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PROJECT SUMMARY 
The U.S. General Services Administration (GSA) has submitted for Commission comment a draft 
amendment to the Master Plan for the Department of Homeland Security (DHS) Headquarters 
consolidation at St. Elizabeths Hospital West Campus. The 2008 Master Plan, approved by the 
Commission in 2009, for the Consolidated Headquarters of DHS (2008 DHS Master Plan) 
established the framework for a total development of 4.5 million gross square feet (GSF) on both 
the West and East Campuses, including administrative and operations space, and shared uses such 
as a cafeteria, child care center and other uses. The proposed amendment is needed to address 
budget constraints and new programming requirements for DHS. The Commission provided 
comments on the draft amendment at concept review in November 2019.  GSA has since addressed 
the Commission’s comments, which focused on historic preservation considerations and providing 
additional information related to transportation, stormwater management, and tree removal and 
replacement. The draft submission has not changed significantly from concept review except the 
applicant has provided additional options for the massing of the proposed Sweetgum Lane new 
building. 
 
The St. Elizabeths West Campus is a 176-acre site on the western side of Martin Luther King, Jr. 
(MLK) Avenue in Southeast Washington, DC. After determining that it no longer had a need for 
the property, the United States Department of Health and Human Services, which had operated the 
St. Elizabeths Psychiatric Hospital, declared the St. Elizabeths West Campus as excess in January 
2001. GSA took control of the property for redevelopment in December 2004.  The East Campus 
is owned by the District of Columbia. The entire St. Elizabeths Campus is a National Historic 
Landmark (NHL).  
 
GSA’s goal with the draft amendment is to update the Master Plan with a focus on the Plateau area 
on the West Campus to provide maximum flexibility for current and future department 
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programming and optimize new development within the historic context of the campus. The 
amendment also addresses GSA’s directive to maximize new construction, providing greater 
square footage at a lower cost. Beginning in Spring of 2018, GSA engaged federal agencies and 
the Section 106 Consulting Parties to evaluate different height and massing options for the new 
construction on the West Campus. In order to achieve the square footage goals for the new 
programing, GSA and the  Consulting Parties evaluated the merits of three to six buildings, of 
varying mass and height configurations, targeting the western edge of the Lawn on the Plateau for 
location. The Plateau is located on the southeast corner of the West Campus, with Martin Luther 
King, Jr. Boulevard to the east. The preferred design option under the amendment envisions two 
large-scale buildings, each approximately 600,000 square feet, on the Plateau but sited in such a 
manner as to retain the historic open space of the Lawn on the Plateau, and provide a new 
landscaped plaza within the ravine, behind the historic Power Plant buildings. This amendment 
also includes locating a new 175,000 square foot building (I & A Building) on top of the hill from 
the historic cemetery (Sweetgum Lane site), and near the Munro Building, housing the Coast 
Guard headquarters. GSA has indicated this building will be largely underground, with the above 
ground component to mimic the design of the Coast Guard building. 
 
Under the proposed amendment, five historic buildings will be demolished on the Plateau area, 
while the historic buildings of Administration Row, and three additional historic buildings 
(including the Ice House, the Power Plant and the Smoke Stacks) will be retained.  
 

KEY INFORMATION 
• The St. Elizabeths Hospital Campus was listed as a National Historic Landmark in 1990.  
• The Department of Health and Human Services transferred the property to GSA in 2001.  
• In January 2009, the Commission approved the campus master plan. One of the main goals 

of the master plan was to retain as much of the historic fabric of St. Elizabeths West 
Campus as possible. 

• A Programmatic Agreement (PA) signed in 2008 outlined the process for historic 
preservation.  

• Since the 2009 Master Plan approval, the Commission has seen two master plan 
amendments: one in 2010 to amend the area of the plan for the U.S. Coast Guard 
Headquarters and one in 2012 to relocate FEMA to the east campus. 

• The 2009 Master Plan for St. Elizabeths established a framework for 4.5 million gross 
square feet of office/support space between existing and new development to house DHS. 
It also included an additional 1.5 million gross square feet of parking. 

• GSA has completed several components of the original 2009 Master Plan, including the 
construction of the Munro Building to serve as the Coast Guard Headquarters, an adjacent 
parking garage, the complete rehabilitation of the historic Center Building to house the 
offices of the Secretary of DHS, a western addition to the Center Building, and several 
rehabilitations of smaller historic buildings on the West Campus.  

• Since the 2009 approval, GSA has determined that due to inefficient floorplates across the 
campus and current requirements, the ratio for Usable Square Footage (USF) to Gross 
Square Footage (GSF) is 2.0+ versus the original planned 1.3. Since 2009, the construction 
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costs have also increased, partly due to funding delays, as well as the actual cost to 
rehabilitate the historic Center Building. 

