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GUIDELINES GOVERNING APPROVAL OF DEVELOPMENT PROJECTS 

In order to ensure that development within the jurisdiction of 
the Pennsylvania Avenue Development Corporation (nthe Corpora­
tion") is implemented in accordance with The Pennsylvania Avenue 
Plan - 1974, ("the Plann ), the Corporation has promulgated· design 
and development guidelines which set forth the Corporation's 
intent with regard to the design and planning of development 
projects. In addition to these guidelines, there are other 
policies, plans, programs, regulations, and guidelines·which will 
control development under the Corporation's jurisdiction. This 
regulatory structure is briefly described below. 

1. 	 General Guidelines and Uniform Standards for Urban Planning 

and Desi n of·Develo ent within the Penns lvania Avenue 


\ 

,_ 

Deve opment Area ( CFR (t e Genera Gui e : 

General Guidelines are applicable to all squares and indicate 
the Corporation's overall intent with regard to design and 
development. The General Guidelines include a summary of the 
Plan's goals and objectives, a description of design and 
development criteria uniformly applicable to all squares, and a 
glossary of terms used in the General and Square Guidelines. 

2. 	 Square Guidelines: 

Square Guidelines are applicable to an individual square, 
or group of squares, and indicate the Corporation's specific 
intent with regard to design and development. The Square 
Guidelines include specific guidelines and controls for such 
items as minimum development parcels, building massing, uses, 
historic preservation, servicing, and pedestrian features. 

3. 	 Miscellaneous Policies, Programs, Regulations, and Guidelines: 

(a) Historic Freservation Plan 

(b) Energy Guidelines 

(c) Side Street Improvements Program 

(d) Pennsylvania Avenue Lighting Plan 

(e) Criteria and Guidelines for 	Lighting of Private 

Development 


(f) 	 Public Improvements Program 

(g) Policy on Environmental Quality and Control (36 CFR 907) 

(h) Affirmative Action Policy and Procedures (36 CFR 906) 

(i) 	Policy and Procedures to Facilitate the Retention of 
Displaced Businesses and Residents· in the Pennsylvania 
ovenue pevelopment Area (36 CFR 908) 

(j) 	Policy Statement for Permanent Art in Public Spaces 
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• NOTE: 

ANTICIPATED DEVELOPMENT 

The Corporation has entered into a Lease Agreement with Willard Associates 
to develop the portion of Square 225 described as 11 Parcel A/B 11 in these 
Guidelines. This agreement is in accordance with the terms of a Development 
Prospectus issued by the Corporation on April 1, 1978, and the subsequent 
selection of Stuart S. Golding and the Fairmont Hotel Company (Willard 
Associates) as the developers for the offered site. 

These Square Guidelines are consistent with the 1974 Plan and generally 
consistent with the Planning and Design Objectives and Criteria contained 
in the Prospectus. However, since the Prospectus was issued prior to the 
establishment of the regulatory system of which these Guidelines are a 
part, the Corporation's final approval of Willard Associates• development· 
proposal for Square 225 will be based upon compliance with the executed 
Lease and the Prospectus. 

All other development projects on Square 225, including future proposals for 
Parcel C, or other proposals for Parcel A/B, will be subject to these Guide­
lines and the regulatory system described herein . 

• 
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GENERAL CRITERIA 

Oevelopnent on Square 225 is of special importance to the entire Pennsylvania 
Avenue development area because the Square contains two major landmark buildings, 
the Willard and Washington Hotels, and is prominently located adjacent to the 
Treasury Building and three major public parks. The square occupies a 
pivotal position on the ceremonial route between the Capitol and the White 
House, and helps to anchor the ends of both Pennsylvania Avenue and F Street. 

Under the 1974 Plan and the Historic Preservation Plan, both the Willard and 
Washington Hotels will be preserved in place. The Willard, which has been 
vacant since 1968, will be restored as a symbol of the revitalization of 
Pennsylvania Avenue. It should be treated with great care and sensitivity 
to its historic and architectural significance, and should once again operate 
as a high-quality hotel with shops, lounges, and restaurants creating a 
center of activity on its ground levels. 

Renovation or modification of the Washington Hotel should also be of a high 
standard. Particularly important are restoration of the murals on the facades 
and, if possible, modification of the ground floor public spaces to create 
a better integration with new expected pedestrian activity on the perimeter side­
walk. This could be accomplished by reinstalling the original ground floor windows 
along F Street, and adding pedestrian amenities such as sidewalk cafes. The rooftop 
restaurant and terrace, with its spectacular view of the White House, Ellipse, and 
the Mall, is also a uniquely valuable asset of the Washington which deserves 
special attention in any renovation project. 

New development on the square will consist of complementary infill 

construction between the Willard and Washington Hotels. The architectural 

design of this new development should be of the highest quality and should be 

compatible in appearance with the adjacent buildings. When redevelopment is 

complete, the entire square should be a visually harmonious and functionally 

integrated complex of hotels, shops, and related uses. 

The Pennsylvania Avenue sidewalk adjacent to Square 225 will be widened 

and relandscaped as part of the Corporation's public improvements program. 

F Street adjacent to the square will be specially treated in accordance with 

the Corporation's Side Street Improvement Plan. Development on Square 225 

should be designed to emphasize the pedestrian character of F Street and 

to minimize the negative effect of vehicular traffic. The arrangement of 

uses on the ground levels of development should be compatible with and 

reinforce pedestrian activity along F Street. It should also encourage 

pedestrian movement from F Street through the development to the widened 

Pennsylvania Avenue sidewalk and Pershing Park. The completed complex of 

hotels on Square 225 should operate as a 24-hour center, generating lively 

activity on the sidewalks and in the adjacent pa;ks. 




� 
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SPECIFIC CRITERIA 

1. Development Parcels 

Square 225 shall be developed as no more than two development 
parcels, as follows (see diagram 1): 

Parcel A/B: Parcel 225-A (Willard Hotel); and 
Parcel 225-B (remainder of Square 225 between 

Willard and Washington Hotels, including 
the existing alleys) 

Pa rcl!l C: Washington Hotel 

Diagram #1 

F ST. 

C 
' 

WASHINGTON 

H)lEL "41Bt; 
L--,

F 
Lt, i .

225-B 225-A t; 

F
I 
r-4 

.-4 

. 
' 

t-DTEL 



' 

' 

,. 

2. 	 Comprehensive Planning & Design 

The exterior design of new development on Square 225 shall harmonize 
with the existing buildings to remain on the Square, and shall relate 
to Pershing Park and the F Street shopping mall. Parking, loading, 
and pedestrian features for the entire Square shall be comprehensively 
planned, in accordance with the following specific provisions: 

a. 	 Parking facilities located on Parcel A/B shall serve bot·h the 
Willard and Washington Hotels. 

b. 	 Development on Parcel A/B shall provide adequate loading 

facilities for the Washington Hotel. 


c. 	 Development on Parcel A/8 shall be designed to accommodate 
those modifications to the fire egress facilities of the 
Washington Hotel which are required in order to accomplish 
alley closing on Square 225. 

3. 	 Height of Development 

The maximum height of development shall be the maximum permitted by 
D.C. Zoning Regulations, or the full height of the Willard Hotel. 

The maximum height of development shall be exclusive of roof structures, 

and shall be measured from the Pennsylvania Avenue curb at the midpoint 

of the development parcel. At the level of the Willard 1 s cornice line, 

new development shall be set back at least 50 feet measured perpendicular 

to the Pennsylvania Avenue building line before it rises to the maximum 
height. 

4. 	 Build-to line 

Build-to lines are established along the entire length of all street 
right-of-way lines on the square, except that along Pennsylvania Avenue 
the Corporation may consider alternative design proposals which incor­
porate variations to the build-to line. 

5. Build-to Height 

Along the Pennsylvania Avenue build-to line on Parcel 225-8, a build-to 
height is established at the approximate height of the Washington Hotel. 

6. 	 Roof Structures 

Roof structures should be located wherever possible so that they 
are not visible from the street. All roof structures should be 
attractively designed as integral parts of the overall building 
composition. The designer should treat roof structures as positive 
elements in terms of the building massing and architectural expression, 
rather than attempting to meet only the minimum requirements specified 
in D.C. Zoning Regulations. Visible roof structures should maintain 
the same quality of materials, design interest, and architectural 
detail as other parts of the building facade. 
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Roof structures including mechanical and elevator penthouses are 

., permitted to exceed the maximum height of development by 18½ feet, 


provided that they are set back from edges of the roof a distance 
equal to twice their height and are designed so as not to detract 
from the appearance of the Willard's mansard roof. 

No roof structures are permitted on the SO-foot roof setback at 
the level of the Willard's cornice line, but architectural embellishments 
and seasonal or temporary structures incidental to rooftop use shall 
be permitted. 

Subsurface Restrictions 

Vaults are permitted under public rights-of-way. Vault locations and 
configuration shall be consistent with the Corporation's public 
improvements program, Side Street Improvement Plan, and other 
applicable plans and programs. 

Vaults shall comply with the following provisions: 

A 	 Along Pennsylvania Avenue, vaults shall be at least 7 feet 
below the sidewalk and shall not extend within 20 feet of 
the curb. 

B. 	 Along F Street, vaults may extend up to 12 feet, but shall not 

extend within 10 feet of the curb. 


Existing vaults adjacent to the Willard Hotel along 14th Street 
shall, if possible, be modified to allow one row of trees to be 
planted along 14th Street. 

The location and layout of electrical transformers in public 
space shall be subject to a special review by the Corporation. 
Electrical transformer vaults are not permitted within the Pennsylvania 
Avenue sidewalk. Where possible, all connections to water, gas, telephone, 
electric, and sewer lines shall be from 14th or 15th Streets. 

8. 	 Special Design Requirements 

The architects of developments on Square 225 are expected to work 
closely with the Corporation in treating the following critical 
design elements: 

restoration and renovation of the Willard and Washington Hotels, 
including facade restoration, treatment of interior public spaces, 
and the relationship between ground floor uses and sidewalk activity; 

facade design of new development in relation to existing 
buildings to remain on Square 225; 

the retail plan, in terms of the type and size of stores, and their 
relation to exterior public spaces; 

the pedestrian environment created at the ground level by various 
types of ground floor and sidewalk uses, the accessibility of 
interior spaces to pedestrians, and the physical design of the 
building face and sidewalk; 
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ground level storefronts and building entrances in relation 
to the Pennsylvania Avenue and F Street sidewalks; 

treatment of the 14th and 15th Street sidewalk, in accordance 
with the Side Street Plan; 

special treatment of the F Street roadway and sidewalks, in 
accordance with the Side Street Plan; 

location and design of off-street loading and parking 
entrances; 

design of a through-square connection and courts, if provided; and, 

design of roof structures. 

9. Uses 

Hotel, office, and retail uses are permitted on Square 225; hotels 
will be the dominant use. Residential use will also be considered. 

The ground floor of development shall be primarily devoted to 
retail, entertainment, restaurant, and hotel-related uses that will 
encourage lively activities at the street level. Uses which generate 
a low level of activity or engage in business for a limited period 
of time during the day are discouraged along the Pennsylvania Avenue 
and F Street ground level frontages. 

Retail spaces on the ground level fronting on streets or pedestrian­
related passages shall be directly accessible from those areas, except 
where this is inconsistent with historic preservation aspects of 
development. 

Rooftop uses such as cafes, restaurants, gardens, and recreational 
uses are permitted and encouraged. 

10. Pedestrian Features 

A north-south through-square connection is recommended between F 
Street and Pennsylvania Avenue. 

A court is recommended between the Willard Hotel and new development 
on Parcel 225-B. The court should be adequate in size to allow a 
reasonable amount of natural light into adjoining hotel rooms and 
office spaces, and should be designed to accommodate activity­
generating uses. It may be covered with transparent or translucent 
material for yearÞround use. 

Internal pedestrian linkages are recommended between the Willard and 
Washington Hotels and the public spaces of new development on Parcel 
225-B, provided that these linkages do not adversely affect the 
architectural integrity of the hotels' public spaces, particularly 
Peacock Alley and its adjacent rooms. 
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., Weather protection is rßquired along F Street, where consistent with 
historic preservation aspects of development, and 1s recommended along 
other street frontages. It is recommended that the original canopies 
at the F Street, 14th Street, and Pennsylvania Avenue entrances to the 
Willard Hotel be replicated and reinstalled. 

Sidewalks on 14th, 15th, and F Streets shall be redeveloped in a manner 
consistent with the Corporation 1 s Side Street Improvement Plan. 

11. Historic Preservation 

Every reasonable effort should be made to provide a compatible use of 
the Willard Hotel that will require minimum alteration to the building. 
The following areas of the building will be restored to the original 
appearance of 1904: 

A. the Pennsylvania Avenue facade 
B. the 14th Street facade 
C. the F Street facade (exclusive of the 1925 addition) 
C. the mansard roof. 

In addition to restoring the facades and the mansard roof, the following 
elements of the building shall remain in their original locations and 
keep their general configuration: 

Peacock Alley 

The Pennsylvania Avenue entrance 

The F Street entrance 

The suites located at the southeast corner of the building 
on the second through ninth floors. 

12. Curb Cuts 

Curb cuts are not permitted along Pennsylvania Avenue. A single curb 
cut is permitted along F Street, with a minimum number of access lanes 
serving the consolidated parking and loading facilities for the entire 
square. 

13. Off-Street Loading 

Development on Parcel 225-B shall provide a consolidated off-street 
loading facility serving the entire square. No off-street loading 
berth shall abut any sidewalk. 
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DEPARTMENT OF THE INTERIOR'S RECOMMENDATIONS FOR WESTERN PLAZA AND THE 

PERSHING MEMORIAL (Square 226 - 14th Street, Pennsylvania Avenue, 15th 
Street. E Street, E Street. N.W.) 

Square 226 

Gross Area - 89,973 square ft. 

Building envelope - 600,00 sq. ft. (based on design standards for the 
Federal Triangle buildings for setback and height - cornice 
90' ht., roof 130 1 ht.) 

Use - historically occupied by private residential and later commercial 
buildings - now a landscaped park managed by NPS-NCP. 

Administrative History: 

1928 - site purchased by U.S. Government and buildings demolished 
for Federal Building site - not occupied by Department of Commerce 
building as proposed. Used for temporary War Information Center 
during World War II. 

1956 - Congress authorized a memorial to General Pershing. 

1957 - NCPC approved American Battle Monuments Commission (ABMC ) 
choice of this site for Pershing Memorial. 

1959 - Commission of Fine Arts approved Pershing Memorial Site Plan 
and Design Concept by Wallace Harrison. 

1960's - Pennsylvania Avenue planning required reconsideration of 
plans for Pershing Memorial. 

1966 - Congress authorized Pershing Memorial on Square 226. Design 
revisions and resubmissions to Commission of Fine Arts required. 

June 1974 - Commission of Fine Arts rejected latest Harrison design 
previously approved by PADC. 

Proposed Use 

PADC plans Pershing Memorial as a landscape treatment with small plaza 
oriented toward Pennsylvania Avenue and the space between the Willard an1 
Washington Hotels. Western Plaza is otherwise to be defined as a planne, 
square. 

Secretary of the Interior recommends construction of a building on Squar, 
226 to define the rectangular space of Western Plaza (E Street, 13th Str, 
E Street, 14th Street)and to focus on the view of the portico of the u.s 
Treasury from this plaza, the porti¹o being sufficiently monumental to 
terminate the vista from Pennsylvania Avenue. 



Along the "Grand Avenue" Western Plaza is the only square of the origina 
three (Eastern at 3rd Street, Central or Market Square at 8th Street, ar. 
Western at 13th Street) planned by L'Enfant and modified by Ellicot to 
survive intact. 

Building Use - Hotel development as an annex to the Willard or as 

a new hotel would bring a 24-hour high activity function in 

a key area of downtown. (PADC market consultants do not 

believe additional hotel rooms could be absorbed in the near 

future.) 


Private commercial developmºnt for office use with retail use 
on lower floors and residential use on upper floors would be the 
best and highest use of Square 226, per PADC studies of design 
and·economics. 

Governme»t Office Use - U.S. Treasu¼y Department needs space near 
Main Treasury. This square was purchased for use as Govern­
ment office space, but this use would be the least desirable 
choice unless retail space and public activities were permitted 
on the lower floor. 

Planning Considerations 

The construction of a building on Square 226 would meet all eight 
planning objectives of PADC (attached). 

Reinforcement of the historic plan of Washington can be achieved 
by creating a rectangular space as a public square at Western 
Plaza, defining the line of Pennsylvania Avenue between 14th 
and 15th Streets and providing an edge for the Presidential Park 
by closing the east side of 15th Street between Pennsylvania 
Avenue and E Street. 

Western Plaza can be defined as a square by the alignment of all 
building facades, the plantings and paving patterns with the 
rectangular grid formed by E Street, 13th, 14th, and E Street. 
Traffic patterns can be simplified to permit the flow of Pennsyl­
vania Avenue and E Street traffic through the square. The PADC 
proposed SO-foot setback on the north side of the square will 
provide additional pedestrian use space. 



The line of Pennsylvania Avenue between½Atnand 15th Streets can be 

best defined with a building which would close the western edge of 

the Plaza and focus the vista along the Avenue to the portico of 

the U.S. Treasury. This opening and closing of urban spaces of 

the Plaza and streets is an important feature of the L'Enfant Plan 

for Washington. 


The edge of Presidential Park along 15th Street would be reinforced 
by a continuous facade of buildings if a new building were built on 
Square 22£. Sherman Square would be better defined as a space withi 
the Presidential Park and as a foreground to the U.S. Treasury with 
a building that restricted the view to the east. 

The relocation of Pershing Memorial will be required before a buildi 
can be planned on Square 226. This will require new authority by 
Congress. 

A location in Western Plaza and the designation of this space 
as Pershing Square is the relocation site preferred by the 
Department of the Interior. Such use of existing squares fol­
lows the precedent use and naming of other circles and squares 
planned by L'Enfant. Other sites for the Pershing Memorial 
are available if this site is not suitable. 

The concurrence in principle for the new site for the Pershing 
Memorial and building on Square 226 should be obtained from 
NCPC, Commission on Fine Arts, ABCM, and the D.C. Government 
prior to requesting legislative action by Congress. 

Loss of open space will occur if a building is constructed on Square 
226; however, there will be a net gain of open space in the PADC 
plan proposal. This new open space will be distributed throughout 
the development site. The nearby open spaces of the PreAidential 
Park and the Federal Triangle are now under-utilized and potential 
for open space use would more than offset the loss of the park in 
Square 226. 

The definition of Western Plaza as an urban space and its designatior 
as Pershing Square presents a unique opportunity to enhance the 
civic design of Washington. The construction of a building on Squa1 
226 is an element of this design. It is desirable to close the 
western edge of the Plaza to redefine the line of Pennsylvania Ave­
nue betweenl4thand 15th Streets and focus on the U.S. Treasury as a 
western terminus of the street. 

Attachment 
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Defining a land use plan for the Avenue is a difficult task, requiring careful attention 
diverse objectives that must be met in this sensitive and unique location. The gener 
objectives that formed the basis for planning are: 

·1. Making the Avenue function as a bridge, not a barrier. between the monument 
Federal core to the south and the City's downtown to the north. 

2. 	 Reinforcing the Avenue's special role as the physical and symbolic link betwee 
the White House and the Capitol. 

3. Bringing new economic life-jobs, shopping, and business opportunities - to th 
Avenue, while reinforcing existing economic activity along the Avenue and in th 
adjacent downtown core. 

4. 	Enhancing the tax base of the city through more intensive use of land in thi 
prime location. 

5. 	Making the Avenue an attractive and enjoyable place for residents and visitors -
a place that will be a center of activity around the clock instead of just during th 
day. 

6. Maintaining the historical continuity of the Avenue through preserving building 
representative of different eras and stvles that yive tangible evidence of how th1 
Avenue has developed and been used over the years. 

7. 	 Introducing new buildings on currently under-utilized land that will represent tht 
best of modern architectural and planning concepts while complementing anc 
enhancing the existing fabric. 

8. 	Structuring a development program that can be implemented in a timely fashion 
and is consistent with overall market demand in the area. 

1 
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Holland & Knight 

2099 Pennsylvania Avenue, N.W., Suite 100 I Washington, DC 20006 I T 202 955.3000 I F 202.955.5564 

Holland & Knight LLP I www.hklaw.com 

Whayne S. Quin 
202663 7274 
whayne.quln@hklaw.com 

September 1, 2011 

BY HAND DELIVERY 

Mina Wright 
Planning and Design Quality Program Officer 
PBS/Office of the Regional Commissioner, WP 
GSA-ROB, 7tl1 & D Streets, SW - Room 2002 
Washington, DC 20407-0000 

Re: Redevelopment of 1301 Pennsylvania Avenue, NW 

Dear Ms. Wright: 

On behalf of 1301 Associates, and pursuant to the Memorandum of Agreement ("MOA'') 
among the General Services Administration ("GSA"), the Department of the Interior -- National 
Park Service ("NPS") and the National Capital Planning Commission (NCPC) of July 25, 1996, 
Section II.A., the property owner hereby submits its proposal for redevelopment of 1301 
Pennsylvania Avenue, NW (Lot 835, Square 254) in the District of Columbia. See enclosed 
descriptive booklet. The property owner requests expeditious processing of this proposal 
pursuant to the MOA. 

Respectfully submitted 

Land Use Counsel 

WSQ/lsn 
Enclosure 
cc: Robert Knopf, Quadrangle Development Corp. j 

Michael McGill, GSA 
David Levy, NCPC 

Robert Vogel, Superintendent, National Mall & Memorial Parks 

Graham Davidson, Hartman Cox 

Philip Castillo, Murphy/Jahn Architects 


#105S8948_vl 

mailto:whayne.quln@hklaw.com
http:www.hklaw.com
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Whayn� S. Quin, Esq, 
Holland& Knight 
2099 Pennsylvania Avenue, NW Suite 100 
Washington, DC 20006 

Re: Redevelopment of 1301 Pennsylvania Avenue, NW 

Dear Mr. Quin: 

GSA NaUonal Capital Region 
Office of Planning & Oaalgn Quallty 

I am wrltlns In response to your letter of September 1, 2011 on behalf of 1301 Associates and pursuant to 
the U.S. General Services Administration's responslbUltles under the 1996 Memorandum of Agreement 
regardlns develol>!"ent In the Pennsylvania Avenue Plan area, 

We have reviewed the descriptive booklet dated Ausust 25, 2011 that summarizes the proposed 
redevelopment of 1301 Pennsylvania Avenue, NW (Lot 835, Square 254) and the Plan and Square 254 
guidelines. It Is our view that no amendment Is required for the redevelopment of lot 835. The proposed 
masslns of the new butldlns Is consistent wtth the recommeodatlons and requirements In the square 
guldellnes In Its obse,vance of the E Street bulldlng llne, setback, and height, 

By copy of this letter, we are notifying the National capital Plannlns Commission and the National Park 
service of our determination that no amendment to the Pennsylvania Avenue Plan or Square 254 
Guidelines Is required prior to redevelopment of the site. 

� 
Mlna Wrfght 
Director 

cc: David Levy, National Capital Planning commission 
Robert Vogel, National Mall and Memorlal Parks 

U.S. General llrllca Admlnlllratlon 
301 7th Snet SW 
Washington, DC 20407.()001 
www.gsa.gov 

http:www.gsa.gov
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� Commlulon 

Commt11lon Membere 

Presldenrfal Appointee, 

L Plestc,n Bryant, Jr., cna11man 

Jann M. Hart 

Mayoral Appornt1111 

Arrington Dl�an 

Robert E. MIiier 

£JI OMldo Members 

Secretary of Delense 
The Hono1able Robert M. Gates 

Secretary ol the lnterlOf 
The Honorable Ken Salazar 

Ad'mlnlStrator 
Gelll!ral Services Admlnlstratlon 
The Honorable Martha Johnson 

Chairmen 
Committee on Homeland Security 

and GDOJernmental Affairs 
United Stares Senate 

Tne Honorable Joseph I. Lieberman 

Ch11lrmen 
committee on Oveislght 
and Gollemment Relolm 

u.s. House or Representatives 

The Honorable Darrell Issa 

Mayo1 
D1s111Ct of Columbia 

The Honorable Vincent C. Gray 

Chairman 
Council of the District or Corumbla 

The Honorahle Kwame R. Brown 

Executl� Director 

Mercer C. Acosta 

4019th Street, NW North Lobby, Su,te soo Wasn1111ton, DC 20004 Tel 202.482.1200 Fax 202.482.7272 wwv, IICDC &OIi 

IN REPLY REFER TO: 

NCPC File No. P7298 

September 26, 2011 

Mina Wright 
Director 
Office of Planning and Design Quality 
GSA National Capital Region 
301 7th Street, SW 
Washington, DC 20407-0001 

Re: Redevelopment of 1301 Pennsylvania Avenue, NW 

Dear Ms. Wright: 

In accordance with the 1996 Memorandum of Agreement regarding development 
within the Pennsylvania A venue area, we have reviewed the proposed 
redevelopment of 1301 Pennsylvania Avenue, NW and your letter indicating the 
General Services Administration's decision that the project would not require 
amending the Pennsylvania Avenue Plan {the PADC Plan) or the Square 
Guidelines. After reviewing the proposed redevelopment plans against the P ADC 
Plan and the Square Guidelines for Square 254, we disagree with GSA's 
interpretation that the project conforms to the polices within the Square 
Guidelines. Cited below is the guideline with which we find the project tp be 
inconsistent: 

Square Guidelines (Specific Criteria)(} 0) Pedestrian Features: 

"An open arcade shall be provided along the entire length of E Street. The 
arcade shall connect to the existing arcade of 1301 E Street. The ground 
floor lobby of the National Theater shall also be functionally integrated 
with the arcade, and the building shall be modified to provide a sense of 
continuous pedestrian flow along the arcade. The theater portion of the 
arcade may be interior or exterior space, but it shall be accessible to the 
public during the evening and on weekends." 

While substantively we have no concerns with the redevelopment proposal, we 
find that the project, as designed. would require a modification to the Square 
Guidelines. 



Page 2 - Ms. Wright 

We also note that the project talces its measuring point from the middle of the 
Square along E Street, NW; however. in accordance with the Height of Buildings 
Act of 1910, as amended, and the P ADC Plan, building heights are required to be 
measured from the curb in front of the building. Note that in this case, no 
additional height is permitted because of this discrepancy. 

If you have any questions regarding our comments, please contact Cheryl Kelly at 
(202) 482-7291 or cheryl.kelly@ncpc.gov. 

Sincerely, 

�M--
Marcel C. Acosta 
Executive Director 

cc: Robert Vogel, National Park Service 
Whayne Quin, Holland and Knight 

• 



October 28, 2011 

Marcel Acosta 
Executive Director 
National Capital Planning Commission 
401 rJh Street, NW 
North Lobby; SUlte 500 
Washington, DC 20004 

Dear Mr. Acosta: 

GSA Nattonll Capltat Region 

' . 

The U.S. General Services Administration {GSA) refers the proposed project by Murphy/Jahh at 1301 
Pennsylvania Avenue, NW In Square 254 for your review and commE!nt. The project site, within the 
boundaries of the Pennsylvania Avenue Plan, Is subject to PubUc law 104-134 and the 1996 
Memorandum of Agreement among GSA, the National Park Service, and the National Capital 
Plannlng Commission. The project site Is not within the Pennsylvania Avenue. National Historic Site. 

The proposed project meets the Pennsylvania Avenue Plan and the Square 254 Guidelines In all 
respects except the second paragraph of �ectlon 10. pedestrian Features. That paragraph states: 

An open arcade shall be provided along the entire length of E Street. The-arcade shall connect 
to the existing arcade of 1301 E Street. The ground floor lobby c;f the National Theater shall 
also be functionally Integrated with the arcade, and the building shall be modlfled to provide a 
sense of continuous pedestrian flow along the arcade, The theater portlon·of the arcade mav 
be an Interior or exterior space, but It shall be accessible to the public during the evening.and 
on weekends. • .. 

The property owner has submitted plans for the proposed project and a proposed amendment to 
the Square 254 Guidelines directly to your office. The proposed amendment ·would remove -the 
second paragraph of Section 10 from the square guldellnes. Our referral to you constitutes GSA's 
support for the proposed amendment. 

If you have any questions, please contact Dawud Abdur·Rahman at (202)260·3368. 

. . .... . , . .. . . 
I e• • •• • ' t 
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U,8, General Services Admlnlelrallon 
301 711 Street SW 
Washington, DC 20407-0001 
www.gsa.gov 
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SQUAREl54 
AMENDMENTS TO THE PENNSYLVANIA A VENUE DEVELOPMENT CORPORATION 

SQUARE GUIDELINES 

Bound by 13th
, 14th

, F, and E Streets, NW 
Washington, DC 

Submitted by the United States General Services Administration 

November 22, 2011 

Abstract 

The General Services Administration has submitted a proposed amendment to the PeMsylvania 
A venue Development Corporation Square Guidelines for Square 254. The amendment proposes 
to remove the requirement for arcades along the E Street building line for the Square. The 
amendment would support a proposal to redevelop the office building on the comer of 13th and E 
Streets, NW with a building built to the property line and having glass store frontages rather than 
the use of an arcade. 

Commission Action Requested by Applicant 

Approval of amendments to the PeMsylvania Avenue Development Corporation Square 
Guidelines for Square 254 pursuant to 40 U.S.C. § 6702(d) and the Memorandum of Agreement 
dated July 25, 1996, 61 Fed. Reg. 41789 

Executive Director's Recommendation 

The Commission: 

Advises the General Services Administration that the proposed amendment to the Square 
Guidelines for Square 254 for the elimination of the requirement for an arcade along the E Street, 
NW frontage would not be inconsistent with the goals of the PeMsylvania A venue Plan . 

• • • 
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PROJECT DESCRIPTION 

PeMsylvania Avenue Plan 

In April of 1973, the PeMsylvania A venue Development Corporation (P ADC) was created by 
Congress to provide leadership and planning for the redevelopment of the Pennsylvania A venue 
corridor. The P ADC laid out its preliminary plan for the redevelopment of the corridor in March 
1974 and approved the final plan in October of 1974. Subsequently, the PADC created General 
Guidelines for all development within the P ADC area, and Square Guidelines that prescribed 
development standards for individual squares. The General Guidelines envision lively streets, 
improved streetscapes, buildings of high architectural quality, mixed uses, historic preservation, 
and complementary new buildings that create an ensemble through unifonn or compatible 
heights, setbacks, and build-to lines. 

Pennsylvania Avenue Plan Area 

In 1996, Public Law 104-134 abolished the PADC and required all rights, title, and interest in 
and to all property held in the name of the P ADC to be transferred to the General Services 
Administration (GSA) and the National Park Service (NPS). The law also transferred PADC 
responsibilities with ensuring compliance with the Plan to GSA and NCPC. In July 1996, GSA, 
NCPC, and NPS entered into a Memorandum of Agreement (MOA) outlining the responsibilities 
of each entity with regard to ensuring compliance with the Plan and the PADC's General 
Guidelines and Square Guidelines. 
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The process outlined in the MOA that pertains to the proposed amendment is as follows: 

1. 	 A proposed development or redevelopment of a site is submitted to GSA and NCPC for 
review. 

2. 	 GSA makes a determination of whether the proposal conforms to the Plan and the 
General and Square Guidelines and informs NCPC of its decision. 

3. 	 NCPC reviews the proposal and advises GSA on whether the proposal will require an 
amendment to the Plan, General Guidelines, and/or the Square Guidelines 

4. 	 If GSA accepts NCPC's advice, GSA requires the developer to submit a proposed 
amendment to the Plan 
GSA transmits the amendment to NCPC for a 45 day review in which NCPC is to advise 
GSA of its views on the proposed amendment. 

6. 	 GSA shall amend the Guidelines 

1301 Pennsylvania Avenue 

In September 2011, NCPC and GSA, as outlined in the PADC MOA, received plans for the 
redevelopment of the office building on the comer of 13th and E Streets, NW, known as 1301 
Pennsylvania Avenue, NW. The proposed redevelopment would demolish the existing masonry 
building to build a new building composed predominantly of a glass facade. The new building 
would be approximately 1.4 million gross square feet, an increase of approximately 300,000 
gross square feet from the current building. 

After review of the plans, NCPC staff determined that the project conformed to the Pennsylvania 
Avenue Plan, the General Guidelines, and the Square Guidelines with the exception of Square 
Guideline # 10 L Pedestrian Features. This guideline requires the creation of an arcade along the 
length of E Street. Thus, the developer is therefore proposing an amendment to the guidelines for 
Square 254 to remove the arcade requirement. 

Proposed 1301 Pennsylvania Avenue Redevelopment 
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Square 254 is bound by 14th Street, NW on the west, 13 th Street, NW on the east, E Street, NW 
on the south, and F Street, NW on the North. Just south of the Square is Freedom Plaza and 
Pennsylvania A venue. The Square is comprised of three parcels that are developed with a 
Marriott Hotel, the National Theatre, the National Press Club, the National Place building, and 
an office building on the comer of 13 th and E Street (the building proposed for redevelopment). 
The uses on and the around the site are predominantly office buildings with retail on the ground 
floor. 

Square 254 Site Location 

Proposal 

As outlined in the MOA, once NCPC and GSA review the project for confonnance and 
determine that a Square Guideline amendment is needed, GSA can either reject the proposed 
building design or require the developer to submit an amendment. In this case, the developer has 
submitted a proposed amendment for consideration. According to the MOA, GSA's referral of 
the amendment to NCPC is considered an endorsement by GSA for the amendment. The 
proposed amendment is as follows: 

PROPOSED AMENDMENT TO P ADC'S Square Guidelines: 254 issued September 30, 1980: 

Amend Section 10. Pedestrian Features of SPECIFIC CRITERIA, page 7, by deleting the second 
paragraph thereof which presently reads: 

"An open arcade shall be provided along the entire length of E Street. The arcade shall 
connect to the existing arcade of 1301 E Street. The ground floor lobby of the National 
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Theater shall also be functionally integrated with the arcade, and the building shall be 
modified to provide a sense of continuous pedestrian flow along the arcade. The theater 
portion of the arcade may be interior or exterior space, but it shall be accessible to the 
public during the evening and on weekends." 

PROJECT ANALYSIS 

Executive Summary 

As described in the MOA, NCPC's role in the review of the proposed amendment is to ensure 
that any changes to the Square Guidelines would not be inconsistent with the goals of the 
Pennsylvania Avenue Plan to enliven the street frontages and create activity on the streets that 
face Pennsylvania A venue. 

Arcade Reguirements of the Zoning Regulations of the District of Columbia 

In 2004, the Zoning Commission of the District of Columbia amended the Zoning Regulations to 
eliminate the Floor Area Ratio (FAR) density credit, or bonus density, for providing arcades in 
commercial and other zones. At that time the District of Columbia Office of Planning noted that 
the Council considered multiple initiatives to make downtown retail space more "user friendly'' 
and to eliminate what had become uninviting and sometimes dangerous recesses adjacent to 
downtown city sidewalks. As a result, the then Chair of the Committee on Economic 
Development recommended conversion of existing arcades to "retail, entertainment, arts and 
service uses.'' These recommendations were incorporated into the District Elements of the 
Comprehensive Plan. The Zoning Commission's text amendment also disallowed new open 
arcades within commercial zones in the Central Employment Area from receiving the FAR credit 
as a way to discourage the provision of such spaces. 

The proposed rulemaking was referred to the NCPC and the Executive Director, pursuant to the 
Commission' s  delegation of authority adopted on August 6, 1999, indicated that the proposed 
text amendment to allow for the enclosure of arcades would not adversely affect the identified 
federal interest, the quality of the pedestrian environment on L'Enfant Streets. The delegated 
action report also encouraged the Zoning Commission to consider that the preferred method of 
enclosure be in the nature of a glass storefront; that storefront entrances be separate from the 
building entrance, and that new enclosures not encroach on the public sidewalk with the 
exception of bays suitable to retail display. The proposed redevelopment of 1301 Pennsylvania 
A venue, NW confonns to the recommendations made by NCPC; there will be glass storefronts, 
storefronts with separate entrances, and the store frontages will not protrude into public space. 

In ZC 10-16, the Zoning Commission took an action to approve a text amendment to allow 
closure of open arcades at ground level of a building in all zoning districts where they arc 
currently allowed. Upon referral of the case to NCPC, the Executive Director found that the 
proposed text amendment would not be inconsistent with the Comprehensive Plan nor would it 
adversely affect any other federal interest. As with the 2004 zoning action regarding arcades in 
the Central Employment Arca, one of the federal interests identified was the quality of the 
pedestrian environment on L'Enfant Streets noting that the closure of arcades would enhance the 
pedestrian environment 
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Arcades at Square 254 • 
Currently, two of the three buildings along E Street have an arcade, the building being proposed 
for redevelopment and the Marriott building. However, between the two buildings is the National 
Theatre, a historic building. As part of amendments to the Pennsylvania A venue Plan adopted by 
P ADC in 1990, the provisions for proposed development included the required retention of the 
National Theater Building. The arcade at 1301 Pennsylvania Avenue currently and would in 
future continue to "dead end" at the National Theater and would be contrary to the development 
concept for Square 254. 

The Pennsylvania A venue Plan 

The Pennsylvania A venue Plan established many goals and objectives for the development of 
Pennsylvania A venue as "a vital part of downtown Washington, as the symbolic ceremonial way 
between the Capitol and the White House and as a link between the governmental city and the 
private city." Some of the goals and objectives that pertain to the proposed development and 
amendment are as follows: 

Transforming the A venue into an attractive and pleasant place for residents and visitors 
alike. The physical setting must accommodate the varied needs of all the people who use 
it - offering comfortable places to stroll, rest. sit and talk, eat and shop. 

- Providing a mixture of commercial and cultural activities along the A venue that will 
attract a wide variety of people and stimulate street life. 

- Introducing, on currently under-utilized land, new buildings representative of the best 
contemporary architectural and planning concepts. New buildings, however, must 
complement and enhance the existing urban fabric. 
Bringing new economic life - jobs, shopping, and business opportunities - to the A venue 
while reinforcing existing activity both on the Avenue and in adjacent downtown area. 

The proposed building carries out the design goals of the Pennsylvania A venue Plan and Square 
Guidelines. The proposed glass faËade and entry from PeMsylvania Avenue will provide 
enhanced pedestrian experience. Additionally, the first floor will contain retail usage, as 
required by the Pennsylvania A venue Plan. Due to the glass faËade, the proposed retail will be 
visible from the sidewalk along E Street and activate the space. 

CONFORMANCE 

National Environmental Policy Act {NEPA) and National Historic Preservation Act <NHPA} 

In accordance with the provisions of the MOA, NCPC only advises GSA on proposed Square 
Guidelines amendments and therefore does not have independent National Environmental Policy 
Act or National Historic Preservation Act Section 106 responsibilities. GSA has determined that 
the proposed amendment does not constitute an undertaking and therefore also does not have a 
NEPA or Section 106 responsibility. 
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CONSULTATION 

U.S. Commission of Fine Arts 

Pursuant to its authority under the ShipsteadŚLuce Act, the U.S. Commission of Fine Arts (CFA), 
at its October 20, 2011 meeting, reviewed the concept design for the new office building at 1301 
Pennsylvania A venue, NW. CF A approved the concept design for the new 13-story glass and 
stainless steel building without objection. CF A will review the final design at a later date. 



,• 
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PENNSYLVANIA A VENUE DEVELOP:MENT CORPORATION 
426 THIRTEENTH STREET N.W. WASHINGTON D.a 20004 

· Square Guidelines: SQ. 254 

Together with the General Guidelines, these Square Guidelines will 
control development on Square 254, and form the basis on which the PADC 
Board may give preliminary program and concept approval to development 
proposals. The Controls and Standards for Squa·re 254 will be developed 
from these Square Guidelines, and will form the basfs for final approval 
of development projects •. 

-
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REGULATORY SYSTEM' FOR APPROVAL OF DEVELOPMENT PROJECTS 

In addition to the Pennsylvania Avenue Plan - 1974 and other applicable 
pol1c1eǄ governing development, the Pennsylva·nia Avenue Development 
Corporation will utilize design and development guidelines which reflect 
the Corporation's ǅntent with regard to Etsign and development on 

· individual squarǆs under its jurisdiction. Proposals for private 
development will be assessed and approved by the Corporation based upon
compliance with the following: 

1. General Guidelines which·are applicable to all squares and indfcate 
the Corporation's overall intent with regard to development and design 
objectives. The General Guidelines include a restatement and refinement
of the Plan•Ï goals and objectives, an outline of deÏign and development 
criteria uniformly or generally applicable to all squares. and a glossary 
of terms used in the SquǇre Guidelines and Controls and Standards. 

AND 
'

2. Square Guidelines which are applicable to each individual square, 
portion of a square, or group of squares, and indicate the Corporation's 
specific intent with regard to design and development objectives relative 
to that square. Each set of Square Guidelines is a preliminary document. 
and describes the substantive elements which will be treated in the 
Controls and Standards (as described below) • 
. 

