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Abstract 
 
The Zoning Commission of the District of Columbia has taken a proposed action to approve 
modifications to a second stage Planned Unit Development for a ten-story residential building on 
L Street, SE, a five story residential building on L Street and a eight-story commercial building 
on M Street located in southeast Washington, D.C. on Squares 882 and 769.   These 
modifications are to allow greater height for the buildings on Square 882 and greater density for 
the building proposed for Square 769.  
 

Commission Action Requested by Applicant 
 
Approval of the report to the Zoning Commission of the District of Columbia pursuant to 40 
U.S.C. § 8724(a) and DC Code § 2-1006 (a).  
   
 

 

Executive Director’s Recommendation 
 
The Commission: 

 
Advises the Zoning Commission that the modifications to the proposed second stage 
Consolidated Planned Unit Development for Squares 882 and 769 may have an adverse 
affect on the safety and security of military personnel at the Navy Yard and the Marine 
Corps Barracks, as identified in letters to the Zoning Commission from the Department of 
the Navy and United States Marine Corps dated April 1, 2009 and April 3, 2009, 
respectively. 
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Recommends that the Zoning Commission allow additional time before taking final 
action on this case to allow the Navy, Marine Corps and the developer to continue 
meeting in order to finalize the agreement mitigating the adverse impacts to the Navy 
Yard and the Marine Corps Barracks identified in the letters. 

*                    *                    * 

PROJECT DESCRIPTION 

Site 

The proposed projects are part of the larger Capper/Carrollsburg Redevelopment project, a 33 
acre area located in Southeast just north of M Street between 2nd Street, SE and 7th Street, SE.  
The current proposal is a modification to a second stage PUD to accommodate an increase in the 
height and density on Squares 769 and 882.   
 
Square 769, shown below, is adjacent to Reservation 17 D, the southern most portion of the 
future Canal Park.  Square 882, also identified below, is across L Street, SE from the Marine 
Corps Barracks and approximately a block down M Street, SE from the Latrobe Gate, the 
historic main entrance to the Washington Navy Yard. 
 
 
 

SITE CONTEXT 
CAPPER/CARROLLSBURG DEVELOPMENT 

WASHINGTON  
NAVY YARD 

MARINE  
CORPS  

BARRACKS
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Background 

 
In January 2004, NCPC approved an action for a First Stage Planned Unit Development (PUD) 
for the entire 33-acre Capper/Carrollsburg Hope VI Redevelopment Project stating that the PUD 
would not adversely affect the identified federal interest and is consistent with the Federal 
Elements of the Comprehensive Plan for the National Capital.  This redevelopment project is 
being proposed by the Capper/Carrollsburg Venture LLC in conjunction with the District of 
Columbia Housing Authority.   
 
The Zoning Commission voted to approve the first stage PUD application in October 2004. 
 

Proposal 

As mentioned previously, this proposal includes the development of two sites in the 
Capper/Carrollsburg Hope VI Redevelopment Project, Squares 769 and 882.  The proposed 
development for Square 769 is a ten-story residential building, while Square 882 includes two 
components: one five-story residential building and one eight-story commercial building. 
 
Square 769 
This 10-story, 171-unit residential building will be located on L Street, SE between 2nd Place and 
3rd Street, SE.  L Street, is a 90 foot right of way and the building is proposed at 110 feet in 
height.  This proposal includes 
approximately 177,000 square feet 
of residential gross floor area and 
approximately 4,000 square feet of 
ground-floor retail.  This 
development also includes a 
courtyard area, an amenity 
accessible from the second floor.   
 
This building was originally 
approved by the Zoning 
Commission, in 2004, under the 
first stage PUD for 107 units.  The 
increase in units is being requested 
by the developer, because it states it needs ”…to provide additional leverage and funding support 
for the 695 affordable units in the project.”  Further they state this is necessary given an increase 
in the construction costs since the project was first approved in 2004.  Finally, the affordable 
housing component of this building is approximately 20% of the 171 units for persons/families 
earning less than 60% of the area median income. 
 
Square 882 
This Square is located between L and M Streets, SE west of 7th Street, SE.  This 158,214 square 
foot site is separated into two components:  a commercial building on the southern portion of the 
Square and a residential building on the northern portion.  The commercial building will be 92 

SQUARE 769 



NCPC File No. ZC 03-12 G,H/03-13G,H 
Page 4 

 
 

feet in height and the residential building will be 60 feet in height.  As part of the first stage PUD 
development, these sites were approved for 90 and 45 feet, respectively.   
 
The commercial building on Square 882 will consist of 499,780 square feet of office space and 
approximately 15,000 square feet of retail.  This building will front on M Street, SE.  In addition, 
284 underground parking spaces will be provided as part of this development.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The residential component of Square 882 consists of 189 units of housing and some underground 
parking.  There is an affordable housing component to this development with 20% of the housing 
for persons/families earning less than 60% of the area median income.  This development will be 
60 feet in height and the building mass steps down from 7th Street, SE to 6th Street, SE as it 
follows the natural topography of the site.  Units on the lower floors will be one story, while two 
story, loft apartments are included in the on the top levels.  These loft units will also include 
private roof terraces. 
 