• GSA reinitiated Section 106 Consultation in 2018 and had held seven Consulting Party 
Meetings to date. A new Memorandum of Agreement (MOA) will be executed to document 
the mitigation measures agreed upon during the Consultation Process resulting from the 
anticipated adverse effects resulting from the components of the amendment to the Master 
Plan. 

• GSA has prepared a Supplemental Environmental Statement (SEIS) for NEPA purposes to 
evaluate potential changes resulting from the amendment to the Master Plan. 

• The Commission provided comments on the concepts for the draft amendment to the 
Master Plan at its November 7, 2019 meeting. 

 
 

RECOMMENDATION 
 
The Commission: 
 
Comments favorably on the overall preferred approach presented in the draft Master Plan 
Amendment.  
 
Commends GSA for fully engaging partner federal agencies and the Section 106 Consulting 
Parties through the evolution of the design process for the Master Plan Amendment. 
 
Finds that GSA evaluated a range of design options with the federal agencies and Section 106 
Consulting Parties, to address the needed square footage requirements for the new programming, 
with options ranging from two to six buildings, of varying heights and masses, located on the 
Plateau, while balancing historic preservation considerations.  
 
Notes that based on the discussion and evaluation during the on-going Section 106 Consultation 
Process in 2018 and 2019, GSA arrived at a preferred massing option for the new construction of 
two, approximately 600,000 square foot buildings on the western edge of the Plateau, and along 
the slope of the Ravine, and a 175,000 square foot building (I & A Building) located near the 
Munroe building, and on top of the hill from the historic cemetery.   
 
Historic Preservation 
 
Finds that GSA’s preferred massing design best balances DHS’s programmatic needs to 
consolidate its workforce at the St. Elizabeths West Campus with historic preservation 
considerations in the context of a National Historic Landmark district. The design: 

• Retains the historic Administration Row buildings on the Plateau and open character of the 
Lawn. 

• Retains the panoramic views and porosity of buildings across the Lawn towards the River, 
from the Administration Row buildings. 
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• Locates two of the large new buildings on the Plateau near locations previously approved 
for new construction. 

• Locates one of the new buildings along the slope of the Ravine, allowing for the historic 
Power Plant and Smoke Towers to be retained, and integrated into the new building, while 
addressing the issues of slope stability.   

• Minimizes the impact of views towards the West Campus, particularly on the ridgeline of 
the topographic bowl.  

 
Finds that while the preferred design best balances program needs with historic preservation 
considerations, it has a greater impact on historic resources than the 2009 plan in that it requires 
the demolition of three additional historic buildings (Buildings 15, 66, and 69) which is discussed 
in more detail in this report and the Section 106 memorandum of agreement.  
 
Notes that per the Commission’s request, GSA has evaluated whether these buildings could be 
preserved and found it not feasible. Staff’s analysis and the Section 106 memorandum of 
agreement include more information regarding feasibility and mitigation.  
 
Requests that the applicant explore designs for new construction at the Building 69 location on 
the Plateau that provide a focal point and axial relationship with the historic Hitchcock Building. 
 
Notes that the applicant has committed to follow National Park Service guidance found in 
Preservation Brief 31: Mothballing Historic Buildings, for the stabilization of the remaining 
historic buildings while demonstrating the commitment to identify future new uses for the building 
to encourage rehabilitation. 
 
Notes that the applicant has committed to ensure that historic buildings will not be demolished 
prior to the need to facilitate the construction of new buildings.  
 
Other 
 
Commends GSA for submitting a strong Transportation Management Plan and the Department of 
Homeland Security for complying with NCPC’s parking ratio of 1:4 for standard shift DHS staff. 
 
Notes GSA has provided the requested information on the campus stormwater management plan, 
project phasing, and tree removal and replacement, indicating the amendment to the Master Plan 
will comply with the Federal Environment Element. 
 
Notes that the applicant has indicated the amendment to the Master Plan will comply with the 
Federal Environment Element, including the current tree policy for removal and replacement, and 
notes that all future individual building applications will be subject to subsequent Commission 
approved Tree Policy of the Comprehensive Plan. 
 
Notes that a new Memorandum of Agreement will be executed to address agreed-upon mitigation 
measures commensurate with adverse effects resulting from the Master Plan Amendment. 
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Notes that GSA has released a draft Supplemental Environmental Impact Statement for public 
review and comment through July 16, 2020.  
 
Notes individual buildings and landscapes will be designed at the individual project stage and 
submitted for Commission review and approval. 
 