The Square Guidelines will enable private developers to begin the process 
of planning and .design of private development prior to publication and
formal adoption by the Corporation of the Controls and Standards. 
PADC Board of Directors may give preliminary approval to development 

The 

proposals based upon the General Guidelines and individual Square 
Guidelines, but final project approval shall be based on compliance with 
.the Con tro 1 s and Standards. 

3. Controls and Standards for eaFh square which are developed from and 
supersede the Square Guidelines prepared for eǈch square. The Controls 
and Standards constitute the Corporation's formal regulations with
regard to design and development on each square. The Controls and 
Standards describe the elements of the Square Guidelines in precise 
terms. and may include an elaboration upon or modification of certain 
elements of the Square Guidelines. 

The PADC Board of Directors shall give final project approval to devel­
opment proposals based upon compliance with the General Guidelines and 
the Controls and Standards. 
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NOTE: 

ANTICIPATED DEVELOPMENI ,., . 

The Corporation has entered into a lease Agreement with Square 254 
Limited Partnership to develop the portion of Square 254 described as 
11 Parcel A" 1n these Guidelines. This agreement 1s 1n accordance with 
the
1, 1978, and the subsequent selection of the Quadrangle Development 

terms of a Development Prospectus ·issued by the Corporation on April 

Corporation and the Marriott Corporation (partners 1n the Square 254 
Limited Partnership) as the developers for the offered site. 

These Square Guidelines are consistent with the 1974 Plan and generally 
consistent with the Planning and Design,Qbject1ves and Criteria contained 
1n the Prospectus. However, since the Prospectus was issued prior to 
the establishment of the regulatory system of whtch these Guidelines are 
a part, the Corporation•s final approval of the development proposal by 
Square 254 Limited Partnership will be based upon compliance with the 
executed Lease and the Prospectus. 

All other development projects on Square 254, including future proposals 
for Parcels B and C, as well as other proposals for Parcel A, will be subject 
to these Guidelines and the regulatory system described herein • 

... 
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GENERAL CRITERIA 


New development on Square 254 w111 comprise the largest and most prominent mixed 

use development in the Western Sector of the Pennsylvania Avenue district. As 

such, it is critical to the successful realization of the Corporation's goal to 

attract people to the downtown area and the new Òub11c spaces to be created along 
the Avenue. 

.. 

Square 254 fonns the northern edge of Western Plaza, one of the major public 
spaces of L'Enfant's city plan. As part of the Corporation's public improvements 
program, Western Plaza has been redesigned and reconstructed to provide a 
more attractive setting for new development adjacent to ft. Vehicular 
traffic has been rero·uted around the plaza, creating a grand central 

space. on the axis of the Avenue. This new chic s·quare, with its granite 

parterre of the L'Enfant Plan, will provide a unique opportunity for residents 
and visitors alike to experience one of the city's most impressive vistas 
1n an environment devoted entirely to pedestrians. 


As a complement to Western Plaza, development·on Square 254 should establish a 

.new focal point for comnercial activity in the downtown area. It should draw 

pedestrians through an exciting series of public interior spaces. It should 

include uses along the ground floor street frontages which promote activity on 
the sidewalk and on Western Plaza at all times of the day and night. In addition 
to hotels and offices, ft should include a substantial component of retail and 
entertainment uses. The National Theatre in particular has had a long history at 
this location, and new development should be desJgned to strengthen the viability 
of theater use and to provide after-theater places for theatÓrgoers to linger on 
the Avenue. 


The design of development must be of an architectural quality suitable to 

its highly visible location. The facade alÔng Western plaza must clearly 
define the boundary of the open space, and must also be designed to ensure 
a proper setting for adjacent landmark bufldi_ngs. Development will be 
located directly across the street from the Willard HQtel. which will be 
restored to its former elegance. and·across Western Plaza from the District 
Building. which is both architecturally distinguished and symbolicÕlly 
important as the seat of the city's goverment. New development should be 
compatible in scale and character;w1th these exfsti,ng landmarks. and shQuld 
further enhance the area with equally fine examples of contemporary design. 


Square 254 is also an important block along Washington•s major shopping 

street. F Street, which forms an outdoor retail mall between 7tÖ and 15th 
Streets. New development along F Street, which may include both new con­
struction and renovation of existing buildings, should maximize the use of shQp× 
along the entire F Street frontage, and should incorporate other uses which 
increase F Street's attractiveness to both retailers and customers. Shops should. 
in general. be directly accessible from the street to provide continuous 
pedestrian activity along the sidewalk. and shop frontages should be as 
transparent as possible to provide maximum visibility from the street into 

the interior of development. Lively retail uses should be combined with such 

amenities as canopies, graphics. flags,.street trees. and special sidewalk 

·treatment, creating a colorful and festive atmosphere for shoppers and 
· pedestrians. 

' 




�� 

1 NATIONAL PRESS auiLDING �r1 r, --,,---·7' 

.. 


-4­

SPECIFIC CRITERIA 

1. Development Parcels 

Square 254 shall be developed as no more than three development parcels. 
If the sguare is developed as three parcels, the parcels shall be as.
follows (See Diagram fl): 

Parcel A: 	 PADC land known as Parcel 254-A, not including 
the north-south alley. 

p"arcel B: Lot 818 (National Press Club) If the National 
Press Club is renovated or redeveloped. the 
Corporation may consider including the north­
south alley as part of Parcel 8. 

Parcel C: Lot 50 (1301 E Street) 

If two or more of these parcels are combined, the square may be 
developed as two development parcels. or as a single development 
parcel. 

· F ST, • 
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New development and existing buildings on Square 254 should be integrated 
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2. Comprehensive Planning and Design 

with regard to parking, loading, retail, and pedestrian elements. Pedestrian
features which require coordination amon9 separate development parcels fnclude
retail level connections. interior through-square circulation. public use
of the National Theatre lobby. and elements such as store and entrance 
canopies and arcades. 

..

3. Height of Development 

On parcels A and C, the maximum height of development shall be 160 feet. 
exclusive of roof structures, measured from the curb of the thoroughfare 
presently known as "E11 Street. If Parcel 8 is separately developedǉ the 
maximum height of development shall be the maximum allowed under the 
Zoning Regulations of the District of Columbia. 

Along the entire frontage of E Street, the height of development shall not 
exceed.135 feet for a distance of 50 feet north of the E Street right-of-way 
line. 

4. Build-to Line 

Build-to lines are established along the entire frontages of E. F, 13th, 
and 14th Streets. 

Establishment of a build-to line does not imply a cotresponding required 
height,of development. except where a build-to height is specified.
Variations 1n the street facade above the ground level to articulate the 
scale of development. to establish a rhytfvn along the facade, or to allow 
for rooftop amenities, are encouraged as long as the sense of a continuous 
spatial enclosure is ·maintained. 

·s. Buf1d-to Height 

That portion of new development at the corner of 14th and E Streets shall 
be built to the full height f 135 feet. 

I
6. Roof Structures 

Roof structures should be located wherever possible so that they are not 
visible from the street. All roof structures should be attractively designed 
as integral parts of the overall building composition. The designer should 
treat roof structures as positive elements in terms of the building massing 
and architectural expression. rather than attempting to meet only the minimum 
requirements specified in D.C. Zoning Regulations. Roof structures should 
maintain the same quality of materials·, design interest. and architectural
detail as other parts of the building facade. 

No roof structures are permitted on the SO-foot roof setback from E Street, 
' I : except seasonal and temporary structures incidǊntal to rooftop uses. and 

architectural embellishments. 

All mechanical. elevator, and stair penthouses, except existing penthouses 
on buildings to be renovated, shall be set back twice their respective 
heights from those edges of the roof fronting on streets. 



7. 	 Subsurface Restrictions 

vaults are permitted beyond the lot lines, provided that their locations 
and configuration are consistent with the Corporation's Side Street 
Improvement Plan. 

Vaults may extend up to 12 feet from lot line, but not within 20 feet 
of the E Street curb or 10 feet of the other curbs. 

Except for existing conditions. subsurface structures incidental to electrical 
transformers are prohibited within the E Street and F Street sidewalks. 
Where possible. all connections to waterǋ gas. electric. telephone and · 
sewer lines shall be from 13th and 14th Streets. 

8. 	 Special Design Requirements 

The architects of development on Square 254 are expected to work closely 
with the Corporation in treating the following special design elements: 

the massing and facade design of new development, particularly 
with regard to harmonizfng with the WilTard· Hotel, Western 
Plaza. and the F Street shopping corridor in terms of scale. 
design and materials; 

modification of the National Press Club Building, including changes 
to the facade design, retail plan, ground floor uses. and truck 
access, the addition of parking facilities. and the relationship lr! 
these 	changes to adjacent development on Parcel A and surrounding areas; 

ǌ 	 the integration of the National Press Club Building, ff it is 
renovated, with development on Parcel A in terms of parking. 
loading, pedestrian connections, and retail uses; 


the design of ground level storefronts and building entrances; 


the retail plan, fn terms of the type and size of stores, and their 

. relations to exterior public spaces, especially along E and F Streets; 


the pedestrian environment created at the ground level. particularly 

along E and F Streets, by the various types of ground floor and 

sidewalk uses, the accǍssibility of interior spaces to pedestrians, 

and the physical design of the building faǎe and s;dewalk; 


the physical design of the arcade at the ground level of the 

National Theatre, and the functional integration of the Theatre 

building with the arcade and adjacent development; 


an interior court or atrium, if provided; 


awnings. canopies, arcades, or other means of weather protection; 


outdoor cafes and other sidewalk uses; 


structures and planting incidental to rooftop uses; 


the location and appearance of roof structures. especially mechanical 

penthouses and cooling towers; and, 


access for off-street parking and loading. 




; 
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9. Uses 

Square 254 shall be primarily devoted to hotel, office, and retail use. 

A special emphasis shall also be placed on maintaining and increasing 

theatrical and entertainment establishments. The ground floor of 

development shall be primarily devoted to retail,· entertainment, restaurant, 

and institutional uses that will encourage lively activities at the street 

level. Uses which generate a low level of activity or engage in business 

for a 11m1ted period of time during the day are discouraged along 

E and F Streets. 


related
Retail spaces on the ground level fronting on E and F Streets or pedestrian­

passages shall be directly accessible from those areas. 


Cafes in the sidewalk on E Street are encouraged. 


Rooftop uses such as cafes, restaurants, gardens, and recreational 

uses are permitted and encouraged. 


10. Pedestrian Features 

and
A north-south through-square connection shall be provided between E 

F Streets. If the National Press Club Building is renovated, it 
is recommendǏ that the interior circulation system of the building 
be connected to and integrated w1.th the through-square connection and new
devel opnent Oil Parcel A. 

An open arcade shall be provided along the entire length of E Street. 
The arcade shall connect to the existing arcade of 1301 E Street. The
ground floor lobby of the National Theater shall also be functionally
integrated with the arcade, and the building shall be modified to pro­
vide a sense of continuous pedestrian flow along the arcade. The
theater portion of the arcade may be an interior or exterior space, 
but it shall be accessible to the public during the evening and on weekends. 

Weather protection shall be provided along the entire length of F Street. 

11. Historic Preservation 

The Fox Theater Arch shall remain in place. 

12. Curb Cuts 

No curb cuts shall be permitted along E and F Streets. except at the north­
south alley as long as it remains a public alley. Access from this 
alley to loading and parking facilities is not permitted. 

Along 13th Street, there shall be no more than two curb cuts. Along
14th Street, there shall be no mor.e than ·three curb cuts, one of which 
may be located on Parcel B. 



Off-Street loading 

• 

13. 

Parcel 254-A shall provt'de consolidated loading. fac11 ities for Parcels 
B and C. Parcels Band C may each have additional off-street loading 
facilities so long as the number of curb cuts along 13th and 14th 
Streets does not exceed the maximum permitted. . . . . 
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GUIDELINES AND OTHER <X>NTROLS GOVERNING APPltOVAJ., 
OF DEVELOPMENT PROJECTS 

In order to ensure that development within the jurisdiction 
of the Pennsylvania Avenue Development Corporation is implemented 
in accordance with the Pennsylvania Avenue Plan ("the Plan"), the 
Corporation has promulgated development guidelines that set 
forth in more specific detail the Corporation's intent and 
restrictions with regard to the design and planning of deveJopment 
projects. 

Together with the Plan. these guidelines form the basis on 
which the Board of Directors grants preliminary approval to 
devlopment proposals. and the Chairman grants final approval. as 
outlined in the Development Policies and Procedures. 

In addition to the development guidelines. there are various 
other policies. programs. regulations. and guidelines which 
control development under the Corporation's jurisdiction. The 
resulting regulatory framework is briefly described below. 

1. 	 General Guidelines and Uniform Standards for Urban Planning 
and Design of Development Within the Pennsylvania Avenue 
Development Area (36 CFR 910)_ (the "General Guidelines"): 

• The General Guidelines are applicable to all squares and 
indicate the Corporation's overall intent with regard to 
design and develoP,ment. The General Guidelines include a 
sunmary of the Plan's goals and objectives, a description of 
design and development criteria uniformly applicable to all 
squares, and a glossary of terms used in the General and 
Square Guidelines. 

2. 	 Square Guidelines 

Square.Guidelines are applicable to an individual square or 
group of squares. and indicate the Corporation's specific 
intent with regard to design and development. The Square 
Guidelines include specific guidelines and controls for such 
items as minimum development parcels, building massing, 
uses, historic preservation, servicing. and pedestrian 
features. 

a) Historic Preservation Plan 

b) Public Improvements Program 

c) Side Street Improvements Program 

d) Energy Guidelines 
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e) Pennsylvania Avenue Lighting Plan 

f) Criteria and Guidelines for Lighting of Private 
Development 

g) Policy on Environmental Quality and Control (36 CPR 907) 

h) Affirmative Action Policy and Procedures (36 CPR 906) 

i) Policy and Procedures to Facilitate the Retention of 
Displaced Businesses and Residents in the Pennsylvania 
Avenue Development Area (36 CPR 908) 

j) Policy Statement for Permanent Art in Public Spaces 
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SQUARE GUIDELINES: SQUARE 291 

Square 291 is bounded by Pennsylvania Avenue, 12th, 13th, 
and E Streets, N.W. It is designated in the Plan as a location 
for commercial development. The establishment of a significant 
amount of new office and retail space on this square is intended to 
help promote the revitalization of Pennsylvania Avenue and the 
surrounding area. 

Square 291 occupies the building frontage at the eastern 
end of Western Plaza, one of the five major parks included in 
the Corporation's Public Improvements Program. Because this 
location is so prominent in the Avenue vista, new development 
on the square will help to set the standard for development on 
Pennsylvania Avenue. 

B. General Development Goals 

Development on Square 291 is expected to address several 
major goals that support the achievement of the Corporation's 
development program, as described in the Plan. These goals 
are: 

1) Development of the square for high-quality office 
development with associated retail. 

2) Development of architecturally distinguished buildings 
that complete the enclosure of Western Plaza and 
Pennsylvania Avenue in a harmonious and unified manner. 

3) Establishment of an attractive sidewalk environment, 
together with retail, restaurants, cafes, and other 
ground level uses that will promote activity in the 
public spaces along the Avenue. 

c. Urban Design and Planning Objectives 

The Corporation's urban design objectives for Square 291 
are intended to provide for a distinguished urban design 
contribution to the Avenue at this critical location. 

Development on the square should contribute to a stronger 
and architecturally compatible enclosure for Western Plaza. In 
keeping with this objective, the SO-foot sidewalk setback along 
Pennsylvania Avenue terminates east of 13th Street, so as to allow 
the longest possible building frontage facing the plaza. The 
facade of the building at this location, whether new construction 
or a rehabilitation of the existing structure, should be of the 
highest design quality, with a strong cornice and edges, and a 
composition that acknowledges the site's frontal relationship 
to the plaza as well as to Pennsylvania Avenue. 
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At the corner where this facade adjoins Pennsylvania 
Avenue, there should be strong expression of the transition 
between the open space of the plaza and the diagonal of the 
Avenue. Also, if there is new construction, there should be an 
open ground level pedestrian connection between the sidewalk 
opposite Western Plaza and the Pennsylvania Avenue sidewalk 
setback, in order to reinforce the sense of continuous promenade 
along the Avenue. 

Along 12th Street, the guidelines provide for a building 
projection over the sidewalk, similar to the projection of the 
Presidential Building across the street. This feature provides 
weather protection for pedestrians on 12th Street and helps to 
maintain the continuity of the Pennsylvania Avenue street facade. 

D. Specific Design and Planning Guidelines 

1. Coordinated Planning Area 

The coordinated planning area is comprised of Square 291 
and the adjacent sidewalk areas. 

2. Development Parcels 

The coordinated planning area shall be developed according 
to the development parcels delineated in Diagram 11. These 
development parcels represent minimum areas that may be 
developed. Any combination or number of contiguous development 
parcels may be developed as a single project. 

The minimum development parcels are defined as follows: 

Parcel A: Lot 818 (Pennsylvania Building) 

Parcel B: Lot 37 (1201 Pennsylvania Avenue) 

3. Comprehensive Planning and Design 

Development of Parcel A and Parcel B as a unified project 
is preferred. If Parcel A and Parcel B are developed 
separately, the following conditions shall apply: 

a. Provisions shall be made in the design of development on 
Parcel B for future connection with any subsequent new 
construction on Parcel A. 

b. If a new building is constructed on Parcel A, there 
shall be a direct pedestrian passage connecting the two 
developments, allowing continuation of pedestrian movement along 
the SO-foot Pennsylvania Avenue sidewalk setback. 
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c. If the Pennsylvania Building is rehabilitated, the two 
developments do not have to be directly connected, although 
such a connection is encouraged. 

4. � 

Square 291 shall be developed for office and retail uses. 

Office space should be of the highest quality. If' the 
Pennsylvania Building is retained, rehabilitation and upgrading. 
of the office space in the building is encouraged. 

Retail uses shall be provided as follows: 

a. The ground level of development shall be primarily 
devoted to a mix of retail, entertainment, and restaurant uses 
that will encourage lively activities at the street level, 
especially throughout the evening and weekend. 

b. Along the ground level frontages of Pennsylvania Avenue 
and 13th Street, uses which generate a low level of activities 
or engage in business for a limited period of time during the 
day such as banks, airline ticket offices, travel bureaus, and 
the like are discouraged. 

c. Cafes in the sidewalk setback on Pennsylvania Avenue are 
encouraged. 

d. Rooftop uses such as cafes, restaurants, and roof 
gardens are encouraged. 

s. Gross Floor Area of Development 

The gross floor area of development is limited to a maximum 
of 11 times the buildable area of the development parcel, as 
defined by the building restriction line described in Section 
6. In making this computation, the following exclusions of 
floor area may be made: 

a. Floor area not normally computed as part of gross floor 
area for purposes of the o.c. Zoning Regulations. 

b. Floor area devoted to an off-street loading facility. 

c. Floor area devoted to mechanical equipment rooms for 
HVAC and elevators, not to exceed a factor of 0.37 times the 
buildable area of the development parcel. 

d. Floor area which extends beyond a right-of-way line or 
the building restriction line. 

e. Floor area devoted to an open arcade or through-square 
connection which meets or exceeds the open arcade criteria 
established in the o.c. Zoning Regulations. 

. . 
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6. Pennsylvania Avenue Building Restriction Line and 
Sidewalk Setback 

Any development fronting on Pennsylvania Avenue shall 
observe the Pennsylvania Avenue building restriction line (see 
Diagram il) . 

The building restriction line begins at a point 
approximately 95 feet from the intersection of the 13th Street 
right-of-way line and the Pennsylvania Avenue right-of-way 
line, diverges from the Pennsylvania Avenue right-of-way line 
at an angle of 39 degrees, and runs parallel to the Avenue to 
create a SO-foot sidewalk setback on Parcel B. 

Minor architectural articulations and embellishments of the 
facade may project into the airspace above the sidewalk 
setback. Canopies and other building elements incidental to 
pedestrian weather protection and retail uses are permitted and 
encouraged at ground level on the sidewalk setback. Subsurface 
projections are permitted consistent with Section 12. 

7. Build-to Line 

Build-to lines are established along the Pennsylvania 
Avenue building restriction line and all street right-of-way 
lines on Square 291 (see Diagram tl). 

Architectural treatments such as covered pedestrian spaces, 
arcades, recesses, niches, entrances, or other articulations of 
the facade are permitted at the build-to line. 

B. Height of Development (see Diagrams i2 and t3) 

a. Above the 135-foot level, development fronting on 
Pennsylvania Avenue shall be set back not less than s·o feet 
from the Pennsylvania Avenue building restriction lines. No 
roof structures may occupy this setback area, except those 
structures incidental to rooftop uses. 

b. Above the 135-foot level, development fronting on 13th 
Street shall be set back not less than 100 feet from the 13th 
Street right-of-way line. Only roof structures incidental to 
elevator penthouses and roof access stairs may occupy this 
setback area, provided that they are set back from those edges 
of the roof fronting on a street four feet for every foot of 
height above the roof. If the Pennsylvania Building is 
rehabilitated, the existing roof structures may remain within 
this setback area, but any modification or expansion of these 
structures shall include a unified, high-quality exterior design. 
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c. Along 12th and E Streets, any development above the 135 
foot level shall be designed to minimize the visual impact of 
the additional height and mass above that level. 

9. Build-to Height 

New construction shall be built to a height of approximately 
135 feet along the build-to lines. 

If the Pennsylvania Building is rehabilitated, it is strongly 
recommended that the exterior walls be modified to rise to 
approximately 135 feet at the build-to line, eliminating the 
setback at 110 feet (see Diagram #3) , so that the uniform cornice 
line is maintained at 135 feet. 

10. Roof Structures 

a. Penthouses 

Mechanical and elevator penthouses are not permitted above 
the maximum height of development of 160 feet. 

A stairway penthouse is permited above the maximum height 
of development, but this penthouse may not exceed 8 feet in 
height above the roof level on which the structure is located. 

If the Pennsylvania Building is rehabilitated, mechanical and 
elevator penthouses are not required to meet the setback 
restrictions described above, but should be set back as far as 
possible from the edge of the roof and include a unified, high­
quality exterior design. 

b. Architectural Embellishments 

Skylights, cornices, and other architectural embellishments 
may rise insignificantly above the maximum height of 
development, so long as these structures serve no functional 
use to the operation of the development. 

c. Temporary Structures 

Rooftop uses such as cafes, restaurants, gardens, and 
recreational uses are permitted and encouraged on roof 
setbacks. 

Structures incidental to rooftop uses shall be seasonal and 
of temporary construction. Such structures in excess of four 
feet in height shall be set back from any edge of the roof 
fronting on a street a distance equal to their height. 

11. Building Projection over Public Space 

On Parcel B, a building projection is permitted and 
recommended beyond the right-of-way line of 12th Street. Any 
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such projection is subject to approval by the Mayor pursuant to 
the o.c. Building Code. 

Any such projection shall not extend more than 12 feet 
beyond the right-of-way line; it shall provide vertical clearance 
from the 12th Street sidewalk not less than 20 feet� and it shall 
not rise more than 135 feet in height. 

12. Subsurface Restrictions 

Vaults are permitted beyond building lines and the 
Pennsylvania Avenue building restriction line, provided that 
their location and configuration is consistent with the Side 
Street Improvements Program and Public Improvements Program. 

Except where existing, vaults beyond the Pennsylvania 
Avenue building restriction line and the 13th Street 
right-of-way line are not permitted to extend within 20 feet of 
the curb, and their upper surface shall be at least 7 feet 
below the surface of the sidewalk. 

Along E Street, vaults may extend a maximum of 12 feet 
beyond the building line, but not within 10 feet of the curb. 

The location and layout of electrical transformers in 
public space will be subject to a special review by the 
Corporation. Electrical transformer vaults are prohibited in 
the Pennsylvania Avenue sidewalk area and in the 11th Street 
sidewalk. 

Wherever possible, utility connections shall be made from 12th 
Street or E Street. 

13. Pedestrian Features 

a. Open arcades 

New construction on Parcel A shall provide an open arcade 
along the entire 13th Street frontage. The open arcade shall 
comply with the criteria set forth in the D.C. Zoning 
Regulations, unless the Corporation determines that the goals 
of quality design, free-flowing pedestrian circulation, and 
adequate weather protection are satisfied by alternate 
proposals. The Corporation cannot waive or modify the 
applicable criteria for the purpose of obtaining an award under 
the bonus incentive program of the Zoning Regulations. If the 
Pennsylvania Building is rehabilitated, this arcade is not 
required. 

An open arcade is highly recommended along the Pennsylvania 
Avenue building restriction line and is recommended along 12th 
Street if a building projection is not provided. 
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Ground level pedestrian passageways or spaces connecting 
the Pennsylvania Avenue sidewalk setback and 13th Street 
sidewalk shall be provided if there is a new construction in Parcel 
A. These spaces should be treated as follows: 

1) They should be generous in size to ensure free-flowing 
pedestrian circulation and to provide a sense of continuous 
promenade along Pennsylvania Avenue. 

2) They should be of a high-quality design complementary to· 
the building and inviting to pedestrians. 

3) They should be exterior spaces open to the public on a 
24 hour basis, and illuminated at sufficient levels to be safe 
and aesthetically pleasing. 

4) They should permit direct access to retail and similar 
uses which front on them. 

14. Historic Preservation 

The facades or architectural elements of the following 
three buildings located on Parcel B are to be relocated to 
other sites as part of the Corporation's historic preservation 
program: 

1201 Pennsylvania Avenue (building facade) 
1203 Pennsylvania Avenue (architectural elements) 
1205 Pennsylvania Avenue (building facade) 

The developer of Parcel B is expected to cooperate with the 
Corporation to facilitate this preservation activity. 

15. Curb Cuts 

Vehicular curb cuts are permitted only on E Street. 

16. Off-Street Parking 

If the square is developed as a single development parcel, 
there shall be a single access for parking facilities. 

If Parcel A and Parcel B are developed separately, the 
parking entrances for both parcels shall be consolidated with 
the off-street loading entrances at one location on E Street. 

17. Off-Street Loading 

If the square is developed as a single development parcel, 
a single off-street loading facility is required with a single 
access. 

; 
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If Parcel A and Parcel B are developed separately, the 
entrances to off-street loading facilities for both parcels 
shall be consolidated with the parking entrances at one 
location on E Street so as to minimize the size and number of 
curb cuts. 

If the Pennsylvania Building is rehabilitated, at least one 
off-street loading berth shall be provided. 

18. Special Design Considerations 

The following elements are considered critical to the 
design of any development on the square in that they will have 
a major impact on the space and character of Pennsylvania 
Avenue and Western Plaza. The architect of any development on 
the square is expected to work closely with the staff of the 
Corporation in treating the following elements: 

- the Pennsylvania Avenue facade 

- the facade along 13th Street, particularly as an 
architectural backdrop for Western Plaza 

- the architectural transition established at the pivotal 
corner of 13th Street and Pennsylvania Avenue 

- the ground level pedestrian passageways connecting the 
Pennsylvania Avenue sidewalk setback. with the 13th Street 
sidewalk if provided 

- pedestrian amenities at the ground level 

- the building projection over 12th Street, if provided 

- the building mass above the 135-foot level 

- the design and location of rooftop structures 

- off-street parking and loading entrances. 
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GUIDELINES AND OTHER OONTROLS GOVERNING APPIIDVAJ., 
Of DEVELOPMENT PROJECTS 

In order to ensure that development within the jurisdiction
of the Pennsylvania Avenue Development Corporation is implemented 
in accordance with the Pennsylvania Avenue Plan ("the Plan"), the 
Corporation has promulgated development guidelines that set 
forth in more specific detail the Corporation's intent and 
restrictions with regard to tbe design and ptanning of deve1opment ·
pro.fects. 

Together with the Plan, these guidelines form the basis on 
which the Board of Directors grants preliminary approval to 
devlopment proposals, and the Chairman grants final approval. as 
outlined in the Development Policies and Procedures. 

In addition to the development guidelines. there are var-ious 
other policies. programs. regulations, and guidelines which 
control development under the Corporation's jurisdiction. The 
resulting regulatory framework is briefly described below. 

l. 

The General Guidelines are applicable to all squares and 
indicate the Corporation's overall intent with reKard to 
design and development. The General Guidelines include a 
su11111ary of the Plan's goals and objectives, a description of 
design and development criteria uniformly applicable to all 
squares, and a glossary of terms used in the General and 
Square Guidelines. 

2. §_guare Guidelines 

Square Guidelines are applicable to an individual square or . 
group of squares, and indicate the Corporation's specific 
intent with regard to design and development. The Square 
Guidelines include speci fie guidelines and .controls for such 
i terns as minimum deve 1 opmen t parce 1 s. bu i ld'i ni.t mass l ng. 
uses, historic preservation, servicing. and pedestrian 
features. 

3. 	 Ďiscellaneous Poljcies. Pro rams. Re ulations. and 
elsnes: 

a) fflstoric Preservation Plan 

b) Public Improvements Proďram 

c) Side Street Improvements ProĐram 

d) Energy Guide I ;_nes •
' 
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e) 	 Pennsylvania Avenue Lighting Plan 

. 	C) Criteria and Guidelines for Lighting of Private 
Development 

g) 	 Policy on Environmental Quality and Control (36 CFR 901) 

h) 	 Affirmative Action Policy and Procedures ( 36 CPR 906) 

i ) 	 Policy and Procedures to Facilitate the Retention of 
D i  splaced Businesses and Residents in the Pennsylvania 
Avenue Development Area ( 36 CFR 908) 

j ) 	 Policy Statement for Permanent Art tn Public Spaces 
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SQUARE GUIDELINES: SQUARE 322 


A. Introduction 

Square 322 is bounded by Pennsylvania Avenue, 11th, 12th, 
and E Streets, N. W. Under the Plan, no major đedevelopment 
is expected to occur on this square. The Presidential 
Building, the Harrington Hotel, and the old Evening Star Build­
ing are expected to remain in place and also the retention of 
the Evening Star Annex on 11th Street is permitted. A new 
addition iĒ expected adjacent to the Old Evening Star structure 
along Pennsylvania Avenue in order to fill out its western side, 
which is now an exposed party wall. Additionally, there could 
be new construction above the Presidential Building parking 
and loading access on 11th Street. 

Square 322 is located directly across Pennsylvania Avenue 
from. the Old Post Office, which has been renovated under 
the Cooperative Use Act for government offices, with a festival 
retail marketplace on the ground levels and a tourist observa­
tion platform in the tower. The office and retail uses on 
Square 322, together with the Old Post Office and other adjacent 
projects, will provide mutually supportive development at this 
focal point of activity on the Avenue. 

Square 322 also includes a major frontage along 11th Street, 
which leads from the Old Post Office to the heart of the retail 
core. It ·is the Corporation's intent to help strengthen 11th 
Street as a pedestrian-oriented retail connection between 
Pennsylvania Avenue and the old downtown. Development on the 
square will play a critical role in achieving this objective. 

B. General Development Goals 

Development on Square 322 is expected to address some of 
the major goals tha1 support the achievement of the Corporation's 
development and historic preservation programs, as described in 
the Plan. These goals are: 

.. 
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1) 	 Restoration of the Old Evening Star Building and 
construction of an appropriate addition on 
Pennsylvania Avenue; 

2) 	 Integration of existing buildings in terms of off­
street loading and parking to the maximum extent 
practicable; and 

3) 	 Establishment of an attractive sidewalk environ­
ment, together with retail, restaurants, cafes, 
and other ground level uses that will attract 
activity to the public spaces along the Avenue 
and 11th Street. 

C. Urban Design and Planning Objectives 

The Corporation's urban design objectives for Square 322 
are intended to promote development that makes a distinguish­
ed urban design contribution to the Avenue at a prominent 
location. 

The 	square is situated at an architectural gateway created 
by two landmarks, the Old Post Office and the Evening Star 
Building, which narrow the Avenue vista. The Corporation's 
guidelines will enhance the view of this gateway by achieving 
an appropriate architectural treatment in the addition to the 
Evening Star Building on the Avenue. The massing and facade 
design of the addition should compliment the Evening Star 
Building, reinforce the uniformity and monumental character 
of the Avenue, and serve as an architectural gateway in conjunc­
tion with the Old Post Office on Pennsylvania Avenue. 

Ground floor uses fronting on the Pennsylõania Avenue 
sidewalk setback area must create a lively pedestrian environment 
to reinforce the sidewalk activities in front of the Old Post 
Office as well as in front of 1201 Pennsylvania Avenue. 
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D. Specific Design and Planning Guidelines 

,. Development Parcels 

Square 322 shall be developed as no more than -three 
development parcels as follows: 

Parcel A: 	 the Presidential Building 

Parcel B: 	 the Harrington Hotel 
(The Presidential Building and Harrington 
Hotel will remain on Square 322 for reasons 
other than historic preservation - see the 
Pennsylvania Avenue Plan-1974, as amended.) 

Parcel C: the Evening Star Building and Annex, lot 810 
(Medco), and lot 802 (Lunch Connection); also 
the air rights over the loading area and 
parking access of the Presidential Building 

-can be a part of Parcel A, if the owner of the 
Presidential Building does not develop the air 
rights. 

If two or more of these parcels are combined, the square may 
be developed as two development parcels, or as a single develop­
ment parcel. In this case, a greater degree of integration will 
be required among the existing buildings. 

2. Comprehensive Planning and Design 

Whether developed as a single parcel or as separate parcels, 
new development on Square 322 should also be integrated with 
existing buildings to remain on the square, with regard to 
parking, loading, street level activities and pedestrian 
connections. 

'. 

3. � 

Development shöll provide the program of uses described in 

the Plan. 


The ground floor of development shall be primarily devoted 
to retail, entertainment, and restaurant uses that will encourage 
lively activities at the street level. A variety of small shops 

• 
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and restaurants are reconmended. Uses which generate a low level 
of activity or engage in business for a limited period of time 
during the day are discouraged along Pennsylvania Avenue and 11th 
Street. 

Retail spaces on the ground level fronting on Pennsylvania 
Avenue and 11th Street or pedestrian related passages shall be 
directly accessible from those streets. The majority of retail 
spaces on the ground level fronting on 12th Street and E Street 
shall be directly accessible from those ÷treets. 

Cafes are encouraged in the sidewalk setback along 
Pennsylvania Avenue. Rooftop uses such as cafes, restaurants, 
gardens, and recreational uses are permitted and encouraged. 

In order to integrate new and existing uses on Square 322 
into a comprehensive development scheme, it is recomnended that 
the Presidential Building and the Harrington Hotel redesign their 
current ground floor uses. 

In the Presidential Building, the ground floor retail 
spaces fronting on Pennsylvania Avenue should be leased to 
smaller, activity-generating tenants to the maximum extent 
feasible. In the Harrington Hotel, the ground floor spaces 
should be redesigned to permit direct access to restaurants 
from the street, and to minimize the amount of street frontage 
occupied by hotel service functions. 

4. Gross Floor Area of Development 

For the purposes of the Corporation's review and approval, 
the maximum gross floor area of development is established at 
11 times the buildable area of the development parcel (see 
section 15 below).  The following gross floor area may be exclud-
ed from this calculation. ,. 

a) 	 floor area normally excluded under D.C. Zoning 
Regulations; 

b) 	 floor area· devoted to off-street loading and. 
mechanical equipment rooms; and 

c) 	 floor area devoted to open arcades of through-square 
connections which meet the criteria described in the 
Zoning Regulations. 
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5. . Building Restriction Line 


On Parcel A (Presidential Building), a building restriction 
line.is established at a distance 50 feet perpendicular and para­
llel to the Pennsylvania Avenue right-of-way line. On Parcel C 
(Evening Star Building), at the southwestern corner, a north­
south building restriction line is established by connecting the 
following two points: a point established on the Pennsylvania 
Avenue property line 18. 02 feet from the intersection of the 
western property line and the Pennsylvania Avenue property line 
of Parcel C; and a point established at the intersection of the 
western property line of Parcel C and the SO-foot Pennsylvania 
Avenue sidewalk setback line of Parcel A. (see Diagram #1) 

Ar.chitectural articulations, minor architectural embel­
lishments, and canooies at ground level may project into the 
airspace above the sidewalk setback. 

6. Height of Development 

The maximum height of development is 160 feet, measured from 
the Pennsylvania Avenue curb. 

Above the 135-foot level, that portion of development 
fronting on Pennsylvania Avenue shall be set back at least 100 
feet perpendicular and parallel to the Pennsylvania Avenue right­
of-way line, except that development over 135 feet is not 
permitted above the old Evening Star Building. 

7. Build-to Line 

Build-to lines are established alonē the following: 

the 11th Street right-of-way line 
the E Street right-of-way line 
the 12th Street right-of-way line between E 

StreĔt and the Pennsylvania Avenue building 
restriction line 

the Pennsylvania Avenue building restriction 
line on Parcel A 

the Pennsylyania Avenue right-of-way line for a 
distance sufficient to provide , building mass 
adfacent to the western edge of the Eqening
Star Building which is complementary to the 
existing structure. 

• 
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a. 	 Build-to Height 

New development on Pennsylvania Avenue shall match the 

height of the Evening Star Building. 


9. 	 Roof Structures 

No roof structures are permitted on the 100-foot roof 
setback from the Pennsylvania Avenue right-orøwky line, except: 

a. 	 existing roof structures; 

b. 	 seasonal and temporary structures incidental to 
rooftop uses; and 

c. 	 roof structures required by building code to be 
located in the setback area. 

Skylights and architectural embellishments may rise 

insignificantly above the maximum height of development. 


10. Pedestrian Features 

The ground floor of the Old Evening Star Building and the 
proposed addition is to be opened, if possible, to the 
Pennsylvania Avenue sidewalk as a pedestrian arcade linking the 
Pennsylvania Avenue sidewalk setback area to the 11th Street 
sidewalk. 

Weather protection is recommended along 11th Street. 

1,. Building Projection 

A 12-foot building projection beyond the right-of-way line 
of 12th Street ls permitted on Parcel A (Presidential Building). 
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12. Subsurface Restrictions 

Vaults are permitted beyond building lines and the 
Pennsylvania Avenue building restriction line. provided that 
their location and configuration is consistent with the Side 
Street Improvements Program and Public Improvements Program. 

Along the Pennsylvania Avenue frontage. vaults may -extend 
within 20 feet from the Pennsylvania Avenue curb. provided that 
the uppermost surfaces associated with the vaults are at least 7 
feet below the surface of the sidewalk, unless specifically 
approved by the Corporation. 

Along 11th, 12th, and E Streets, vaults may extend a maximum 
of 12 feet beyond the building line, but not within 10 feet of 
the curb. 

The location and layout of electrical transformers in public 
space will be subject to a special review by the Corporation. No 
new electrical transformer vaults are allowed in the Pennsylvania 
Avenue sidewalk area and in the 11th Street sidewalk. 

Where possible, all utility connections shall be made ·from 
12th Street or E Street. 

13. Historic Preservation 

The Evening Star Building must be preserved and treated in 
accordance with the Secretary of the Interior's "Guidelines for 
Rehabilitation," which will be applied in consultation with the 
D.C. State Historic Preservation Officer. 

14. Curb Cuts 

If the square ts developed as three development parcels, 
curb cuts are permitted only on 11th and E Streets. A single 
curb cut adjacent to Parcel C (Evening Star) ts permitted aù 
close as possible to the existing entrance to the Presidential 
Building loading area. 

15. Off-Street Parking 

A single access is permitted for all off-street parking. 
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16. Off-Street Loading. 


A single loading facility serving the entire square is  
reconmended, with a single access on 11th Street or E Street. 

In the event that each development provides a separate 
loading facility, all loading facilities shall be designed and 
located to minimize utilization of ground floor space and 
disruption of pedestrian movement on the sidewalk. 

17. Special Design Requirements 

Since development on Square 322 must be designed to accom­
modate several existing structures, the architect of any develop­
ment team is expected to work closely with the Corporation to 
ensure that all new development complies with the requirements of 
the D.C. Zoning Regulations. The architect is also expected to 
work closely with the Corporation in treating the following 
critical design elements: 

the footprint of new development west of the 
Evening Star Building on Pennsylvania Avenue, 
which should be configured to provide a transi­
tion from the narrow sidewalk to the sidewalk 
setback 

the massing and facade design of new development on 
Pennsylvania Avenue, particularly with regard to 
harmonizing with the Evening Star Building in 
terms of scale, design, and materials 

preservation of the Evening Star Building, including 
design of an arcade at ground level, if provided 

the facade, street level frontage, and ground floor 
uses of the Evening Star Annex 

the facade, street level frontage, and ground floor 
uses of the Harrington Hotel 

that portion of development above 135 feet, partic­
ularly if the square is developed as three 

. · development parcels 
the design of the addition over the loading area of the 

Presidential Building 
the pedestrian environment created at the ground 

level along all streets, particularly Pennsylvania 
Avenue and 11th Street 

an interior court or atrium, if provided 
awnings, canopies, and other means of weather 

protection 
structures and planting incidental to rooftop use 
location and design of cooling towers and roof top 

mechanical equipment areas 
access for off-street parking and loading 
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PENNSYLVANIA A VENUE DEVELOPMENT CORPORATION 

425 THIRTEENTH STREET N.W. 	 WASHINGTON D.C. 20004 

.. 

