives the 
Commission authority to grant relief from the closed court requirements to allow a project to 
further the Design Review standards. 

 
A. Court Flexibility 

 
Pursuant to Subtitle K, Section 502.9, the CG-2 Zone requires a closed court of four inches 

per foot (4 in./1ft.) of height of the court and an area of twice the square of the required width. 
Based on the court height of 112 ft., a closed court is required to be 37 ft. and 4 in. and have an 
area of 2,787.6 sq. ft.; however, as shown on the plans, the Applicant is providing a court of with 
a 14 ft. width and 210 square feet of area. While a court is not required, it is being provided to 
allow additional light and air into the units, as well as egress. If the court were the required 
size/shape, it would severely impact the building and the Applicant would fill in that space, as it 
is below the FAR and lot occupancy limitations.  As the court provides light and air, and some 
separation from adjacent properties, the Applicant respectfully requests that the Commission grant 
the flexibility. 

 
 

VIII. Conclusion 
 
For the foregoing reasons, the Applicant asks that the Commission approve this development per 
the CG-2 Zone District requirements for a building fronting on South Capitol Street. It also asks 
that the Commission approve its request for flexibility from the court requirements. We look 
forward to presenting this application to the Commission at the public hearing on this matter and 
appreciate your time reviewing this application. 
 
 

Respectfully submitted,  

SULLIVAN & BARROS, LLP 

  /s/  
 

Alexandra Wilson 

Martin P. Sullivan 

Date: December 21, 2021
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