 PROJECT REVIEW TIMELINE 

Previous actions 
 

November 2019 – Commission commented on concepts for Draft 
Master Plan Amendment 
January 2009 – Approval of final DHS Consolidated Master Plan 
July 2010 – Approval of US Coast Guard Headquarters and master 
plan modification.  
June 2012 – Approval of Master Plan Amendment – Federal 
Emergency Management Agency Headquarters and Transportation 
Improvements 
 
Various approvals of components and buildings at the West Campus 
 

Remaining actions 
(anticipated) 

– Submittal of Final Master Plan Amendment 
 

PROJECT ANALYSIS 
 
Executive Summary 
 
The U.S. General Services Administration (GSA) has submitted for Commission comment a draft 
amendment to the Master Plan for the Department of Homeland Security (DHS) Headquarters 
consolidation at St. Elizabeths Hospital West Campus. Staff analyzed this project using guidance 
in the Comprehensive Plan, particularly those related to five of the federal Elements of the 
Comprehensive Plan: the Federal Workplace, Transportation, Parks and Open Space, Federal 
Environment, and Preservation and Historic Features elements. In summary, staff finds it to be in 
conformance with the goals and policies associated with each Element. 
 
The St. Elizabeths West Campus is a 176-acre site on the western side of Martin Luther King, Jr. 
(MLK) Avenue in Southeast Washington, DC. After determining that it no longer had a need for 
the property, the United States Department of Health and Human Services, which had operated the 
St. Elizabeths Psychiatric Hospital, declared the St. Elizabeths West Campus as excess in January 
2001. The General Services Administration (GSA) took control of the property for redevelopment 
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in December 2004.  The East Campus is owned by the District of Columbia. The entire St. 
Elizabeths Campus is a National Historic Landmark (NHL).  
 
Recognizing the need to amend the approved Master Plan, GSA reinitiated the Section 106 
Consultation process, to engage the federal agencies and consulting parties, and the public in 
summer of 2018, and has held seven Consulting Party meetings to-date. As such, staff recommends 
that the Commission commends GSA for fully engaging partner federal agencies and the 
Section 106 Consulting Parties through the evolution of the design process for the Master 
Plan Amendment. 
 
GSA’s goal with the draft amendment is to update the Master Plan with a focus on the Plateau area 
on the West Campus, to provide maximum flexibility for current and future department 
programming, and optimize new development within the historic context of the campus. The 
Plateau is located on the southeast corner of the West Campus, with Martin Luther King, Jr. 
Boulevard to the east. The amendment also addresses GSA’s directive to maximize new 
construction and provide more square footage, for less costs. Beginning in Spring of 2018, GSA 
engaged federal agencies and the Section 106 Consulting Parties to evaluate different height and 
massing options for the new construction on the West Campus. In order to achieve the square 
footage goals for the new programing, GSA and the  Consulting Parties evaluated the merits of 
three to six buildings, of varying mass and height configurations, targeting the western edge of the 
Lawn on the Plateau for location.  The preferred design option under the amendment envisions 
two large-scale buildings, each approximately 600,000 square feet, on the Plateau but sited in such 
a manner as to retain the historic  open space of the Lawn on the Plateau, and provide a new 
landscaped plaza within the ravine, behind the historic Power Plant buildings. This amendment 
also includes locating a new 175,000 square foot building (I & A Building) on top of the hill from 
the historic cemetery (Sweetgum Lane site), and near the Coast Guard building. GSA has indicated 
this building will be largely underground, with the above ground component to mimic the design 
of the Coast Guard building.  
 
Under the proposed amendment, five historic buildings will be demolished on the Plateau area, 
while the historic buildings of Administration Row, and three additional historic buildings 
(including the Ice House, the Power Plant and the Smoke Stacks) will be retained.  
 
Background 
 
The 2008 Master Plan, approved by the Commission in 2009, for the Consolidated Headquarters 
of DHS (2008 DHS Master Plan) established the framework for a total development of 4.5 million 
gross square feet (GSF) on both the West and East Campuses, including administrative and 
operations space, and shared uses such as a cafeteria, child care center and other uses. The 
proposed current amendment is needed to address budget constraints and new programming 
requirements for DHS. 
 
Under the original Master Plan, fifty-one of the sixty-two historic buildings on the campus were 
to be rehabilitated, and re-purposed for new DHS uses. In order to achieve this number of historic 
rehabilitations, new construction was envisioned to occur on both the East Campus, as well as on 
the West Campus. On the West Campus, new buildings were to be located on the Plateau, as well 
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as off the Campus approach along Suitland Parkway, where the Munro Building for the Coast 
Guard was constructed. 
 
An earlier amendment provided for locating the FEMA headquarters on the East Campus, however, 
that project has not moved forward, and all federal development will now occur on the West 
Campus, while the District of Columbia has ownership and will fully develop the East Campus. 
 