Square Guidelines: SQ. 348 

Together with the General Guidelines, these Square Guidelines will 
control development on Square 348, and fonn the basis on which the PADC 
Board may give preliminary program and concept approval to development 
proposals. The Controls and Standards for Square 348 will be developed 
from these Square Guidelines, and will fonn the basis for final approval 
of development projects. 

Issued March 26, 1980 
Thomas F. Murphy, Chairman 

CONTENT: 

Regulatory System for Approval of Development Projects •.•..• 1 

General Criteria ....••.•..•.••.•••••..••.••.••••..•.....•..• 2 

Specific Criteria ..•.•....•••....••.•....•...•.•.••......... 3 
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2. 	 Comprehensive Planning and Design 

Building Restriction Line and Sidewalk Setback 
4. 	 Height of Development 
5. 	 Gross Floor Area of Development 
6. 	 Build-to Line 
7. 	 Build-to Height 
8. 	 Roof Structures 
9. 	 Subsurface Structures 

10. Building Projection 
11. Special Design Requirements 
12. Uses 
13. Pedestrian Features 
14. Historic Preservation 
15. Curb Cuts 
16. Off-Street Parking 
17. Off-Street Loading 
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REGULATORY.SYSTEM FOR APPROVAL OF DEVELOPMENT PROJECTS 

In addition to the Pennsylvania Avenue Plan - 1974 and other applicable 
policies governing development, the Pennsylvania Avenue Development 
Corporation will utilize design and development guidelines which reflect 
the Corporation I s intent with regard to des_ign and development on 
individual squares under its jurisdiction. Proposals for private 
development will be assessed and approved by the Corporation based upon 
compliance with the following: 

1. General Guidelines which are applicable to all squares and indicate 

the Corporation's overall intent with regard to development and design 

objectives. The General Guidelines include a restatement and refinement 

of the Plan's goals and objectives, an outline of design and development 

criteria uniformly or generally applicable to all squares, and a glossary 

of terms used in the Square Guidelines and Controls and Standards. 


2. Square Guidelines which are applicable to each individual square, 

portion of a square, or group of squares, and indicate the Corporation's 

specific intent with regard to design and development objectives relative 

to that square. Each set of Square Guidelines is a preliminary document, 

and describes the substantive elements which will be treated in the 

Controls and Standards {as described below). 


The Square Guidelines will enable private developers to begin the process 

of planning and design of private development prior to publication and 

formal adoption by the Corporation of the Controls and Standards. The 

PADC Board of Directors may give preliminary approval to development 

proposals based upon the General Guidelines and individual Square 

Guidelines, but final project approval shall be based on compliance with 

the Controls and Standards. 


OR 

3. Controls and Standards for each square which are developed from and 

supersede the Square Guidelines prepared for each square. The Controls 

and Standards constitute the Corporation's formal regulations with 
regard to design and development on each square. The Controls and 
Standards describe the elements of the Square Guidelines in precise 
terms, and may include an elaboration upon or modification of certain 
elements of the Square Guidelines. 

The PňDC Board of Directors shall give final project approval to development 
proposals based upon compliance with the General Guidelines .a.nd the 

· CQntro 1 s and Standards. 
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GENERAL CRITERIA 


Because of its prominent central location, development on Square 348 has 
the potential to contribute a special civic amenity to Pennsylvania 
Avenue and the city. For this reason, the Corporation will require a 
single develol)llent parcel in order to provide the scale and comprehen­
siveness of development necessary to facilitate the creation of such a 
civic place. It is the Corporation's intent that new development on 
Square 348 will be designed to capitalize on this important opportunity. 

The civic amenity provided on Square 348 may take the fonn of an inter­
ior court or atrium which functions not only to maximize light and air 
in the interior of development, but also as a shared public space; it 
may be a winter garden or monumental entrance court along Pennsylvania 
Avenue, which extends the landscaping and public activity of the side­
walk setback into and through the interior of the building; or it may be 
externalized revitalization of the existing street-fronts and sidewalks, 
which emphasizes public use of balconies, roof terraces, outdoor markets, 
and cafes. 

As indicated in the Plan, development on Square 348 will be designed 
together with development on Square 322 under a coordinated overall 
plan. The Corporation has detennined, however, that air rights con­
struction over 11th Street, which is proposed in the Plan, is not 
feasible now or in the foreseeable future. These guidelines do not call 
for air rights construction over 11th Street. 

Nevertheless, 11th Street will remain an important outdoor activity area 
relating to the adjacent ground floor uses on Squares 348 and 322. 
Development of these squares must be compatible with the Corporation 1 s 
proposed special treatment of 11th Street, which may involve the closing 
or narrowing of the 11th Street roadway. Options for the use of 11th 
Street between Pennsylvania Avenue and E Street include construction of 
a galleria, development of an outdoor market operating from kiosks and 
vendor stands, and programming for festivals and other seasonal uses. 
Activity on 11th Street will be closely related to use of the Penn­
sylvania Avenue sidewalk setback, so that the transition between the 
sidewalk setback and the 11th Street sidewalk is particularly important. 
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Issued March 26, 1980 

SPECIFIC CRITER IA 

1. Development Parcelŉ 

Square 348 must be developed as a single development parcel. 

2. Comprehensive Planning and Design 

Development on Square 348 shall provide, at a minimum, inte­
grated parking, loading, and pedestrian circulation features. The 
design of development shall be coordinated with the Corporation's 
overall treatment of 11th Street, and shall also take into account 
existing and proposed development on the surrounding squares, 
particularly the preservation of the Evening Star Building, re­
habilitation of the Old Post Office, and development of a master 
plan for the Federal TriŊngle. 

Building Restriction Line and Sidewalk Setback 

A building restriction line is located at a distance of 75 
feet perpendicular and parallel to the Pennsylvania Avenue curb 
along the entire frontage of Square 348. 

Architectural articulations, minor architectural embellishments, 
and canopies at ground level may project into the airspace above 
the Pennsylvania Avenue sidewalk setback. 

4. Height of Development 

The maximum height of development is 160 feet, measured from 
Pennsylvania Avenue. 

Above the 135 foot level, development shall be set back at 
least 50 feet from the Pennsylvania Avenue building restriction 
line. 

5. Gross Floor Area of Development 

The maximum gross floor area of development is 11 times the 
buildable area of the development parcel. 

In addition to floor area nonnally excluded under zoning, 
floor area devoted to off-street loading, mechanical equipment 
rooms, and open arŋades or through-square connections which meet 
the criteria described in zoning may be excluded from the cal­
culation of gross floor area. 

6. Build-to..J:.ine 

Build-to lines are established along the Pennsylvania Avenue 
building restriction line, the E Street right-of-way line, and the 
10th and 11th Street right-of-way lines between the Pennsylvania
Avenue building restriction line and the E Street right-of-way 
line. 
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7. Ōuild-to Height 

Development along the Pennsylvania Avenue build-to line is 
subject to a build-to height of 105 feet. 

At the build-to line at the corner of 10th and E Streets, a 
build-to height is established at a height which relates the scale 
of the E Street facade to the 160 foot portion of the FBI Building, 
and which is sufficient to maintain the spatial enclosure of E 
Street looking from the west. The corner of development at 10th 
and E should also be designed to provide a transition in scale from 
the Dart Drug building to the U.S. Storage building, and to the 160 
foot maximum height of development. 

8. Roof Structure.§_ 

Mechanical and elevator penthouses are not pennited above 160 
feet. Stairway penthouses, not to exceed 8 feet in height, are 
pennitted above 160 feet. 

No roof structures are pennitted on the Pennsylvania Avenue 
roof setbacks except seasonal and temporary structures incidental 
to rooftop use. 

Skylights and architectural embellishments may rise insignif­
icantly above the roof setback and the maximum height of development. 

9. Subsurface Restrictions 

Vaults are permitted beyond lot lines and the Pennsylvania
Avenue building restriction line. Vault locations and config­
uration shall be consistent with the Corporation's side streets 
program. 

Vaults may extend up to 12 feet from the lot line, but not 
within 20 feet of the Pennsylvania Avenue curb or 10 feet of the 
other curbs. Vaults between the Pennsy.lvania Avenue building 
restriction line and the Pennsylvania Avenue curb must be at least 
7 feet below the sidewalk. 

Electrical transformer housing and grates are prohibited 
within the Pennsylvania Avenue sidewalk, sidewalk setback, and 11th 
Street sidewalk. Where possible, all connections to water, gas, 
electric, telephone, and sewer lines shall be from E Street or 10th 
Street. 

10. Building Projection 

Building projections 12 feet beyond the ōight-of-way line are 
pennitted along that portion of 11th Street south of the Dart DŎug 
building. Projections are discouraged where there are other 
structures or facades which can be preserved in place. 

If provided, projections shall be at least 20 feet above the 
11th Street sidewalk and shall not exceed a height of 135 feet. 
They shall be configured and designed so that they relate in scale 
and character to buildings and facades to be preserved. It is 
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Issued March 26, 1980 
1 1. Special Design Requirements 

Development shall provide a public pedestrian amenity which 
will contribute to and be shared by the Washington co11111unity. This 
civic place should include a major retail component, and should be. 
designed to acconmodate the progranming of festive uses and public 
gatherings. It may be in the form of an internal court or atrium, 
winter garden, or active street front utilizing the Pennsylvania 
Avenue and 11th Street sidewalks. In the event that a court or 
atrium is not provided in the interior of the development, the 
exterior walls of development shall be set back to allow a rea­
sonable amount of natural light into interior spaces. 

The architect of any development team is expected to work 
closely with the staff of the Corporation in treating the following 
critical design elements: 

the facade along Pennsylvania Avenue, particularly with 
regard to cornices, edges, weather protection, 
entrances, and storefronts 

the transition from the Pennsylvania Avenue facade 
to the maximum 160 foot height 

the facades along 10th and 11th Streets 
building projections along 11th Street, if provided 
that portion of development above 105 feet 
the pedestrian environment created at the ground level 

along all streets, particularly Pennsylvania 
Avenue and 11th Street 

any special pedestrian-oriented design feature such as 
a winter garden, galleria, or sidewalk vendor's 
market on Pennsylvania Avenue or 11th Street 

an interior court or atrium, if provided 
awnings, canopies, and other means of weather protection 
structures and planting incidental to rooftop use 
location and design of cooling towers and rooftop mech­

ical equipment areas 
access of off-street parking and loading 
preservation of the U.S. Storage Building and the 

Dart Drug building 

12. Uses 

The ground floor shall be primarily devoted to retail, enter­
tainment, restaurant, and institution uses. that will encourage 
lively activities at the street level. A variety of small ·shops
and restaurants are recommended at the street level, and uses which 
generate a low level of activity or engage in business for a limited 
period of time during the day are discouraged along Pennsylvania 
Avenue, 10th, and 11th Streets. 

Cafes in the sidewalk setback of Pennsylvania Avenue are 
encouraged. 

Retail spaces on the_ ground level fronting on Pennsylvania 
Avenue and 11th Street shall be directly accessible from those 
streets. The majority of retail spaces on the ground level ·: 
fronting on 10th Street and E Street shall be directly accessible 
from those streets. 
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Rooftop uses such as cafes, restaurants, gardens, and recre­
ational uses are pennitted and encouraged. 

13. Pedestrian Features 

Weather protection is required along Pennsylvania Avenue and 
11th Street, and recommended along 10th Street. 

A through-square connection is required. The through-square 
connection should provide additional shop frontage on the interior 
of development and should facilitate free-flowing pedestrian 
circulation between the adjacent streets. 

14. Historic Preservatioŏ 

The following buildings shall be treated in accordance with 
the Historic Preservation Plan, as amended: 

Program III: Structures to be Preserved in Place 

418 10th Street (United States Storage) 

431-437 11th Street (Dart Drug) 


Programs IIB and IIC: Facades to be Relocated and Salvage of 
Architectural Elements 
405 11th Street 
425 11th Street 
415-417 11th-Street 
421 11th Street 
1003 D Street 
1015 D Street 
416 10th Street 

Rehabilitaiton of buildings scheduled to be preserved must be 
in accordance with the Secretary of the Interior's 11 Standards for 
Rehabilitation," which will be applied in consultation with the 
D.C. State Historic Preservation Officer. 

Air rights construction is pennitted above structures to be 
preserved in place, provided that it is set back to minimize the 
visual impact of new construction, and consistent with the Secre­
tary of the Interior's "Standards." 

15. Curb Cuts 

Curb cuts are permitted only on 10th and E Streets. A maximum 
of two curb cuts is pennitted on the entire square. 

16. Off-Street Parking_ 

A single access is pennitted for off-street parking. 

17. Off-Street Loading 

A single off-street loading facility is required, with a 
single access on 10th Street or E Street. 
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June 4, 2004 

VIA HAND DELIVERY 

Mr. Michael McGill 
General Services Administration 
Regional Office Building 
301 7th Street, S.W. 
Room 7080 
Washington, D.C. 20407 

Re: Proposed P ADC Square 406 Guidelines Amendment 

Dear Mr. McGill: 

On behalf of the Property Owners of the southern two-thirds of Square 406, and 
its development partner Boston Properties, Inc., we respectfully request that the General 
Services Administration ("GSA") begin the process of amending the Square 406 
Guidelines of the Pennsylvania Avenue Development Corporation ("P ADC") Plan. The 
property, which is the subject of this request, is comprised of Lots 800, 803, 812, 815, 
and 816 in Square 406 ("Subject Property,,) and contains a land area of approximately 
35,600 square feet. It is currently used as a surface par.king lot. 

We arc seeking a plan change with regard to the 8th Street frontage of the Subject 
Property. The P ADC Square Guidelines permit a building height of approximately 60 
feet on 8th Street, in order to limit the height of any new building on the Subject Property 
to a height that matches the parapet height of the Tariff Commission Building 
(approximately 60 feet) immediately across 8th Street to the east. This building height 
must be maintained as a setback for 60 feet to the west of the 8th Street facade. 

In accordance with the attached plans, we are proposing a project which will 
maintain the cornice height of 60 feet ( except at the comer), but the height of the buildin! 
would be pennitted to reach a roof height of 65 feet after a five foot setback from the 8 
Street facade. The Plans for the project, prepared by Hartman-Cox Architects, are 
attached as Exhibit 1. 

Washington, DC 
North,m Virginia 

New York 
LosAngel'5 

202.663.8000 Fax: 202.663.8007 2300 N Str,,t, NW Washington, DC 20037-1128 www.showpittmon.com London 

http:www.showpittmon.com
http:phll.fcolaOshawplttman.com
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Mr. Michael McGill 
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Page 2 

The rationale for the proposed plan change is as follows: 

(1) The extra 5 feet of height allows Boston Properties to accommodate the 
significant change in grade on the site, especially along the 8th Street side of the Subject 
Property and the extra height allows the Project to achieve a more interesting 8th Street 
facade in order to achieve a higher high quality building and better urban design which 
are goals articulated in the P ADC Plan. 

(2) The extra height (65 feet) would also allow Boston Properties to achieve 
an additional full floor on the 8th Street side of the Subject Property thus helping achieve 
the goal of maximizing the use of the site, which is also a P ADC Plan goal. 

The P ADC Guidelines for Square 406, attached in its entirety for your
convenience as Exhibit 2, reads as follows: 

"Along 8th Street and for a distance of 60 feet west, the 
height of construction would be limited to a horizontal 
plane established by the height of the parapet of the former 
Tariff Commission Building (60 feet)." 

In order to accommodate the design proposed in Exhibit 1, we propose the 
following language for the revised Square 406 Guidelines: 

"Along 8th Street, the cornice of any building shall be 
limʏd-tooU feet in height, but the eailding height may be 
increased te 65 -feet-after a four fQQt satbaek i'em th• Sʐ 

\ Street facade for a dtsfance-of-60 feet west. The height of 
construction would be limited to a horizontal plane
established by the height of the parapet of the former Tariff 
Commission Building, but not greater than 65 feet. 
Nonyithstandintf the foregoing, the facade nf a buildiag-aʑ 
tʒ comer of 8 and E Streets2 N.W ʓ11y_achie.ve--a-height 
of 6S-feet at the E Street facade for a distance not to exceed 
45 feet to the north.1r -• 

http:north.1r
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Attached as Exhibit 3 is a diagrammatic depiction of the proposed new 
Guidelines. Please begin the process necessary to effectuate the plan amendment. Please 
call if you have questions or comments. 

Sincerely, 

Phil Feola 

Enclosures 

cc: John Parsons, National Park Service 
�y Witherell, National Capital Planning Commission 

David Maloney, Historic Preservation Review Board 
Peter Johnston 
Graham Davidson (w/o enclosures) 
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Dear Ms. Gallagher: --� -
The U.S. General Services Administration (GSA) is submitting a proposal to the National 
Capital Planning Commission (NCPC) to amend the Pennsylvania Avenue Development 
Plan {Plan) and Square Guidelines for Square 406. These modifications are being 
proposed by the property owners to accommodate development of a new building on the 
southern two thirds of Square 406, bounded by 8th, � and E Streets NW. The site is 
currently being used as a parking lot. We would like to have this issued addressed at the 
October 7, 2004, Commission meeting. 

NCPC has already received from the developer of the project the proposed set of 
amendments and the rationale therefor, dated June 4, 2004, and an electronic 
transmission of photo simulations of how the project would look, dated August 24, 2004, 
from Hartman-Cox, the project architect. The developer also briefed GSA, NCPC, the 
National Park Service, and the DC State Historic Preservation Office at a meeting at 
NCPC earlier this summer. 

Per the provisions contained in Section II of the Memorandum of Agreement of July 
1996, 61 FR 41789, signed by GSA, NCPC, and the National Park Service, GSA has the 
responsibility to assume the lead in processing proposed modifications of the Plan and 
Square Guidelines. GSA is fulfilling this responsibility by submitting this letter to you, 
with a copy to the National Park Service. 

GSA has no objection to the development proposed for Square 406. We agree with the 
developer's determination that modification of Plm and Square Guidelines is required for 
the development as designed to be built. GSA concludes that the modifications proposed 
by the developer are consistent with the intent of the Plan. We have already discussed 
this matter with the National Park Service, which has no objections to the proposal. 
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U.S. Baneral Servlcea AdmlnlstraUon 

301 7th StrHt, SW 
Washington, DC 20407-0001 
www.gsa.gov 
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Enclosed with this letter is documentation of compliance with the National 
Environmental Policy Act for the proposed amendments, in the form of an automatic 
categorical exclusion. I will transmit next week a copy of our letter to the District of 
Columbia State Historic Preservation Office documenting compliance with Section I 06 
of the National Historic Preservation Act. 

Thank you for your assistance with this matter. Should you have any questions, please 
feel free to call me at (202) 20S-1624. 

Michael S. McGill 
Special Assistant for 
Regional Coordination 

cc: Mr. John G. Parsons 
Associate Regional Director 
Office of Lands, Resources and Planning 
National Capital Region 
National Park Service 
(via facsimile: (202) 401-0017) 
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September8,2004 

Ms. Lisa Burcham' 
State Historic Preservation Officer 
District of Columbia 
Department of Planning 
801 North Capitol St, NE rm 3000 
Washington, DC 20002 

Re Square 408, Washington, DC 

Dear Ms. Burcham: 

•• ·, 

The U.S. General Services Administration (GSA) would like to Initiate Section 
106 compliance for Square 406 in the District of Columbia. GSA has assumed 
the raal estate responsibilities of the former Pennsylvanla Avenue Development 
Corporation, {PADC) in accordance with a 1996 Memorandum of Agr�ement with 
the National Capifal Planning Commission and the National Park Service to 
assure consideration of future development In the PADC's area of jUrisdiction, 
defi°ned by the PADC's 1974 Plan for Pennsylvania Avenue (the "Plan1, Square 
406 is included in the PADC's Plan. · · 

GSA Is responslble for review and approval of proposed developm�nt in the 
PADC Plan area. Thia responsibility Jnctudes the development of Square 406 In 
accordance with the PAOC Plan and the Square Guidelines. Square 406 is 
located between E Street, NW to the south, grh Street, NW to the west, atn Street, 
NW to the east, and F Street. tirH to the north. 

For Section 108 compllance, Square 408 Is currently targeted for constructtori. 
and the developer has requested a change to the PADC Guidelines for the 
Square to allow additional bul1ding height along 8th Streat The relevant 
Guldaline for the Square reads as follows: 

• Along 8111 Street and for a distance of 80 feet west, the height of 
constructron would be limited to a horizontal plane establish�d by 
the height of the parapet of the former Tariff Commisslon Building 
(SO feet).• 

U,S. General Sentces Admfnistletlon 

ao11lh SVaet. SW 

Waahlngion, DC ao(07-G001 
WWW.glt,QGV 
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The developer is proposing the followfng language for the PADC Guldallnea for 
Squara 408: 

•Afong a"' Street, the comlce of any bulldlng shall ba limited to 60 
feet in height. but the building height may be Increased to 65 feet 
after a four foot setback fTom the 8111 Street f8.9ade for a distance of 
80 faet west The height of construction would be limited to a 
horizontal plane established by the height of the parapet of the 
former Tariff Commission Building, but not greater than 65. feet. 
Notwithstanding the foregoing, the fa�de of a building at 'the · 
comer of at1rt and e Streets, N.W .• may achieve a height of 65 feet 
at the E Street �acfe for a distance not to axceed 4S feet to the 
north." 

The 1990 amendments to 1he Guidelines far Square 406 restrfcted new buTiding 
heights to assure compatibility with the adjacent landmark buildings. The effect 
of the proposed Amendment 10 the Square's Guidellnes wm be to allow new 
construction at tha comer of a1h and E Streets to exceed the height of the Tariff 
building's cornice by five faet, While the height difference Is relatively minor the 
Intention of the Guidelines were to: create a balanced relatfonship batwean the 
Tariff building and tha adjacent new con9truotion to frame the view of the Portrait 
GaJfary looking north up 8� Street. 

It Is my understanding that your office recently recommended to the Historic 
Preservation Review Board that the proposed change to the Square 406 
Guioellnes be approved. It is 1he optnlon of this office that the proposed 

. amendment to the PADC Guldelinea for Square 406 and the resuttiog increased 
building heights at 811 and E Street will have an adverse effect on the 8th Street 
view corridor and the adjacent properties listed on The NatJonal Register of 
Historic Places. While GSA wlll be approving the proposed Guideline changes 1n 
a Jetter to NCPC, we would Ilka to do so under the condition that the DC SHPO 
maintains design review authority for the proposed new construction. 

I am seeking review and concurrence in compliance with the Advisory Council 
Procedures for the Protection of Historic Properties, 36 CFR Patt 800. 

, I  
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If you have any questions about this project. please call me on 202-205-7766. 

Sincerely, 

"-i-.t.?4: 
Gary L Porter 
Regional Historic Preservation Office 

I hereby concur with the U.S. General Servk:es Admln;stratlon's finding that the 
proposed development of Square 406 will have an adverse effect on the 8th 

Street view corridor and 1he adjacent historic properties listed on the National 
Register of Histor1c Places and agree to exercise design review over the 
proposed new constructlon at a" and E Street NW for compatibility with the 
PADC Guldennes·for Square 406 �the Secreuw oftha Interior's Standards. _, _ ..1. :iin 

• •  
1 hM& cle.-t-er.•�� �o �v� �� �:ied �� C:f"'I•� :-s C'� � wn"" 
�� G"�"'.l.�.s .....,. � ��,; 1" �'tlllt\cia�. 

�- &eL .._ 0a1e 3/.)k 
. Usa Burcham , . 

Historic P�servatlon Officer for the District of Columbia 

TOTFL P.04 
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AMENDMENTS TO THE PENNSYLVANIA A VENUE PLAN OF 1974 AND 
SQUARE GUIDELINES FOR SQUARE 406 

Square bounded by 8th and 9th
, E and F Streets, NW 

Washington, D.C. 

Submitted by the General Services Administration 

October 7, 2004 

Commission Action Requested by Applicant 

Approval of an amendment to the Pennsylvania Avenue Plan pursuant to 40 U.S.C. sec 6702(d) 
and the Memorandum of Agreement dated July 25, 1996, 61 Fed. Reg. 41789. 

Commission Action 

The Commission: 

Approves the proposed amendment to the Pennsylvania Avenue Plan of 1974 and Square 
Guidelines for Square 406, as shown on NCPC Map File No. 21 . 10(05 .18)-41445. 
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STAFF RECOMMENDATION 

NCPC File No. P6513 NCPC· 

AMENDMENTS TO THE PENNSYLVANIA A VENUE PLAN OF 1974 AND 
SQUARE GUIDELINES FOR SQUARE 406 

Square bounded by 8th and 9th
, E and F Streets, NW 

Washington, D.C. 

Submitted by the General Services Administration 

September 30, 2004 

Abstract 

Toe General Services Administration has submitted a proposal on behalf of private property 
owners to amend the Pennsylvania Avenue Development Plan (the Plan) and Square Guidelines 
for Square 406. Toe modifications are proposed by the property owners to accommodate 
development of a new building on the southern two-thirds of Square 406, which is bounded by 
8th and 9th

, E and F Streets, NW. The site is currently used as a parking lot. Toe proposed 
amendment offers an alternative to the allowed cornice height on the 8th Street fa1rade, which is 
currently set at 60 feet to match the cornice height of the Tariff Commission Building (Hotel 
Monaco) across 8th Street. The General Services Administration is responsible for forwarding 
proposed amendments to the Plan to the Commission for approval and to the National Park 
Service for comment, which it does with no objection to the current proposed amendment. It is 
also responsible for submitting proposed amendments, at its discretion, to Congress, which has 
60 days to object to the amendments before they take effect. 

Commission Action Requested by Applicant 

Approval of an amendment to the Pennsylvania Avenue Plan pursuant to 40 U.S.C. sec 6702(d) 
and the Memorandum of Agreement dated July 25, 1996, 61 Fed. Reg. 41789. 

Executive Director's Recommendation 

Toe Commission: 

Approves the proposed amendment to the Pennsylvania Avenue Plan of 1974 and Square 
Guidelines for Square 406, as shown on NCPC Map File No. 21.10(05.18)-41445. 
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PROJECT SUMMARY 

Site Description 

• • 
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Square 406 is bounded by 8th and 9th
, and E and F Streets, NW. The northern third of the square 

is filled with buildings from the last quarter of the nineteenth century and a recent building by 
Shalom Baranas Architects that today comprise the Spy Musewn and associated uses. The 
southern two-thirds of the square is used as a parking lot. The Hotel Monaco (formerly the 
Tariff Commission Building) is across 8th Street from the parking lot. The Patent Office 
Building is at the head of 8th Street to the north of the site. 

Previous Commission Action 

The Commission approved the current Square Guidelines for Square 406 when it amended the 
Guidelines for the Spy Museum development The massing concept for the southern two-thirds 
of the square was developed only to a very general level, absent architectural plans for the site. 
The primary considerations for the massing scheme were the protection of the portico of the 
Patent Office Building and even wall heights in the 8th Street viewshed. Thus, the height of the 
new fa�ade was established at the parapet height of the Tariff Commission Building­
approximately 60 feet. Furthermore, a substantial setback was provided at that height so that a 
new building would not overwhelm the Tariff Commission Building's relatively low height. 

Proposal 

The proposed private development will be a ten-story mixed-use building with office, retail, and 
theater use. The building will also contain four levels of below-grade parking. The garage 
entrance will be on 8th Street, the service entrance from E Street, and the pedestrian entrances on 
both 8th and 9th Streets. The project complies with applicable zoning requirements and with the 
other requirements of the Square Guidelines. 

Due to the floor heights of the building, the proposed height along 8th Street is about 65 feet 
rather than the approximately 60 feet allowed in the Square Guidelines. In order to preserve as 
much usable floor space on the 6th floor as possible, the developer asked that they be allowed to 
develop the fa�ade to 65 feet, but (at the suggestion of the National Park Service, NPS) set back 
the cornice of that floor 5 feet along the length of the fa1rade. Subsequently, while presenting 
elevations and photo simulations of the design concept, the developer asked that the height of the 
southeast comer of the building be allowed to attain a height of approximately 65 feet ( the height 
of the Tariff Commission parapet plus 5 feet) without setback. 

The current Square Guidelines for Square 406 state, in part: 

New building heights would be restricted to assure compatibility with the landmark 
buildings . . . . Along 8th Street and for a distance of 40 feet west, the height of new 
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construction would be equal to the horizontal plane established by the height of the 
parapet of the former Tariff Commission Building. Along E Street for a distance of 60 
feet west of the 8th Street property line and 40 feet north of the E Street property line, the 
height of new construction would be equal to the horizontal plane established by the 
height of the J;>arapet of the former Tariff Commission Building. Between 40 and 60 feet 
west of the 8 Street property line, the height of the new construction would be limited to 
90 feet. At 60 feet west of the 8th Street property line and 120 feet south of the F Street 
property line, new construction may attain a maximum height of 1 10 feet. 

The developer's proposed amendment, submitted without objection by the General Services 
Administration, is: 

Along 8th Street, the cornice of any building shall be limited to 60 feet in height, but the 
building height may be increased to 65 feet after a five foot setback from the 8th Street 
fa�ade for a distance of 60 feet west. The height of construction would be limited to a 
horizontal plane established by the height of the parapet of the former Tariff Commission 
Building, but not greater than 65 feet. Notwithstanding the foregoing, the fa�ade of a 
building at the comer of 8th and E Streets, NW may achieve a height of 65 feet at the E 
Street facade for a distance not to exceed 45 feet to the north. Between 40 and 60 feet 
west of the 8th Street property line, the height of the new construction would be limited 
to 90 feet. At 60 feet west of the 8th Street property line and 120 feet south of the F 
Street property line, new construction may attain a·maximum height of 1 10 feet. 

Please refer to page 8 of this staff report for a comparison of the massing under the current 
guidelines and the massing under the proposed amendment to the guidelines. 

Executive Summary 

The staff recommends that the Commission approve the proposed amendment to the Plan and the 
Square Guidelines. 

Analysis 

The proposal is consistent with PADC's goals and objectives as expressed in the Plan itself. The 
housing use has been accommodated in another development on an adjacent block. The mixed­
use development includes a new theater, which will be a welcome addition to the Penn Quarter 
neighborhood. 

The Square Guidelines for Square 406 were last amended specifically for the Spy Museum and, 
more generally at that time, for the southern two-thirds of Square 406. The massing model of 
heights and setbacks continued the reference to the parapet of the Tariff Commission meeting 
and was adjusted in response to the new construction for the Spy Museum. At the time, the 
reviewing agencies (GSA, NPS, the Commission, and the D.C. State Historic Preservation 
Officer) contemplated the possibility of further amendment when an architectural design for the 
southern part of the square was eventually developed. These same agencies have been consulting 
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with the developer and architect on the current proposal for the past several months and have 
reviewed the architectural plans and photo simulations of the massing, and have made a site visit. 

The Guidelines are proposed for amendment in one area only-the height of the new 
development along 8th Street NW. The heights of buildings along 8th Street between 
Pennsylvania Avenue and F Street (at the Patent Office) have some variation. The proposed 
extension of the southeast comer of the new building to 65 feet provides a stronger emphasis to 
the new architecture at the comer so that the building is not inappropriately weak on the E Street 
fa�ade (a concern when the Square Guidelines were last amended.) Further, the S foot setback 
for the 5 foot height above 60 feet on the 8th Street fa�ade appropriately reflects the protection of 
the Tariff Commission Building contained in the Square Guidelines. The new 8th Street fa�ade 
will, in effect, split the difference between being taller than and being lower than the Tariff 
Commission Building's parapet; it will be both slightly above (5 feet higher) and slightly below 
(7'4" lower) parapet. The architect will raise the lower height through the design of a typical 3-
foot parapet, thus strengthening the cornice appearance and levels on the 8th Street fa�ade of the 
new building. Staff believes that these variations in height will not look perceptibly different 
than the height of the Tariff Commission Building parapet. 

In addition, some variation in the massing of the new 8th Street fa�ade is desirable. The design, 
materials, and the small variance in cornice heights of the new building help to articulate the 
fa,;ade and massing so that the building will appear to have a smaller scale that is compatible 
with the Spy Museum complex and appropriately deferential to the Patent Office Building and 
the Tariff Commission Building. 

• 

The Executive Director will eventually review a building permit application and approve it if the 
• project conforms to the Plan and Guidelines, under the terms of the 1996 Memorandum of 

Agreement. In the meantime, the design of the building itself is the subject of continuing review 
by the D.C. Historic Preservation Review Board (HPRB), since the site is within the Downtown 
Historic District and the Pennsylvania A venue National Historic Site. The design concept, 
including the massing reflected in the proposed amendment, was approved by the HPRB at its 
June 2004 meeting. Further design development will also be reviewed by the HPRB and staff . .  

PROJECT CONFORMANCE 

National Environmental Policy Act 

Pursuant to the Memorandum of Agreement between GSA and NCPC, dated July 25, 1996, 
amendments to the P ADC Plan proposed or submitted by GSA to NCPC are acted on in an 
advisory capacity. In revising NCPC Environmental Procedures, dated April 1 ,  2004, the 
Council on Environmental Quality specified to staff that such actions do not reach any 
Commission required level of NEPA evaluation. 

GSA has reviewed its submission proposal in confonnance with its responsibilities under the 
GSA NEPA Compliance Guide and determined that the proposal qualifies as a categorical 
exclusion. 

.. .. 
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National Historic Preservation Act 

GSA determined that the project would have an adverse effect on the 8th Street view corridor, 
but approved the proposed Guideline change with the condition that the DC State Historic 
Preservation Officer "maintain design review authority for the proposed new construction.

,, 
The 

DC SHPO has stated that it does not concur with GSA' s adverse effect determination. The DC 
Historic Preservation Review Board has approved the design concept for the new building 
(conforming to the proposed amendment). Further, the SHPO participated in the development of 
the proposed amendment. The SHPO will continue to review the project under its review of 
projects within the Downtown Historic District and the Pennsylvania A venue National Historic 
Site. 

CONSULTATION 

Coordinating Committee 

The Coordinating Committee reviewed this project at its meeting on September 1 5, 2004, and 
forwarded the project to the Commission with the statement that the project had been 
coordinated with all agencies participating except for NPS, which withheld coordination but 
subsequently coordinated after it had reviewed the submission. The participating agencies were: 
NCPC, the District of Columbia Office of Planning; the District Department of Transportation; 
the Department of Housing and Community Development; the General Services Administration; 
the National Park Service; and the Washington Metropolitan Area Transit Authority. 
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S'setback 

Current Square Guidelines Proposed Square Guidelines 
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9th and E Street 

l 
POB 

G
T 

Tariff 

West-East Section, showing relationship of proposed building to Patent Office 

(labeled POB) and to Tariff Commission Building/Hotel Monaco (labeled Tariff) 
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Patent Office Building 

I 

I 

I 

I � L J•''" 111' L .. 111' I , 

,.-

' I 1H 1 

BOOFStn:et 9th and B Streat 

I 
SQ 

Mabt Square Notth 

North-South Section showing sightlines from sidewalk to the proposed building, 
which is south of the Patent Office and the Spy Museum {and north of NCPC's offices) 

• 

z 

.... 
n 
z 
0 

"'g .  s» � , �  
N -
0 1.,..1  

. -



. ) ' . ' 

aliiiiiiiiiiil ....... _........__._-+-....... -..._ _ _.--© 

e 0 0  0 i 0  e 0 

NCPC File No. P6513 
Page 21 



f,\_ �cff&W1f¥K¥£Z w� 1 , 1 d 0-� . �Wfl"zrr··�:zmrr - 7 

I I I I I 

©- !-- - _j -·· .l- _j _ .J - l- k - - - 0-
1 I I I =-

©-- IP- - � - - - --r · - - 0-1 1 ! " iJ1CJliff.tl , , .. -n=� i---++--+,-�--• lI � � I . - •-LI--L"-:.fl I (Ifft 

0- II,- - i}1f4,rt: · ·711 - - - 0-
w ! . I ....... I I I ----

0- - !;i
i.-:;:

1 .... -l�Lta. - ] - ©-: I I -
I 
: I ,o I 

©-- - _. - J ---+  - � - ,� - - ©-
I 

0-- L ... ..J .•.•. 1 .... L •.• l. � 1. J - 0--
0 cb 0 ch cb <h ch tb 0 

6th Floor Plan 7th Floor Plan 

The 6th floor plan shows the proposed additional square footage on this floor, with the 
proposed 5' setback {starting 45' north of the southeast corner of the building) to 
respond to the parapet height of the Tariff Commission Building. The 7th floor plan 

shows both 40' setbacks (from 8th Street and from E Street) required in the current 
square guidelines and maintained in this proposal . 
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9th and 10th Floor Plan 

0 

There are no changes to the square guidelines proposed above the 6th floor. The 8th 

floor plan maintains the guidelines' required 40' setbacks. The 9th and 1 0th floor plans 
show, in addition, the required 60' setback from 8th Street. 
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IN REPLY REFER TO: 
NCPC FILE No. P6513 

DEC - 2 2005 

Mr. Trey Dempsey 
Boston Properties 
901 New York A venue, NW 
Suite 400 
Washington, DC 20001 

Dear Mr. Dempsey: 

� 

NCPC 
NATIONAL CArlTAL rlANNlNG COMMl!SION 

401 9th Street, N W  

North Lobby, Suite SOD 

Washington, DC 20004 

Tel 202 482-72DO 

Fa• 202 482-7272 

www.ncpc.gov 

I have reviewed the plans for the proposed building in Square 406 at 505 9th 
Street, NW, under our authority to review private projects in the Pennsylvania 
Avenue Development Plan area and the Memorandum of Agreement dated 
July 25, 1996, 61 Fed. Reg. 41789. 

The Commission approved proposed amendments to the Pennsylvania A venue 
Plan for Square 406 on October 7, 2004. The amendments concerned the 
height of the building cornice and related setbacks on the 8th Street frontage of 
the square, which were designed to ensure a uniform cornice height between 
the new building and the General Post Office, and the relationship of both to 
the Patent Office Building as the terminus of the 8th Street vista from the 
National Archives. I concur that the building plans confonn to the Plan 
amendments, which were also endorsed without objection by the National 
Park Service and the General Services Administration. 

Further, the plans are consistent with the Square Guidelines for Square 406, 
with the exception of the skylight above the building's atrium. I believe the 
increase in the height of the skylight, combined with its position adjacent to 
the prescribed 8th Street building setbacks established to preserve the views 
and prominence of the Old Patent Office, are not consistent with the 
Guidelines. In a meeting among your development team, Commission staff, 
and D.C. Historic Preservation Review Board staff on December 2, 2005, it 
was agreed that the skylight would be excepted from the construction permit 
approval at this time and that you would resubmit a skylight design to us for 
approval. 

N A T I O N A L  C A r l T A L  r L A N N I N G C O M M I S S I O N 



Page Two 
Mr. Trey Dempsey 

My signature on page 4 of the District of Columbia Application for 
Construction Permits on Private Property, and the exception of the skylight as 
a Restriction of the Permit, indicate my approval of the building plans, with 
the exception of the skylight. 

Thank you for your submission of the building plans for my review. I wish 
you the best of luck with your project. I believe the building is well designed 
for its important historic and urban context and will be a welcome addition to 
our neighborhood. 

Sincerely, 

gher, AICP 
Executive Director 

Enclsoure: District of Columbia Application for Construction Permits on 
Private Property • 
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SQOARB GOIDBLINBS: SQOARB 406 

Along with The Pennsylvania Avenue Plan--1974 and its amendments, 
these square guidelines will control development on Square 406 
and form the basis on which preliminary approval to development 
proposals may be granted by the PADC Board and final approval may 
be granted by the Chairman, as outlined in the Development 
Policies and Procedures. 

Richard A. Hauser, Chairman 
Issued March 20, 1991 
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SQUARE GUIDELINES: SQUARE 406 


A. INTRODUCTION 


square 406 is bounded by 8th, 9th, E, and F Streets. It is 
one of the squares in the Pennsylvania Quarter neighborhood, 
which is becoming a new residential community in the heart 
of Washington's downtown. The establishment of this 
residential community is one of the important objectives of 
the Plan. 

Square 406 has along its northern border smaller scale, 
turn-of-the-century historic structures listed on the 
National Register of Historic Places. The remainder of the 
block consists of a surface parking lot. 

E street is envisioned as downtown's theater and nightclub 
spine, connecting the theaters at 13th Street with those 
along 7th Street. Eighth Street, one of L'Enfant's major 
vistas, provides an important visual and pedestrian 

·connection between the National Portrait Gallery and 
National Museum of American Art at F Street and the National 
Archives at Pennsylvania Avenue. 

B. 	 PLANNING ANO URBAN DESIGN OBJECTIVES 

The urban design framework for new developments in the 
Pennsylvania Quarter neighborhood takes advantage of the 
different functions of the streets in the area. A variety 
of uses will be developed along each street, according to 
design objectives. These objectives are established by 
considering existing uses adjacent to Square 406, the level 
of traffic, buildings to remain, and the street's importance 
in the L'Enfant Plan. 

New development in Square 406 will be required to achieve 
the following objectives: 

o 	 Reinforce the emerging arts district; 

o 	 Include convenience retail to serve the needs of area 
residents; 

o 	 Add to the amenities for a residential community; and 

o 	 Be compatible with the architectural rhythm of the 
streetscape created by existing historic structures. 
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C. SPECIFIC URBAN DESIGN AND PLANNING GUIDELINES 

1. coordinated Planning Area 

The coordinated planning area is comprised of Square 

406 and adjacent sidewalk areas. 