 
 
 
 
 
 
 
 
 
 
 

SQUARE 882 RESIDENTIAL 
VIEW LOOKING SOUTHWEST –  

INTERSECTION OF L AND 6TH STREETS, SE 

SQUARE 882 COMMERCIAL 
VIEW LOOKING NORTHEAST –  

INTERSECTION OF M AND 6TH STREETS, SE 



NCPC File No. ZC 03-12 G,H/03-13G,H 
Page 5 

 
 

PROJECT ANALYSIS 

Executive Summary 

Staff has identified two federal interests with regard to this proposed development.  The first is 
conformance of the proposed development on Square 769 to the provisions of the Height Act.  
The second federal interest is the Department of the Navy and United States Marine Corps have 
both submitted letters (see attached) raising concerns posed by the proposed development on 
Square 882.  These letters state that the proposed buildings may pose a safety and security threat 
to the military personnel at both the Navy Yard and the Marine Barracks and that the there will 
be a visual impact on the Navy Yard Historic District.   
 
Square 769 
The penthouse on the proposed residential building on this Square is set back properly from 
exterior walls facing streets, but is not set back from all portions of exterior walls as required by 
the Height Act.  This is illustrated in the roof plan below which identifies the back corners of the 
walls of the second floor courtyard where the set back is not adequate. 
 
While this design is not in accordance with the provisions of the Height Act, in this instance staff 
is not recommending that the Commission comment unfavorably because the portions of the 
penthouse that are not properly set back will not be visible from the street or other publicly 
accessible location, and the courtyard itself is not public, being accessible only from the 
building’s second floor.   
 
 

SQUARE 769 
ROOF PLAN 

Areas where 
penthouse is not set 
back appropriately 

Penthouse 
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Square 882 
The Department of the Navy and the United States Marine Corps submitted letters to the Zoning 
Commission concerning the development of Square 882 and its impact on the Navy Yard 
Historic District as well as security concerns for personnel at two nearby sites, the Navy Yard 
and the Marine Corps Barracks.   The Navy and the Marine Corps have been meeting over the 
past month with the District of Columbia Housing Authority (DCHA), and the developer to 
determine if they can come to an agreement on the issues raised in the letters.   
 
In summary, the Navy raised two main issues concerning the height of the commercial building 
on M Street, SE.  First, that the height would compromise the integrity of the nearby Navy Yard 
Historic District and second, the safety and security of personnel at the Navy Yard could be 
compromised by providing direct line of sight in to the site.  The Marines raised a similar 
concern about the height of the buildings compromising the safety and security of the barracks 
across L Street, SE. 
 
The District of Columbia State Historic Preservation Officer (DC SHPO) reviewed the first stage 
PUD project and in February 2003 found that “ the redevelopment of Arthur 
Capper/Carrollsburg and its environs will have no adverse effect on historic resources.”  At that 
time, the proposed office building in Square 882 along M Street was listed at 110 feet in height.  
This height was lowered before the first stage PUD was submitted so the Commission actually 
approved a height of 90 feet in January 2004 for the first stage PUD.   While the current proposal 
is for a building 92 feet in height, staff concurs with the DC SHPO assessment from February 
2003 that there would be no adverse effect on historic properties.  In addition, since M Street is a 
90 foot right of way, under the provisions of the Height Act a building 110 feet in height would 
be allowed.  
 
With regard to security concerns over building height raised by the Navy and Marine Corps, staff 
has been in consultation with all of the interested parties over the past two weeks and is pleased 
with the work and tentative agreements reached so far on these issues.  Since the exact language 
has not been determined, only the general areas of agreement will be discussed.  The following 
items are to be included in the tentative agreement: 

• Surveillance cameras on roof of the proposed building(s) 
• Procedures will be established for notifying Navy and Marines about rooftop access 
• Review of tenant occupancy of the office building 
• Window design to enhance security for Navy and Marines  
 

The Navy has requested surveillance cameras on the roof of the proposed building(s) to ensure 
that they are able to identify any threats on the roof at all times.  Since the developer has stated 
that there may be a roof deck on the commercial building, the Navy has requested that they be 
notified when there are any events or access has been granted to use the roof.   The Navy and 
Marines have also asked that they be given the opportunity to review the list of tenants for the 
commercial building.  It is likely that the reviewed list of tenants would only include those 
leasing space between the third and eighth floors.  Finally, the Navy and Marines would request 
that the windows facing their sites not be operational.   
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It is anticipated that a Memorandum of Understanding between the Navy and the DCHA and 
another between the Navy and DCHA can be achieved within the next few weeks.   
 
Therefore staff recommends that the Commission advises the Zoning Commission that the 
modifications to the proposed second stage Consolidated Planned Unit Development for 
Squares 882 and 769 may have an adverse affect on the safety and security of military 
personnel at the Navy Yard and the Marine Corps Barracks, as identified in their letters to 
the Zoning Commission dated April 1, 2009 and April 3, 2009, respectively.  In addition, 
staff recommends that the Zoning Commission allow additional time before taking final 
action on this case to allow the Navy, Marine Corps and the developer to continue meeting 
in order to finalize the agreement mitigating the adverse impacts identified by the Navy 
and Marines in their letters. 
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