Several components of the original 2009 Master Plan have been completed, including the 
construction of the Munro Building to serve as the Coast Guard Headquarters, an adjacent parking 
garage, the complete rehabilitation of the historic Center Building to house the offices of the 
Secretary of DHS, a western addition to the Center Building, and several rehabilitations of smaller 
historic buildings on the West Campus.  
 
Historic Preservation 
 
While the 2009 Master Plan attempted to balance the rehabilitation of historic buildings on the 
campus with new construction, and would have resulted in the rehabilitation of fifty-one of the 
sixty-two historic buildings, the Master Plan Amendment proposes that forty-five of the sixty-two 
historic buildings will be retained, rehabilitated, and re-purposed for DHS use, in future project 
phases. While the significant Center Building has been fully rehabilitated to serve as the Secretary 
of DHS offices, GSA discovered that many of the historic buildings were significantly structurally 
challenged and deteriorated than previously understood. The historic buildings were also 
challenging to work with in terms of adapting the floorplates for new uses. Thus, staff recommends 
that the Commission finds that while the preferred design best balances program needs with 
historic preservation considerations, it has a greater impact on historic resources than the 
2009 plan in that it requires the demolition of three additional historic buildings (Buildings 
15, 66, and 69). Furthermore, staff notes that per the Commission’s request, GSA has 
evaluated whether these buildings could be preserved and found it not feasible.  
 
As GSA reinitiated the discussion with federal agencies and Section 106 Consulting Parties, the 
directives to GSA for the amendment to the Master Plan to address critical DHS program needs 
includes a focus on new construction only, and forgoing any additional historic rehabilitations in 
the next project phase. In considering locations for the new construction, on the Plateau, there was 
general agreement that the Administration Row buildings were more significant that the historic 
Pavilion buildings on the Plateau, and that they should be retained, and appropriately stabilized 
and mothballed, until GSA could identify future adaptive re-uses, and secure funding for 
rehabilitation.  
 
Furthermore, staff notes that the applicant explored whether a small shift in the proposed building 
footprint of the new development could allow building 66 to be retained, while maintaining a 
cohesive and sensible site plan, and found it was not feasible. Staff also notes that the applicant 
has indicated in the draft amendment the intent to demolish building 69 (on the Plateau), as it 
proximity to the exterior perimeter wall does not meet the minimum required offset distance and 
could require extensive modifications; however, the applicant has committed in the Section 106 
Memorandum of Agreement (MOA) to evaluate it to determine if it can be feasibly retained and 
used as federal government office space,  and will report findings to the Section 106 Consulting 
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Parties in writing, and will consider their comments on the findings. Currently, building 69 
establishes a focal point on the southern end of the Lawn on the Plateau, and an axial balance to 
the Hitchcock Building on the northern end of the Lawn. If the applicant determines that retaining 
building 69 is not feasible and proceeds with plans to demolish, staff requests that the applicant 
explore designs for new construction at the Building 69 location on the Plateau that provide 
a focal point and axial relationship with the historic Hitchcock Building. 
 
Finally, the applicant has indicated in the draft amendment the intent to demolish building 15 near 
the Sweetgum Lane site, as it was determined to not be a candidate for adaptive reuse due to its 
size, location, and deterioration; however, similar type buildings will be retained on the West 
Campus as an example of this building type. 
 
In addition, staff notes that the applicant has committed to follow National Park Service 
guidance found in Preservation Brief 31: Mothballing Historic Buildings, for the 
stabilization of the remaining historic buildings while demonstrating the commitment to 
identify future new uses for the building to encourage rehabilitation; and  notes that the 
applicant has committed to ensure that historic buildings will not be demolished prior to the 
need to facilitate the construction of new buildings. NPS publishes Preservation Briefs to 
provide guidance on preserving, rehabilitating, and restoring historic buildings, in a “best 
practices” framework. The briefs recommend methods and approaches for rehabilitating historic 
buildings that are consistent with their historic character. 
 
New Construction 
 
Since the 2009 approval, GSA has determined that due to inefficient floorplates across the campus 
and current requirements, the ratio for Usable Square Footage (USF) to Gross Square Footage 
(GSF) is 2.0+ versus the original planned 1.3. Since 2009, the construction costs have also 
increased, partly due to funding delays, as well as the actual cost to rehabilitate the historic Center 
Building. Under GSA’s new directive for the draft amendment to the Master Plan, new construction 
is the only focus for continued work to consolidate DHS’s headquarters to St. Elizabeths West 
Campus. 
 