2. Development Parcels 

Square 406 shall be developed as a single development 
parcel. 

J. Comprehensive Planning and Design 

Square 406 includes the landmark structures along F 
street. As these buildings are listed on the National 
Register of Historic Places, quality and sensitivity of 
their restoration is of special importance. The 
building massing and architectural design of new 
development shall be compatible with the existing 
historic structures with respect to scale and 
proportion; rhythm of solids and voids in fenestration; 
vertical and horizontal articulation of the facade 
composition; rhythm of entrances, projections, and show •windows' materials and textures; color; and 
architectural detail. 

Development along 8th Street should be carefully 
designed to reinforce L'Enfant's important vista 
between the National Portrait Gallery and the National 
Archives. The street facades along 8th Street should 
be compatible in design with the facade of the former 
International Trade Commission Building and should 
serve as an appropriate background for the 8th Street 
vista. 

As part of the new Pennsylvania Quarter residential 
neighborhood, the design should be compatible with the 
area's scale and character. 

Development shall be coordinated with the design and 
use of adjacent buildings and public spaces, and shall 
integrate the historic buildings with all new 
construction. Parking, loading, and pedestrian 
circulation features for the entire Square shall be 
integrated. 

• 
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4. 	 Y.§H 

New development on Square 406 should include office 
space, retail, and arts uses or arts-related retail. 
Retail, restaurant, arts-uses, and arts-related retail 
are required at street level to reinforce the emerging 
arts community centered around the National Portrait 
Gallery and the National Museum of American Art, art 
galleries, and performing arts spaces along 7th and E 
Streets: these uses must be directly accessible from 
the street. Other complimentary uses that contribute 
to the strength of the arts district are encouraged 
below grade. To reinforce the Pennsylvania Quarter 
residential neighborhood, the corporation encourages 
development of at least so residential units averaging 
soo net square feet, with the principal residential 
entrance on 8th street. Service and convenience shops, 
especially those that serve area residents, are 
encouraged at street level along 8th Street, and, with 
the exception of art galleries, uses that generate a 
low level of activity or engage in business for only a 
limited period of time during the day are discouraged 
along E, F, and 8th Streets. 

Development on Square 406 should also support the 
lively use of adjacent public spaces. Retail, 
restaurants, and arts-uses or arts-related uses should 
create a sense of activity with awnings and canopies, 
open-air shops and cafes, seasonal festivals, and other 
attractive and vibrant uses of the street front. 

Off-street, below grade parking, adequate to serve all 
uses is required to service the entire square. In 
determining the amount of parking provided, developers 
shall consider the following factors: 

a. 	 The Corporation' s Environmental Impact Assessment 
recommends several mitigating measures to ensure 
an adequate parking supply. The Corporation will 
review each development project to determine the 
potential to provide additional levels of off­
street parking. Developers are encouraged to 
institute measures to ensure maximum utilization 
of parking fAcilities, including joint use 
arrangements and special rates for carpools and 
vanpools. 

b. 	 The parking policy described in the Plan and the 
General Guidelines establishes the maximum amount 
of parking allowed in the area as a whole. The 
policy is designed to maintain acceptable air 
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quality, to encourage use of Metrorail, and to 
support the economic viability of development 
projects. 

c. 	 Limitations on on-street parking in the downtown 

area will make it more difficult than in 

established residential areas for residents to 

find on-street parking. 


d. 	 The area is well served by Metrorail, with 

stations located at Archives/Navy Memorial and 

Gallery Place/Chinatown. 


Vehicular access is not permitted from F Street nor 

through historic structurĐs. 


s. 	 Build-to-Line 

Build-to lines are established along the right-of-way 
lines of 8th, 9th, E, and F Streets for their entire 
length on Square 406. Architectural articulations at 
the build-to line, including recesses, projections,
porticos, and the like are permitted to articulate the 
scale of development, and to establish a rhythm along 
the facade as long as the sense of a continuous spatial 
enclosure is maintained. Establishment of a build-to •line does not imply a corresponding required height of 
development, except where a build-to height is 
specified. 

6. 	 Height of Development 

The maximum height of development shall ·be as đallows: 

a. 	 Behind the buildings of 814, 816, and 818 F Street 
for a distance extending 65 feet south, the 
development shall not exceed the height of the 
existing historic facades. At 816 F street, if 
the rear portion of the building is demolished, 
the new building constructed in its place may 
attain a maximum height of 40 feet for a depth of 
25 feet. For those portions of 814, 816, and 818 
F street retained, the maximum height shall not 
exceed the height of the existing cornice except 
for minor projections. 

b. 	 Except for minor projections, there shall be no 
additions above the cornice of the Atlas Building 
at 527 9th Street. If the L-shaped extension at 

• 
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the southeast corner of the building is 
demolished, the maximum height for new development 
shall not exceed 90 feet in this location. 

c. 	 Except for minor projections, there shall be no 
additions above the LeDroit Building' s roof line. 
If the lavatory wing is demolished, the maximum 
height for new development shall not exceed 90 
feet in this location. 

d. 	 Along 8th street and for a distance of 60 feet 
west, the height of all new development shall be 
equal to the parapet of the former International 
Trade Commission Building. 

e. 	 Except as noted above, the height of new 
development should increase in increments up to no 
more than 90 feet for a distance of approximately 
120 feet south of the F Street property line, then 
to a maximum of 110 feet. 

7. 	 Build-to Height 

Along 8th street and for a distance of 60 feet west, 
the height of all new development shall be equal to the 
height of the parapet of the former International Trade 
Commission Building in order to symmetrically frame the 
8th Street vista. 

8. 	 Roof structures 

Wherever possible, roof structures should be located so 
that they are not·visible from the street. All roof 
structures should be attractively designed as integral 
parts of the overall building composition. Roof 
structures should be treated as positive elements in 
terms of the building massing and architectural 
expression, rather than attempting to meet only the 
minimum requirements specified in the o.c. Zoning 
Regulations. Visible roof structures should maintain 
the same quality of materials, design interest, and 
architectural detail as other parts of the building 
facade. 

Roof structures in excess of four feet in height shall 
be set back from any edge of the roof fronting on a 
setback area a distance equal to their respective 
heights above the roof. 
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Roof structures are not permitted in the setback areas 
as described in section 4a through 4c except for 
existing roof structures and roof structures that must 
be located in the setback area to meet building code 
requirements, provided that such requirements cannot be 
met in some other manner. 

Roof structures are not permitted in the setback areas 
along 8th and E Streets (see section 4d) except 
seasonal and temporary structures incidental to rooftop 
use. 

9. Pedestrian Features 

Pedestrian features at the ground level of development, 
including sidewalk paving and landscaping, street 
furniture, signage, lighting, building entrances, 
lobbies and, if provided, weather protection, shall be 
attractively and appropriately designed and shall be 
consistent with the Corporation's urban design 
objectives. 

Sidewalks on 9th and E Streets shall be developed in a 
manner consistent with the Corporation's Side Street 
Improvements Program. 

Weather protection in the form of projecting awnings or 
canopies is recommended for all new construction and on 
all historic structures when consistent with historic 
preservation guidelines. 

10. Subsurface Restrictions 

Vaults are permitted beyond the lot lines only on 9th 
and E streets. Vaults shall be consistent with the 
Corporation's Side Street Improvement Program. 

Vaults may extend up to 12 feet from the lot line, but 
not within 11 feet of the curb. In accordance with the 
D. c. Department of Public Works' standards, vaults 
must have 12 inches of fill between the vault roof and 
the underside of the sidewalk paving. 

Electrical transformer housing and grates are not 
permitted beyond the property lines. Unless not 
physically possible, connections to water, gas, 
electric, telephone, and sewer lines shall be from E 
Street or 9th Street. 
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Noise Abatement 

The Corporation's Environmental Assessment for the 
Eastern sector finds that the predicted traffic noise 
for the area is expected to have an average day/night 
sound level (Ldn) in the range of 68 to 75 decibels. 
This noise level falls in the normally unacceptable 
noise range (65-75 dB) for dwelling units under the 
Department of Housing and Urban Development's 
Environmental Criteria and standards. In order to 
ensure acceptable noise levels in residential units, 
developers will be required to determine during the 
design phase of the project, in consultation with the 
Corporation, whether noise abatement measures should be 
incorporated in the project design. These measures may 
include but are not limited to the following: 

a. 	 In general, dwelling units on the perimeter 
frontage of buildings should be equipped with 
forced air ventilation systems that allow 
occupants the choice of keeping windows closed to 
achieve an acceptable interior noise level. 

b. 	 If an average noise level less than 65 dB is 
projected, no further noise abatement measures are 
required. 

c. 	 If an average noise level between 65 and 70 dB is 

projected (most likely in buildings along 8th and 

D streets) , a 5 dB sound attenuation is required. 

This level of attenuation can be achieved by 

providing forced air ventilation systems and 

limiting the percentage of window area to total 

wall area in dwelling units to a maximum of 35 

percent. 


d. 	 If an average noise level between 70 and 75 dB is 
projected (most likely at locations along 7th, 9th 
and E Streets and Pennsylvania Avenue, a lOdB 
sound attenuation is required. This level of 
attenuation can be achieved by providing, in 
addition to the measures above, window assemblies 
having a minimum sound transmission class (STC) of 
28. Such windows would be double glazed in either 
a fixed sash or operable frame. An operable 
window assembly would have a gasketed frame that 
would seal tightly when the window is in the 
closed position. 
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Dwelling units along these frontages should be 
located on upper levels of development, where • 
exposure to lower noise levels can be expected. 

12. Historic Preservation 

The Plan identifies the buildings to be 
incorporated in the development program for the 
Pennsylvania Quarter neighborhood. These buildings are 
divided into four groups of preservation treatment. 
Group l buildings are those that shall be retained and 
renovated in place in accordance with the Secretary of 
Interior's standards for Rehabilitation and Guidelines 
for Rehabilitating Historic Buildings. The 800 block 
of F street, which is listed on the National Register 
for Historic Places, consists of the following five 
buildings, all designated for Group 1 historic 
preservation treatment. 

800-812 F street (LeOroit Building) - Retain entire 
building except for the lavatory wing, which may be 
demolished. 

814 F Street - Retain building for a depth of 65 feet 
from the F Street facade. 

816 F street (Adams BUilding) - Retain building for a 
depth of 40 feet from the F Street facade. 

818 F Street - Retain entire building. 

527 9th street (Atlas Building) - Retain entire 
building except for the L-shaped extension, which is at 
the southeast corner of the building and which may be 
demolished. 

13. curb cuts 

curb cuts are not permitted on F Street. 

14. Off-Street Loading 

A consolidated off-street loading facility is required 
to serve the entire square. No loading berth shall 
directly abut any sidewalk. 
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1s. special Design Requirements 

The architect and developer are expected to work 
closely with the staff of the Corporation during the 
design phase of the project. Although all elements of 
the design for the building exterior· and the interior 
public spaces will be subject to the Corporation' s 
review, the following elements are considered 
especially important; 

o 	 The restoration of the buildings in the 800 block of 
F Street; 

o 	 The massing and facade design of new development, 
including transition setbacks from the existing 
structures to the maximum allowable height of new 
structures; 

0 	 The ground level pedestrian environment along all 
streets; 

0 	 The layout of residential units; 

0 	 The design and function of interior public spaces; 

0 	 The design of storefronts and building entrances; 

o 	 The design of awnings, canopies, and other means of 
weather protection; 

o 	 The location and design of cooling towers and 
rooftop mechanical equipment areas; and 

o 	 Access for off-street parking and loading. 



• 




PENNSYLVANIA AVENUE DEVELOPMENT CORPORATION 


Square Guidelines: ' 

Market .Square (Sqs. 40'7, 408, 431, & 432) 

Along with The Pennsylvania Avenue Plan - 1974 and the General 
Guidelines, these Square Guidelines will control development on 
Squares 407, 408, 431, and 432, and form the basis on which 
preliminary approval to development proposals may be granted by the 
PADC Board and final approval may be granted by the Chainnan, as 
outlined in the Development Policies and Procedures. 

Berliner, Chair n 
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GUIDELINES GOVERNING APPROVAL OF DEVELOPMENT PROJECTS 

In order to ensure that development within the jurisdiction of 
the Pennsylvania Avenue Development Corporation ("the Corpora­
tionn ) is implemented in accordance with The Pennsylvania Avenue 
Plan - 1974, (•the Plan•), the Corporation has promulgated design 
and development guidelines which set forth the Corporation's 
intent with regard to the design and planning of deveǍopment 
projects. In addition to these guidelines, there are other 
policies, plans, programs, regulations, and guidelines which will 
control development under the-Corporation's jurisdiction. This 
requlatory structure is briefly described below. 

1 • 

General Guidelines are applicable to all squares and indicate 
the Corporation's overall intent with regard to design and 
development. The General Guidelines include a summary of the 
Plan's goals and objectives, a description of design and 
development criteria uniformly applicable to all squares, and a 
glossary of terms· used in the General and Square Guidelines. 

2. Square Guideliǎes: 

Square Guidelines are applicable to an individual square, 
or group of squares, and indicate the Corporation's specific 
intent with regard to design and development. The Square 
Guidelines include specific guidelines and controls for such 
items as minimum development parcels, building massing, uses, 
historic preservation, servicing, and pedestrian features. 

3. Miscellaneous Policies, Programs, Regulations, and Guidelines: 

(a) Historic Preservation Plan 

(b) Energy Guidelines 

. 	(c) Side Street Improvements Program 


(d). PennsylvanǏa Avenue Lighting Plan 


(e) Criteria and Guidelines for Lighting of Private 

Development 


(f) Public Improvements Program 

(g) Policy on Environmental Quality and Control (36 CFR 907) 

(h) Affirmative Action Policy and Procedures (36 CPR 906) 

(i) Policy and Procedures to Facilitate the Retention of 
Displaced Businesses and Residents·in the Pennsylvania 
Avenue Development Area (36 CFR 908) 

(j), Policy Statement for Permanent Art in Publ_c Spaceǐ 
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SQUARE GUIDELINES: MARKET SQUARE DEVELOPMENT 
(Squares 407, 408, 431, and 432) 

A. Background

One of the most i111>ortant goals of the Pennsylvania Avenue 
Plan - 1974 (as amended--"the Plan") is to establish a new 
residential conmunity as part of mixed-use development along 
Pen·nsylvania Avenue. This comnunity will be located in the area
east of the FBI building, between 6th and 9th Streets, 
Pennsylvania Avenue and E Street, NW (the nEastern Sector"). 
Residential use will enhance the Avenue by promoting an active 
street life, adding variety to the downtown, and supporting the 
operation of local businesses and entertainment establishments. 

The symbolic heart of this ·conmunity will be on Pennsylvania 
Avenue at Market Square. Market Square ls one of the most 
important plazas of L'Enf.ant's plan for Washington, lying at the 
midpoint between the Capitol and the White House, where the 8th 
Street cross-axis intersects the Avenue. It is also historically 
important because, for more than a century, the presence of the 
Central Market made it a focus of the city'ͳ conmercial life. 

e. Urban Design Objectives: Market Sguare 

The Corporation intends to re-establish Market Square as one 
of the grand civic spaces along Pennsylvania Avenue. This will 
be acco111>lished through a cooperative effort conbining public 
improvements with private development. On the public side, the
Corporation will develop a major new park that will, include a 
memorial to the U.S. Navy featuring a performance facility for 
the Navy Band and other groups. Private developmenʹ will 
complete the architectural setting for this park and provide the
cafes, restaurants, and shops that will help to enliven it. 

The fundamental design and development challenge at Market 
Square· is to balance the monumen ta 1 i ty that is appropr I ate to the 
"Main Street ot the Nation" with a vitality and\hmnanity that is 
appropriate to a popular park at the center of a residential 
conmunity. This will require the creation of both a distin­
guished architectural setting and a special atmosphere that makes 
the park become a natural civic gathering place. 

The monumental architecture that now dominates Market Square 
can instill a se· ' of civic pride by enabling individuals to 
identify with tt 1rger scale of city, society, and government. 
To be rul ly suct" .fu 1, however, Market Square al so needs 
another, less fc ,al character that attracts people to partici­
pate in orgaŲizea or spontaneous public events, to watch and be 
watched, to stroll in a crowd, or simply to be in a public 
environment. To establish this more informal aspect, the Square 
wi 11 include the intimate as wel 1 as the monwrentai · ··smal 1 scaled 
and finely detailed elements, and opportunities for njoyment and 
amusemeht. 
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The great civic spaces of Europe, as well as such notable 
American examples as Rockefeller Center or Jackson Square in
New Orleans achieve this difficult combinat lon of grandeur and 
intimacy, awe and fun. The unique character that results from 
this cormination gives these spaces their treasured place in the 
public mind. 

Working together with private developers, the Corporation 
intends to create this same combination of contrasting but 
equally essential elements at Market Square. The elements of  
the balance are, on the one hand, the monumental sweep of 
Pennsylvania Avenue, the dominating presence of the Archives 
building, and the tension of the 8th Street axis; and on the 
other hand, the richness of historic buildings, the human 
pr·es ence of ͵ residential conmun i ty, and the pleasure of 

·fountains, cafes, and per formances in the park. 

The public improvements program for Market Square Park 
reflects. this conmi tment. Market Square Park wi 11 include not 
only a memorial with conmemorative sculptu-re in a dignified 
setting, but also ,generous amounts of greenery for casual 
enjoyment, and areas for an audience to gather for entertainment 
and festive occasions. It will be the responsibility of the 
private sector, woTking with the Corporation, to ensure that new 
development around the edge of Market Square corrt)letes the space, 
both architecturally and in terms of activity, in a manner that 
maintains and enhances this balance. 

C. Urban Design Objectives: Streetscapes 

Except for the establishment of Market Square Park, the 
present street pattern in this area will be largely retained, 
with both ·Sth and D Streets remaining open to vehicular traffic 
north of Market Square. Keeping these streets open will provide 
convenient access to the Ͷhops and galleries in the area and 
promote_ a more active and secure neighborhood for residents.· 
Becaute thesͷ streets are not convenient for through traffic, 
however, much of the area will be suited to residential use and a 
quieter pedestrian-oriented atmosphere. 

1'h'e urban design framework for· new developrite͸t takes 
advantage of the different functions of the streets in the area. 
A different mix of uses will be developed along each street, 
according to design objectives intended to enhance the street's 
individuality. Thes͹ objectives were developed by considering 
each street's_ existing uses, the level o! traffic, buildings to 
remain, the street's historic role, and its formal importance in 
the L'Enfant Plan. 

Eighth Street is intended to be primarily residential in 
character, with as many residential entrances as possible located 
here. Other portions of the ground floor frontage should be 
occupied by retail, arts, or residential service establishments. 

-Since 8th Street will serve as an important pedestrian connection 
between Market Square and the Portrait Gallery, all adjacent ' 
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development projects will be required to follow a uniform design 
forͺstreetscape improvements, including sidewalk paving, street 
treͻs, and street rurnishinKs. New buildings should be 
con s'i de r e d e l eme n t s i n a c l as s i ca 1 u r ban comp o s l t i on c en t e r e d on 
the Archives and Portrait Gallery buildings as focal points. 
Special cornice height restrictions have been established to 
maintain the balance of this composition. 

Along the 7th Street frontage, new development is intended 
to reinforce the street's comnercial and historic character, as
well as its status as a center for the city's arts comnunity.,
Street level spaces should be devoted to shops, restaurants, and 
arts-related uses. New construction should maintain the visual 
rhythm of the streetscape, with highly detailed facades and 
variations in the building massing and cornice line. Preserva­
tion of many of the extstinĞ structures along 7th Street, as well 
as the ·rec on s t r u c t i on o f d i sma n t l e d facades re 1 o ca t e d tr om o the r 
sites along Pennsylvania Avenue, is provided for in the Corpora­
tion's historic preservation program. 

New development along 9th Street should be built to the 
maximum height to help balance the bulk of the FBI Building on 
the west ·Side. The absence of retail uses on the FBI side of the 
street and the heavy vehicular traffic present particularly 
difficult planning and design problems. However, these guide­
lines provide for projections over the 9th Street sidewalk that 
are intended to improve the street in several ways--by providing 
weather protection, giving the street a special design character, 
and establishing a scale more appropriate to pedestrian use. 

D Street ls composed of short blocks that do not allow 
a continuous retail frontage. It also provides the most 
appropriate (and in some cases, the only) location for off-street 
loading facilities. For these reasons it will be primarily a 
se r v i c e s·t r e e t, a 1 though some re ta i l uses ( such as dry c 1 ea n er s 
or copy centers, for example) could ·be lͼcated there. D Street 
should be seen as an opportunity to concentrate the elements that 
are necessary to development but not desirable on the pedestrian­
oriented streets. .

E Street lacks a strong identity, but wilf change conside­
rably when new development occurs on the north side of the street 
(Square 406). New construction on E Street should re-establish 
the street wall by providing strong corners and a continuous 
building frontage at\ the sidewalk. 

D. 	 New Private Development: 
General Planning and Design Criteria 

Development on these squares shall address several major 
objectives that support the achievement of the Corporation's 
overall goal for the Eastern Sector. These objectives are: 



First, development on these squares shall provide almost 
·two-t h i rd s o f the to t a 1 number of un i t s in the ent i r e 

residential program for the Eastern Sector, including an
appropriate mix of unit types and sizes. 

Second, mixed-use development shall establish a new 
residential presence in an older comnercial area. 

Third, development shall provide two types of retail-­
convenience retail such as groceries, cleaners, and drug 
stores to serve the needs of area residents, and 
activity-generating retail such as cafes, restaurants, 
and shops to provide activity in Market Square Park. 

Fourth, development sh!,ill comple'te in an appropriate and
distinguished manner the physical setting at Market 
Square, one of the city's most prestigious and important 
sites. 

On Squares 407, 408, and 432, where new construction will 
dominate, dͽvelopment should exhibit the best of contemporary 
architecture and planning, with special care taken to integrat; 
this development with the adjacent historic areas. 

On Square 431, where rehabilitation or infill construction 
will dominate, development should respect the historic street­
scape and enhance it by adding a new vitality. Square 431 lies
entirely within one of the mini historic districts delineated in 
the Plan, and most of the buildings on the Square are included in 
the Corporation's historic preservation program. 

The objective of establishing a strong residential presence 
wfll be addressed by concentrating housing units along 8th Street 
and portions of Market Square Park, and concentratinĞ most new 
comnercial uses on 7th and 9th streets. Because new mixed-use 
development will also include a significant amount of office 
space, all development projects must be carefully planned and 
sensitively designed to ensure that the housing units will 
function as a residential community. 

\
Most retail uses in the Eastern Sector wiil be located in' 

concentrated areas, both to provide adequate market support for 
small businesses, and to ensure greater convenience for area 
residents. The major concentrations in this four-block area
will be at Market Square and along 7th Street, where retail uses 
can help generate activity in Market Square Park and . reinforce
the rͿsurgence of arts and retail businesses that has recently 
occurred along 7th Street. 
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E. New Private Development: Specific Planning and 
Design Criteria 

1. Coordinated Planning Area 

The coordinated planning area is the area bounded by
Pennsylvania Avenue, E Street, 7th and 9th Streets, NW 
(Squares 407, 408, 431, 432, and the adjacent streets and 
open spaces). 

2. Development Parcels 

The coordinated planning area shall be developed according 
to the development parcels delineated in.Diagram #1. These 
development parcels represent minimum areas that may be 
developed. Any cormination or number ot development parcels 
may be developed as a single project. 

Phased construction on a development parcel may be 
permitted, subject·to the Corporation's specific approval.
Agreements regarding the program of uses developed in each 
phase, the timing of construction, and various performance 
guarantees will be required for such approval. The Corpora­
t ion may also choose to hold a development con-petition tor 
selected sites within this four-block area. 

The minimum development parcels are defined as follows (see 
Diagram #1): 

Parcel A: 
 On Square 408, all lots exeept 807, 898, 816, 
aRd 817 (the Federal Triangle Building). All 
OP pertieRe of the existing alley will be 
closed and included in the development 
parcel. 

On Square Ǒ32, all lots. The existing alley 
will be closed and included in the develop­
ment parcel. 

A 20-foot setback along the tormer Market 
Space right-of-way and a semicircular area of 
240 feet in diameter at the intersection of 
8th Street and Market Square will be devel­
oped by the Corporation as part of Market 
Square Park. This setback area ls included 
in the private development parcel, but is 
subject to the development controls in these 
guidelines. For the purpose of calculating 
the size of the bui lding footprint, the 
setback area measures approximately 10,375 
sq.ft. within the present building lines on 
Square 408, and 10,675 sq.ft. on Square 432 
(see Diagram #1). 
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Parcel B: 

Pare el C: 

8 

On Square 431, lots 806, 807, 814, 815,
and 822. Portions of the existing alley 
will be closed and included in this 
development parcel. 

On Square 407, all lots except 17 ,__g.g.;
810, and a portion of 812 where the 
PEPCO substation is located. 

In addition to the above development parcels, each of the 
following buildings is designated as a separate development 
parcel that may be developed individually, as part of a 
group, or combined with any of the parcels described above: .Parcel D: 	 Square 489, lot 889E 

. 


(Herman' a) 


Parcel E: 	 Square 407, lots 17 and 810. 

(Stables Building) 


Parcel P: 	 Sqeare 498, lets 897, 808, 816, aad 818. 
(Pede,al TPiangle Rldg.) 

Paree 1 '3": · 	 Square 431, lot 816. 

( 4 O 8 Ga 11 er ies ) 


Parcel K:. 	 Square 431, lot 23. 
(Jenifer Building) 

Par ce 1 l:f :. 	 Square 431, lot 3. 
(Union Hardware) 

Parce1_4': 	 Square 431, lot 4. 

(717 D Street) 


Parcel f: 	 Square 431, lot 800. 
(PEPCO Building) 

Paroal M:. 	 Square 497, pertieft ef let 813 (PEPCO 
sub at at ie R) 

3. Comprehensive Planning and Design 
'. 

The planning framework for the development program is 
established in the Plan. Specific attention is directed to 
the "Eastern Sector" amendments to the Pl1n, which were 
approved by the Corporation's Board of Directors in October, 
1982. 

In order to achieve the goals set forth in the Plan, new 
development shall be part of a comprehensive program. This
requires coordination of the following critical items: 

a. 	 Uses shall be distributed ΀s described in the Plan. ln
general, there shall be residential concentrations along 
8th Street and portions of the Mark΁t Square frontage, ' 
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office concentrations along 9th Street and portions of 
the Market Square frontage, retail concentrations at 
Market Square and along 7th Street, and a mixture of 
uses including arts uses along 7th Street. This distri­
bution of uses is intended to take maximum advantage of 
the area's amenities, to support the marketability of 
housing, to help establish a sense of comnunity , and to 
support the operation of successful retail businesses. 

b .  	 Project design shall respect the overall urban design 
objectives for the Eastern Sector. These objectives are 
meaningful only when consistently applied to adjacent 
blocks or continuous street frontages, and consistently 
adhered to. Several ty p·es of restrictions in these 
guidelines, such as uniform cornice heights, build-to 
lines, and requirements for sympathetic height relation­
ships with adjacent historic buildings, are designed to 
ensure a minimum degree of coordination among develop­
ment projects. Where such criteria- are applied, how­
ever, the design of the individual development is 
expected to support the integrity of the overall 
objective rather than merely to meet a minimum 
specification. 

c. 	 For sites adjacent to Market Square Park and 8th Street, 
developers will be required to follow special design and 
use controls. The design of buildings adjacent to 
Market Square Park shall be coordinated with the design 
for the park. The Corporation reserves the right to 
determine whether a proposed building design achelves an 
acceptable level of coordination with the park. 

d. 	 Development will be ǒequired to follow certain measures 

designed to reduce the possibility of significant 

adverse environmental ill1)acts resulting from the total 

program for the Eastern Sector. These mitigating 

measures are recomnended in the Corporation's 

Environmental Impact Assessment of the Eastern SecǓor 

development program. They are designeǔ to ensure 

adequate parking in the area and to reduce the 

infiltration of street noise into residential units. 
These measures are more fully explained in Sections 4e 
and 15 . . 

e. 	 Due to special conditions on some Ǖites, an unusually 
high d-egree of coordination between development projects 
will be required • .  Combined loading facilities or 
service access easements may be required to close 
existing alley s. 'Easements may also be desirable in 
various locations to ensure adequate light and air for 
residential units. 

' 
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4. � 

Uses shall be developed in accordance with the program
described in the Plan and more fully described belo·w. This 
program includes residential, retail, office, and arts use·s. 

a. Residential. 

The residential program for these squares is as follows: 

Square 40'1 .. 2'15 units (225,000 sq.ft. gross)
Square 408 .. 100 units ( 85,000 sq.ft. gross)
Square 431 : 225 units (185,000 sq.ft. gross)
Square 432 .. 125 units (105,000 sq.ft. gross) 

All residential units specified above shall be developed 
on Parcels A, B, and C .  Additional residential units 
are encouraged on these parcels, if feasible. 
Residential use is also encouraged ǖn other parcels. 

With adequate guarantees, the residential allocations 
specified above may be transferred among the squares 
within a development parcel. The Corporation also · 
reserves the authority at its discretion to transfer 
residential allocations from one parcel to another. 

Residential uses shall be concentrated in the locations 
which afford maximum exposure to the area's existing and 
planned amenities (such as park frontages, views, 
isolation from street noise, light and air, preservation
enclaves, and the like). These locations include 8th 
Street, portions of the frontages around Market Square
Park, and the upper levelǗ of development. 

Residential units should include a mix of unit ty pes in 
accordance with the projected housing program in the 
Plan. Residential development. may include either rental 
or sale units, or a mixture of both. 

b. Retail. 

The majority of retail uses on these squares shall be 
concentrated at specific locations and shall include a 
carefully progranmed mix of tenants. The Corporation's
economic and marketing study of the Eastern Sector area 
indicates that there will not be sufficient market 
support for continuous retail along all ground level 
frontages, and recomnends instead that retail be 
developed in concentrations. The major retail 
concentrations in this area shall be at Market Square
and along 7th Street. Retail development at these 
locations is expected to serve the entire area rather 
than any single development project. 

' 
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·The retail mix shall be designed to attract and serve 
several different groups of potential uses, including
residents, office workers, tourists, and evening or 
weekend visitors. There shall be adequate service 
retail to meet the needs of the residents within the 
Eastern Sector area. Development shall include 
sufficient provision for drug stores, newsstands, 
groceries, convenience stores, shoe repair and dry 
cleaners, hardware stores, bakeries, wine and cheese 
stores, delicatessens, and the like. 

Market Square Park. The largest concentration of 
retail, totaling approximately 70,000 square feet, is to 
be developed around Market Square Park (including the
portion of 8th Street that will be closed to vehicular 
traffic). Entrances to this retail ar΂a should be 
designed to enhance access from the Metro station on 7th 
Street. 

Multiple levels of retail are encouraged around Market 
Square Park. Ground level retail spaces that front on 
the park shalt· have exterior access. Wherever possible, 
retail space on upper or lower levels shall have direct 
exterior access from Ğrade, or shall be part of multi­
level stores, with stairs pr΃vided within each tenant's 
space. Larger tenants, including large bars and 
restaurants (except where associated with outdoor cares) 
should be located below grad, or on the second floor. 
This arrangement is intended to take advantage of views 
overlooking the park, to provide the maximum Ųumber of •
stores at the ground level, and to permit the maximum 
amount of frontage at the ground level to be occupied by
storefronts with merchandise. Building entrances and
lobbies may occupy no more than 25 feet of the park 
frontage on each square. 

7lh Street. Along 7th Street, all ground floor 
frontages except for building entrances and lobbies 
shall be devoted exclusively to retail use. These
retail spaces shall be directly accessible from the 
street. 

' 
Other Streets. Additional retail use is also 
encouraged along other streets, particularly on 8th 
Street, where uses that do not rely on a high volume of 
pedestrian traffic are appropriate. 

Uses that remain open for a limited period of time or 
that generate a low volume of activity (such as banks, ­
airline ticket offices, copy centers, etc.) are not 
permitted at grade around the fron'tages of Market Square 
or along 7th Street. These uses should be located on 
upper or basement levels, on 9th, D, or E Streets, or in 
an interior building lobby. 

' 
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Cafes in the public spaces on 8th Street and Market 
Square are encouraged. Rooftop recreational uses and 
retail uses such as cafes and restaurants are permitted 
and encouraged. 

c. 	 Office. 

Office uses are intended to support the economic 
feasibility of residential use in mixed-use development. 
Office uses should be of high quality and should be 
appropriately located so as not to intrude on the 
character of predominantly residential areas. 

d. 	 Arts. 

Seventh Street has emerged as a major center {or the 
city's arts conmunity. This development is supported by 
the proximity to the National Gallery of Art, the 
National Portrait Gallery, and the National Muse\lll of 
American Art. The Tariff Conmission building at 7th and 
E Streets .also has been proposed for rehabilitation for 
museum use. 

The Plan provides for the establishment of a conmunity 
arts facility on Square 407 and Square 431. Other arts 
uses including private art galleries, framing shops, craft 
shops, antique shops, jazz clubs, dinner theatres, and the 
like are encouraged in the area. Along the frontages where
major retail concentrations are located (such as Market 
Square and 7th Street), most galleries and arts uses 
that do not draw a large number of users should be 
located on upper floors of development. Arts
organizattons as office tenants are also encouraged. 

e. 	 Parking. 

Adequate off-street parking shall be p,rovided to serv΄ 
all uses. In determining ·the amount o'f parking 
provided, developers shall consider the tallowing 
factors: 

1) 	 The Corporation's Environmental Impact Assessment 
r΅c011mends several mitigating measures to ensure an 
adequate parking supply in the Eastern Sector area. 
The Corporation will review each development project 
to determine the potential to provide additional 
levels of off-street parking. Developers are 
encouraged to institute measures to ensure maximum 
utilization of parking facilities, including joint 
use arrangements and special rates for carpools and 
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vanpools. On Square 432, enhanced access to the 
Metrora il system at Market Square is reconmended as 
a means of encourag ing trans it usage. 

2) 	 The park ing pol icy descr ibed in the Plan and the 
General Gu idel ines establ ishes the max imum amount of 
park ing allowed in the area as a whole. The pol icy 
is des igned to ma inta in acceptable air qual ity, to
encourage use of Metrora il, and to support the 
econom ic v iab il ity of development projects. 

3) 	 L im itations on on-street park ing In the downtown 
area may make it more d iff icult than in establ ished 
residential areas for res idents to f ind on-street 
park ing. 

4) 	 The area is well served by Metrora il, w ith stat ions 
located at Market Square, at 7th and G, and at 9th 
and G Streets. 

5. 	 Building Restr ict ion Lines 

Bu ilding restrict ion l ines are establ ished on Squares 408 
and 432 as shown on D iagrams 11 and 12. These bu ild ing 
restrict ion l ines are located as follows: 

a. 	 Twenty feet north of the fo rmer Mar·ket Space right-of­
way l ine, 

Del ineat ing a sem ic ircular area of 240 feet In 
d iameter, and 

c. 	 At approx imately the current 85-foot right-of-way of 8th 
Street. (Eighth Street will be .closed to vehicular 
traff ic between D Street and Market Space, but the 
bu ilding restr iction l ines are establ ished to ma inta in 
the 8th Street v ista.) 	 \ 

S ince the ax is of 8th Street is not al igned w ith the center 
of the Archives Bu ilding, the Corporation will consider 
proposals to real ign th is v ista by unobtrus ive means. Such
proposals should locate the semic ircle as shown In D iagram 
#2 and may include sl ightly splayed or narrowed r ight-of-way 
l ines, or a modest bu ild ing articulat ion, perhaps in the 
form of project ions or pav il ions, at the intersect ion or 8th
Street w ith the semic ircle. 

• 

' 
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6. Build-to-Line 


Development shall be built to the property line along all 
street frontages of all squares. Around the public space at 
Market Square, development shall be built to the buflding
restriction lines as described in Section 5 (see Diagram 
#3) .  

Architectural articulations at the build-to line, including 
projections, porticos, and the like, are permitted (for 
example, see Sections 9 and 10). · Establishment of a build­
to line does not necessarily imply a corresponding required 
height of development, except where a build-to height is 
specified. Variations in the street facade above ground 
level to articulate the scale of development, to establish a
rhythm along the facade, or to allow for rooftop amenities, 
are permitted as long as the sense of a continuous street 
wall is maintained. 

7. Height of Development 

The maximum height of new development shall be restricted by 
n.c. Zoning, with the following exceptions: 

a. 	 Market Sguare. Around the semicircle at Market 
Square, new development shall express a uniform cornice 
line at a height of approximately 70 feet. At the 
uniform cornice height, there shall be an appropriate 
setback before development rises to the maximum height 
allowed. The portion of the semicircular facade below
this uniform cornice line is subject to the specific 
design controls discussed in Section 9 below. 

At al 1 building corners ar.ound Market Square ( including 
at 7th and 9th StΆeets) the uniform cornice line shall 
be expressed at the corner for a sufficient distance to
anchor the corner visually (see Diagram #4) • . 

In reviewing development proposals, the Corporation will 
consider the degree to which a given design solution-
meets the following objectives: 

1) 	 To respond to the stepped massing and proportional 
relationships of the Archives Building, which is 
designed with a strongly articulated monumental base 
80 feet in height, and a simpler background above 
that rising to maximum height (see Diagram #5) . 

2) 	 To establish an intermediate scale that relates to 
the smaller-scaled buildings included in the 
Corporation's preservation program--for example, the
Fireman's Insurance (73' high), National Bank of 
Washington (40' to cornice/65' to roof) , and·Apex
(67' to cornice) buildings. 
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3) 	 To est ablish a f ir m  cor ner at 9t h and Pennsy lvania 
Avenue t hat enclo ses t he sp ace at Mar ket Squar e  
Par k, while also r esp ect ing t he Pennsy lvania Avenu e  
vist a. Since t his cor ner is o ne of t he hig hly 
visible lo cat io ns alo ng t he Avenue wher e d evelop­
ment is not set back by 5 0  f eet , unusu al sensi­
t ivit y is r equir ed in t he massing and d esig n o f  
t his por t io n  of d evelop ment . 

Eight h St r eet . Alo ng 8t h St r eet f rom  t he Mar ket 
Squ ar e  semicir cle to E St r eet , new d evelop ment shall 
appropr iat ely expr ess a u nifor m cor nice line at a heig ht 
o f  approximat ely 70 f eet . Thiǘ heig ht shall be measur ed 
f r o m ad jacent gr ad e  level, so as· to  fo llo w  t he r ise in 
t opogr ap hy f r o m  t he Ar c hives t o  t he Por t r ait Galler y .  

The unifor m cor nice r est r ict io n on- 8t h St r eet is no t 

int end ed t o  illl)o se a sfr ict ly hor izont al line, but · 


·r at her is int end ed to  est ablish t he illl)r essio n t hat a 
ser ies of ind ividu al build ings ar e built to  roughly t he 
same heig ht . Examp les of t he d esir ed end r esu lt can be 
seen alo ng 1 6 t h St r eet nor t h  o f  t he Wh it e  House or  
Co nnect icut Avenue nor t h  o f  Dupo nt Cir cle. 

Ther e shall be an appr opr iat e set back at t he uniform 
cor nice heig ht befor e d evelop ment rises to t he max imu m 
heig ht allo wed .  At t he int er sect io ns wit h D and E 
St r eet s, t he unifor m cor nice line shall be expr essed 
alo ng t hese st r eet s for  a suf f icient dist ance t o  anchor 
t he cor ner visu ally, 

Modulat io ns ,in t he bui ld lng massing ( such as mansar d 
r oo f s  or dor mer windows) ar e p er mit t ed wit hin t he 
set back ar ea pr o vid ed t hat t he int ent of t he unifor m  
cor nice heig ht is r esp ect ed .  

I n  r eviewinǙ d evelop ment pr opo sals , t he Corpo r at io n  will 
co nsid er t he d eg r ee to whi ch a giv en d esig n so lu t io n  
meet s t he fo l lo wing o bject ives: 

\ 

1) 	 To - maint ain and str engt hen t he exis t ing propor t ional 
r elat io nship bet ween t he st r eet wall of  pr ivat e 
d evelop ment alo ng 8t h St r eet and t he fo cal pu blic 
build ings at t he end s o f  t he st r eet ( t he po rt ico s o f  · 
t he Ar cnives and Por t rait Ga ller y Bu ild ings have 
co r nice heig ht s of 80 ' and 70 1 , r esp ect ively ). 

2) 	 To pr o vid e  a suit ably scaled co nt ext for  t he 
build ings alo ng 8t h St r eet t hat ar e includ ed in t he 
Co rpo r at io n' s pr eser vat io n pr ogr am--for  examp le, t he 
Fir ewor ks ( 69' hig h), S t ables ( 65 '  t o  cor nice), 
' Tar i f f  O>mnissio n  ( 63' ), and L eDro it ( 5 0 1 ) 

bu i Id i ngs. 