In discussion with the federal agencies and the Section 106 Consulting Parties, GSA explored 
different opportunities to site the new construction on the West Campus, while recognizing 
challenges from topography and grading issues, as well as fly-ash deposits on the Campus. The 
discussion evolved to a general agreement to locate the new buildings on the Plateau area of the 
campus on the western side of the Lawn, which would require the removal of existing historic 
buildings. A new 175,000 building (I & A Building) was identified by GSA to be needed under the 
proposed amendment, identifying a location to the north of the Coast Guard’s Munro Building, 
and up the hill to the east of the historic cemetery. 
 
Recognizing that planning and historic preservation concerns related to open space, historic views 
to and from the Campus, and impacts to the topographic bowl would need to be minimized and 
addressed, GSA looked at different models for the height and massing of the new buildings on the 
Plateau. Concurrently, GSA explored designs that would help address the slope challenges adjacent 
to the historic Power Plant buildings.  For the Plateau location, GSA explored a number of options, 
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ranging from two to six buildings, of different masses and heights. The consensus was that a fewer 
number of tall buildings had a significant impact on views of the topographic bowl while several 
shorter buildings had significant impacts on the campus. As such, GSA, with input from the 
agencies and Consulting Parties, developed a preferred design option for the Master Plan 
amendment of two buildings, with one approximately 630,000 square feet and the other 570,000 
square feet, with the larger building embracing the slope of the Ravine location, to address the 
stabilization issue, and looking at a design to incorporate the historic Power Plant buildings. Also, 
the Ravine is envisioned to be transformed into a plaza space, allowing for a new pedestrian 
connection from this part of the West Campus, up to the Plateau area, via a pathway up the hill, 
while retaining as much of the natural landscape feel as possible. 
 
In respect to heights, building heights throughout the site are limited to respect the scale of the 
historic buildings. No new buildings will be higher than the Center Building tower (251 feet) in 
order to respect the prominence of that building. In the historic core of campus, buildings will be 
no taller than three floors above existing grade in order to be compatible with adjacent historic 
buildings. The density in the draft amendment is primarily focused around larger building 
footprints in the Plateau site in order to minimize new development in the historic central portion 
of the campus. On the western edge of the Plateau site, the buildings will be no taller than seven 
floors, consistent with the 2008 Master Plan. For the two new buildings located on the Plateau, the 
tallest components will be 249 feet for the southern building, and 237 feet for the building adjacent 
to the Ravine. The Sweetgum Lane site development is scaled in height to be deferential to the 
Munro Building, and no taller than 180 feet. 
 
Staff notes that GSA has provided the requested information project phasing. The draft 
amendment to the Master Plan defines the phasing for new construction on the West Campus, on 
the plateau and Sweetgum Lane sites. It is anticipated that the Ravine building will be built first, 
followed by the Sweetgum Lane and south Plateau building. Parking, included in the 2008 Master 
Plan, will be built concurrently with the development of the Sweetgum Lane site and south Plateau 
building. 
 
Therefore, staff recommends that the Commission comments favorably on the overall approach 
presented in the draft amendment to the Master Plan, and the range of options explored by 
GSA for the new construction.  
 
Staff recommends that the Commission finds that GSA evaluated a range of design options 
with the federal agencies and Section 106 Consulting Parties, to address the needed square 
footage requirements for the new programming, with options ranging from two to six 
buildings, of varying heights and masses, located on the Plateau, while balancing historic 
preservation considerations, and notes  that based on the discussion and evaluation during 
the on-going Section 106 Consultation Process in 2018 and 2019, GSA arrived at a preferred 
massing option for the new construction of two, 600,000 square foot buildings on the western 
edge of the Plateau, and along the slope of the Ravine, and a 175,000 building (I & A 
Building) located near the Munroe building, and on top of the hill from the historic cemetery.  
 
 



 
Executive Director’s Recommendation Page 10 
NCPC File No. MP211 
 
 
In addition, staff recommends that the Commission finds that GSA’s preferred massing design 
best balances DHS’s programmatic needs to consolidate its workforce at the St. Elizabeths 
West Campus with historic preservation considerations in the context of a National Historic 
Landmark district. The design: 

• Retains the historic Administrative Row buildings on the Plateau and open character 
of the Lawn. 

• Retains the panoramic views and porosity of buildings across the Lawn towards the 
River, from the Administrative Row buildings 

• Locates two of the large new buildings on the Plateau near locations previously 
approved for new construction. 

• Locates one of the new buildings along the slope of the Ravine, allowing for the 
historic Power Plant and Smoke Towers to be retained, and integrated into the new 
building, while addressing the issues of slope stability.   

• Minimizes the impact of views towards the West Campus, particularly on the 
ridgeline of the topographic bowl.  

 
Landscape and Tree Replacement Plan 
 
While the site and building development have evolved on and around the St. Elizabeths West 
Campus, this site development plan element remains largely consistent with the intent of the 2008 
Master Plan. Guided by the St. Elizabeths Hospital West Campus Cultural Landscape Report 
(CLR, 2007) and the Planning Principles, the landscape plan honors the full range of distinct 
landscapes on the site, from mature woodland to meadow; from broad lawn spaces with specimen 
trees to intimate courtyards and gardens. The significant open space north of the Center Building, 
including The Point, remains free of construction. New construction is located to the west of the 
Center Building and south of the Power House ravine, with some minor buildings and additions at 
other points on the campus. The plan proposes to integrate the historic landscape and natural 
features into the campus design, to the maximum extent practicable. Historic landscape patterns 
will link the various areas of the campus, enhancing views within the site. 
 
This draft amendment to the Master Plan follows the current guidance in NCPC’s Tree Policy, 
under the Federal Environment Element of the Comprehensive Plan, for tree removal and 
replacement. In the applicant’s Draft Supplemental Environmental Impact Statement (SEIS), they 
have indicated that mitigation for impacts related to tree and vegetation removal will include 
planting native vegetation, and trees would be replaced at a 3:1 ratio to allow for plant survival 
rates. Trees with a diameter larger than 36-inches will be replaced at a 5:1 ratio. Replacement tree 
size would have a minimum diameter of 2.5-inches. The Draft SEIS also states that the Action 
Alternatives, including the preferred design approach in this amendment, will comply with the 
Federal Environment Element (Section 4.4.1).  
 
As NCPC is currently in the process of updating and revising its Tree Policy, future applications 
for the construction of the individual building components in the Master Plan amendment will be 
subject to revised Tree Policy approved by the Commission. 
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Therefore, staff notes that the applicant has indicated the amendment to the Master Plan 
will comply with the Federal Environment Element, including the current tree policy for 
removal and replacement, and notes that all future individual building applications will be 
subject to subsequent Commission approved Tree Policy of the Comprehensive Plan. 
 
Stormwater Management Plan 
 
Since the concept review in November 2019, GSA has developed a stormwater management plan. 
Therefore, staff notes the applicant has provided information with the draft amendment on 
the campus Stormwater management plan. Current agreements between GSA, DC Water and 
DOEE will continue to establish the requirements for stormwater quality and quantity 
management. The commitment to comply with stormwater regulations is also reflected in GSA’s 
federal stormwater requirements. The goal for stormwater management on the St. Elizabeths 
campus is to minimize the impact of new development, and to also mitigate problems caused by 
past development.  
 
The stormwater strategy starts with the surface rain falls on. Pervious surfaces allow water to filter 
through vegetation and soil and enter the groundwater. On impervious surfaces, water cannot 
infiltrate and must move laterally, potentially causing problems elsewhere. Impervious surfaces 
should be minimized when possible. Where pavement is necessary, pervious type pavement such 
as gravel, unit pavers, or pervious asphalt should be used where feasible. Green roofs should be 
used on the visible or occupiable roof areas of all new buildings that are not immediately part of 
the historic core buildings on site. Although green roofs do not directly allow infiltration of water 
into the ground, they filter and slow water release. In addition to maximizing pervious surfaces,  
it should be ensured that all ground surfaces will be vegetated. Bare soil poses erosion 
problems and will not offer the same filtration benefits as vegetated soil. Soil surfaces should 
be either vegetated or mulched. In woodland settings, natural processes should be  
encouraged in order to achieve this goal. 
 
Not all surfaces on the campus can be converted to pervious surfaces. The next set of strategies 
aims at slowing water and/or allowing it to infiltrate in a location other than where it falls. Water 
that falls on roofs can be collected in cisterns and filtered and used as gray-water in building 
facilities or for site irrigation. Additional runoff from buildings and other impervious surfaces 
should be directed to grass infiltration swales or bioretention areas. Both elements can serve similar 
functions, but for the St. Elizabeths campus they have been divided into these two components 
because of the historic context of the site. Grass infiltration swales are low depressions in the lawn 
landscape adjacent to roadways or in other strategic locations. These can act as drainage ways, but 
also can allow water to collect and infiltrate over time. During the strongest storm events, water 
will enter overflow drains. These swales should be planted with grass or low sedges and rushes in 
order to blend into the historic arboretum setting of the upper plateau. They should also be 
strategically located to reduce any visual impact to the historic setting of the plateau. The 
bioretention cells would act similarly but would hold larger volumes and be planted with a variety 
of plants including perennials, shrubs, and trees. These could more aggressively address 
stormwater, treating larger quantities of water and would be located in areas that are not as 
historically sensitive as the important lawn portions of the site. 
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South of the Center Building is where a 90-feet diameter ornamental pond was historically located. 
This pond could be reinstated for combined ornamental and stormwater control functions. Some 
stormwater from the adjacent area could be collected and released slowly into the storm drain 
system. Other locations on the plateau, adjacent to new areas of development, could be addressed 
similarly where feasible. Excess water will enter the on-site storm drain system. This water would 
then enter underground retention basins that would allow for further infiltration and release of 
water over time as the last measure before being released into a natural stream or river channels.  