' 
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c. 	 Seventh Street. Along the 7th Street frontage or both
Squares 431 and 432, arti culat ions and var i at ions In
building he ight are  encour aged, so  as to break up the 
apparent bulk or larger new buildings and to respond to
the lower scale and variety o r  building hei ghts along 
the street. Bu i ld i ng hei ghts may range up to the zon i ng 
max i mum for l i m i ted port ions of the frontage, prov i ded 
that the overall expres s  i on an· mas sing modulates between 
the var i ed hei ghts or ex i st ing build ing s. Th i s  restr  i ction 
I s  i ntended to establ i sh a compatible relationsh i p  w i th the 
m in i -h i stor i c  d i str i ct along 7th Street, while at the same 
t ime allowing adequate bu i ld i ng bulk. . .. 

d. H i stor i c  B u i ld i ngs. Add i t i onal or mod i f i ed height 
rest rict ions may apply to development i n  conj unct i on 
w i th bu ild ings  i n  the Corporat i on's preservat i on 
progr am. The·se are des cr i bed more  fully in  Section 15.
In some cases, deep setbacks may be requ i red ; in some 
cases, a sympathetic des i gn may be obta ined for parti cular 
building s i f  new construct i on r i ses d i rectly above the 
ex i s t i ng facade. The over r i d i ng cons i derat i on that the 
Corporat i on w i ll cons i der  i s  that the hei ght and des ign 
of new development must r espect the I ntegrity of the 
ind i vidual bu ild ing and its context. 

8. 	 Bui ld-to-He ight 

New constructi on along 8th Street aΈd the build ing 
restr  i ct ion l i nes at Market Square shall be bu i lt at least 
to the uni form cornice hei ght as establ i shed i n  Section 7a. 
I n  the event that the PEPOO sub stat ion remai ns, the ex i st ing 
facade shall be replaced w i th a new facade bu ilt to the 
hei ght of the uni form corn i ce l i ne. New construct ion along 
7th Street shall be bu ilt to a m inimum height or approxi­
mately 35 feet so as to ma inta i n  a conti nuous street wallΉ 

9. 	 Market Squar e  Facade 

On Squares 408 and 432, the section of th·-e sem i c i rcular 
facade below the uni form corn i ce he ight shall be des i gned as 
a symnetrical backd rop to Market Square Park. Th i s  sect ion 
of the facade i s  intended to serve as a balancing element to 
the Arch i ves Build ing and as a gateway to the 8th Street 
ax i s  to the Portra it Gallery. The rema i n i ng port i ons of the
facade ( i nclud i ng the portions above the un i form corn i ce 
he ight and the frontal sec t i ons parallel to the former 
Market Space r i ght-of-way) should es tabl i sh an approp r i ate 
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balanced context for th is strongly controlled sem i c ircle, 
but need not be perfectly synmetr ical or un i form, and may be 
in a s tyle, shape, or materi al th at contrasts w i th the 
sem i c i rcular section (see D i agram 14 ) .  

The 70-foot sect ion of the sem ic i rcle shall have a well­
arti culated base, m i ddle section, and strongly def i ned 
cap ital. It shall be h i ghly deta i led and subd i v i ded i nto 
elements of l a r ge ,  i ntermed i ate, and small scale. At each
of the southern ends of the sem i c ircle, a strong 
term i nus shall be articulated. Th i s  arti culat ion may be i n  
tΊe form of such dev ices ΋s projections from the bu i ld ing 
.l i ne, monumental elements, or turrets, cupolas, or the l ike 
at the roofl ine. A s im i lar treatment may be prov i ded where · 
the sem ic i rcle i ntersects w i th 8th Street, although the 
semic ircle should read as a conti nuous element that cros ses · 	 · ·8th Street. 

The sect i on of the sem i c ircular facade below the un i form 
corni ce hei ght w i ll be s ubject to an unusually deta i led 
des ign rev iew by the Corporat ion to ensure that the 
intended arch i tectural express ion for Market Square and 8th 
Street i s  fully ach ieved. In rev i ew i ng development 
proposals, the Corporat ion w i ll cons i der the degree to wh i c  
a g i ven des i gn solut ion meets the follow ing object i ves : 

1 ) 	 �. To complete the urban des i gn of Market Square i n  
a manner that reflects i ts Importance w i th i n  the
context of the L'Enfant Plan ; 

2) 	 To prov ide an appropri ate and d i gn i f i ed sett ing 
for Market Square P$rk Όnd the Navy Memori al ;  

3) 	 To prov ide an appropri ate arch i tectural fr_ame _ for
the 8th Street v i s ta ;  

4) 	 To balance ΍he ArcΎ i ves w ith a\bu i ld ing of s im i lar 
scale, but bf subs i d i ary i mportance ; and, 

5) 	 To prov ide v i sual interest and a f i nely deta i led 
character at the s cale of the pedestr i an. • 
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10. PEPCO Substat i on 


The PEPCX> substat i on on Square 407 i s  expected .to rema in for 
econom i c  reasons. However, the Corporat ion encourages 
deve lopers to exp l ore a new confi gurat i on for the PEPCO 
substation i n  order to a l l ow more eff i c i ent deve l oΏment of 
the square and to enhance opportun i t i es for add i t ional 
res i denti a l  frontage along 8th Street. In the event 
that the substat i on rema ins in  i ts current l ocat i on, new
devel opment on Parcel C shal l i ncl ude a new facade treatment
and prov i s i ons for show w i ndows a long the ground leve l to 
make the substat ion more compat ib le  w i th a res i dent ia l  
env ironment. 

1 1. Roof Structures 

A l l  roof structures shou l d  be attract i ve ly des igned as 
integral parts of the overal l  bul l d i ng · compos i tlon. Roof
structures shou l d  be treated as pos i t i ve elements In terms 
of the bu i l d i ng mass i ng and arch i tectural express ion, rather 
than attempt ing to meet on ly the m in imum requ irements 
spec i f i ed in  the D . C. Zon ing Regul at ions. Roof structures 
shou ld ma inta in  the same qual  ity of materi a ls, des ign 
interest, and arch i tectural detai l as other parts of the 
bui l ding facade ΐ 

Roof structures are not perm itted i n  requ ired setback areas. 
Th i s  restri ct ion does not app ly to ex isting roof structures 
or to seasonal and temporary structures, inc idental to roof­
top use. Rooftop terraces, trel l i ses, canop i es, and the 
l i  ke are perm i tted and encouraged. 

1 2. Pedestr i an Features 

Pedestri an features at the ground leve l of development, 
inc l ud i ng weather protect ion, si dewalk pav i ng and l and­
scap ing, street furn i ture, s i gnage , l lgh\ing, bu i ld ing 
entrances, and l obb i es, shal l be attractiΑely  and 
appropri ately  .des i gned, and shal l be cons istent w i th 
the Corporat ion's urban desi gn objecti ves. 

S i dewalks on al l s i de streets sha l l  be deve loped in  a 
manner cons i stent w i th the Corporat ion's S i de Street 
Improvements Program. Spec i a  l care sha l l  be g i ven to 
l andscap i ng and pedestri an features along 8th Street. 

' 
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Because of the Corporation's design for Market Square Park, 
arcades are not permitted along the building restriction
lines around the park. Other forms of weather protection 
are encouraged, but the design of any such features shall 
be coordinated with the design for the park. 

Weather protection in the form of projecting awnings or
canopies is encouraged along 7th Street and 8th Street, 
but arcades are not permitted on these s treets. 

13. Building Projections over Public Space 
' . 

The D.C. Building Code permits the Mayor to authorize 
projections over public s pace if, on a s treet with an 
NCPC-approved plan for improvement (such as the Pennsylvania 
Avenue Plan), an owner permanently foregoes construction on 
or the · use o f · a po r ti on o f h i s 1 o t. Th i s pr o v i s i on a pp li es
to Parcel A on Squares 408 and 432. 

Projections over public s pace are allowed along the 
. D Street, 7th Street, and 9th Street frontages of Parcel A. 

If Parcels A and C are combined, projections are permitted 
and encouraged along the 9th Street and D Street frontages 
of Square 407. If projections are provided along the 9th
Street frontage of Square 407, they shall form a continuous 
weather protection at street level. 

In reviewing development where projections over public space 
are proposed, the Corporation will consider the degree to 
which .the projections provide the following intended 
benefits: 

Β - 	 Articulated building massing and varied facade
design, particularl y  along 9th Street, which is .
Γn unusually long building frontage of 400 feet; 

b. 	 Terraces and balconies as amenities ·in residential 
uni ts ; and, 

c. 	 A sense of special character along the 9th Street 
sidewalk. 

14. Subsurface Restrictions 

Subsurface construction is permitted beyond the building 
footprint as follows: 

a. 	 Vaults are permit ted beyond lot lines along 7th,
8th, 9th, D, and E Streets, with the following 
provisions : 
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1) They 	shall be cons istent w i th the CorpoΔ a­
t i on's Publ ic  Improvements Program and Side 
Street Improvements Program ; and, 

2) They may extend up to 12 feet beyond the 
property l ine, but not w i th in 10 feet or 
a curb. 

b. 	 Subsurface constructi on i s  permitted under port i ons
of Market Square Park as follows (see D i agram #6) : 

1) 	 On Sq u a r e 4 0 8 , i t may ex tend s o u th o f th e 2O­
foot setback l i ne as far as the property l i ne ;  

2) 	 On Square 432, It may extend south of the 20­
foot setback l ine as far as the l i m it of Metro 
construct ion, and may include connecti on to 
the Metro stat ion ;  

3) 	 It may occupy the area between the bu i ld i ng 
frontages along the former 8th Street right­
of-way ; 

4) 	 It shall be at least 7 feet below grade to 
allow for the planti ng of trees ; 

5 )  	 It shall acconmodate any structures, easements, 
or landscaping i n  connection w i th Market Square 
Park or the Metro station ;  and , 

6 )  	 It shall accomnodate the two ex i sting 69-KV 
PEPCO l ines and any other uΕ i l i t i es that rema in. 

The locat ion and layout of electri cal transforΖers i n  public 
space w i l l  be subject to a spec i al review by the Corporati on. 
It is  reconmended that electrical transformers be located 
in the basement or on the roof of the buiJd ing. Electr,cal 
transformer vaults are not perm itted beyond the Market 
Square buildiΗg footpri nt or on 8th Street. 

Where possible , all connections to water, gas , telephone,
and sewer line$ shall be from 7th , 9th, D, or E Streets. 

15. Noise Abatement 

The Corporat ion's Environmental Assessment for the Eastern 
Sector has determ i ned that the predicted traff i c  noise fΘr
the area i s  expected to have an average day/ni ght sound level 
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(Ldn) in the range of 68 to 75 decibels. This noise level 
falls in the normally unacceptable noise range (65-75 dB) 
for dwelling units under the Department of Housing and Urban 
Development's Environmental Cr i teria and Standards. I n
order to ensure acceptable noise levels in residentia l 
units, developers will be required to detΙrmine during the 
design phase of the project, in consul tat ion with the 
Corporation, whether noise abatement measures should be 
incorporated in the proj ect . design. These measures are as 
follows : 

a. 	 In general, dwelling units 
. on the perimeter 

frontage of buildings should be equipped with 
forced air ventil_ation systems that allow 
occupants the choice o t  keeping windows closea 
to achieve an acceptable interior noise level . 

b. 	 If an average noise level less than 65 dB is 
projected, no further noise abatement measures 
are required. 

c. 	 If  an average noise level between 65 and '1 0  dB
ls proj ected (most likely in buildings along 
8th and D Streets), a 5 dB sound attenuation 
is required. This level of attenuation can be 
achieved by providing forced air ventilation 
sys terns and_ 1 imi ting the percentage of wi n·dow 
area to total wall area in dwelling units to a 
maximum of 35 percent. 

d. 	 If  an average noise level between 70  and 75 dB 
is projected (mos t likely at locations along 7th, 
9th, and E Streets, and Pennsylvania Avenue), a
10  dB sound attenuation is required. This level 
of attenuation can be achieved by providing, in 
addition to the measures above, window 
as s emb 1 1  es ha v ing a m i n i mum sou n c, t r an sm s s i on · I
c l as s  (STC) of 28. Such windows would be double 
glazed in either a fixed sash or operable frame. 
An operable window assembly would have a gasketed 
frame that would seal tightly when the window 
is in .the closed position. 

Dwelling units along these fr.ontages should be 
located on upper levels of development, where 
exposure to lower noise levels can be expected .  

' 
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16. H istor i c  Preservat ion 


The Plan i dent i f i es numerous bu i ld ings and two m i n i  h Lstor i c  
d i stri cts to be i ncorporated in  the development P,rograΚ tor 
the Eastern Sector. Several of these bu i ld ings and one of 
the two m i n i  h i stor ic  d i stri cts are located w i th i n  the 
Market Square a r ea ( see D i  ag r ams # 7 and # e ) . 

W i th i n  the boundari es of the m i n i -h i stori c  d i stri cts, there 
is  a concentrat ion of reusable bu i ld ings that mainta i n  the 
scale, character, and flavor of the old downtown. Not all 
of the bu i ldings  w i th in the m in i -h i stor i c  d i stri cts mer it 
r e t en t"i on , bu t a s u f f i c i en t number w i 1 1  be r e ta in e d t o 
ma i nta in the context of the old downtown. New construct i on
w i th i n  th·e m i n i -h i stori c  d istr i cts and In a buffer zone 
adjacent to them shall be compat i ble w i th the character 
of the d i  stri cts. 

The bu i ld i ngs spec i f i cally i dent i f ied i n  the Plan are 
d i v i ded i nto four groups of preservat ion treatment. 
These groups. a r e  as follows: 

Group 1:  Bu i ld i ngs to be reta i ned and rehab i l i tated i n  
place accord ing to "The Secretary of the Inter ior's 
Standards for Rehab i l i tation and Gui deli nes for 
Rehab i l i tat ing H i stor i c  Buildings." These standards 
perm it m i nor changes to the ex ist ing structures. The 
majori ty of bu i ld ings in  th i s  group are large-scale 
conmerc i al bu i ld i ngs. 

Group 2: Bui ldings wh i ch shall be reta i ned i n  place. 
Alterat ions and add i t i ons are perm i tted so long as the 
i mpact i s  compati ble w i th the bu i ld ing's archi tectural 

-value or contri bution to the streetscape. An increase or
decrease In the total bulk of the bu i ld ing shall be 
m i n i m i zed through the use of setbacks and sens i t i ve 
mass ing. 

Group 3: Bu i ld ings wh i ch are reconmended t-o be reta i ned 
i n  place. Alterations and add i tions are perm i tted so 
long as the alterations or add it i ons respect the bu i ld­
i ng's arch i tectural value or contri bution to the street­
scape. An i ncr ease i n  the total bulk o t  the b u i ld i ng is
perm iss ible. 

Group 4: Facades wh i ch shall be reta ined i n  place. 
Although these bu ild i ngs cannot be reta i ned for plann i ng,
econom ic, or structural reasons, retent ion of the i r  
facades w i ll contri bute s i gn i f i cantly to the streetscape 
and m i n i m i ze loss of urban fabr i c. 
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The following buildings shall be treated in accordance with 
the Plan {see Diagram 17) : 

Square 407 	 Group 2 :  410 8th Street (Stables Building) 
Group 3 :  800 E Street (Herman's) 

Square 431 G roup 1 :  	 400  7th Street (Jenifer Building) 
717 D Str eet 

Group 2 :  	 707  D Street (Union Har dware--
old building only) 

406 7th Street (406 Galler i es) 
405 8th· Street (PEPCO Building) 
Lansburgh' s  (terra-Λotta portion) 

Group 4 :  	 634 7th Street (Kresge Building) 
710  E Street (Busch Building) 

Curb 	Cuts 

Cur b cuts are restricted as follows : 

a. 	 On Square 40 7, only curb cuts required for the 
operation of the PEPCX> substation are permitted 
on 8th Street. I t  is reconmended that all other 
curb cuts on the square be located on D or E
Str eets. 

b. 	 On Squares 408 and 432, curb cuts are permitted 
only on D Street. 

c. 	 On Square 431, cur b cuts are not permit ted on 
7th or E Streets. All curb cuts for Parcel B 
shall be consolidated at a single location. 

18. Off-Street Loading 

Access to a1 1 o f f -stre e t 1 o ad i ng ·fac I I i t i es sh a 1 1 be
p rohibited from 7th and 8th Streets, except that on 
Square 431, a single access from 8th Street is permitted 
for off-street loading facilities on Parcel B. 

It is reconmended that a joint facility serve all buildings 
on Parcel A, Squares 408 and 432, by means of an underground 
connection. This connection must be designed so as not to· 
require relocation of the 69-KV electrical lines along 8th 
Street. 
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It is strongly reconmended th at a un if ied underground 
facility, with access from D Street, be provided to serve 
all development on Parcel c ,  Square 407. Th is facility 
would be located in the center or the block, w ith a
s ingle entrance prov iding access from the street. 

19 .  Special Des ign Requirements 

The arch itect of any development team is expected to work 
closely with the staff of the Corporation dur ing the design 
phase of the project. Although all elements of the des ign 
for the bu ilding exter ior and inter ior public s paces will 
be subject to the Corporation's rev iew, the following
critical elements will be ·considered especially important: 

• 	 Des ign that helps establ ish an identity for 
an ur ban residential conmun iΜy; 

Coordination of design, planning, and progranming 
with Market Square Park ; 

• 	 The design of building facades around Market Square 
Park, especially below the un iform corn ice line; 

• 	 The treatment of th e 8th Street vista and the 
Pennsylvania Avenue vista (in particular, how it 
is affected by deve lopment at the corner of 9th
Street and Pennsylvania Avenue} ; 

• 	 The groun d level pedestrian environment, 
particularly around Market Square Park and along 
7th and 8th Streets ; 

• 	 The r e ta l l p 1 an , i n term s ·of th e type and s I z e of 
stores, the provision for residential services, 
and the relation of retail to exterior public 
spaces, especially 7th Street and Market Squa·re ; 

\ 

• 	 The treatment of buildings that remain for their 
historic or architectural significance; 

• 	 The treatment of the PEPcx;> substation on Square 
407 ; and 

• 	 The location and design of off-street loading 
and park ing entrances. 

' 
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PENNSYLVANIA AVENUE DEVELOPMENT CORPORATION 

Richard A. Hauser 
1331 Pennsylvania Avenue, N.W. Chainnan 

Washington, D.C. 20004-1703 

Suite 1220 North 

Lester M. Hunkele, III 202/724-9091 
Executive Director 

December 8, 1993 

MEMORANDUM 

TO: Les, Bob, Madeline, Janet, Talbot, Jerry 

Eliza, Jan, David, Jane, Al, Rick, Anne, Susan 


FROM: Jo-Ann 


SUBJECT: Square 
 for Square 457 

Attached is a copy of the Square Guidelines for Square 

457 that the Board approved today. Please let Grace 

know if you need additional copies. 

Attachment 

Guidelines 



PENNSYLVANIA AVENUE DEVELOPMENT CORPORATION 


SQUARE GUIDELINES 

SQUARE 457 

Along with The Pennsylvania Avenue Plan - 1974 and its amendments, these Square Guidelines 
will control development on Square 457 and form the basis on which the P ADC Board may 
grant preliminary approval to development proposals and the Chairman may grant final approval, 
as outlined in the Development Policies and Procedures. 

( 


Richard A. Hauser, Chairman 
Issued December 8, 1993 

These Square Guidelines for Square 457 supercede the Square Guidelines for Square 457 West issued on 
September 4, 1979, and revised on September 26, 1990. 
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A. INTRODUCTION 

Square 457 is bounded by 6th, 7th, D, and E Streets. It is one of the blocks in the 
Pennsylvania Quarter neighborhood, which is designated in the Plan as a location for a 
residential community of at least 1200 housing units. The establishment of this 
residential community is one of the primary goals of the Plan. 

Square 457 is physically divided into two sections by a north-south alley. The eastern 
half of the block was redeveloped in the 1970s with two large office buildings. The 
western half consists of mostly smaller scale structures from the late 19th and early 20th 
centuries. Other than the Gallery Row Project, developed in 1987 at the corner of 7th 
and D, there has been no redevelopment activity in this Square. 

Seventh Street is envisioned to be an active commercial street with emphasis on arts­
related uses at the ground level. This street will also provide a vital link between the 
museums on the Mall and the National Portrait Gallery/National Museum of American 
Art at 8th and F Streets. There are several 19th century commercial structures in Square 
457, and, under the Plan, some of these structures and/or remaining architectural 
elements will be rehabilitated as part of the total development. 

B. PLANNING AND URBAN DESIGN ORTECTIVES 

The urban design framework for new developments in the Pennsylvania Quarter 
neighborhood takes advantage of the different functions of the streets in the area. A 
variety of uses will be developed along each street, according to design objectives. 
These objectives are established by considering each street's existing uses, the level of 
traffic, buildings to remain, the street's historic role, and its formal importance in the 
L'Enfant Plan. 

New development in Square 457 will be required to achieve the following objectives: 

Reinforce the commercial character of 7th Street; 

Reinforce arts-related uses on 7th Street; 

Introduce convenience retail such as groceries, cleaners, and drug stores to serve the 
needs of area residents; 

Add to the amenities for a residential community; and 

( 

Be compatible with the visual rhythm of the streetscape created by the existing historic 
structures. 
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C. SPECIFIC URBAN DESIGN AND PLANNING GUIDELINES 

1. Coordinated Planning Area 

The coordinated planning area is comprised of Square 457 and adjacent sidewalk 
areas. 

2. Development Parcels 

The coordinated planning area consists of development parcels as delineated in 
Diagram #1. These development parcels represent minimum areas that may be 
developed, and are defined as follows: 

( 

Parcel A: 

Parcel B: 

Parcel C: 

Parcel D: 

Parcel E: 

Lot 41 - Gallery Row Project, completed in 1987 

Lot 36 - 419 7th Street (Mayer Building) 

Remaining portion of the western half of Square 457 

Lot 38 (The Patrick Henry Building) 

Lot 39 (The Bicentennial Building) 

3. Comprehensive Planning and Design 

In order to implement the development program for Square 457 in a comprehensive 
manner, each separate development is required to address the common objectives so 
that the entire square is functionally and architecturally integrated. 

a. 	 The building massing and architectural design of new development shall be 
compatible with the existing historic structures with respect to such aspects as 
scale and proportion; rhythm of solids and voids in fenestration; vertical and 
horizontal articulation of the facade composition; rhythm of entrances, 
projections, and show windows; materials and textures; color; and architectural 
detail. 

b. 	 The distribution of uses on the ground floor, location of service facilities, and 
design of pedestrian amenities shall reinforce the retail presence along the 7th 
Street frontage. 

c. Development will be required to follow certain measures designed to provide 
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adequate parking in the area and to reduce infiltration of street noise into 
residential units. These measures are more fully explained in Sections 4( d) and 
11. 

d. 	Due to special conditions on some parcels, a high degree of coordination may be 
required among existing and new developments. For example, combined 
loading facilities may be required for some buildings in order to eliminate on­
street loading from 7th Street. Also, easements may be necessary in various 
locations to ensure adequate natural light and air for adjacent uses. Existing 
development requirements are more fully explained in Section 9. 

4. 	 ă 

Uses shall be developed in accordance with the program outlined in the Plan and 
more fully described below. The program includes residential, office, and retail 
and arts uses. 

a. 	Residential 

Residential uses shall be developed on Square 457 as follows: 

1. 	 Not less than 230 residential units, totalling between 185,000 and 205,000 
square feet shall be required in the development of Parcel C. At such time 
as the Corporation determines that demolition or significant renovation of 
Parcels D or E is warranted, it will modify The Pennsylvania Avenue Plan to 
include additional residential requirements, if necessary, and at that time 
address whether additional residential units would be required. Units shall 
be a. mix of types and sizes, with an overall average of not less than 800 net 
square feet per unit. 

2. 	 Residential units shall be located so as to take advantage of the area's 
existing and planned amenities. 

3. 	 Residential development may include either rental or sales units or a mixture 
of both. 

b. 	 Office/Hotel 

1he Pennsylvania Avenue Plan assumes that the two existing large office 
buildings on the eastern portion of the square will remain for the duration of 
their economic life. At such time as demolition or significant renovation is 
warranted, the Corporation will revise The Pennsylvania Avenue Plan, if 
necessary, to ensure that the sites' uses support the residential, arts, and retail 
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uses in the Pennsylvania Quarter neighborhood. Additional new office and/or 
hotel space up to 350,000 square feet may be developed in the western half of 
Square 457. 

c. 	 Retail and Arts 

The Plan envisions 7th Street as a retail and arts corridor extending from 
Pennsylvania Avenue north toward Gallery Place and Chinatown. Development 
on the western half of Square 457 shall contain approximately 40,000 square feet 
of new retail and arts space. Buildings on the eastern half of Square 457 should 
include as much convenience retail as possible. In planning for arts and retail 
uses on Square 457, developers shall take the following considerations into 
account: 

1. 	 The ground floor of development fronting on 7th Street, except for building 
entrances and lobbies, shall be exclusively devoted to retail uses, including 
arts, entertainment, and restaurant uses, that will generate pedestrian activity 
at the street level. The Corporation recommends having a variety of small 
shops and restaurants. 

While recognizing that neighborhood-oriented and service retail will need to 
be located along E Street, in order to enhance the E Street theatre spine 
conceptualized in the Downtown Element of the District of Columbia's 
Comprehensive Plan, the Corporation encourages arts and arts-related retail 
uses at the ground floor level, along with special design features that 
enhance the theater spine theme. 

All storefronts should be well designed and articulated. 

2. 	 Arts or arts-related retail uses in Parcel C shall be no less than 5,000 square 
feet, of which 3,500 square feet may be below (or above) grade. Uses may 
include art galleries, framing shops, art supply stores, craft shops, antiques 
stores, jazz clubs and the like. The Corporation encourages art galleries and 
arts-related retail uses, especially on the ground floor, in Parcel A (Gallery 
Row) and restaurants, art galleries, and arts-related retail uses in Parcel C. 

3. 	 The retail mix shall be designed to attract and serve several different groups 
of potential users, including residents, office workers, tourists, and evening 
or weekend visitors. 

4. 	 With the exception of art galleries, the Corporation discourages uses that 
generate a low level of activity or engage in business for only a limited 
period of time during the day along 7th Street. ( 
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5. 	 Service retail to meet the needs of the residents, such as groceries, drug 
stores, newsstands, convenience stores, dry cleaners, bakeries, wine and 
cheese stores, and the like, shall be included, preferably along D, E, and 6th 
Streets. 

d. Parking 

There shall be adequate off-street parking to serve all uses. In determining the 
amount of parking provided, developers shall consider the following factors: 

1. 	The Corporation's Environmental Impact Assessment recommends several 
mitigating measures to ensure an adequate parking supply. The Corporation 
will review each development project to determine the potential to provide 
additional levels of off-street parking. The Corporation encourages 
developers to institute measures to ensure maximum utilization of parking 
facilities, including joint use arrangements and special rates for carpools and 
vanpools. 

2. 	The D. C. Zoning Regulations establish the minimum number of parking 
spaces. The parking policy described in The Plan and the General 
Guidelines establishes the maximum amount of parking allowed in the area ( 
as a whole. The policy is designed to maintain acceptable air quality, to 
encourage use of Metrorail, and to support the economic viability of 
development projects. 

3. 	Limitations on on-street parking in the downtown area will make it more 
difficult than in established residential areas for residents to find on-street 
parking. 

4. 	 The area is well served by Metrorail, with stations located at Archives/Navy 
Memorial and Gallery Place/Chinatown. 

e. 	 Amenities 

New development and significant renovations should consider uses that will 
enhance the residential and office space, such as day care facilities, roof-top 
terraces, swimming pools, and fitness centers. 

5. 	 Build-to-Line 

Development shall be built to the property line along all street frontages, but shall 

allow for architectural articulations, including recesses, projections, porticos, and 

the like. Establishment of a build-to line does not imply a required height of 
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development; these Square Guidelines will specify locations of build-to heights. 

6. Height of Development 

The maximum height of new development shall be the height permitted by the D.C. 
Zoning Regulations. However, immediately adjacent to historic structures, there 
shall be appropriate setbacks at intermediate heights before new development rises 
to the maximum height allowed. The overall building massing of new development 
shall be modulated with architectural treatments such as setbacks to create an 
universally harmonious composition with the historic structures as described in 
Section 13.c. 

7. Build-to-Height 

New construction along all streets shall be built to a minimum height of three 
stories to maintain a continuous street wall. 

8. Roof Structures 

All roof structures shall be attractively designed as integral parts of the overall 
building composition. Roof structures should be treated as positive elements in 
terms of the building massing and architectural expression, rather than attempting to 
meet only the minimum requirements specified in the D.C. Zoning Regulations. 
Roof structures should maintain the same quality of materials, design interest, and 
architectural detail as other parts of the building facade. 

Roof structures are not permitted in required setback areas. This restriction does 
not apply to existing roof structures on historic buildings or to seasonal and 
temporary structures, incidental to rooftop use. Rooftop terraces, trellises, 
canopies, and the like are permitted and encouraged. 

Mandatory Light and Air Courts 

A court is required adjacent to the rear of 401 7th Street (Gallery Row), beginning 
one level above grade. This court shall extend southward not less than 75 feet from 
the southern lot line of 419 7th Street (Mayer Building) and shall be at least 30 feet 
wide. 

A court is required adjacent to the rear of 419 7th Street (Mayer Building), 
beginning one level above grade. This court shall extend the entire length of the 
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rear elevation of the building and be at least 30 feet wide. 

10. Pedestrian Features 

Pedestrian features at the ground level of development, including sidewalk paving 
and landscaping, street furniture, signage, lighting, building entrances, lobbies and, 
if provided, weather protection, shall be attractively and appropriately designed and 
shall be consistent with the Corporation's urban design objectives. 

Sidewalks on all side streets shall be developed in a manner consistent with the 
Corporation's Side Street Improvements Program. 

Weather protection in the form of projecting awnings or canopies is encouraged 
along 7th Street, but arcades are not permitted on this street. 

11. Subsurface Restrictions 

Subsurface construction, including electrical transformer vaults, is not permitted 
beyond the property lines. 

12. Noise Abatement 

The Corporation's Environmental Assessment for the Eastern Sector found that the 
predicted traffic noise for the area is expected to have an average day/night sound 
level (L<ln) in the range of 68 to 75 decibels. This noise level falls in the normally 
unacceptable noise range (65-75 dB) for dwelling units under the Department of 
Housing and Urban Development's Environmental Criteria and Standards. In order 
to ensure acceptable noise levels in residential units, developers will be required to 
determine during the design phase of the project, in consultation with the 
Corporation, whether noise abatement measures should be incorporated in the 
project design. These measures may include but are not limited to the following: 

a. 	 In general, dwelling units on the perimeter frontage of buildings should be 
equipped with forced air ventilation systems that allow occupants the choice of 
keeping windows closed to achieve an acceptable interior noise level. 

b. 	If an average noise level less than 65 dB is projected, no further noise abatement 
measures are required. 

If an average noise level between 65 and 70 dB is projected (most likely in 
buildings along 8th and D Streets), a 5 dB sound attenuation is required. This 

( 
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level of attenuation can be achieved by providing forced air ventilation systems 
and limiting the percentage of window area to total wall area in dwelling units to 
a maximum of 35 percent. 

d. 	 If an average noise level between 70 and 75 dB is projected (most likely at 
locations along 7th, 9th and E Streets and Pennsylvania Avenue), a l0dB sound 
attenuation is required. This level of attenuation can be achieved by providing, 
in addition to the measures above, window assemblies having a minimum sound 
transmission class (STC) of 28. Such windows would be double glazed in either 
a fixed sash or operable frame. An operable window assembly would have a 
gasketed frame that would seal tightly when the window is in the closed 
position. 

Dwelling units along these frontages should be located on upper levels of 
development, where exposure to lower noise levels can be expected. 

13. Historic Preservation 

a. 	 The Plan identifies the buildings to be incorporated in the development program 
for the Pennsylvania Quarter neighborhood. These buildings are divided into 
four groups for historic preservation treatment: 

Group 1: 	 Buildings that shall be retained and rehabilitated in place according 
to The Secretary of the Interior's Standards for Rehabilitation and 
Guidelines for Rehabilitating Historic Buildings. These standards 
permit minor changes to the existing structures. The majority of 
buildings in this group are large-scale commercial buildings. 

( 

419 7th Street <Mayer Building) 

Group 2: 	 Buildings that shall be retained in place. Alterations and additions 
are permitted so long as the impact is compatible with the building's 
architectural value or contribution to the streetscape. An increase or 
decrease in the total bulk of the building shall be minimized through 
the uses of setbacks and sensitive massing. 

401 7th Street (Gallery Row Project) 

structure and exterior facades excluding the remodeled 
storefront. To the greatest extent feasible, restore the interior 
window trim and pressed metal ceiling on the entry grade level, 
the cast iron column in the basement, decorative wood columns 

443 7th Street <D.C. Space} - Retain and restore the building 
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on the second and third floors, and the staircase and railing in 
its current location. 

Group 3: 	 Buildings that are recommended to be retained in place. Alterations 
and additions would be permitted so long as the alterations or 
additions respect the building's architectural value or contribution to 
the streetscape. An increase in the total bulk of the building would 
be permissible. 

None in Square 457. 

Group 4: 	 Facades that shall be retained in place. Although these buildings 
cannot be retained for planning, economic, or structural reasons, 
retention of their facades and some interior elements, as described, 
contribute significantly to the streetscape and minimize loss of 
urban fabric. 

624 E Street - Retain and restore the original exterior E Street 
brick facade. Original exterior ornamental detailing including 
window trim above the store storefront level shall be restored or 
reconstructed. ( 

Wall molding and window trim on the interior side of the 
retained facade shall be restored or reconstructed. 

626 E Street - Retain and restore the original exterior E Street 
brick facade. Original ornamental detailing, including window 
trim above the storefront level, shall be restored or 
reconstructed. 

Wall molding and window trim on the interior side of the 
retained facade shall be restored or reconstructed. 

Re-use of the balustraded staircase in the rear of the building 
and fireplace mantle on the third floor front room shall be 
required within the area of the original building outline. 

425 7th Street - Retain and restore the original exterior 7th 
Street facade excluding the existing storefront. 

629 D Street (Central Armature) - Retain and restore the 
original exterior D Street facade including the projecting 
storefront. 
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Retain and restore or reconstruct the interior tin ceiling and 
border trim within the area of the original building outline. 

625-627 D Street (Central Armature) - Retain and restore the 
original exterior facades along D Street, including the storefront, 
and at least 50 percent of the facade along the north-south alley, 
beginning at the D Street comer. 

In addition, the facade of 437-441 7th Street was renovated 
under the auspices of PADC and shall be retained in the new 
development. The existing retail signage and· storefront may be 
replaced. 

To maintain the rhythm of the existing building widths on all 
Group 4 historic facades and 437-441 7th Street, new 
construction should retain the existing party wall lines for a 
minimum depth from the street facade of approximately twenty 
feet; doors and other interior openings would be permitted. 

For all buildings and facades designated for historic preservation treatment, 
where reconstruction of existing wood window trim is necessary, the 
Corporation encourages reconstructing such window trim in wood, maintaining 
the original trim profiles. 

b. Facade Relocation: 

The Plan also contains a program to relocate to new sites in the Pennsylvania 
Quarter neighborhood the facades of various buildings dismantled from other 
sites within the Corporation's development area. The Plan identifies Square 457 
as a location for the reconstruction of some of these facades. 

Parcel C shall include three historic facades together on the eastern side of 7th 
Street ( except as otherwise noted below) to further enhance the character of the 
7th Street mini-historic district. The three facades were formerly located at: 

807 Market Space 

811 Market Space 

1205 Pennsylvania Avenue - Alternatively, this facade may be located along E 
Street, if it is not contextually appropriate on 7th Street with the proposed 
development. 

Architectural elements from dismantled historic facades shall be incorporated 
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into the new development facade where possible. The facade elements were 
formerly in buildings located at: 

1347 E Street - Re-use cornice, window hoods, and sills. 

817 Market Space - Re-use metal columns and cornice. 

819-821 Market Space - Existing brownstone may be re-milled for 
architectural detailing. 

c. 	Setbacks: 

Building heights on Parcel C will be restricted to assure compatibility of new 
construction with the historic structures to be retained and re-erected on the 
development site and with the surrounding historic district. In designing the 
setbacks at the comer of 7th and E Streets, special attention shall be given to the 
massing in order to maintain the prominence of 443 7th Street, the earliest built 
structure remaining on the square. 

7th Street 

Along 7th Street from E Street to the north wall of 4 17 7th Street (Mayer 
Building), the setbacks behind each facade to be retained in place or re-erected, 
and for a distance of at least fifteen feet east, new construction shall be limited 
to the height of the existing building facade. Except for minor projections, there 
will be no additions above the entire roof line of 443 7th Street (DC Space). 

E Street 

Behind 624 and 626 E Street and for a distance of thirty feet south, new 

construction shall be limited to the height of the existing building facades. 


D Street 

Behind 625-627 and 629 D Street and for a distance of thirty feet north, new 
construction shall be limited to the height of the existing building facades. 

14. 	Curb-cuts 

Curb cuts are not allowed on 7th Street, and curb cuts on 6th, D, and E Streets 
shall be minimal. 

15. 	 Vehicular Access 

To the maximum extent feasible, the Corporation strongly recommends consolidated 
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ingress and egress for parking and consolidated ingress and egress for loading for 
the western half of the square. If Parcels D and E are demolished or significantly 
renovated, the Corporation strongly recommends providing a consolidated loading 
area, with access from the north-south alley. Vehicular access is not permitted 
from 7th Street; along D and E Streets, access should be adjacent to or through the 
north-south alley. 

16. Off-Street Loading: 

To the maximum extent feasible, unified off-street loading facilities shall be 
provided for the western portion of the square and for the eastern portion of the 
square. Loading facilities for Parcel A shall be provided on Parcel C. Access is 
recommended from D or E Streets adjacent to or through the north-south alley. 

17. Special Desig:n Requirements 

The architect and developer are expected to work closely with the staff of the 
Corporation during the design phase of the project. Although the Corporation will 
review all design elements for the buildings' exterior and interior public spaces, the 
following elements are especially important: 

a. 	 the location and design of residential development; 

b. 	the ground level pedestrian environment along all streets, particularly along 7th 
Street; 

c. 	 the treatment of buildings and facades to remain for their historic or architectural 
significance; 

d. 	the massing of the new development in relation to historic structures and the 
scale of 7th Street; and 

e. 	 the retail layout, in terms of the type and size of stores, the provision for 
residential services, and the relation of retail to exterior public spaces, 
particularly 7th and E Streets. 
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Together with the General Guidelines, these Square Guidelines will 
control development on the western part of Square 458, and form the 
basis on which the PADC Board may give preliminary program and concept 
approval to development proposals. The Controls and Standards for 
Square 458 will be developed from these Square Guidelines, and will 
form the basis for final approval of development projects. 

_?"_____ 
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REGULATORY SYSTEM FOR APPROVAL OF DEVELOPMENT PROJECTS 

In addition to the Pennsylvania Avenue Plan - 1974 and other applicable 
policies governing developnent, the Pennsylvania Avenue Development 
Corporation will utilize design and development guidelines which reflect 
the Corporation's intent with regard to design and development on 
individual squares under its jurisdiction. Proposals for private 
development will be assessed and approved by the Corporation based upon 
compliance with the following: 

1. General Guidelines which are applicable to all squares and indicate 

objectives. The General Guidelines include a restatement and refinement 
of the Plan's goals and objectives, an outline of design and development 
criteria uniformly or generally applicable to all squares, and a glossary 
of terms used in the Square Guidelines and Controls and Standards. 

AND 

portion of a square, or group of squares, and indicate the Corporation's 
specific intent with regard to design and development objectives relative 
to that square. Each set of Square Guidelines is a preliminary document, 
and describes the substantive elements which will be treated in the 
Controls and Standards (as described below). 

The Square Guidelines will enable private developers to begin the process 
of planning and design of private developnent prior to publication and 
formal adoption by the Corporation of the Controls and Standards. The 
PADC Board of Directors may give preliminary approval to development 
proposals based upon the General Guidelines and individual Square 
Guidelines, but final project approval shall be based on compliance with 
the Controls and Standards. 

OR 

3. Controls and Standards for each square which are developed from and 
supersede the Square Guidelines prepared for each square. The Controls 
and Standards constitute the Corporation's formal regulations with 
regard to design and development on each square. The Controls and 
Standards describe the elements of the Square Guidelines in precise 
terms, and may include an elaboration upon or modification of certain 
elements of the Square Guidelines. 

The PADC Board of Directors shall give final project approval to devel­
opment proposals based upon compliance with the General Guidelines and 
the Controls and Standards. 

the Corporation's overall intent with regard to development and design 

2. Square Guidelines which are applicable to each individual square, 
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GENERAL CRITERIA 

The western part of Square 458 fs located in the Corporation's Historic 
Preservation Zone, which was created to reinforce what remains of the 19th 
century scale and character of the eastern end of the development area. The 
Corporation's preservation programs in the Historic Zone are outlined in the 
Historic Preservation Plan, and involve restoration of important historic 
buildings in place, building facade relocation, and salvage and reuse of 
architectural elements. The overall intent is to establish an environment 
which is compatable with the scale of the older buildings, appropriate 
for residents and pedestrians, but not a reproduction of a 19th century 
period piece. 

These historic preservation programs will be an integral part of all new 
development activity on the western part of Square 458. Existing buildings 
of historic or architectural merit including the 19th century structures on 
Indiana Avenue, will be preserved in place. Development along 7th and 
D Streets may include building facade relocation and reuse of architectural 
elements or new construction of sympathetic contemporary design. If redevel­
opment occurs on the western part of Square 458, it is expected that it will 
involve renovation of the Hub building for retail use, with housing on the 
upper floors, if possible. Although it is likely that the Indiana Building 
will remain for the foreseeable future for economic reasons, it may also be 
redeveloped, preferably for residential use. 

The historic preservation program and new development will focus on Indiana 
Plaza, a major pedestrian-oriented open space which the Corporation will create 
by closing Indiana Avenue and C Street to normal vehicular traffic. Indiana 
Plaza will be constructed by the Corporation as part of its public improvements 
program, and will be designed to encourage outdoor markets operating from 
kiosks and vendor stands, programmed festivals, and other seasonal uses. New 
development on the western part of Square 458 must be closely coordinated with 
the design of this space, and should reinforce the use of the plaza as a center 
of activity for residents, tourists, and office workers alike. 

Development on both eastern and western sections of Square 458 will be devoted 
to residential; retail, or office uses, with ground floors devoted to retail 
space. An estimated 80 new residential units will be provided on the entire 
square. Since the square is adjacent to proposed major residential develop­
ments on Squares 457, 459-460, and the four squares comprising the Market 
Square project, additional residential units are desirable and encouraged on 
Square 458. Retail uses should be planned to accommodate the needs of area 
residents, as well as to attract tourists and shoppers. When redevelopment 
is complete, Square 458 should be a funtionally integrated part of the new 
residential community, with lively co11111ercial activity along Indiana Plaza 
and 7th Street. 
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SPECIFIC CRITERIA 

1. 	 Coordinated Planning Area 

The coordinated planning area is the western section of Square 458, 
consisting of lots 1, 7, 8, 807, 808, 809, 810, 811, 812, 816, 181, 
821, 	822, 823, and 825. 

2. 	 Development Parcels 

The entire coordinated planning area shall be developed in no more 
than six development parcels as delineated in Diagram #1. 

Parcel A: Indiana Building (lot 825) 

Parcel B: Hub Furniture (lots 7, 8, 807, 808, 809, 810, 
811, 812, 820, 821, and 822) 

Parcel C: Firemen's Insurance (lot 823) 

Parcel D: Artifactory (lot 818) 

Parcel E: Dutch Boy (lot 816) 

Parcel F: Litwin 1 s (lot 1) 

II 
II 

rWESTERN SECTION--* 
I OF SQ. 458 
I I D ST, 

B 


Diagram #1 
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3. 	 Comprehensive Planning and Design 

Development on the western section of Square 458 shall be coordinated 
with the Corporation's overall treatment of Indiana Plaza and adjacent 
side streets and shall take into account existing buildings as well 
as new development anticipated by the Plan in the immediate surrounding 
area. 

4. 	 Height of Development 

Along Seventh Street and D Street, the height of development is limited 
to the height of the existing buildings or facades to be relocated. The 
two-story structure occupying the northern portion of Lot 823 (Firemen's 
Insurance) may be redeveloped to the approximate height of the Firemen's 
Insurance building. Replication of the original dome on the Firemen's 
Insurance building is encouraged. 

The height of new development on Parcel A shall not exceed 110 feet 
measured from the D Street curb at the middle of the development's 
frontage. 

5. 	 Build-to Line 

A build-to line is established along all street right-of-way lines 
on the western section of Square 458. 

Roof Structures 

Roof structures should be located wherever possible so that they 
are not visible from the street and do not detract from appearance 
of adjacent historic buildings. All roof structures should be 
attractively designed as integral parts of the overall building 
composition. The designer should treat roof structures as positive 
elements in tenns of the building massing and architectural expression, 
rather than attempting to meet only the minimum requiements specified 
in D.C. Zoning Regulations. Roof structures should maintain the 
same quality of materials, design interest, and architectural 
detail as other parts of the building facade. 

7. 	 Sub Surface Restrictions 

Vaults are permitted beyond lot lines, with the following provisions: 

a. 	 They shall be consistent with the Corporation's public improvements 
program and Side Street Improvements Program; 

b. 	 They may extend up to 12 feet from the lot line. but not 

within 10 feet of the adjacent curb. 
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The location and layout of electrical transformers in public space 
shall be subject to a special review by the Corporation. Electrical 
transfonner vaults are not permitted along Indiana Avenue. Where 
possible, all connections to water, gas, telephone, and sewer lines 
shall also be from 7th or D Street. 

8. Special Design Requirements 

The architect of any development team is expected to work closely with 
the staff of the Corporation in treating the following critical design 
elements: 

rehabilitation and restoration of buildings to remain because 
of their architectural or historic merit; 

the functional and design relationship of new development to the 
Corporation's public improvements in Indiana Plaza; 

the facade treatment of the Huh building; 

the massing, facade design, and ground level treatment of new 
development on Parcels A and B, if applicable; 

the design of ground level storefronts and building entrances; 

the retail plan, in terms of the type and size of stores, and 
their relations to exterior public spaces, especially 7th Street 
and Indiana Plaza; 

the pedestrian environment created at the ground level by the 
various types of ground floor and sidewalk uses, the accessibility 
of interior spaces to pedestrians, and the physical design of the 
building face and sidewalk; 

awnings, canopies, or other means of weather protection; 

outdoor cafes and other sidewalk uses; and, 

the location and appearance of roof structures, especially 
mechanical penthouses and cooling towers. 

9. Uses 

Retail. office, and residential uses are permitted on the west section 
of Square 458. The.ground floor of development shall be primarily devoted 
to retail, entertainment, restaurant, and institutional uses that will 
generate lively activities at the street level. A variety of small shops 
and restaurants are recommended at the street level. and uses that provide 
services related to residential use, such as nursery, grocery store, drug 
store. dry cleaner, etc. are also recommended. Uses which generate a low 
level of activity or engage in business for a limited period of time during 
the day are discouraged along Indiana Avenue and 7th Street. 

Ground level retail spaces fronting on the street shall be directly 
accessible from the street. 
' 
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10 Pedestrian Features 

_Weather protection shall be provided along the entire length of 
"Indiana Avenue and 7th Street, if consistent with historic preservation 
aspects of development. Weather protection is also recommended along 
o·street. It is recommended that weather protection be in the form of 
awnings or canopies. 

Sidewalks on 7th and D Streets shall be developed in a manner that fs 
consistent with the Corporation's Side Street Improvement Program. 

11. Historic Preservation 

The following buildings shall be treated in accordance with the Plan 
and Program IIA (Preservation in Place in Historical Zone) of the 
Historic Preservation Plan, as amended. Program IIA requires the 
restoration in place and maintenance of certain structures that do 
not have landmark status but add significantly to the fabric and image 
of the Pennsylvania Avenue National Historic Site. 

638 D Street, NW (Parcel B) 

HUB Furniture (Parcel B) 

Firemen's Insurance (Parcel C) 

National Union Insurance (Parcel C) 

637-641 Indiana Avenue, NW (Parcels D, E, F) 

12. Curb Cuts 

One curb cut on D Street is permitted on Parcel A. No other curb cuts 
are permitted. 



• 
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REGULATORY ELEMENTS FOR APPROVAL OF DEVELOPMENT PROJECTS 

In order to ensure that developments within the jurisdiction of the Pennsylvania 
Ave�ue Development Corporation (the Corporation) are implemented in accordance 
with The Pennsylvania Avenue Plan - 1974, the Corporation promulgated design 
and development guidelines which set forth the Corporation's general as well 
as specific intent with regard to the design and planning of a development 
project. These guidelines are outlined below along with the list of other 
plans, programs, regulations, guidelines, etc. which will control development
under the Corporation's jurisdiction. 

1. 
910) 

General Guidelines are applicable to all squares and indicate the Corporation's
overall intent with regard to develo.pment and design objectives. The General 
Guidelines include a restatement and refinement of the Plan's goals and objectives, 
an outline of design and development criteria uniformly applicable to all squares, 
and a glossary of terms used in these Guidelines as well as in the Square Guidelines. 

ANO 

2. Square Guidelines: 

These guidelines are applicable to each individual square, portion of a square, 
or groups of squares -- known as a coordinated planning area, and indicate the 
Corporation•s specific intent with regard to design and development objectives 
relative to a particular coordinated planning area. The Square Guidelines 
include specific guidelines for and controls of building massing. program of 
uses, historic preservation, servicing and parking, pedestrian features. etc. 

3. 	 Miscellaneous Plans, Policies, Programs, Regulations, Guidelines, etc.: 

(a) 	 Historic Preservation Plan 

(b) 	 Energy Guidelines 

(c) Side Street Improvement Program - Specifications 


{d) Pennsylvania Avenue Lighting Plan 


{e) Criteria and Gufd�lines for Lighting of Private Development 


{f) Public Improvements Program 


(g) 	 Policy on Environmental Quality and Control (36 CFR 907) 

(h) 	 Affinnatfve Action Policy and Procedures (36 CFR 906) 

(1) 	 Policy and Procedures to Facilitate Successful Relocation of Businesses 
and Residents Within the Pennsylvania Avenue Development Area (36 CFR 904) 

(j) 	 All other programs. policies, and regulations that may be approved and 
adopted by the Board of Directors from time to time. 
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CŌNERAL CRITERIA 

Squares 459 and 460 will be the site of an important component of PADC's 
houōing program. The squares will provide an estimated 200 of the 1200 
new housing units which are the Corporation's goal for a new residential 
corrmunity in the eastern half of the development area. As its highest 
priority, new development on Squares 459 and 460 must be designed to 
provide these residential units in a project which incorporates the best 
of contemporary architectural and planning concepts. 

Squares 459 and 460 also lie at the center of the Historic Preservation 
Zone, which was created to reinforce what remains of the 19th century 
scale and character of the eastern half of the development area. The 
Corporation's preservation programs in the Historic Zone are outlined in 
the Historic Preservation Plan, and involve restoration of important 
historic buildings in place, building facade relocation, and salvage and 
reuse of architectural elements. 

These historic preservation programs will be an integral part of all new 
development activity on Squares 459 and 460. Several buildings of 
historic or architectural merit still exist on the squares and will be 
preserved in place, but these remaining structures amount to a mere 
vestige of the historic downtown which once centered along 7th Street. 
Building facade relocation and reuse of architectural elements will 
lessen the gaps in the historic fabric, and provide a more cohesive 
historic setting for the residential community. The majority of new 
development, however, will be new construction of sympathetic contemporary 
design. New construction should establish an environment which is 
compatible with the scale of the older buildings, appropriate for residents 
and pedestrians, but not a reproduction of a 19th century period piece. 

Both the residential community and historic preservation program will 
focus on Indiana Plaza, a pedestrian-oriented open space which the 
Corporation will create by narrowing Indiana Avenue roadway and closing C Street 
to vehicular traffic. Portions of these· street rights-of-way will also 
be devoted to new development. Indiana Plaza will be constructed by the 
Corporation as part of its public improvements program, and will be 
designed to encourage pedestrian-oriented uses such as outdoor markets 
operating front kiosks and vendor stands, programmed festivals, and other 
seasonal uses. New development on Squares 459 and 460 must be closely 
coordinated with the design of this space, and should reinforce the use 
of the plaza as a center of activity for residents, tourists, and office 

workers alike. 
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SPECIFIC CRITERIA 

1. 	 Coordinated Planning Area 

Squares 459 and 460, a portion of the C Street right-of-way between 
6th and 7th Streets, and a portion of Indiana Avenue between 6th 
and 7th Streets, as shown in Diagram #1, shall be developed as a 
single integrated devŎlopment, made up of the development parcels 
described below. 

2. 	 Development Parcels 

The entire coordinated planning area shall be developed in no more 
than four development parcels: • 

a. Parcel "A" consists of Lot 809 within Square 459 {National 
Bank of Washington). 

b. 	 Parcel "B" includes Lots B02, 803, 804, and BOS within Square
460 (Central National Bank and Matthew Brady Studio). 

Parcel "C" includes Lots 12, 15, 16, 17, 807,808,810, 811, 
812, and 813 on Square 459 and Lots 7, 800, 806, 807, 808, and 
809 on Square 460. In addition, it shall include the portions 
of C Street and Indiana Avenue as shown in Diagram #1. 

d. 	 Parcel "D11 consists of lot 800 on Square 460 (Atlantic Coast­
1ine Building) located within Parcel "C." Parcel "D" may be 
created as a separate development parcel provided that: 
(1) 	 the development process occurs prior to development of 

the remainder of Parcel 11 C; 11 or, 
(2) 	 the development process is undertaken by a separate 

developer contemporaneous with development on the re­
mainder of Parcel "C. 11 

In each case, the Atlantic Coastline building shall be rehab­
ilitated and integrated to the maximum extent feasible with 
developnent on the reamfnder of Parcel C. 

The Corporation recomends development of Squares 459 and 460 as 
three development parcels, with the Atlantic Coastline Building 
included in Parcel C. 
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J. Comprehensive Planning and Design 

Because of the special character of these two squares fn terms of 
historically or architecturally significant buildings, L'Enfant's 
street layout, the Indiana Avenue vista, the closing and narrowing
of streets, creation of pedestrian spaces, etc., the Corporation
will require that all developments be fully integrated in terms of 
exterior design, pedestrian features, off-street loading, and 
parking. Furthermore, the arrangement of retail uses on the 
ground floor shall be focused on the surrounding public spaces, 
which will be designed to encourage outdoor market activity oper­
ating from kiosks and vendor stands, programmed festivals, and 
other seasonal use. 

4. Building Restriction Line 

A building restriction lfn_e is established as shown in Diagram #2. 

Architectural articulations, minor architectural embellishments, 

and canopies at the ground level may project beyond the building 

restriction line. 


An exception to tbe building restriction line may be permitted to 
allow new development on Parcel C to extend to the east wall of The 
National Bank of Washington (see Diagram #2). 

5. Height of Development 

a. The maximum height of development on Square 459 shall be the mutmum 
permitted under D.C. Zoning Regulations, but not grea°er than 130', 
measured from Indiana Avenue. 

b. 	 The maximum height of development on Square 460 shall be the maximum 
permitted under D.C. Zoning Regulations, but not greater than 110 feet, 
measured from the Pennsylvania Avenue curb, except that along Pennsyl­
vania Avenue, the height of development between the Apex Building and 
the Atlantic Coastline Building fs restricted to their approximate 
heights for a sufficient distance back from the existing Avenue 
building line in order to allow appropriate transition to the maximum 
height. 

6. 	 Build-to Line 

A build-to line is established along Pennsylvania Avenue, except that 
where a pedestrian passageway is introduced, the build-to line provision 
shall not apply. Also, along the entire length of 6th Street, a build-to 
line is established, except that for the width of the C Street right-of-way 
along 6th Street, the build-to lin e provision shall not apply. 

Establishment of a build-to line does not imply a corresponding required 
height of development, except where a build-to height is specified. Varia­
tions in the street facade above the ground level to articulate the scale 
of development, to establish a rhythm along the facade, or to allow for 
rooftop amenities, are encouraged as long as the sense of a continuous 
spatial enclosure is maintained. 
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The architect of any development team is expected to work closely 
with the staff of the Corporation in treating the following critical 

7. Build-to Height 

-5­

tt the corner of Indiana Avenue and 6th Street, new development 
ŏŐall be built to the maximum height of development. 

8. Roof Structures 

Roof structures should be located wherever possible so that they 
are not visible from the street. All roof structures should be 
attractively designed as integral parts of the overall building 
composition. The designer should treat roof structures as positive 
elements in terms of the building massing and architectural ex­
pression, rather than attempting to meet only the minimum require­
ments specified in o.c. Zoning Regulations. Roof structures 
should maintain the same quality of materials, design interest, and 
architectural detail as other parts of the building facade. 

Along Pennsylvania and Indiana Avenues, all permanent roof struc­
tures shall be set back twice their respective heights from those 
edges of the roof upon which they are located. 

9. Subsurface Restrictions 

Vaults are permitted beyond lot lines, provided that: 

a. 	 they are consistent with Corporation's public improvements 
programs and side streets improvement program;

b. 	 along Pennsylvania Avenue, they shall not extend within 20 
feet of the curb; and, 

c. along all other lot lines, they may extend up to 12 feet, but 
not within 10 feet of the curbs (existing vaults may extend more 
than 	12 feet, ff approved by the Corporation). 

The location and layout of electrical transformers fn public space 
shall be subject to a special review by the Corporation. 
transformer vaults servicing Parcel C are permitted only along 6th 
Street. Where possible, all connections to water, gas, telephone, 
and sewer lines shall also be from 6th Street: 

10. 	 Special Design Requirements 

Development shall provide a well-designed and planned residential 
env1r.onment 1n conjunction with public spaces to be designed by the 
corporation and historic preservation efforts of private developers. 

design elements: 

the footprint and massing of development; 


the facade along Pennsylvania Avenue; 


the facades along the western edge of Parcel C and along 

Indiana Avenue, particularly those portions which rise 
behind the National Bank of Washington; 
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the facade along 6th Street, particularly that portion 
which will serve as an end wall of C Street; 

the transition in height between the lower height alonQ 
Pennsylvania Avenue between the Matthew Brady Building 
and the Atlantic Coastline Building and the maximum height 
of devetooment allowed on the rest.of Square 460; 

the pedestrian environment created at the ground level by 
means of the arrangement of uses and the physical setting
along Pennsylvania Avenue, Indiana Avenue, and the 
western edge of Parcel C; 

the design of storefronts and building entrances; 

the integration of development with the Corporation's 
public improvements; 

the retail plan; 

awnings, canopies, and other means of weather protection; 

an interior court or atrium, ff provided; 

structures and planting incidental to rooftop use; 

mechanical penthouse and cooling tower location and 
design, 

access for off-street loading and parking; and, 

restoration of National Bank of Washington, Central 
National Bank, Matthew Brady Studio, and Atlantic Coast­
line Building. 

Uses 

Residential, office, hotel, and retail uses are permitted. 

There shall be minimum 200 dwelling units; it is recommended that, 
if possible, up to 350 dwelling units be provided within the coor­
dinated planning area. 

The ground floor shall be primarily devoted to retail, entertain­
ment, restaurant, and 1nstitutional uses that will generate lively 
activities at the street level. The ground floor should include 
uses that provide services related to residential use, such as 
nursery, grocery store, drug store, dry cleaner. etc. A variety of 
small shops and restaurants are reco1111ended at the street level, 
and uses which generate a low level of activity or engage in bus­
iness for a limited period of time during the day are discouraged 
along Pennsylvania and Indiana Avenues. 
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Cafes in the public spaces along Indiana Avenue and Pennsylvania 
Avenue are encouraged. Rooftop uses such as cafes, restaurants, 
gardens, and recreational uses are pennitted and encouraged. 

Retail spaces on the ground level fronting on streets, public spaces, 
or pedestrian-related passages shall in general be directly accessible 
from those areas. 

12. Historic Preservation 

The buildings listed below shall be preserved in accordance with the 
Secretary of Interior's "Standards for Rehabilitation and guidelines 
for Rehabilitating Historic Buidlings. 11 issued by tihe Technical 
Preservation Services Division, Heritage Conservation and Recreation 
Service, U.S Department of the Interior: 

National Bank of Washington· 

Cent,:al National Bank (11Apex 11 Building)

625 Pennsylvania Avenue, N.W. (Matthew Brady Studio Buildings} ·627 Pennsylvania Avenue, N.W. 

The facade of the Atlantic Coastline Building at the corner of Pennsyl­
vania Avenue and 6th Street shall be incorporated into the new development 
of Square 460 at fts present location·. 

13. Cucb Cuts 

14. Off-Street Loading 

Curb cuts shall be pennitted only on 6th Str1ő. There shall be no 

more than two curb cuts for the entire coordinated planning area. 


A consolidated off-street loading facility shall be located in the 

Parcel "C", servi cfng Parcels A, B, C, and D. The Corporation may 

consider alternative off-street loading arrangement if such alterna­
tive accomplishes the same objectŒve set forth herein • 

•. 
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Square Guidelines: Square 491 

Along with The Pennsylvania Avenue Plan- 1974 and its amendments, the General 
Guidelines, and other adopted policies, programs, regulations, and guidelines, these 
Square Guidelines will control development on Square 491 and form the bias for the 
P ADC Board of Directors to grant preliminary approval to development proposals and 
for the Chairman to grant final approval to development proposals, as outlined in the 
Development Polices and Procedures. 

Contents: 

A. Introduction 

B. Planning and Urban Design Objectives 

Specific Urban Design and Planning Guidelines 

1. Coordinated Planning Area 
2. Development Parcels 
3. Comprehensive Planning and Design 
4. Uses 
5. Building Restriction Linea and Sidewalk Setback 
6. Build-to Line 
7. Height of Development 
8. Build-to-Height •
9. Roof Structures 
10. Pedestrian Features 
l l. Subsurface Restrictions 
12. Curb Cuts 
13. Off-Street Loading 
14. Special Design Requirements 
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Square Guidelines: Square 491 


A. Introduction 

Square 491 is bounded by John Marshall Park, Pennsylvania Avenue, C Street, and 6th 

Street. It is one of the squares on the eastern boundary of the Pennsylvania Quarter 
neighborhood, which is becoming a new residential community in the heart of 
Washington's downtown. The establishment of this residential community is one of the 
important objectives of the Plan. Square 491 has two parcels, A and B. Parcel A, the 
astern half of the square is occupied by the Canadian Embassy, build in accordance with 
the P ADC Square Guidelines. Parcel B currently has a District of Columbia four-story 
office building slated for demolition. 

B. Planning and Urban Design Objectives 

Square 491 occupies a critical location in the PADC area at the intersection of 
Pennsylvania Avenue and Constitution Avenue. rt is also located adjacent to an important 
L'Enfant Plan vista along the axis of John Marshall Place, now known as John Marshall 
Park. 

Along the axis of Pennsylvania Avenue, Square 491 is the first block along the 
processional route from the Capitol to the White House to establish the diagonal building 
line on the north side of the A venue. Therefore, new development on the square must 
maintain the continuity of the A venue facade and be compatible in scale with the 
buildings on Pennsylvania A venue. 

Because of the large open area at the intersection of Pennsylvania and Constitution 
Avenues, development on Square 491 will also be highly visible from Construction 
Avenue. The design of new development should recognize the importance of the vistas 
along both Constitution and Pennsylvania A venues. 

The new development on Square 491 must be designed so that it provides a gradual 
transition in scale and character from monumental buildings and spaces of the Mall and 
the John Marshall Park axis to the smalJer-scaled residential and commercial areas of the 
Historic Preservation Zone, beginning immediately to the west on Squares 459 and 460, 
in the Pennsy)vania Quarter neighborhood. Development on Square 491 should include 
active uses that are adjacent to the sidewalk setback area in order to encourage pedestrian 
movement between the National Gallery and the retail and arts uses in Pennsylvania 
Quarter neighborhood. Retail uses should provide services to residents, tourists, and 
office workers alike, and should also be planned with consideration given to the 
proximity of Square 491 to the National Gallery and the emerging arts community along 
7th Street. 
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The new building on Parcel B should respect and respond to the adjacent Canadian 
Embassy, especially to the plane of the Embassy's Pennsylvania Avenue facade and its 
horizontal building lines. 

C. Specific Urban Design and Planning Guidelines 

1. 	 Coordinated Planning Area 

The coordinated planning area is comprised of Square 491 and adjacent 
sidewalk areas 

2. 	 Development Parcels 

Square 491 shall be developed as no more that two development parcels as 
follows: 

• 	 Parcel A - That portion of the Square 491 east of a north-south line 
established 289 feet east of the 6th Street right-of-way line, but not 
including the Pennsylvania Avenue and John Marshall Park 
setbacks. (Land owned by the Canadian Government, as shown in 
Diagram 1.) 

• 	 Parcel B - Toe remainder of Square 491 west of Parcel A. 

3. 	 Comprehensive Planning and Design 

•
Development on Square 491 shall be coordinated with the Corporation's 
overall treatment of John Marshall Park and Pennsylvania Avenue, and 
hall take into account existing buildings as well as developments 
anticipated by The Plan on the surrounding squares. 

4. 	 Uses 

Square 491 shall be primarily devoted to office use, including chanceries 
and international agencies, with ground floor retail, museum and 
residential uses. 

Parcel B shall contain approximately 410,000 gross square feet above 
grade. The ground floor shall be primarily devoted to museum and retail 
uses that will encourage lively activities at the street level. Uses that 
generate a low level of activity or engage in business for a limited period 
of time during the day are discouraged along Pennsylvania Avenue. The 
museum and retail space on the ground level fronting on Pennsylvania 
Avenue shall be directly accessible from the Avenue. 
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Off-street, below-grade parking, adequate to serve all uses is required to 
service the entire square. In determining the amount of parking provided, 
developers shall consider the following factors: 

a. 	 The Corporation's Environmental Impact Assessment 
recommends several mitigating measures to ensure an 
adequate parking supply. The Corporation will review each 
development project to determine the potential to provide 
additional levels of off-street parking. Developers are 
encouraged to institute measures to ensure maximum 
utilization of parking facilities, including joint use 
arrangements and special rates for car pools and van pools. 

b. 	 The parking policy described in the Plan and the General 
Guidelines establishes the maximum amount of parking 
allowed in the area as a whole. The policy is designed to 
maintain acceptable air quality, to encourage use of Metrorail, 
and to support he economic viability of development projects. 

c. 	 Limitations on on-street parking in the downtown area will 
make it more difficult than in established residential areas for 
residents to find on-street parking. 

d. 	 The area is well served by Metrorail, with the stations located 
at Archives/Navy memorial and Gallery Place/Chinatown. 

6thVehicular access is not permitted from Street and 
Pennsylvania A venue. A single access for off-street parking is 
permitted for each development. 

5. 	 Building Restriction Line and Sidewalk Setback 

Building restriction lines are established as follows: 

• 	 Along the Pennsylvania Avenue and C Street frontages, the 
building restriction line shall be the property line. 

• 	 ln accordance with the Building Code, architectural articulations, 
minor architectural embellishments, and canopies at ground level 
may project into the air space beyond the building restriction lines. 

6. Build-to Line 

Build-to lines are established at the following locations: 

• 	 Along Pennsylvania Avenue, with the design of the street wall 
taking into account the need to transition from the setback along 
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the Canadian Embassy to the street wall establish by 601 
Pennsylvania Avenue to the west. 

• 	 Along the entire length of C Street, provided that an arcade of 
approximately seven feet may be provided on the first floor 

• 	 Along the entire length of the east property line of Parcel B, next to 
the Canadian Embassy from the ground level to the 80-foot height 
level. Above 80 feet. new construction must be setback a minimum 
of 25 feet to articulate the strong horizontal line created by the 
Canadian Embassy at this height. Above 80 feel, the C Street 
residential wing shall be set back a minimum of 15 feet next to the 
Canadian Embassy. 

7. 	 Height of Development 

For Parcel A, the maximum height of development shall be the upper 
cornice line of the U.S. District Courthouse, which is approximately 90 
feet. 

For Parcel B, the building may include a terrace facing Pennsylvania 
Avenue at a height of approximately 80 feet. The building, including 
shade structures or trellises with open sides above the terrace, shall not 
exceed 95 feet in height for a depth of 50 feet from the Pennsylvania 
A venue property line, except for roof structures which shall not exceed •
105 feet. The roof structures on this roof shall not occupy more than ten 
percent of the roof area. The building shall not exceed 110 feet in height 
for a depth of between 50 feet and 100 feet from the Pennsylvania Avenue 
property line, except for roof structures which shall not exceed 115 feet. 
The roof structures on this roof shall not occupy more than ten percent of 
the roof area. The building shall not exceed a height of 140 feet for a depth 
of between LOO feet and 170 feet, except for roof structures which shall be 
permitted to extend 5 feet above the maximum height of the building. The 
roof structures on the highest roof shall not occupy more than twenty 
percent of the roof area. The portion of the building that extends for a 
depth of more than 170 feet from the Pennsylvania Avenue property line 
shall not exceed 127 feet, except for roof structures which shall not exceed 
137 feet. New development exceeding the 80-foot height of the Canadian 
Embassy must be designed with great sensitivity. 

8. 	 Build-to Height 

For Parcel A, along the entire length of the Pennsylvania Avenue and John 
Marshall Park build-to lines, development is subject to a build-to height 
equal to the lower cornice line of the U. S. District Courthouse, which is 
approximately 65 feet. 

6 



Parcel B is subject to a build-to height along the Pennsylvania Avenue 
property line of approximately 80 feet that is consistent with the lower 
cornice line of the Canadian Embassy. which is approximately 80 feet 
high. 

9. Roof Structures 

Wherever possible, roof structures should be located so that they are not 
visible from the street. All roof structures should be attractively designed 
as integral parts of the overall building composition. The designer should 
treat roof structures as positive elements in terms of the building massing 
and architectural expression. rather than attempting to meet only the 
minimum requirements specified in the D.C. Zoning Regulations. Roof 
structures should maintain the same quality of materials, design interest, 
and architectural detail as other parts of the building facade. 

All permanent roof structures shall be set back a distance equal to their 
respective heights from the edges of the roofs that front all streets. 

Roof structures shall comply with the District of Columbia Zoning 
Regulations. 

10. Pedestrian Features 

Weather protection is to be considered along Pennsylvania Avenue and the 
side streets. 

11. Subsurface Restrictions 

Vaults are permitted under public rights-of-way. Vault locations and 
configurations shall be consistent with the Corporation's Public 
Improvements Program, Side Street Program, and other applicable plans 
and programs. 

Vaults may extend up to 12 feet from the lot line. but not within 20 feet of 
the Pennsylvania Avenue curb or 10 feet of the other curbs. Vaults 
between the Pennsylvania Avenue building restriction line and the 
Pennsylvania Avenue curb must be at least seven feet below the sidewalk. 

Electrical transformer vaults are prohibited within the Pennsylvania 
Avenue sidewalk, sidewalk setback, and John Marshall Park setback areas. 
Where possible, all connections to water, gas, electric. telephone, and 
sewer lines shall be from C Street or 6th Street. 
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12. Curb Cuts 

Curb cuts are pennitted only on C Street. The number of curb cuts shall be 
limited to the minimum as prescribed in the District of Columbia Zoning 
Regulations. 

13. Off-Street Loading 

Each development is permitted a single access for off-street loading. Any 
loading berth that abuts any sidewalk shall be designed so as to minimize 
adverse visual impacts on the street. The hours when the bay doors of the 
loading dock will be open shall be limited. Trucks may not park on the 
sidewalk but must pull directly into the loading berths inside the bays. 

14. Special Design Requirements 

As stated under the Planning and Urban Design Objectives above. the 
development on Parcel B will play a very important role in defining space 
at the confluence of Pennsylvania A venue and Constitution A venue. 

The architect of any development team is expected to work closely with 
the staff of the Corporation during the design phase of the project. 
Although all elements of the design for the building exterior and the 
interior public spaces will be subject to the Corporation's review, the 
following elements are considered especially important: 

• 	 The building footprint and massing; 

• 	 The facades along Pennsylvania Avenue and John Marshall Park, 
particularly with regard to cornices, edges. entrances. and other 
features of the street level frontages; 

• 	 The building configuration at the comer of Pennsylvania A venue 
and 6th Street. which will provide a visual anchor and architectural 
transition from the Canadian Embassy to the building at 601 
Pennsylvania Avenue; 

• 	 The facades along 6th and C Streets; 

• 	 The treatment of any exposed walls along the lot line separating 
Parcel A and B; 

• 	 The transition from a lower height on Parcel A to any proposed 
higher heights on Parcel B; 

• 	 The portion of any proposed development above 80 feet; 

8 
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• 	 The pedestrian environment created at the ground level by the 
arrangement of uses and the physical setting along John Marshall 
Park and all streets, particularly Pennsylvania Avenue; 

• 	 The relationship to and coordination with public improvements 
along Pennsylvania A venue and John Marshall Park; 

• 	 The retail plan; 

• 	 The coordination of office, retail, and service uses; 

• 	 Awnings, canopies, or other means of weather protection; 

• 	 Any interior court or atrium provided; 

• 	 Structures and planting incidental to rooftop use; 

• 	 Location of rooftop mechanical equipment areas; and 

• 	 Access to off-street parking and loading. 

9 
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AMENDMENTS TO THE PENNSYLVANIA AVENUE PLAN OF 1974 

AND THE SQUARE GUIDELINES FOR SQUARE 491 


555 Pennsylvania Avenue, NW (Newseum) 

Submission by the General Services Administration 

January 9, 2003 

Commissio11 Action Requested by Applicant 

Approval of amendments to the Pennsylvania Avenue Plan of 1974 pursuant to 40 U.S.C. 
6702(d) and the Memorandum of Agreement dated July 25, 1996, 61 fed. Reg. 41789. 

Commission Action 

The Commission approves the proposed amendments to the Pennsylvania Avenue Plan of 1 974 
and the Square Guidelines for Square 491 as described in .. Amendments to the Pennsylvania 
Avenue Plan for Square 491," attached as Appendix A, including the following amendments 
proposed by staff: 

• 	 '"The treatment of the building and site at the ground level will finnly delineate the 6th 

Street building line through streetscape features along the building line and in the open 
courts created by the entrances. The treatment of the building line at grade and the 
architectural character of the entrances and open courts will be lively and encourage 
pedestrian activity, and be welt integrated with the design of building." 

• 	 "The hours when the bay doors of the loading dock will be open will be limited. Trucks 
may not park on the sidewalk but must pull directly into the loading berths inside the 
bays." 
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Requests, in mitigation for the proposed amendments to eliminate the 30-foot setback on C 
Street and to eliminate the requirement to not have loading berths abut a sidewalk, that the 
applicant study ways to reduce the number of bay doors for the loading dock from 2 ½ bays to 
one bay door. 

----­

. . 

Planning Commission 

Q,_l
ci}_ \ / 

Deborah B. Young 
Secretary to the Nati 

Attachment 
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STAFF RECOMMENDATION 
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AMENDMENTS TO THE PENNSYLVANIA A VENUE PLAN OF 1974 

AND THE SQUARE GUIDELINES FOR SQUARE 491 


555 Pennsylvania Avenue, NW (Newseum) 

Submission by the General Services Administration 

January 2, 2003 

Abstract 

The General Services Administration (GSA) has submitted, with its endorsement, proposed amendments 
to the Pennsylvania Avenue Plan and the Square Guidelines for Square 491,  the western portion of which 
has been purchased by the Freedom Forum as the new home for the Newseum. The Canadian Embassy 
occupies the eastern portion of the square. The amendments propose adding museum use to the allowed 
uses of the square, as well as alternative heights, setbacks, build-to lines, and building restriction lines, 
among other subjects, for the development of the western portion of the square as the Newseum. The 
proposed amendments prescribe the development potential for the Newseum, which is at the concept level 
of design development. The Executive Director will ultimately review the project for its confonnance 
with the Pennsylvania Avenue Plan when it is submitted with a District of Columbia building permit. 

Under the tenns of the Memorandum of Agreement among GSA, the National Park Service (NPS), and 
the National Capital Planning Commission (NCPC), NCPC may comment to GSA on the Plan 
amendments. NPS also has a commenting role and, following its suggested additions to the proposed text, 
has submitted in writing its favorable review of the amendments. In staffs judgment, the amendments 
would increase the allowable construction envelope while respecting and responding to the adjacent 
Canadian Embassy building, which was the stated goal of PADC in its 1989 amendment to the 
development plan for this square. The proposed amendments also respond appropriately to the design and 
development context of Pennsylvania A venue, 6th Street, and C Street, and to the adjacent squares. The 
amendments are attached to this report in both clean and red-line versions, as Appendix A. 

Commission Action Requested by Applicant 

Approval of amendments to the Pennsylvania Avenue Plan of 1974 pursuant to 40 U.S.C. 6702(d) and the 
Memorandum of Agreement dated July 25, 1996, 6 1  fed. Reg. 4 1789 

Executive Director's Recomme11dation 

The Commission approves the proposed amendments to the Pennsylvania A venue Plan of 1974 and the 
Square Guidelines for Square 491 as described in ;'Amendments to the Pennsylvania Avenue Plan for 
Square 49 1 ", attached as Appendix A, including the following amendments proposed by staff: 
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th• 	 "The treatment of the building and site at the ground level will firmly delineate the 6 Street 
building line through streetscape features along the building line and in the open courts created by 
the entrances. The treatment of the building line at grade and the architectural character of the 
entrances and open courts will be lively and encourage pedestrian activity, and be well integrated 
with the design of building." 

• 	 "The hours when the bay doors of the loading dock will be open will be limited. Trucks may not 
park on the sidewalk but must pull directly into the loading berths inside the bays." 

Requests, in mitigation for the proposed amendments to eliminate the 30-foot setback on C Street and to 
eliminate the requirement to not have loading berths abut a sidewalk, that the applicant study ways to 
reduce the number of bay doors for the loading dock from 2 ½ bays to one bay door. 

* * * 

BACKGROUND AND STAFF EVALUATION 

DESCRIPTION OF PROPOSAL 

The General Services Administration (GSA) has submitted, with its endorsement, proposed 
amendments to the Pennsylvania A venue Plan and Square Guidelines for Square 49 1 on behalf 
of the Freedom Forum, which has purchased the western portion, Parcel B, of Square 491 for the 
construction of the Newseum. The Embassy of Canada is the other property on Square 491 .  The 
Square is bounded by Pennsylvania Avenue on the south, 6th Street on the west, C Street on the 
north, and Marshall Park on the east. 

Background on Pennsylvania A venue Plan and Sguare Guidelines 

Within the Pennsylvania Avenue Development Corporation (PADC) area, the Pennsylvania 
Avenue Plan of 1 974, as amended, controls development. The Pennsylvania Avenue Plan's 
General Guidelines envision lively streets, improved streetscapes, buildings of high architectural 
quality, mixed uses, historic preservation of certain structures and features, and complementary 
new buildings that create an ensemble through uniform or compatible heights, setbacks, and 
build-to lines. These latter urban design elements are described both in block-by-block 
Development Plans that prescribe certain requirements, and in Square Guidelines that provide 
further guidance. 

Each square in the PADC area has a Development Plan. The Development Plan for Square 49 1 
was amended in 1 989 to take into account the presence of the Canadian Embassy. In addition, 
Square Guidelines were developed for each square. The Guidelines for Square 491 were revised 
in 1 993, also in response to the embassy. The future building on the western portion of the 
square, Parcel B, was to "respect and respond" to the adjacent Canadian Embassy building. A 
maximum height was established, as well as setbacks matching those of the embassy, build-to 
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lines, building restriction lines, and other elements. The proposed or anticipated uses for the new 
building were office, residential, hotel, and ground floor retail. 

The 1996 Memorandum of Agreement among the three federal signatories--NCPC, GSA, and 
NPS-established a procedure for the review of proposed Plan amendments by the three 
agencies. The Freedom Forum, as the initiator of the project, has drafted amendments to the 
Plan and Square Guidelines so that it can construct its desired program and design for the 
Newseum, now in the schematic stage of development. The Commission's action at the January 
9, 2003 meeting is to comment on the proposed amendments to GSA, which will be responsible 
for sending the amendments to Congress for legislative action. The Commission's comments on 
the proposed Plan amendments follow the referral from GSA with that agency's endorsement in 
the attached letter dated November 29, 2002. NPS also commented favorably on the proposed 
amendments in the attached letter dated November 29, 2002. 

The MOA provided for the review by the Executive Director of proposed projects governed by 
the Pennsylvania A venue Plan and the Square Guidelines. In the case of the Newseum, the 
Freedom Forum will ultimately submit a D.C. building permit application to NCPC. The 
Executive Director will review it for conformance with the Plan and Square Guidelines. The 
Freedom Forum anticipates applying for the building permit in early 2004. 

Brief Description of the Proposed Project and Program 

The Freedom Forum purchased the site for $ 100 million from the District of Columbia 
government in December 2000 with the intention of moving their offices and the Newseum from 
Arlington to Pennsylvania Avenue. The building formerly on the site was demolished. The new 
building is being designed by Polshek Partnership Architects of New York. 

The Newseum and Freedom Forum offices are oriented toward Pennsylvania Avenue; the 
residential component has a 6th Street entrance and is in the northern portion of the building that 
is oriented to C Street; retail use is located on the ground floor of al l  three facades. The display 
of daily newspapers from around the country would continue to be a feature of the site. 

The desired total project area for the proposed building would be 531 ,000 square feet, 
approximately 41 0,000 of which would above grade. Below grade parking would be provided 
for residents and employees. 

The former Newseum occupied 47,700 square feet, including a 270-seat theater. The proposed 
Newseum would occupy 260,000 square feet of visitor floor area and museum support, including 
a 500-seat Forum Theater and five orientation theaters with 370 seats combined. A 9,000 square 
foot conference center is envisioned. 