Because of contaminated soils on site, rainwater swales and bioretention cells should be only 
located in areas where soils are uncontaminated. Elsewhere, these systems should be sealed and 
underdrains utilized, exiting to the storm drain system rather than groundwater. Through this 
approach, areas of sound soil will allow for clean groundwater recharge and other areas will filter 
and slow water prior to release to the storm drain system.  

Much of the storm drainage system on-site will need to be replaced. Storm drains and other 
utilities that currently run through areas designated as “Forest Preserve” or “Managed Forest 
Preserve” on the Landscape diagram should be removed or abandoned. New storm drain lines 
should be placed primarily under roadways. The main storm drain line will run beneath the road 
between the Munro Building and the major parking garages on the western portion of the site 
(Ash Street). Some storm drains can empty to existing ravines and streams.  
 
However, this should only be for a limited amount of water that has been treated for quality. Excess 
stormwater for high storm events should overflow to the main storm drain lines which enter 
underground infiltration basins at the bottom of the western slope to cleanse the water before 
releasing to the larger river system. 
 
Parking ratio and Transportation Management Plan.  
 
The Transportation Element of the Comprehensive Plan includes policies related to parking and 
parking ratios. Based on NCPC’s submission guidelines a transportation management plan (TMP) 
is required for all master plan updates. A draft of the TMP is due for the draft master plan 
submission. As part of the draft Supplemental Environmental Impact Statement (SEIS), GSA has 
developed and submitted a TMP, and staff commends GSA for submitting a strong 
Transportation Management Plan and the Department of Homeland Security for complying 
with NCPC’s parking ratio of 1:4 for standard shift DHS staff. 
 
The TMP is consistent with the policies included in the Transportation Element. The TMP 
encourages employee commuting and work-related travel by modes other than single-occupancy 
vehicle. 
 
Other 
 
Staff also recommends that the Commission notes that a new Memorandum of Agreement will 
be executed to address agreed-upon mitigation measures commensurate with adverse effects 
resulting from the Master Plan Amendment; notes that GSA has released a draft 
supplemental Environmental Impact Statement for public comment; and notes individual 
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buildings and landscapes will be designed at the individual project stage and submitted for 
Commission review and approval. 
 

CONFORMANCE TO EXISTING PLANS, POLICIES AND RELATED GUIDANCE 
 
 
Comprehensive Plan for the National Capital 
 
Staff analyzed this project using guidance in the Comprehensive Plan, particularly those related to 
five of the federal Elements of the Comprehensive Plan: the Federal Workplace, Transportation, 
Parks and Open Space, Federal Environment, and Preservation and Historic Features elements. In 
summary, staff finds it to be in conformance with the goals and policies associated with each 
Element. 
 
National Historic Preservation Act 
 
Both GSA and NCPC have compliance responsibilities for Section 106 under the National Historic 
Preservation Act, with GSA serving as lead agency for the Section 106 consultation. GSA has 
drafted and circulated for comment a Memorandum of Agreement (MOA) which will be executed 
to document the agreed-upon mitigation measures related to adverse effects to historic resources. 
NCPC will be a signatory to the MOA. 
 
National Environmental Policy Act 
  
Both GSA and NCPC have responsibilities for compliance under the National Environmental 
Policy Act. GSA prepared a draft Supplemental Environmental Impact Statement which was 
released for public comment through July 16, 2020. NEPA for both agencies will be completed by 
the submission of the Final Master Plan Amendment. 

CONSULTATION 
 
Coordinating Committee 
 
The Coordinating Committee discussed the application at its June 17, 2020 meeting, and without 
objection, the Committee forwarded the proposed comments on the draft master plan to the 
Commission with the statement that the proposal has been coordinated with all participating 
agencies.  DOEE noted its continuing coordination with GSA on stormwater. The participating 
agencies were: NCPC; the District of Columbia Department of Transportation; the District of 
Columbia Department of Energy and Environment; the General Services Administration; the 
District of Columbia State Historic Preservation Office (SHPO); the National Park Service and the 
Washington Metropolitan Area Transit Authority.  
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U.S. Commission of Fine Arts 
 
The U.S. Commission of Fine Arts (CFA) reviewed the Concept for the Amendment to the Master 
Plan for the Department of Homeland Security Headquarters Consolidation at St. Elizabeths at 
their October 17, 2019 meeting, with the approval letter attached. 
 