The proposed Newseum would also contain 30,000 square feet of office use for the Freedom 
Forum, 30,000 square feet of retail, and 145,000 gross square feet of residential use (meeting the 
requirement for 2.0 Floor Area Ratio or FAR). 
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EVALUATION 

The staff recommends approval of the proposed amendments to the Plan and Square Guidelines, 
with the proposed additional text. Staff believes the building has the potential to contribute a 
strong architectural statement in this important block of the Avenue, without adversely affecting 
the Canadian Embassy-which was the express purpose of the Plan and Square Guidelines, both 
of which were updated after the Embassy was built. 

One of PADC's goals was to have the future use on this site draw visitors across the Avenue 
from the National Gallery of Art to the Penn Quarter. Staff believes that the proposed museum 
will achieve that goal. The Newseum has significant ground floor retail. As important, the 
building has the potential to draw pedestrians to the building to see the ground floor and interior 
activities, thereby creating a more lively mix of uses on the sidewalk itself. 

The illumination of the building at night needs to be carefully studied as design development 
continues so that the Newseum's presence is appropriately balanced with the Canadian Embassy, 
the U.S. Capitol, and the National Gallery of Art. Staff believes that more building illumination 
at this intersection, aside from the evening activities planned for the building, will have a 
positive effect on this part of the Avenue. 

The Canadian Embassy has been consulted throughout the design process to date and is pleased 
with the building and program, and with the compatibility of the new building with the Embassy. 
(Letter attached.) 

Summary of Existing and Proposed Amendments to the Plan and Guidelines for Square 491 and 
Staff Recommendations 

The applicant's proposed amendments fall into categories described in the Plan and Square 
Guidelines and are evaluated in that order below: 

o Use 
o Height of Development 
o Building Restriction Line and Sidewalk Setback 
o Build-to Line 
o Roof Structures 
o Off-Street loading 

The Plan anticipated office, hotel, and residential uses, in addition to institutional uses "that will 
encourage lively activities at the street level." Ground floor retail was also intended. The 
amendments would add "museum" specifically to the list of anticipated and recommended uses. 
NCPC is on record (in a letter of July 2000 to the D.C. Office of Planning, attached) in support 
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of appropriate institutional uses in Square 491 ,  such as a museum, that would encourage street 
activity and the Plan's intended pedestrian movement between the National Gallery of Art and 
the Pennsylvania Quarter neighborhood. 

• Staff recommends that museum use be added to the appropriate uses for Square 491. 

Height o(Development 

The currently allowed heights are 80 feet, with a setback to a height of 95 feet, with a setback to 
the maximum height of 1 1  0 feet. The 80-foot and 95-foot heights respond to corresponding 
setback lines of the Canadian Embassy. 

The amendments propose a maximum height of 140 feet (for that portion of the building between 
1 00 and 1 70 feet behind the Pennsylvania Avenue building line). The massing of the building is 
expressed in three transparent ••bars" representing the pages of a newspaper that step away from 
Pennsylvania Avenue. The first bar rises to a terrace at a height of 80 feet, with a sunscreen over 
the terrace at the 95-foot level. 

The second bar rises to 1 1 0 feet. The 1 I 0-foot height is the maximum allowed in the Plan and 
Square Guidelines. 

The third bar rises to a height of 137  feet. The applicants request an amendment allowing a 
maximum height of 1 40 feet. The third bar contains, at its highest levels, offices for the Freedom 
Forum. 

Roof structures (allowed to a height of 1 8.5 feet in the Plan) would be suppressed to several feet 
on the highest bar and designed to match the building's structure. 

The residential component of the project (meeting the District's requirement of 2 FAR with 
1 45,000 gross square feet) would be oriented parallel to C Street, NW. lt would rise to 
approximately 1 27 feet in height, which also requires an amendment since it is higher than I I 0 
feet. 

• 	 Staff recommends that the amendments pertaining to height be allowed, including the 
maximum height of 127 feet for the residential component on C Street and 1 ./0 feet for the 
Newseum and Freedom Forum. 

• 	 The Newseum 's top bar is set back JOO feet from the building line of !he Avenue. 
Although it will be visible from some vantage pointá· (particularly to the east), its 
diagonal orientation, along with the overall hori:ontal massing and volume of the 
building, reinforce the Pennsylvania Avenue slreet wall and emphasize a strong visual 
element and alignment !hat are particularly welcome at the intersection of 6th Street, NW. 

• 	 Sta.fl finds that the massing of the building at the higher levels is designed and oriented to 
be compatible with !he Embassy, the goal of the PADC Plan and Square Guidelines. 
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• 	 Staff finds that the building is appropriate Jo Jhe varied scale and rhythm of the buildings 

in the adjacent squares on and near Pennsylvania Avenue. The height of the residential 

building in Square 459 (The Pennsylvania), exclusive of its tower, is similar in height 

(130 feet, plus a prominent 18.5-foot roof structure) to that proposed/or the Newseum. 

The area is zoned C-4 in the DD (Downtown Development) Overlay District, which 

allows for buildings along Penmylvania Avenue to have a maximum height of 160 feet. 

Proposed development heights are subject to additional controls in the PADC Plan. 


Building Restriction Line and Sidewalk Setback 

On Pennsylvania Avenue, the building would take advantage of the Plan's optional use of the 50-
foot setback area behind the building line. The Plan allows this optional use of the setback area 
if .. there are sufficient design benefits." The 50-foot setback area can be seen in front of the 
Canadian Embassy, for comparison. The block to the west, 60 1 Pennsylvania Avenue, NW, is 
built to the building line, fifty feet forward of the Canadian Embassy. The Plan requires the new 
building to "transition" at an "appropriate distance" from the Embassy. 

• 	 Staff recommends that the optional 50-foot setback area be used for the new building. An 

appropriately designed fajade that steps fon1•ard in increments from the Canadian 

Embassy setback will strengthen the building line along Pennsylvania Avenue and more 

strongly define the street wall at this wide juncture of Pennsylvania and Constitution 

Avenues. This is a welcome contribution to the urban design character of the Avenue and 

the definition of the original 160-foot right-of-way. 
 • 

On C Street, the Plan and Guidelines require the new building to maintain a 30-foot setback to 
match that of the Canadian Embassy. The Embassy uses the setback area for its vehicular 
diplomatic entrance, loading dock, and parking garage. The Newseum proposes to build to the C 
Street building line, thus creating a street wall, public ground floor uses, and activity on the 
sidewalk. The loading berths and the entrance to the parking garage are located at the east side 
of the north elevation of the building. The residential units are located in the upper stories of this 
portion of the building. The residential entrance is on 6th Street, facing Pennsylvania Avenue. 

Buses for the Newseum will drop off and load passengers at its C Street door. The design for the 
drop-off and entrance are not yet developed, but the Newseum is considering the rental of the 
parking lane on the south side of C Street for use as the bus zone, replacing six existing parking 
spaces. Staff has encouraged the Newseum to design this public space, comprising the parking 
lane and the sidewalk, to clearly mark the bus zone (as distinguished from the through lanes of C 
Street), to enhance the safety of pedestrians, and to enhance the design of the building entrance, 
including a possible canopy projection. 

• 	 The staff recommends that the 30-foot setback.from the C Street building line be amended 

to allow the building to be built to !he building line, consisJent wilh the guidance in the 

Federal and District of Columbia elements in the Comprehensive Plan for the Nalional 

Capita/for new construction along streets in the L 'En/ant Plan. 
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• 	 NCPC staff has reviewed with the applicants several on-site design options for bus 
loading within the existing C Street setback, and is satisfied that the best design 
alternative is the accommodation of the bus drop-off in the sidewalk area and parking 
lane infi·ont of the Newseum group entrance. This will create optimal conditions for the 
enhancement of ground floor and pedestrian activity, and enable the design of the C 
Street fa<;ade to incorporate appropriate screening and varied entry points, and Jo 
articulate the elevation in a dynamic way. 

A 55-foot setback from the Canadian Embassy was established above the 80-foot level of the 
new building. The Newseum proposes amending this setback to 25 feet at the front and I 5 feet 
at the rear. 

• 	 Staff recommends approving this amendment,finding that the proposed concept design of 
the building at its upper levels adequately protects the Canadian Embassy from visual 
encroachment. The "bars " are transparent, and their diagonal orientation and 
separation by circulation zones break up the massing so that, for example, a uniform, 
high wall is avoided adjacent to the embasây 's roof 

Build-to Line 

The Plan and Guidelines envision the building firmly holding to the 6th Street building line at the 
ground floor level. The applicant requests that the text be amended to eliminate this 
requirement. The building's massing, in concept, is conceived as bars, taken from the pages of a 
newspaper, that are oriented toward Pennsylvania A venue to reinforce its strong diagonal line. 
This orientation, and the desire for distinct entrances along 6th Street, has led to the creation of 
open courts along the 6th Street fa1rade. The ground floor contains a museum shop entrance, the 
conference center entrance, and the residential entrance, in addition to retail use. 

• 	 After consultation with the applicants, staff recommends that the requirement to build to 
the building line on 6th Street be amended. The variety of entrances created by the open 
courts will encourage street activity along 6th Street and might allow each entrance to be 
differentiated by setting as well as by design. Strong landscape design--through 
softscape features, hardscape features such as sitting walls, perhaps a water feature, and 
through distinctive entrance features-can achieve a sufficiently delineated building line 
at the ground floor level, and will help define the view along 6th Street, particularly the 
view south toward the National Gallery of Art. The applicants will continue to consult 
with the staff in the subsequent design phases. 

• 	 Staff recommends that the amendment be approved with the addition of the following 
language in mitigation of the deletion of this Plan requirement: "The treatment of the 
building and site at the ground level will firmly delineate the 611' Street building line 
through streetscape features along lhe building line and in !he open courts created by the 
entrances. The treatment of the building line at grade and !he architectural character of 
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the entrances and open courts will be lively and encourage pedestrian activity, and be 
well integrated with the design of building. " 

Roof structures 

The applicants propose amending the requirement for roof structures to be set back twice the 
distance as their height from the edge of the roof. They request a I :  I setback instead of a 2: I 
setback. 

• 	 Sta.ff recommends approval of this proposed amendment, in consideration of the specific 
language that caps roof structures to a height of 15 feet above the lower roof levels, the 
negligible height of the roof structure on the highest roof level, and the inlention of !he 
design to follow the Guidelines: "All roof structures should be a/Jractively designed as 
integral parts of the overall building composition. " Further, text in !he Guidelines that 
states, "Whenever possible, roof structures should be located so that they are not visible 
from the street, " is retained. 

• 	 Staff recommends thal the applicants plan the location of antennas as the design 
progresses so that they can be integrated with the design and placement of the roof 
structures and not be visible to the public. The applicants and the staff will continue to 
consu/J in subsequent design phases. 

Off-Street loading 

The Guidelines state: "No loading berth shall abut any sidewalk." The applicants propose the 
following amendment: "Any loading berth that abuts any sidewalk shall be designed so as to 
minimize adverse visual impacts on the street." Five loading berths abutting the sidewalk are 
proposed for the project, next to the parking garage at the northeast corner of the building on C 
Street 

The purpose of the existing language is to minimize the ill effects for pedestrians of a long row 
of garage doors along a sidewalk, or of a long row of open garage doors that expose the berths 
and loading dock, and of trucks that don't pull into the berth sufficiently and thereby block the 
sidewalk. This is a significant requirement of new buildings in the PADC area to improve the 
pedestrian experience along the service area of buildings. 

The staff has asked the applicants to study this problem further. The applicants assert that they 
have a limited ability to reduce the program on the ground floor, and that they have created 

61hpedestrian-friendly ground floor areas on Pennsylvania A venue, Street, and the more 
significant half of C Street, and that they have limited the service area of the building to the 
northeast corner of the site, adjacent to the embassy's service area. 
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• 	 The staff recommends the proposed amendment with reservations, requesting the 
applicants to study ways to mitigate the effects of Jhe abutting loading berths, through 
their placement or design, and to continue to consult with staff during subsequent design 
phases. 

• 	 Further, the staff requests that the applicants study ways to reduce the number of bay 
door¢for the loading dock from 2 ½ bays to one bay door. 

• 	 The staff recommends that the following text be added to the proposed amendment in 
mitigation: "The hours when the bay doors of the loading dock will be open will be 
limited. Trucks may not park on the sidewalk but must pull directly into the loading 
berths inside the bays. " 

CONSULTA TION 

The applicants have presented the project and the proposed amendments to the General Services 
Administration and the National Park Service. Letters of endorsement for the proposed Plan and 
Square Guideline amendments are attached. The Newseum has also briefed agencies of the 
District of Columbia government. 

The Newseum has met with representatives of the courts to discuss and attempt to resolve the 
courts' concerns over the introduction of museum bus drop-off and loading on C Street, NW. 
Commissioners have received copies of correspondence on this matter. In an effort to facilitate a 
resolution to the safety concerns expressed by the courts, NCPC staff hosted several meetings to 
develop a workable solution for the District of Columbia Department of Transportation (DDOT), 
the courts, and the Newseum. 

The proposed amendments to the Plan and Square Guidelines before the Commission for its 
review on January 9, 2003 address the physical limits of the proposed building, such as its 
height, bulk, and mass, and do not address bus circulation. 

COMMISSION OF FINE ARTS 

Under the Shipstead-Luce Act, the Commission of Fine Arts has reviewed the design of the 
Newseum twice without giving concept approval. At its December 1 9, 2002 meeting, the 
Commission remanded the design to the appl icants to study two concerns of the Commission's: 
the height of the central massing (the "third bar") at 137  feet, especially with regard to the 
Canadian Embassy and as it comports with the volumes and heights of buildings to the west, and 
the visibi lity and intensity of the proposed nighttime illumination. 
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COORDINA TION 

Coordinating Committee 

The Coordinating Committee reviewed this item at its meeting on December 1 1 , 2002, and 
forwarded the proposal to the Commission with the statement that the project had been 
coordinated with all agencies participating. The participating agencies were NCPC; the Fire 
Department; the Department of Housing and Community Development; the District Department 
of Transportation; the General Services Administration; the National Park Service; and the 
Washington Metropolitan Area Transit Authority. 

National Environmental Policy Act 

The submitted action involves an area and square of the District of Columbia previously 
analyzed by the Pennsylvania Avenue Development Corporation (PADC) in its environmental 
impact statement (EIS) of 1 974, and a further review analysis of the Square in an Environmental 
Assessment, dated December 1 984, for the purposes of compliance with the National 
Environmental Policy Act. 

GSA, as an agency given certain authorities by Congress that previously resided in the PADC, 
reviewed the EIS of 1 974 and the EA of 1 984 as they applied to Square 491 .  Per the provisions 
contained in the Memorandum of Agreement of July 1 996, 6 1  FR4 1 789, GSA has the 
responsibility to assume the lead in proposed modifications to the PADC Plan. • 
GSA detennined upon its further review that the EIS and EA analyses apply to the current 
proposed action and that the submitted amendment is within the scope, context, and estimated 
environmental effects evaluated by those NEPA documents. Pursuant to the National 
Environmental Policy Act, GSA concluded that the proposed Plan amendment for Square 491 is 
covered within the existing scope of the previously prepared EA and EIS. 

Staff notes, however, that both NEPA documents highlight the need for noise m1t1gation 
measures in any subsequent development that pertains to residential units in Square 491 .  
Measures to be implemented from the EA, which evaluated noise effects further than the EIS, 
suggested that development guidelines include window and door assemblies that effectively 
reduce noise transmission to interior residential living areas. 

Staff recommends that the applicant address this concern by ensuring that interior noise levels of 
the residential areas of the project, at a minimum, meet District of Columbia building code 
requirements. 

An April 26, 2002 report prepared by Gorove/Slade Associates for the District Division (now 
Department) of Transportation, outlined existing and planned conditions for traffic operations on 
C Street, NW between 3rd and 6th Streets. The report included the anticipated impacts to traffic 

Transportation Study 
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conditions in the study area following the opening of the Newseum, including impacts caused by 
tour buses loading and unloading near the Newseum. 

Relative to existing conditions, Gorove/Slade found that all movements at all  intersections in the 
study area were operating at level of service C or better with the exception of the intersection of 
3ru and C Streets during the PM peak period, which operated at level of service D. Level of 
service C is considered to be adequate in urban conditions. Notable was the southbound 
approach at this intersection, which operated at level of service E during the PM peak. In 
general, the report found that there was very little traffic on the C Street corridor and very little 
congestion. An occasional backup on C Street at the intersection of 6th a peared to be caused by r
traffic delays on 6th street, not on C. Apparently, the intersections on 61 Street north of C were 
not adequately clearing traffic, and Gorove/Slade recommended improving signal coordination 
on 6th Street at these intersections to alleviate the problem. The main cause of current congestion 
in the study area was found to be double parking along C Street, and the report recommended 
increased enforcement of parking regulations to address this condition. 

The proposed circulation plan improvements, consisting of two-way traffic on C Street west of 
the District of Columbia Courthouse and one-way traffic eastbound along the eastern portion of 
the street, would modify the existing parallel parking along the southern curb of C Street to 
angled parking in front of the U.S. Courthouse only. In this scenario, a l l  movements at all 
intersections would operate at level of service C or better. Only one intersection approach would 
worsen under the planned conditions, southbound 6th Street to eastbound C Street, which would 
degrade from level of service A to level of service B during the PM peak. Level of service B is 
considered to be relatively good for urban conditions. 

With the development of the Newseum, one additional traffic movement was expected to worsen 
from existing conditions, eastbound from C Street to 3rd Street, which would degrade from level 
of service B to level of service C. Level of service C is considered to be adequate in urban 
conditions. Tour bus parking for the Newseum was planned along the south curb of C Street and 
the east curb of 6th street, and was not expected to degrade traffic conditions in the study area. 

In summary, Gorove/Slade did not anticipate that the peak traffic hour conditions in the study 
area intersections would be significantly impacted by the Newseum development. Newseum 
generated trips were not expected to create any congestion problems. 

National Historic Preservation Act 

GSA served as the lead federal agency for the purposes of Section I 06 review. Square 491 is in 
the Pennsylvania A venue National Historic Site. The former Memorandum of Agreement for the 
Pennsylvania A venue Plan was determined to be obsolete some years ago and the few remaining 
developable parcels have been subject to individual Section 106 review. In its letter of 
November 27, 2002 to the District of Columbia State Historic Preservation Office (DC SHPO), 
GSA determined that the "potential for this project to have any adverse impact is mitigated by 
the design and construction limitations included in the Plan that form the basis for review by the 
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National Capital Planning Commission, and therefore would have no adverse impact upon 
National Register qualities of the adjacent area." 

The DC SHPO responded, "Although the plans for the proposed Newseum building are not 
sufficiently complete for final SHPO review of the project at this time, the proposed amendments 
to the Plan are sufficient for SHPO concurrence for Section I 06 purposes. It is my understanding 
that these proposed amendments have also been reviewed and are concurred in by the National 
Park Service." 

Thus, Section I 06 review of the amendments is completed, but further Section I 06 consultation 
with the DC SHPO wilt be necessary as the design of the building progresses. 
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APPENDIX A: 

Amendments to the Pennsylvania Avenue Plan 
For Square 491 

I .  	 Amendments to Section Ill of the November, 1 990, Plan, the Block by Block Description 
of Development Plan: 

Existing Conditions: This block contains three sizable buildings occupied by 
governmental and institutional uses, a substantial amount of vacant land and two small 
1 9th century row houses that have no particular architectural merit. The western end of 
the block is occupied by the six-story District of Columbia Employment Security 
Building (A), which was erected in the early I 960's. The eastern end is occupied by an 
older six-story building (B), which is occupied by government offices, the District motor 
pool, and the USO. In between these buildings is another six-story structure (C) that is 
also used for District Government offices. Most of the vacant land is used for official 
District government parking (D). 

Changed Conditions: The Canadian Embassy has been constructed on the eastern end of 
the block. The District of Columbia Employment Security Building has been demolished 
and the western end of the block is unimproved and used as a parking lot on an interim 
basis. 

Proposed Development: (Amended December 6, 1 989.) Under the plan, a new building 
will be built on the now vacant western portion of the square. Uses on the block would 
be office space for the Canadian Embassy, the Newseum, with associated retail space, 
offices for the Freedom Forum and a residential apartment component on the C Street 
side of the block. 

Special attention will be directed to relating to the design of the new building to the 
adjacent Canadian Embassy. Development of the new building shall respect and respond 
to the adjacent Canadian Embassy building, especially to the plane of the Embassy's 
Pennsylvania A venue fa,;ade and its strong horizontal building lines at 80 and 95 feet. 
The Pennsylvania A venue fat;ade of the new building may extend into the setback area 
established by the Canadian Embassy to the property line at the street. The new building 
must provide an appropriate transition from the wider setback to the normal sidewalk 
width in public space. The building may include a terrace facing Pennsylvania A venue 
at a height of approximately 80 feet. The building, including shade structures or trellises 
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with open sides above the terrace, shall not exceed 95 feet in height for a depth of 50 feet 
from the Pennsylvania A venue property line, except for roof structures which shall not 
exceed 105 feet. The roof structures on this roof shall not occupy more than ten percent 
of the roof area. The building shall not exceed 110 feet in height for a depth of between 
50 feet and I 00 feet from the Pennsylvania A venue property line, except for roof 
structures which shall not exceed 115 feet. The roof structures on this roof shall not 
occupy more than ten percent of the roof area. The building shall not exceed a height of 
140 feet for a depth of between I 00 feet and 1 70 feet, except for roof structures which 
shall be permitted to extend 5 feet above the maximum height of the building. The roof 
structures on the highest roof shal I not occupy more than twenty percent of the roof area. 
The portion of the building that extends for a depth of more than 1 70 feet from the 
Pennsylvania Avenue property line shall not exceed I 27 feet, except for roof structures 
which shall not exceed 1 37 feet. The new building may extend to the C Street property 
line provided that an appropriate transition is made back to the plan of the C Street 
fa�ade of the Canadian Embassy. Once development is complete, above ground the 
block would contain approximately 2 1 5,000 square feet of office space and accessory 
uses, 235,000 square feet of museum use including 30,000 square feet of retail space and 
145,000 square feet of residential space totaling approximately 595,000 square feet 
above grade. 

2. Amendments to the Square Guidelines, revised September 23, 1 993: 

C. SPECIFIC URBAN DESIGN AND PLANNING GUIDELINES 

4. Uses 

Square 491 shall be devoted to office use, including chanceries and 
international agencies, with ground floor retail, museum and residential 
uses. 

Parcel B shall contain approximately 4 10,000 gross square feet above 
grade. The ground floor shall be primarily devoted to museum and retail 
uses that will encourage lively activities at the street level. Uses that 
generate a low level of activity or engage in business for a limited period 
of time during the day are discouraged along Pennsylvania Avenue. The 
museum and retail spaces on the ground level fronting on Pennsylvania 
Avenue shall be directly accessible from the Avenue. 

5. Building Restriction Line and Sidewalk Setback 

Building restriction lines are established as follows: 

• Along the Pennsylvania Avenue and C Street frontages, the building 
restriction line shall be the property I ine. 
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• [n accordance with the Building Code, architectural articulations, 
minor architectural embellishments, and canopies at ground level may 
project into the air space beyond the building restriction lines. 

Build-to Line 

Build-to lines are established at the following locations: 

• Along Pennsylvania Avenue, with the design of the street wall taking 
into account the need to transition from the setback along the Canadian 
Embassy to the street wall established by 60 1 Pennsylvania A venue to 
the west. 

• Along the entire length of C Street, provided that an arcade of 
approximately seven feet may be provided on the first floor. 

• Along the entire length of the east property line of Parcel 8, next to the 
Canadian Embassy from the ground level to the 80-foot height level. 
Above 80 feet, new construction must be setback a minimum of 25 
feet to articulate the strong horizontal line created by the Canadian 
Embassy at this height. Above 80 feet, the C Street residential wing 
shall be set back a minimum of 1 5  feet next to the Canadian Embassy. 

The treatment of the building and site at the ground level will firmly 
delineate the 6th Street building line through streetscape features along the 
building line and in the open courts created by the entrances. The 
treatment of the building line at grade and the architectural character of the 
entrances and open courts shall be lively and encourage pedestrian 
activity, and be well integrated with the design of the building. 

Establishment of a bui Id-to line does not imply a corresponding required 
height of development, except where a build-to height is specified. 
Variations in the street fa�ade above the ground level to articulate the 
scale of development, to establish a rhythm along the fa�ade, or to allow 
for rooftop amenities, are encouraged as long as the sense of a continuous 
spatial enclosure is maintained. 

Height of Development 

For Parcel 8, the building may include a terrace facing Pennsylvania 
A venue at a height of approximately 80 feet. The building, including 
shade structures or trellises with open sides above the terrace, shall not 
exceed 95 feet in height for a depth of 50 feet from the Pennsylvania 
A venue property line, except for roof structures which shall not exceed 
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I 05 feet. The roof structures on this roof shall not occupy more than ten 
percent of the roof area. The building shall not exceed 1 10 feet in height 
for a depth of between 50 feet and 100 feet from the Pennsylvania Avenue 
property line, except for roof structures which shall not exceed 1 15 feet. 
The roof structures on this roof shall not occupy more than ten percent of 
the roof area. The building shall not exceed a height of 140 feet for a 
depth of between I 00 feet and 1 70 feet, except for roof structures which 
shall be permitted to extend 5 feet above the maximum height of the 
building. The roof structures on the highest roof shall not occupy more 
than twenty percent of the roof area. The portion of the building that 
extends for a depth of more than 1 70 feet from the Pennsylvania A venue 
property line shall not exceed 127 feet, except for roof structures which 
shall not exceed 137 feet. New development exceeding the SO-foot height 
of the Canadian Embassy must be designed with great sensitivity. 

Build-to Height 

Parcel B is subject to a build-to height along the Pennsylvania Avenue 
property line of approximately 80 feet that is consistent with the lower 
cornice line of the Canadian Embassy, which is approximately 80 feet 
high. 

Roof Structures 

All permanent roof structures shall be set back a distance equal to their 
respective heights from the edges of the roofs that front on all streets. 

Pedestrian Features 

Weather protection is to be considered along Pennsylvania Avenue and the 
side streets. 

Off-street loading 

Each development is permitted a single access for off-street loading. Any 
loading berth that abuts any sidewalk shall be designed so as to minimize 
adverse visual impacts on the street. The hours when the bay doors of the 
loading dock will be open shall be limited. Trucks may not park on the 
sidewalk but must pull directly into the loading berths inside the bays. 
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l .  Amendments to Section I I I  of the November, 1 990, Plan, the Block by Block Description 
of Development Plan: 

Existing Conditions: This block contains three sizable buildings occupied by 
governmental and institutional uses, a substantial amount of vacant land and two small 
1 9th century row houses that have no particular architectural merit. The western end of 
the block is occupied by the six-story District of Columbia Employment Security 
Building (A), which was erected in the early 1 9601s. The eastern end is occupied by an 
older six-story building (B), which is occupied by government offices, the District motor 
pool, and the USO. In between these buildings is another six-story structure (C) that is 
also used for District Government offices. Most of the vacant land is used for official 
District government parking (D). 

�ed Condjtions: _ Ihe_(;;'an�tdi_µ[)Embµssy ha�_been_ constructed 9!JJh� eg�t<.!rn_ end of 
tbe bk:ick .  Th1: l2b.trict_QJ (Qfon1b.hLE111nfoxmenl Securit)' {¼t1ilding_lrns be�n di:molhh�d 
and the wcstcrn_cnd_Qf the block is_unimprnvcd nnd uscd_as_a parking lot �m an interim 
ill� 

Proposed Development: (Amended December 6, 1 989.) Under the plan, the Di�;lriel or 
Columbia E:1l'lploymen1 Security Building<:} __ 0.S)Y building will bs built on the_now vacant 
western portion of the square 1n'<.n1ld be r�plueed 1n ilh u new bui I ding. Polenlial W:,t:s1_.lses 
on the block would be a nev, hotel, office space. residential :,pace for.the Omadian 
.Embnssy. the Newseum, and ground tloorm.th ... nssociateg retail space, offices for the 
Freed1..)m Forum mid a residentinL(martmentc.on,pc,.)nent 011 the C Street �ii.le C..lf the bk)ck. 

(Amended Deeember 6, I Q8Q). Special attention wil l  be directed to relating to the design 
of the new building to the adjacent Canadian Embassy. Development of the new 
building shall respect and respond to the adjacent Canadian Embassy building, especially 
to the plane of the Embassy's Pennsylvania Avenue fa�ade and its strong horizontal 
building l ines at 80 and 95 feet. The ma)dmum hd�hl of the building would be nnilricted 
10 110 feel: in addilion. a mechanical penthow;e ,\ould l-ie permitted to eJ..lend 18.5 reel 
ubtwe the ma�imum height of the building. The Pennsylvania Avenue fai;:ade of the new 
buildiAg shall mai1Hain tl:ie fiame plm�e afi the Pe1msyh nni1:t AYenue luftmde or the 
Canatiian Eml-ia:,sy: howe�·er, •Nhen the proposed design i·; presented. i r the Board of 
Directors determines that there are sutlicient design benefits. then a portion of the� 
new building may extend into the setb,ick_area lMweene!;t,iblbhed b) the nc',\ huilding 
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line end the Pennsyh tmia /\YeA1:1e_C@!HJcli;m E1nl1a��Y tpJb� property line. 13re'l1 ided sueh 
exlen!,ion mainlain:, atthc.strcct. Thc11cw . .  .bu ilding_m1.1stm:o_v.idc an appropriate 
di:.tancetransition from the Canadian Embassy:widcr setback to the normal sidewalk 
wi�llh _in pyb!Jc �pm;i:._ The bt1ildi ng JJJtt)Jns;.1.u�J�Jtt�Irnl!=s;J;wiog_e�nnsyJyaniP. t'\Yt:OJ1� 
al.a hcighto[apprnximatc1y__80_(cct. Thc.building._incl�1ding_shndc.structure�_Qr_trclliscs 
with open sides above the terrace. shall not exceed 95 feet in height for n depth of 50 tcet 
frQrnJhe [>,enns"\ vnnia Avenue .. prnpertv,.line,_e:-icepLfor_1:Qo[su.:uctures.wh ich .shal I nQt 
cx.cccdJ 05 feet. The rnof structurcs_o11this_ro0Cshnl I noLQc.cupy_morc than tcn ncn:cnt 
q_f the roofar.eu. The! bujWL_ng shall not exceed I IO feet in hci.lillt..fur a depth of bet,'{_e�n 
50 �  lh:tand 1,00 feet frQm the. Pennsyl v.111i;.1Avenue property line •. except forJoQf 
structures.which shnll_mlU!>;ccedJ 15 feet, Ihc.rn.Qf structures @Jhiuoo[shall nQt 
og£JU�YJm�.n;_ tlrn.n.J��IT.JiutclJhe roof areaL Th.i: buildigg�jia_ l[ not exceed a b�i�hLPf 
L:lO. 1:eet .for a depth o f_he�ween)OO Jeet and . .  1 70 ... foet. except for roQ Cstructures_wh kh 
shall_bc.pcrmittcd to cxtendj_ Jcet_nbQ.YC_ thc_1nnxi1_nµ111J1cight_oJ the building. TIKroof 
�n1c1ur�s on t!1e hi��t n.���f shall not occupy more thaQill'.elU,YJ1ercent of the roof .,rea. 
lh�_pi.lr.tio11-Qf the buiJdingJh(lt.e.�ten\'.!�JQLµ.dmth.Q[mQre.Jhan .. 1 10 feet_frorn_the 
PcnnsyJv anin A vcm1c.rr.oncrty linc __ shalLMt_ excced_ J 27 Jcct,_ cxccpU�n· rQQ(su:l1cturcs 
whi�h shall .n9te..M:e�sL!�lJ�et. The new building may extend to the C Street property 
line provided that an appropriate transition is made back to the plan of the C Street 
fa-.:ade of the Canadian Embassy. Once development is complete, abovc_grQumlJhe 
block would contain 64 8.500fil!.lllih"-imateb:'.) L2.,000 square feet of office space and 
�,ccessmy usc:s. 23-5.00_0_sqlmre foc:t Q[n,J1s.eum U:iC: irn::Juding)0,000 square feet of retail 
space twilh 1:1p Lo WO hotel reorRs andlffl __ l 45.000 square feet of residential space � 
permitted 1:1ses) totHlling:!gJa!ing approximately 678,500�_�>�,QQQ square feet above grade. 

2. Amendments to the Square Guidelines, revised September 23, 1 993: 

C. SPECIFIC URBAN DESIGN AND PLANNING GUIDELINES 

Square 49 1 shall be primarily devoted to office use, including chanceries 
and international agencies, with ground floor retail�. rnu�cum and 
residential uses are also permilt�cl. 

Parcel B shall contain approximately 450.000 ·177.000JJQ,!!QQ gross 
square feet above grade wilhin the AlloY.able B1:1ilding Zone and 
Penns�·lvania A't1enue :,elbne!t area:, us deseribed in Sections 5 tlm:rngh 8.! 
The ground floor shall be primarily devoted to l.llllIDtnLmd.retail= 
ent�rlainmenl, mila1:1nmt and instilutiom1I uses that will encourage lively 
activities at the street level. Uses that generate a low level of activity or 
engage in business for a limited period of time during the day are 
discouraged along Pennsylvania A venue. �lbe_n1u�eum_m1�L retai.l 
spaces on the ground level fronting on Pennsylvania A venue shall be 
directly accessible from the A venue. 
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• .\long the entire Penn:,ylrnnia Avenue 
frontage. a building restriction line is e:;tablished 50 feet north of the 
AveAue right ofv .. 1t1)· I iAe. If the Boura of Direcwrs EletermiHes lhttt 
there are :;ullicient deign henr:?fits. then a flOFlion of the new bl1ildi11g 
mo) extend into the area between the new Lrnilding line and the 
Pe1rns)·h-eni1t Avenue r3ro�e11)1 li11e, pro,·ided thut eA nppropriau 
transition is made back to the plane or the f119ade or the Canadian 
Embassy. 

• Along the C Stred Fruntuge uf Puree! R. a 
auilding restriction line is estttblif,hed JO feet south of the right of way 
line. e?tcepl for l11e trnnsition ttreu where the building shall 13e aesigHed 
to relute to the entrnnee lo the Dbtriet Com1 Huilding on the Aorth side 
of C Street Along the Pennsylvania Avenue and C Street frontages. 
the building restriction line sball he the nrop�rt); line. 

• ln  accordance w ilh the Building Code. 
Arehiteetural architectural a1ticulations. minor architectural 
embellishments, and canopies at ground level may project into the air 
space beyond the building restriction lines. 

6. Build-to line 

Build-to lines are established at the following locations: 

• Along the entire length or the Pcnn-;ylvania 
A vcm1cl with 1hc design of the street wall taking into ac�mt the n�cd 
to lransilio_n_ from �he s�tb;�cb oJpng the Canu_<liun 1,mbU;-;sy Lo the stJ�et 
\VUILcstablishcd b� 60 .1 �cnnsylvania.AvcnucJo.thc west. 

• Along the entire length of the C Street 
building restriction liAe. exeept on Pureel R for the transition area 
defined by the entrance to £he Di!,trict Court Building on the nonh side 
ef-G..S.treet •. .r2.1mided.Jhat.1uu1t:�Jlde of appmximatel) seven foet may 
be provided .un_thdirsUloor. 

• Along the 61
" Street right of way line 

�en the Pen1rnyl¥ania A'renut: building restrietion lint: anti u point 
JO feel south or tl1e C Street right nf wa)' line. 
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• Along the entire length of the east property line of Parcel B, next to the 
Canadian Embassy from the ground level to the 80-foot height level. 
Above 80 feet, new construction must be setback a minimum of �ll 
feet to articulate the strong horizontal line created by the Canadian 
Embassy at this height. Ab.otc 8{)k@j.Jb.c.,C,Sr[£:CJ residcnrfnl wing 
shall bui:t..b.1<:" iJ OJ i o i01 um _pf.J} (�tne �t toJl�Cwlitdi un EmbtlS.Sl:. 

Iruurs:m�nl. _Q[J be. b.ltild im.umd .1iHe_auJ1e..g11,1.1 mUt:� L'-Yillfinn Iv 
g�:!!c 1b�_filh ... S11:crt.Jlliiklim;. I j n�JJirPugb... str� s� aw�atun;s a Jon&., b� 
�1od in.JJJ(._Qni;D.,�O!l.t\.SSfSilh:d b.¥Jl!LJllil:Unces. lb� 
tre.1:lmenU.tf lheJ .u1.ildiogJ.ine . .at�lde undJhc: ..im;hili,;lural clumu.:l!!t,pf •lw 
�nU.'allCCS rul4.,_QJ.1i;ns.ouct§ shall he lively ond cncct�d.csnfori 
acti v ilYJlrn��int���d wlth j b� �Jlll,of the:: hu i Id.mg.. 

Establishment of a build-to line does not imply a corresponding required 
height of development, except where a build-to height is specified. 
Variations in the street fa1,ade above the ground level to articulate the 
scale of development, to establish a rhythm along the fa1rade, or to allow 
for rooftop amenities, are encouraged as long as the sense of a continuous 
spatial enclosure is maintained. 

Height of Development 

For Parcel B, the muximumbuikling..111a);,..inslH<l£_U terrace facing 
�cnrisylva11ia.Avcnuc_atn height of de,·elopmen�uppro�inrntcly 80 feet. 
The bu ilding! _ _  iQ_cJqdio�uha.dc �1n1�t1.n:c;_s_QrJrclliscs wiJ.h OP.en sides above 
the .tern,ce, shall be-,not . .  exceed.,95. t�et..in height for a depth .oC5,0.,leel from 
the m£Hdmrnn permiued under the D.CPennsv]vania Avenue property line, 
except for roof structures which shall not e:s:ceed I 05 tee1. Zoning 
Regulution:.. bul Ae greater The rt1Qf.strnctures on thhuoof shall not 
occupy more than ten percent of the roof area. The building shall not 
exceed 1 1  O feet measured in !_,eight for u...!.kpth of be{w<;e_n 5_�1 fe�t a_ng_J_QQ 
feet from the Pennsylvania A venue et-H'&.-propertY. I lowe•.-erl ine, 
ReWCxccnt for roof structures which shall not exceed 115 feet. The roof 
!2.trnctures on this roof shall not occu12y more than ten percent of the roof 
areu, The .building shall..1wt exceed a height or_ 1 40 Jeet for a depth of 
bctwc�n loo feet and 170 feet c11.ccnt for roof structures which shall be 
1�mitted to extend 5 feet .1bove the mll;<imum height of the building. The 
roof su·uctures .. on . . the highe�t_r(1o[slrnl l . 1wt_occupy 1110re th,1n twenty 
percent of the roorarca. The portion of the building that extends for o 
depth of more thun 170 feet from the Pennsylvania Avenue pr91mJY line 
sh al I not e�ceed_l 27 le.et. except fouoofstructures wh ich .. !:-h.i 11 not exceed 
117 feet. New development exceeding the 80-foot height of the Canadian 
Embassy must be designed with great sensitivity. 

• 
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Llnoeel:lf)ittble ttttie space created a�· lfleel�aAieal rooms. �;loped nrnfs. 
ele,•utor renthousen. or fire stairs \H)uld be permilled to extend 18.5 feet 
abo,·e the maximum height of the building withiA the prescribecl t;etbnck 
� 

Bui ld-to Height 

w+r-Parcel 8, u long the entire length of Pennsyl'ifmie A\'enue end the 
01:1ild to lines, de, elopment is subject to a build-to height Httlt-+.,akmi:Ube 
Pcnns.rlvnnia Avenue p_r9J1crty line of appr()�imntcly RO feet that is 
consistent with the lower cornice line of the Canadian Embassy, which is 
approximately 80 feet high. 

9. Roof Structures 

All pennanent roof structures shall be set back �a.distanc� equal to 
their respective heights from the edges of the �front� that �front on 
all streets. 

I 0. Pedestrian Features 

Weather protection is to be considered along Pennsylvania Avenue and the 
side streets. If a propt1snl imilYd� ... n-tfltt:fttl'-t!ll(;)fUt1t:hfflt.N�H,u� lhe­
P�nnt;!dHlflill /weRt:1c �1ethael�. a retie,;;tritrn nreode ttia�· ht! 1eHnsl1:lefetl et 
gt'Ol:IIH:I h�\el, 

1 3. Off-street loading 

Each development is pennined a single access for off-street loading. 
�Any loading berth �th.t! ttettt-ahut� any sidewalk .!ih\1.II he de�ign�d !)Q 

us to minimize adycrsc visi1al i1ll1lncts Q!.l the slr:cet.�1hc:: b!)Jlr:S when th� 
�1ding dock will be open shall be lin� 
not p�1rk on tht: )i<kw.ilk but mt1st pull \!ir!!qly int,lJhe l<)\1ding bt!rths 
tnsid� Ille hav�. 



: . 

• 



• • 

r 

Henry A. Berliner, Jr. 