ONLINE REFERENCE 
 
The following supporting documents for this project are available online at www.ncpc.gov: 
 

• Submission Package 
 

 
 

Prepared by Lee Webb 
06/10/2020 

 
POWERPOINT (ATTACHED) 
 
 
 

https://www.ncpc.gov/
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Project Summary

GSA is submitting a draft amendment to the Master Plan for the Department of Homeland Security (DHS) Headquarters consolidation at St. 
Elizabeths Hospital West Campus for Commission comments. The Master Plan was previously approved by the Commission in 2009. The proposed 
current amendment is needed to address budget constraints and new programming requirements for DHS. The Commission provided comments on 
the concepts for the amendment to the Draft Master Plan on November 7, 2019.

Since the 2009 Master Plan approval, the Commission has seen two master plan amendments: one in 2010 to amend the area of the plan for the 
U.S. Coast Guard Headquarters and one in 2012 to relocate FEMA to the east campus. The 2009 Master Plan for St. Elizabeths established a 
framework for 4.5 million gross square feet of office/support space between existing and new development to house DHS. It also included an 
additional 1.5 million gross square feet of parking. Since the 2009 approval, GSA has determined that due to inefficient floorplates across the campus 
and current requirements, the ratio for Usable Square Footage (USF) to Gross Square Footage (GSF) is 2.0+ versus the original planned 1.3. Since 
2009, the construction costs have also increased, partly due to funding delays, as well as the actual cost to rehabilitate the historic Center Building.

MP211

Lee Webb

Staff Presentation

Approval of Comments on Draft Master Plan

40 U.S.C. § 8722(a) and (b)(1)

July 9, 2020
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Project Summary

GSA’s goal with the amendment is to update the Master Plan with a focus on the Plateau area, to provide maximum flexibility for 
current and future department programming, and optimize new development within the historic context of the campus. The 
amendment also addresses GSA’s directive to maximize new construction and provide more square footage, for less costs.

Under the proposed amendment, five historic buildings will be demolished on the Plateau area, while the buildings of 
Administration Row, and three additional historic buildings (including the Ice House, the Power Plant and the Smoke Stacks) will be 
retained. Under the amendment, new buildings will be constructed on the Plateau area, and along the ravine behind the Power 
Plant, with GSA exploring alternatives of two large-scale buildings of 630,000 gross square footage and 570,000 gross square 
footage, but sited in such a manner as to retain the open space of lawn on the Plateau, and provide a new landscaped plaza within 
the ravine. The amendment will consider the adaptive reuse of Buildings 56, 57, & 64. 

This amendment also includes locating a new 175,000 square foot building on top of the hill from the historic cemetery, and near
the Coast Guard building. GSA has indicated this building will be largely underground, with the above ground component to mimic 
the design of the Coast Guard building
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Site Location

Location Map
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24 October 2019 

Dear Ms. Wright: 

In its meeting of 17 October, the Commission of Fine Arts reviewed a concept 
proposal to amend the master plan for the Department of Homeland Security 
(DHS) consolidation at the St. Elizabeths West Campus, comprising adjustments 
to the proposed development at the Richardson Quad plateau area along Martin Luther 
King, Jr. Avenue, SE, and the Sweetgum Lane site to the west of the Center Building. 
The Commission approved the amendment with the following comments. 

The Commission members expressed continued support for the master planning 
to accommodate the modern needs ofDHS within this National Historic Landmark 
campus. In particular, they commended the innovative proposal for the treatment 
of the ravine at the northern edge of the plateau, describing the combined use of 
buildings and slopes as an imaginative and transformative topographic concept and 
a successful example of collaborative placemaking by the architects and landscape 
architects. They recommended that this exemplary approach be reflected in the 
landscape character and details of the ravine area, including the design for retaining 
walls along its north and south edges. Regarding the two buildings proposed for 
the plateau area, they expressed support for the presented massing of linked bars 
of varying heights oriented to each particular site, observing that this will help to 
reduce the visual impact of each building's 600,000-square-foot program; they also 
supported maintaining some flexibility in building size, location, and disposition 
on the historic campus as the component programs evolve. 

The Commission looks forward to review ofthe final amended master plan, as well as 
individual projects as they are submitted under the amended plan. As always, the staff 
is available to assist you with the next submission. 

Thomas E. Luebke, FALA 
Secretary 

Mina Wright, Director 
Office of Planning and Design Quality 
U.S. General Services Administration 
301 7th Street, SW 
Washington, DC 20407-0001 

cc: Otto Condon, ZGF 
Hallie Boyce, OLIN 
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