°i'L C.?. C. 

l: M IMlt: CXlrtEt 

f � NIii_ 
DIST. AF_ CARro._ REG M._ PlAN tPIIO& 

SECWEfAR_r_ 11(¥.IIMI'-=-
lICM__ PlAII.ISlM_ MGMT SERwt_ RE5E.UCH_ 

REC. MGMT_ HIST PRES. 
DIR OPNS._ 
UAB os11 _ ENY Af -

• 
. , 
., 

PENNSYLVANIA AVENUE DEVELOPMENT CORPORATION 

uite 1220 North 

ChainnRlt
331 Pennsylvania Avenue, N.W. 

ashington, D.C. 20004-1703 
M.J. Brodie


202/724-9091 

&tcutive Dinclar 

0

88 DEC 27 P 1 :56 

MEMORANDUM 

December 21, 1988 

To: Members of the PADC Design Committee 

From: Jay Brodi 

Subject: tion/Freedom Plaza Fountain 

At the end of the Design Committee meeting on November 30, 1988, 
the members of the Committee agreed to review the outline of the 
proposed design competition for the redesign of the Freedom 
Plaza Fountain. 

For your convenience, a copy of the outline the staff distributed 
during the Design Committee meeting is attached to this 
memorandum. We would very much appreciate it if you could give 
us your comments by January 6, 1989, so that we can proceed with 
the preparation of the competition information kit. Thank you 
for your attention to this matter. 

Attachment 

MJB:YDC:wg 
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C. REDESIGN OF FREEDOM PLAZA 

1. Elements to Remain: 

the vista 
L'Enfant map and quotations 
Pulaski Statue 
planting urns 
the fountain 

2. Elements to Consider for Redesign: 

peripheral walls 
the fountain with vertical water feature 
trees 
a performing stage 
ideas for making the map more easily viewed/ 
understood 

D. DESIGN COMPETITION FOR THE FOUNTAIN 

1. Design Guidelines: 

visual prominence of the fountain 
requirement of vertical water feature 
possibility of modifying the shape and size of 
the existing fountain 
more intimate relationship 
between the fountain and the public 
lighting of the fountain 

2. Eligibility: 

only architects and landscape architects with 
experience in fountain design and who can produce 
construction documents 
identify those who cannot compete 

3. Selection Panel: 

identify members of the panel 

professional advisors (lighting, engineering, etc.) 
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4. Schedule: 

announcement of the competition on February 1, 1989 
closing date of competition is April 1, 1989 
selection of the winning design on April 15, 1989 

E. DESIGN CONTRACT NEGOTIATIO N  

Detailed scope of service, schedule, and budget are to be 
negotiated soon after the selection. 

F. CONSTRUC TIO N BUDGET AND SCHEDULE 

1. Budget: 

source of funding? 
amount of budget depends on the design 

2. Schedule: 

- complete the construction by November, 1990, the 
10th anniversary of the Freedom Plaza 

-3-
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NATIONAL CAPITAL PLANNING COMMISSION 

IN REPLY REFER TO: 
MCPC File Ho. 1198 

OOT O 91987 

Kr. M.J. Brodie 
Executive Director 
Pennsylvania Avenue Development Corporation 
Suite 1220 M�rth 
1331 Penn1ylvania Avenue, NV. 
Washington, D.C. 20004-1103 

Dear Kr. Brodie: 

In response to your request, the National Capital Planning 

Couission, at it1 meeting on October 1, 1987, approved the enclosed 

report to the Pennsylvania Avenue Developaent Corporation and the 

Martin Luther King, Jr., Federal Holiday Couission on the 

preliainary and final site development plans for a tiae capsule and 

inscription in honor of Martin Luther King, Jr., to be placed in 

Western Plaza, Pennsylvania Avenue Development Area. 

Sincerely, 

(Sgd. Reginald W. Griffith) 

Reginald V. Griffith 
Executive Director 

Enclosure 

be: Leonard Burchaan, Mellber/Couissioner, !lL1t Jr. 
red. Holiday Commission 

Yong-Duk Chyun, Chief Of Plng., Design, PlDC 
Fred L. Greene, Dir., D.C. Office of Plng. 

bee: DIST.AF./GBFOberlander 
OPERATIONS/REGreshu 

� 
REVIEV/RBCosby 

"t IUtAllen:lef:1O/2/81 

HCTaylor 
LFeldllan 
Central File - 1198 
Reading File 

13ii!e G STREET. N.W WASHINGTON, O.C. 20!57B (202) 724-0174 



I 

�ATIONAL CAPITAL PLANNING cotffl1ss10N 
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WASHINGTON, O.C. 20576 

NCPC File No. 119 


PENNSYLVANIA AVENUE DEVELOPMENT AREA 
WESTERN PLAZA 

(TIME CAPSULE AND INSCRIPTION IN HONOR OF 
MARTIN LUTHER KING, JR.) 

Report to the Pennsylvania Avenue Development Corporation 

and the Martin Luther King. Jr •• 


Federal Holiday Commission 


October 1, 1987 


The Commission: 

1. approves the preliminary and final site development plans for a time 

capsule and inscription in honor of Martin Luther King, Jr., to be placed in 

Western Plaza, Pennsylvania Avenue Development Area, as shown on NCPC Map File 

No. 1.23(8.20)-29957; and 

2. reiterates its request that the Martin Luther King, Jr., Federa 

Holiday Commission and the Alpha Phi Alpha Fraternity consider the 

appropriateness of relocating the time capsule (without opening) to the future 

site of the Martin Luther King, Jr., Memorial to achieve an integrated and 

reinforced tribute to Dr. King, if a suitably prominent memorial is constructed, 

pursuant to the proposed Martin Luther King, Jr., Memorial legislation. 

* * * 

BACKGROUND AND STAFF EVALUATION 

Previous Commission Action 

On September 3, 1987, the Commission: 

1. approved the design concept for a time capsule and inscription in 
honor of Martin Luther King, Jr., to be placed in Western Plaza, Pennsylvania 
Avenue Development Area, as shown on NCPC Map File No. 1.23(8.20)-29952; and 
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2. requested that the Martin Luther King, Jr., Federal Holiday Commission 
and the Alpha Phi Alpha Fraternity consider the appropriateness of relocating 
the time capsule (without opening) to the future site of the Martin Luther King, 
Jr., Memorial to achieve an integrated and reinforced tribute to Dr. King, if a 
suitably prominent memorial is constructed, pursuant to the proposed Martin
Luther King, Jr., Memorial legislation. 

Description of Proposal 

The Pennsylvania Avenue Development Corporation (PADC), pursuant to Section 5 of 
the National Capital Planning Act of 1952, as amended, has submitted a proposal 
to place a time capsule containing memorabilia of Martin Luther King, Jr., in 
Western Plaza. Western Plaza is bounded on the north and south by Pennsylvania 
Avenue, on the east by 13th Street, and on the west by 14th Street. 

The plaza is open and urban in character with space for a variety of uses and 
activities. It is divided into four areas that include Pulaski Park, a pool 
area, an activities area and the replica of the L'Enfant Plan. 

The time capsule would be located approximately 30 feet from the eastern edge of 
the pool. The capsule would be approximately two feet in diameter and seven 
feet in length. At the location where the capsule would be buried there would 
be an inscription which would read: 

110n this site is the Martin Luther King, Jr. Federal Holiday
Commission time capsule, embedded January 12, 1988, by Mrs. Coretta 
Scott King and Friends. 

'I still have a dream. It is a dream deeply rooted in the 
American dream. I have a dream that one day this nation will 
rise up and live out the true meaning of its creed ••• ' Martin
Luther King, Jr. 

Witnessed by President Ronald Reagan" 

This inscription would be engraved into the existing marble and the letter type 
and spacing will be the same as several existing quotations inscribed in Western 
Plaza. 

The time capsule to Dr. King will travel around the country in a special van and 
will return to Washington in January 1988 to be placed beneath the plaza for the 
1988 Martin Luther King, Jr., holiday celebration. 

Conformance with Comprehensive Plan 

The proposal is not inconsistent with the Comprehensive Plan for the National 
Capital. 
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Conformance with Federal Capital Improvements Program 

The proposal was not included in the Federal Capital Improvements Program for 
Fiscal Years 1988-1992. 

Environmental Impact 

The plan for Western Plaza is based on the 11 Pennsylvania Avenue Plan - 1974: 
Final Environmental Impact Statement", prepared in September, 1974. The current 
proposal is considered a detailing of the Final Environmental Impact Statement 
and has no adverse environmental impacts. 

Historic Preservation 

PADC advises that .. pursuant to Section 106 of the National Historic Preservation 
Act of 1966 (NHPA) and Executive Order 11593, a Memorandum of Agreement was 
signed by PADC, the District of Columbia Historic Preservation Officer and the 
Advisory Council on Historic Preservation, and was fully executed on June 15, 
1978. This document constitutes the comments of the Council as required by 
Section 106 of NHPA and completes the 'Procedures for the Protection of Historic 
and Cultural Properties: (36 CFR Part 800).' This submission to the Commissio 
is in compliance with the provisions of the Memorandum of Agreement." 

Coordinating Committee 

The proposal was reviewed by the Coordinating Committee on September 9, 1987. 
The Committee (representatives of NCPC, the District of Columbia Office of 
Planning, Department of Public Yorks and Fire Department, National Park Service, 
General Services Administration, and Vashington Metropolitan Area Transit 
Authority present) forwarded the proposal to the Commission with the statement 
that the project has been coordinated with all agencies represented. 

Evaluation 

The proposal raised no planning issues. The placement of a "time capsule" and 
associated inscriptions in Western Plaza should complement and add interest to 
existing embellishments on the plaza. PADC advises that the time capsule and 
inscription have been centrally located within this activity area of the plaza 
are on axis with the two flag poles on the plaza in front of the District 
Building. 

If a suitably prominent memorial to Dr. King is constructed in the National 
Capital, the King Holiday Commission and the Alpha Phi Alpha Fraternity should 
consider relocating the time capsule to the memorial site. Staff believes that 
integrating the two proposals would reinforce our Nation's tribute to Dr. King. 
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NATION.Al CAPITAL PLANNING COMMISSION 6/j?
1m G STREET NW. 

W ASH!NG'l'ON, D.C. 20,16 

M E M O R A N D U M May 26, 1978 

TO Collllllission members and alternates 

FROM Charles H. Conrad, Executive Director 

SUBJECT: Summary of Pennsylvania Avenue Western Plaza Design Guidelines. 

The Western Plaza Design for the Pennsylvania Avenue Development Area will be presented to the 

Commission for information and discussion on June 1, 1978. In order to provide you with previous 

views expressed by the Commission I have summarized Guidelines Endorsed by the Collllllission 

August 4, 1977, 

General Objectives 

A hierarchy of scale that preserves the big vistas and automobile scale longitudinally, but 

introduces a pedestrian scale and interest transversely. There should be places in the Western 

Sector area where these two objectives overlap, particularly where the pedestrian can and should 

experience the grand vista and scale. 

The linkages that must be recognized and reinforced are between the shopping spine of downtown to 

the north, the Federal employment center to the south and the visiting the White House areas on 

the west. The Western Sector is where these three major elements of Washington life, business, 

government and tourin, come closet together, and at present only in a limited manner through the 

recognition or encouragement of the design of the open space area. 

Finally, a transition should be made from the fot'lll41, axial shaft of the Avenue to the informal 

park setting of the White House Grounds and the Ellipse. 

For these reasons the Commission divided the Western Sector into two zones, east and west of 14th 

Streets. The west of 14ch Street area, is the transitional link from the Avenue and the city co 

the President's Park. The east of 14th Street area is where the building-and-tree-lined portion 

of the Avenue ends in a rectangular space angled at 20 degrees from the Avenue axis, giving the 

opportunity for a major focal point in the axial vista. 

Specific Guidelines 

A. West of 14th Street 

The area between 14th Street and East Executive, Pennsylvania Avenue and E Street is co be 


designed as an extension of the White House Grounds - Ellipse park landscape into the downtown area 


The western portion of this area will remain substantially as it is, but che eastern part should be 
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a cransition in scale and character from che park landscape to the plaza and Avenue to the east 

and should provide an edge for that open space. 

1. treasury terrace: A connection from East Executive Drive across che treasury south terrace 

to 15th Street should be considered to take advantage of cha great axial view down the Avenue from 

the terrace. 

2-Þ Sherman Monument: The Sherman Monument grounds are to remain substantially as they are, 

except for widening E Street on the south side. 

3. Square 226: The landscape design of square 226 (14th - 15th, Pennsylvania Avenue - E 

Street} should serve as a transition between the Sherman monument grounds to the west and the 

Western Plaza to the east. 

4. 14th Street Edge of Square 226: At the eastern edge of this space along 14th Street, a 

strong edge of planting should define Western Plaza. 

5. Pennsylvania Avenue between 14th Street and 15th Street: The roadway of Pennsylvania 

Avenue is to be narrowed to three lanes on the centerline, giving a much wider sidewalk on the 

north side and a unique opportunity for pedestrians to stroll down virtually on the Avenue axis 

toward the Capitol. The vista westward toward the treasury through this area should be kept open 

so that the Avenue axis is legible for its entire length. 

6. American Expeditionary Force/Pershing Memorial: This monument was sited in square 226 

by Act of Congress. It has been assumed that the monw;ent would go in the southeasterly part of 

square 226 on a terrace overlooking 14th Screeß and Western Plaza. 

B. 	 East of 14th Street 

The rectangular space between 13th, 14th and what are presently the two alignments of E Street 

on the north and south, was to be a plaza in Ellicot1 s redrafting of L'Enfanc's plan. Since the 

visual axis of Pennsylvania Avenue passes diagonally through it, the space muse be kept substan­

tially open in order not to block the vista, On the other hand there is the opporàunity to 

provide a visual focus in the space that will serve as a goal to westward-moving vehicles on the 

Avenue. If che space is too open it will become unusable in Washington's sU111111er heat and 

uninviting at any time. A balance 1DUSt be struclt between monumental and inti:nace, between open 

space and shade, between the axial vista and a sense of arrival. 

1. 	 Pennsylvania Avenue Axis 

the vista in both directions must be respected so that someone coming west up the Avenue 

can see the treasury portico and someone on the Treasury terrace can see the Capitol dome and 

the Avenue framing it. 



2. A Visual Terminus for the Avenue 

Pennsylvania Avenue today lacks a clear focus as it approaches the White House. Since, 

under the new design, traffic will turn westward at 13th Street, Western Plaza should provide a 

visual focus and termination for the diagonal axis. A fountain has always been proposed as a 

dominant feature in the plaza, providing visual and aural excitement to give a sense of arrival. 

This water element could be interpreted as a single element or a series in composition with other 

sculptural or architectural features. The north-south axis through the center of the plaza can 

also provide a visual link with the Grand Plaza of the Federal Triangle to the south. 

3. The District Building 

The new western plaza will be the forecourt to the District Building, and may become in 

effect City Hall Square. The design of the new open space should provide for local public 

gatherings as well as for the possible closing of south£ Street to traffic during such activity. 

4. Existing Monuments 

Three monuments are presently in the area and should be part of the final composition. 

The equestrian statue of General Casimir Pulaski should remain ac or close to its present location. 

The statute of Alexander Shepherd should be placed in relation to the District Building. The 

Liberty Bell replica can serve as a minor focal point anywhere in the area. 

5, The North Side 

Because of its proximity co F Street, the north side of Western Plaza is a likely place 

for retail activity. While the present theater may not survive redevelopment, it is hoped that 

new theatrical and nighcime activity can be encouraged on this block. The design of the north 

sidewalk should cake chis into account. 

6. Pedestrian Activity and Linkages 

There will be heavy north-south pedestrian movement at lJth and 14th Streets, particularly 

at rush hours, A mid-block crossing is possible on the north side. Thus, even though it is 

surrounded by streets, Western Plaza can be quite heavily used by pedestrians. Its size and 

location dictate that it should not be created as an intimate introverted park, but as a great 

open space where people can see and feel the grandeur of Washington. However, since the ends of 

the plaza are not in the vista axis, they could provide tree areas linking the tree-lined north 

and south sidewalks and giving an opportunity for smaller-scale pedestrian amenities. 

7. Parade Viewing 

The change in grade of 3 - 4 feet from north to south gives an opportunity for parade 

review steps, walls, etc., along the south side of Western Plaza, or alternatively a series of 

levels across the space which would enhance the visibility of the parade at this key point 

along its path. 

- J -
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Specific Points Raised by the Commission 

Possible retention of parade route through the Plaza. 

z. Former Coast Guard Building site - land transfers. 

3. Access to District Building 

4. Specific treatment of the park, west of the Plaza, 

S. E Street connection from 14 to 15 Streets. 

Vehicular circulation around the Plaza. 

7. Pedestrian links north and south. 

- 4 -
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NATIONAL CAPITAL PLANNING COMMISSION 

In Reply Refer To: 
NCPC File No. 1198 

AUG. o 11990 

Mr. M. J. Brodie 
Executive Director 
Pennsylvania Avenue Development 

Corporation 
1331 Pennsylvania Avenue, NW. 
Suite 1220 North 
Washington, DC 20004-1703 

Dear Mr. Brodie: 

In response to your request, the National Capital Planning 
Con111ission, at its meeting on July 26, 1990, approved the enclosed 
report to the Pennsylvania Avenue Development Corporation and the 
National Park Service on the preliminary and final site development 
plans for site improvements to Sherman Park, White House Area, 15th 
and E Streets, NW. 

Implementation of the project may require review by local agencies, 
including the issuance of permits, pursuant to regulations 
promulgated under the authority of Federal environmental statutes. 

Sincerely, 

/a/ Bob9l't E. 01"9sham 
Reginald W. Griffith 
Executive Director 

Enclosure 

132e G STREET. N,W. WASHINGTON, O.C. 20e71!1 (202) 724-0174 
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The original letter was also sent to Mr. Robert G. Stanton, Regional 
Director, NCR, NPS. 


be: Fred L. Greene, Director 

D. C. Office of Planning 

bee: REGresham JMancias LFeldman
RNAl len REWilson
Central File - 1198 Reading File 


CABrockenberry:erj:8-01-90:FL-PAOC/R&I-Fls ("WP")
1 
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NCPC File No. 1198 

PENNSYLVANIA AVENUE DEVELOPMENT AREA -
SHERMAN PARK, WHITE HOUSE AREA, 

15TH AND E STREETS, NW. 

Report to the Pennsylvania Avenue Development Corporatjon 
and the National Park Service 

July 26, 1990 

The Conmission approves the preliminary and final site development plans for site 

improvements to Sh
f
rman Park, White House Area, 15th and E Streets, NW., as shown 

r h b �I ''38', . 001 303 9; Jr· 
?,�oJq on NCPC Map File No. 2 fBBsHt aeaaa, except the special sidewalk treatment area 

a long 15th Street, which the Pennsylvania Avenue Development Corporation wi 11 submit 

for Co11D11ission review following further coordination. 

Related Recommendation to the National Park Service 

The Commission recormnends that the National Park Service coordinate with the 

National Capital Planning Co11BDission and the Connnission of Ffoe Arts in the 

preparation .of an overall plan for sidewalk treatment throughout the White House 

Precinct. 

* * * 

BACKGROUND AND STAFF EVALUATION 

Description of Proposal 

The Pennsylvania Avenue Development Corporation (PADC), pursuant to Section 5 of the 
National Capital Planning Act of 1952, as amended, has submitted on behalf of the 
National Park Service (NPS), preliminary and final development plans for site and 
landscape improvements to Sherman Park. Sherman Park is located in Square 187 on 
the western edge of the Pennsylvania Avenue Development Area. Square 187 is part 
of the White House Precinct, which includes Lafayette Park, the 
Old Executive Office Building, the Treasury Building, and the Ellipse. The park is 
bounded by 15th Street on the east, E Street on the south, East Executive Drive on 
the west, and Alexander Hamilton Place on the north. 
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The existing 2. 5-acre park contains a monument to General William Tecumseh Sherman, 
a Union Civil War Officer, in the center. Surrounding the monument is a.plaza. The 
grounds surrounding the plaza are landscaped with grass, large mature oak trees, 
flowering shrubs, and flower beds. Washfogton Globe-type light fixtures are located 
on the edge of the plaza. Four 12-foot wide concrete diagonal walkways run from the 
corner of the park to the center. The sidewalks bordering the park are concrete. 

The purpose of the site and landscape improvements for Sherman Park is to enhance 
the appearance of the park without changing its character or disturbing the mature 
trees on site. The changes involve replacing the existing concrete walkways that 
border the park and the four 12-foot wide diagonal walkways, except for 15th Street, 
with concrete walkway with an exposed aggregate finish. Fifteenth Street between 
Alexander Hamilton Place and E Street would define the east edge of the White House 
Precinct, and would consist of 2-foot square concrete London Pavers in a running 
bond pattern with black granite edging. The London Paver brick pattern would 
continue across Alexander Hamilton Place and tie into the existing paving pattern 
in front of the Treasury Buildfog. This would create a "framework" that would 
identify and define the perimeter of the White House Precinct. The Special Place 
character would be further emphasized by the use of street trees, benches, and trash 
receptacles. The existing curbs and gutters along 15th Street would be replaced 
with a 6 1

1 high by 181
1 deep granite curb and I-foot brick gutter. The existing 1 ight 

fixtures on the plaza would be relocated and replaced, in kind, by decorative cast­
iron Washington Globe-type fixtures. In addition six new 1890-style benches, two 
new Pennsylvania Avenue-type trash receptacles, and low (1 1 -6 1

1 high by 1 1 -4 11 wide) 
granite seat walls would be added on each edge of the plaza and along the entrance 
walkways. New trash receptacles and a drinking fountain are proposed. 

Subsequent to the submission of the site development plan, PADC and NPS requested 
that the special sidewalk treatment area along 15th Street be deferred from 
consideration pending resolution of certain overall design issues raised by the 
Conunission of Fine Arts. 

Conformance with Comprehensive Plan 

The proposal is consistent with the Comprehensive Plan for the National Capital. 
The Parks, Open Space and Natural Features element designates the area as a 
Monumental and Decorative Park. It is consistent with the following policy 
contained in the element: 

The decorative parks (squares, circles, and triangles) associated with 
the L 1 Enfant City should be protected and enhanced generally as green 
landscape areas, providing oases for pedestrians and settings for 
monuments, memorials and civic art. 

Conwnission of Fine Arts 

The Conmission of Fine Arts (CFA) reviewed the preliminary and final site 
development plans for site and landscape improvements to Sherman Park on 
June 21, 1990. Action was postponed until the July 26, 1990 meeting. Staff 
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understands that the deferral was due to CFA's concerns regarding the sidewalk 
treatment on 15th Street. Staff, in discussion with the NPS, has been informed that 
the overall park proposal will be considered by CFA on July 26, 1990. Because of 
the anticipated absence of some CFA members, however, the special sidewalk paving 
along 15th Street will not be considered at this meeting. The special paving area 
will be considered subsequently (tentatively September 20, 1990). 

Conformance with Federal Capital Improvements Program 

The proposed project is included in the Federal Capital Improvements Program for 
Fiscal Years 1990-1994. 

Environmental Impact 

Pursuant to P.L. 91-190, the PADC has referred to "The Pennsylvania Avenue Plan -
Final Environmental Impact Statement 11 (EIS), which addresses the overall 
environmental consequences of PADC 1 s public space improvement program. Although the 
proposed improvements are not specifically addressed in the document, they are 
considered to be a further detailing of the overall proposal evaluated in the 
final EIS. The EIS calls for upgrading Sherman Park for use by visitors. 

Historic Preservation 

Sherman Park is located within the boundaries of the Pennsylvania Avenue National 
Historic District, a district listed in the National Register of Historic Places. 
Pursuant to Section 106 of the Nationa 1 Historic Preservation Act of 1966 (NHPA) and 
Executive Order 11593, a Memorandum of Agreement (MOA) was signed by PADC, the 
District of Columbia Historic Preservation Officer, and the Advisory Council on 
Historic Preservation and was fully executed on June 15, 1978. According to PADC, 
this document constitutes the comments of the council as required by Section 106 of 
the NHPA and completes the 11Procedure for the Protection of Historic and Cultural 
Properties" (36 CFA Part 800). PADC advises that this submission is in compliance 
with the provisions of the MOA. No adverse effects are anticipated, with the 
development of thh projects, to the historic qualities of Sherman Park or 
Pennsylvania Avenue. 

Coordinating Committee 

The proposal was reviewed by the Coordinating Committee on July 3, 1990. The 
Comm1ttee forwarded the proposa 1 to the Cofllllission with the statement that the 
project has been coordinated by all agencies except NCPC and the National Park 
Service, with the understanding that the proposed paving design and materials need 
to be coordinated with NCPC, the National Park Service, and the 
Commission of Fine Arts within the next week. Attending the meeting were 
representatives of NCPC, the District of Columbia Office of Planning and Department 
of Public Works, National Park Service, General Services Administration, and 
Washington Metropolitan Transit Authority. 
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-
The staff reconnnends approval of the preliminary and final site development plans 
for Sherman Park. including the replacement of the sidewalk paving, retention of the 
existing trees, provision of new landscaping around the monument plaza, and 
fostallation of new benches, and a drinking fountain, except the special paving area 
along 15th Street. Since CFA will not be able to consider and resolve its concerns 
about the special paving prior to the Planning Commission's meeting, NPS and PADC 
have requested that the Commission limit its action at this time to all of the park 
improvements except the 15th Street sidewalk area. They will resubmit the plans for 
the area following the subsequent review by CFA. The proposed improvements are 
consistent with the 1974 Pennsylvania Avenue Plan. 

Staff believes the quality of the monumental plaza would be enhanced by the proposed 
landscape concept, which enriches the visual setting for the monument. The 
preservation of the existing trees on the site, in conjunction with additiona 1 
seating areas in the park, should continue to make the site a pleasant sanctuary for 
visitors and office workers. 

In the course of the review, the staff in discussion with NPS. learned that the 
design concepts for the White House Precinct includes design details such as 
Willow Oak Street trees, special paving treatment, custom designed tree grates, 
1890 1 s-style backless benches and Pennsylvania Avenue-style black trash receptacles. 
Staff recommends that the National Park Service coordinate with this Connission and 
CFA on the design concept for the entire White House Precinct, including phasing and 
how the paving treatments and sidewalk improvements will relate to other portions 
of the precinct, such as the area to the west. 
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The attached preliminary draft of 
Design Guidelines for the Federal 
Triangle project. dated January 25, 
1988, provides an outline of minimal 
program requirements and design 
criteria, intended to encourage the 
best possible development of the 
Federal Triangle site. 
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January 25, 1988 


DESIGN GUIDELINES FOR ICTC/FOB PROJECT 

INTRODUCTION 

The purpose of the new International Cultural and Trade Center (ICTC) and 
Federal Office Building (FOB) project is to consolidate a number of Federal 
agencies which are currently housed in numerous, scattered locations and to 
create a new center within the Federal building complex which.will create and 
enhance opportunities for American trade, commerce, communications, and 
cultural exchanges with other nations and to complement the work of Federal, 
State, and local agencies in the areas of international trade and cultural 
exchanges. 

The 	guiding principles in the design and construction of these structures 
require that facilities used by Federal agencies must be efficient and 
economical and that public buildings must provide visual testimony to the 
dignity, enterprise, vigor, and stability of thN Federal government. 

I. PROGRAM REQUIREMENTS 


A. 	 General 

The Federal Triangle Development Act-(the Act> limits the maximum 
building area to no more than 3.1 million gross square feet. These 
guidelines are designed to accommodate maximum development. 


In order to achieve an optimum balance between the building density 

and the public open space which is in harmony with the Federal 

Triangle complex, approximately 2.2 million square feet is 

distributed above grade and 600,000 to 900,000 square feet is 

distributed below grade. 


In accordance with the GSA standard, the efficiency ratio of 
occupiable office space to the gross building area is set at 78t. 
Also, to endure maximum efficiency and flexibility in development of 
occupiable office space, the following criteria are established. 

1. 	 No office space shall have a clear ceiling height of less than 
9'0" or a distance from windows greater than 90 1 0". 

2. 	 No more than 101. of all office space shall be located below grade. 
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3. 	 Exhibition and retail space shall be convertible to office 
space. The exhibition component shall have a minimum 14'0" clear 
ceiling height. The developer is encouraged to establish 
floor-to-floor dimensions for exhibition space which will allow 
for conversion to two floors of office space. 

4. A typical structural bay of 30'0" x 30 1 011 1s encouraged. 

Design criteria for office space within this project will be in 
accordance with GSA standards. 

B. 	 FEDERAL OFFICE BUILDING (FOB) 

Approximately 1.8 million gross square feet (gsf) of office space 
shall be provided for federal government occupancy. 

C. 	 INTERNATIONAL CULTURAL AND TRADE CENTER (ICTC) 

· Approximately 650,000 gsf (500,000 sf) of space shall be provided for 
ICTC functions. 

1. 	 Exhibition - 150,000 sf 

a. 	 Approximately 100,000 sf shall be designed as semi-permanent 
exhibition space. 

b. Approximately 50,000 sf shall be designed as temporary. 
thematic exhibition space. 

2. 	 Performing Arts - 30,000 sf 

Approximately 30,000 sf shall be provided for a performing arts 
theater and related facilities. There will be a versatile 
performing arts space that can be used for film festivals, 
presentations. lectures, dancers, singers. drama. opera or other 
events. Although the exhibit areas may feature certain street 
theater and other forms of entertainment. this more formal 
theater space would be programmed from morning to night with a 
published schedule. 

3. 	 Retail - 100,000 sf 

Approximately 100,000 sf shall be designed as retail and food 
service space. 
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4. 	 Office - 180,000 sf 

Approximately 180,000 sf shall be provided for general office 
space. 

5. 	 Miscellaneous Support Space - 40,000 sf 

Approximately 20,000 square feet shall be provided for 
conferences and receptions with easy access to the exhibit area 

as well as the general office area. 


Approximately 20,000 square feet shall be providŹd for an 

International Club for formal meetings and receptions for 

visiting dignitaries. 


D. 	 SUPPORT FACILITIES 

The following shall be provided for shared use by FOB and ICTC. 

1. 	 Parking 

A minimum of 1300 parking spaces shall be provided with primary 
ingress and egress located at 14th Street and secondary access 
from 13 1/2 Street. The National Capital Planning Commission 
(NCPC) has established a goal of not less than 1900 spaces. 

2. 	 Service/Loading Access 

Loading and service facilities, shall be provided below grade and 
accessible to all office, exhibit, theater, meeting and retail 
facilities. 

II. 	 DESIGN GUIDELINES 

A. 	 URBAN DESIGN OBJECTIVES 


The design of the ICTC/FOB project shall: 


l. Complete the Federal Triangle in a manner to achieve visual 
compatibility between new and existing buildings, with 
sensitivity to the scale and character of the District Building. 

Be architecturally dignified and consistent with the image of· 
government facilities. 
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3. Provide appropriate street enclosure at the northern edge of the 
site which strengthens the spat\al definition of Hestern Plaza. 
but at the same time establishes a significant point of entry 
into the site from Pennsylvania Avenue. 

4. Provide access to the site in a way that maximizes pedestrian 
movement between downtown convnercial development north of 
Pennsylvania Avenue and the public buildings. monuments. museums 
and the Mall to the south. 

B. 	 BUILDING LOCATION ANO HEIGHT RESTRICTIONS 

1. 	 Site configuration 

The site is irregularly shaped, bounded by existing rights-of-way 
1 
D 

1of Street and 13 1/2 Street in the northwest corner; the 
Pennsylvania Avenue right-of-way to the north; the existing New 
Post Office Building to the east; the existing Department of 
Labor (Customs Service). Departmental Auditorium and Interstate 
Commerce Commission to the south; and 14th Street right-of-way to 
the 	west. 

2. 	 Building Restriction Lines 

The building restriction lines are coincidental with lot lines 
with the following exceptions: 

a. 	 14th street 
Along 14th Street, the building shall be set back 40'-0" east 
of and parallel to the 14th Street right-of-way line. 
corresponding to a similar condition across the street at the 
Department of Commerce. Along D Street for a distance of 
80'0" eastward, the building shall be set back 30'0" south of 
and parallel to the D Street right-of-way line. 

b. 	 Strauss Fountain 
The building restriction line at the existing Strauss 
Fountain shall be defined by a line drawn at a radius of 
80'-0 11 from the centerline of the fountain. This restriction 
applies to a height stipulated in "Section 3: Building Height 
Restrictions". 

c. 	 Pennsylvania Avenue/13th Street 
The 	east edge of the building shall not extend beyond a 
projection of the west right-of-way line of 13th Street. 
This building restriction line may be modified in the event 
that the presently unfinished west portion of the existing 
Hew Post Office Building becomes part of a continuous 
building extending westward. 
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d. 	 Major Public Space 
Immediately west of and on center with the existing hemicycle 
a major public space shall be provided. This public space 
shall be as wide as the diameter of the hem1cycle 
(approximately 230 feet) and approximately 330 feet long. 
(See Diagram #1.) Within this space a glazed enclosure of 
appropriate scale and character may be provided to create an 
exciting public space that can be used year-round. 

e. 	 Department of Labor/Department Auditorium/ICC Building 
On the south edge of the project the building shall be set 
back 75' north of and parallel to the north face of the 
Department of Labor (Customs Service), Departmental 
Auditorium and ICC Building. 

3. 	 Building Height Restrictions 

The building height restrictions set the maximum allowable 
building heights along with setbacks relating to certain 

heights. These restrictions have been developed to correspond to 

the major horizontal building and roof lines of the existing 

surrounding buildings. 


NOTE: All dimensions relative to building heights are referenced 

to sea-level elevations unless otherwise noted. 


a. 	 Height Allowed at Building Face 
The building is allowed to extend to the height of 94'0" from 
Pennsylvania Avenue grade. There also must be an 
articulation to relate to existing cornice lines at 86 1 0 11 
from Pennsylvania Avenue grade. 

b. 	 Height Allowed with Setback 
The building may extend further to the height of 102 1 0 11 from 
Pennsylvania Avenue grade to the eave line with the condition 
that it is set back 7'0" from the building face. 

c. 	 Height and Slope of Roof 
The ridge of the roof may extend to a maximum height of 
117 1 0 11 from Pennsylvania Avenue grade. The angle of the roof 
and the relationship of ridge to eave must match existing 
conditions. 

Typical Conditions <See Diagram #2A) 
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NOTE: The roofs shall be constructed of red clay tile to 
match existing roofs. This roof.treatment must extend over 
the entire project with special attention given to the 
Pennsylvania Avenue mass of the building and reinforcement of 
the space opposite the hemicycle. 


No mechanical equipment and elevator penthouses shall be 

allowed to protrude above the roof. 


Special consideration must be given to the interface between 

the roof and the condition outlined in the fQ11ow1ng section 

concerning atypical conditions. 


Atypical Conditions (See Diagram #2B) 


<1> Height Allowed at Building Face <14th Street> 
The building, at 14th Street, may extend to the height of 
114 1 6 11 from Pennsylvania Avenue grade. (NOTE: This 
addition of height ts permitted only at a width 
corresponding to the Department of Convnerce portico.) 
There must also be an articulation to relate to existing 
cornice lines at 86 1 011 from Pennsylvania Avenue grade as 
in typical conditions. 

(2) 	Height Allowed with Setback 
The bu11 d1 ng may extend further to a height of 125' 011 
from Pennsylvania Avenue grades to the top of the portico 
cap with the condition that it ts set back 12'0" from the 
building face. (NOTE: This portion of building may. at 
14th Street, be only as wide as the corresponding mass 
across the street at the Department of Commerce. It may 
extend into the site at that width respecting the 7'0 11 
setback. This mass may also extend north to a line 
160'0" south of the Pennsylvania Avenue building 
restriction line. 

4. 	 Composite Building Envelope 

The combination of building restriction lines and building height 
restrictions produces a building envelope which assures that a 
mass ts provided that attends to urban and architectural 
elements.· (See Diagram #3. > 

C. 	 SITE DESIGN 

1. 	 Pub 1 i c Space 

a. 	 A major public space is to be created at the hemicycle to 
serve as a primary focus for pedestrian activity withtn the 
Federal Triangle development. 
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b. An appropriately scaled open setting for the Strauss Fountain 
should be provided at the western edge of the site. The 
related setback area along 14th Street should relate to the 
open area along the Commerce Building frontage. as well as 
the rest of the 14th Street streetscape. 

c. The space at 13 1/2 Street between the District Building and 
new building(s) should provide an appropriate setting for the 
primary 	public entrance to the District Building Cat the east 
side of the District Building). 

2. Vehicular Access 

a. Primary access to below-grade parking. loading and service 
facilities shall be at 14th Street and 13 1/2 Street (see 
Diagram #4). 

b. Service for the District Building will remain at its present 
location on D Street. 

c. Emergency vehicular access shall be provided at grade within 
the site. 

d. Motorcade queuing space acconvnodating at least 15 vehicles 
shall be provided on the site at the appropriate location. 

3. Pedestrian Access 

a. Major pedestrian access should be provided at the northern 
edge of the site providing a strong visual linkage between 
the site, 13th Street and Hestern Plaza. 

b. The existing pedestrian/vehicular portals adjacent to the 
Departmental Auditorium at the southern edge of the site 
should be used to link pedestrian circulation within the site 
to Constitution Avenue. 

c. A direct pedestrian linkage between the ICTC/FOB project and 
the Federal Triangle Metro Station shall be provided. A 
direct pedestrian connection between the ICTC/FOB project and 
the Departmental.Auditorium is encouraged. 

d. Handicap access to open spaces and buildings shall be in 
accordance with Federal guidelines (see Appendix). 

4. 	 Landscaping 

The major public space at the hemicycle shall be landscaped 
to enhance and reinforce the character of the space and to 
create an environment that is inviting to the public. 
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b. 	 An appropriate setting for the Strauss Fountain shall be 
provided on site. The development of a public space focusing 
on the fountain at its present location is encouraged. The 
possibility of relocating the fountain within the site may be 
investigated. 

c. 	 Public spaces at the perimeter of site shall be landscaped 
consistent with existing landscape design of the Pennsylvania 
Avenue and Federal Triangle area. 

5. 	 Lighting 

Site lighting shall be provided to create a safe and attractive 
nighttime environment at the perimeter of the site and at all 
public spaces within the site. Lighting design shall be 
consistent with the GSA Lighting Study for the Federal Triangle 
(see Appendix). 

6. 	 Security 

a. 	 A degree of secured access to buildings shall be provided 
that is consistent with other Federal Triangle buildings. 

b. 	 Each entrance shall included areas adjacent to vestibules 
large enough to acco111110date the security screening of people 
and their hand-carried items. 

c. 	 A means of ensuring that all vehicles can be screened prior 
to obtaining access is encouraged. 

d. 	 Provision of vehicle barriers integrated with landscape 
design elements at the perimeter of the site is encouraged. 

D. 	 ARCHITECTURAL DESIGN 

The objective of the Architectural Design Guidelines is to achieve a 
design which is compatible with existing Federal Triangle buildings 
and the District Building in terms of massing, scale, materials and 
detail. The new ICTC/FOB project should complete the Federal 
Triangle in an architecturally dignified and appropriate manner 
consistent with the image of government facilities. The following 
architectural guidelines address these objectives. 

1. 	 Building organization 

a. 	 Retail elements should be configured at the ground level in a 
way that maximizes visibility from primary points of 
pedestrian access into the site. 
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b. Exhibit and retail elements should reinforce primary 
pedestrian circulation within the site along the east-west 
and north-south axes. 

A principal public entrance to the development shall be 
located on Pennsylvania Avenue with a scale and treatment 
appropriate to Its location. 

d. The resolution of the unfinished portion of the west facade 
of the New Post Office shall be an integral part of the 
design. Options such as extending 13th Street into the site, 
creating a portal, or having the new building abut the New 
Post Office may be considered. 

e. The facade composition of new buildings shall be compatible 
with existing tripartite (base, middle and top) facades of 
the Federal Triangle buildings and the District Building. 

f. Although floor lines may differ for programmatic reasons, the 
new building shall respect existing bases, cornice lines, 
eave lines, and roof ridge lines. 

2. Architectural Treatments 

Principal facades below the cornice line on Pennsylvania 
Avenue and 14th Street shall have a percentage of 
glass-to-wall area in the range of 20-301.. 

b. The quality of materials and detail shall be consistent with 
the image of permanence and dignity appropriate to a building 
which will become part of the Federal Triangle. Detail shall 
be considered integral to the overall design. 

c. The primary exterior building material shall be limestone 
with texture and color ranges sympathetic to predominant 
existing Federal Triangle buildings. Other new exterior 
materials and elements shall be compatible with the existing 
architecture. 

d. The predominant image of the roof shall be red clay tile 
similar to existing Federal Triangle buildings. 

e. Architectural embellishments at the roof line shall be 
compatible with those on existing Federal Triangle buildings. 

f. Clear vision glass shall be used for all windows. 

g. Interior public spaces such as atria and lobbies shall be 
designed and built to a high quality consistent with similar 
spaces in existing Federal Triangle buildings. 
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h. The design and integration of canopies. awnings and signage 
should be incorporated to achieve an active and inviting 
ground floor within the context of the Federal Triangle 
Complex. 

3. Miscellaneous 

a. Not less than si of the construction budget shall be 
allocated for the design and install ation of art. Art shall 
be permanent and integral to the architecture design. 

Telephone- and co11111untcattons-related conduit and room 
outlets shal l allow wiring, provided by others. to qualify 
the building as an "intelligent building." 
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