
National Capital Planning Commission

1974 Pennsylvania Avenue Plan Amendment
Squares 378 / 379 

Washington, DC 

_______________

Presenter
Presentation Notes
Good Afternoon Mr. Chairman and members of the Commission In accordance with a 1996 MoA between GSA, NCPC, and NPS, NCPC is leading an effort to amend a section of the 1974 Pennsylvania Avenue Development Plan in response to the General Services Administration’s (GSA) proposed property exchange for the J.Edgar Hoover (JEH) building on Pennsylvania Avenue.
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Squares 378 / 379 Site Location 

1974 Pennsylvania Avenue Plan Boundary & Squares 378 / 379

Presenter
Presentation Notes
In September, we briefed the Commission to set the stage for today’s presentation. We provided an overview of the Pennsylvania Avenue Development Corporation, the 1974 Plan, how congress delegated authorities among the agencies when they dissolved the PADC, and the unique regulatory process. To quickly recap, between 1961 and 1972, - 2 Presidential Commissions began working to envision how to redevelop the avenueIn 1972, Congress established the Pennsylvania Avenue Development Corporation (PADC) to prepare and carry out of a development plan for 21 blocks between the White House and the Capitol.The law granted PADC authority to ensure a cohesive approach to redevelopment, operation and maintenance of the Avenue.Building on the Presidential Commission’s work, the PADC prepared the 1974 PAP.Square 378/379 is located at the heart of avenue
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1974 Pennsylvania Avenue Plan 

Pennsylvania Avenue Development Corporation (PADC)
Key Planning Documents 

• 1974 Plan - Provides a conceptual 
planning  and development framework

• General Guidelines - Provides uniform 
standards for development

• Square Guidelines - Site specific detail 
guidance for each square  (circulation, 
use mix, massing, setbacks, curb cuts, 
loading, etc.)

Commission action is to amend the 1974 Plan. The Plan will guide development of 
Square Guidelines that will be reviewed by the Commission later is 2016. 

Presenter
Presentation Notes
The PADC developed several documents to guide development. The 1974 PAP is the foundational document that provides the goals, objectives, intents, and conceptual planning and development framework. It provides general guidance for redevelopment and maintenance of land within the 21 block area. This is the document we are amending today. The General Guidelines are codified in the code of the federal register and provide uniform standards for development; they essentially provide policy guidance. For example, these guidelines call for high quality architectural design and materials befitting the avenue. Square Guidelines provide more detailed guidance – similar to a zoning code, they address the use mix, circulation, curb cuts, loading, parking, setbacks, heights, upper-story setbacks, etc… Square Guidelines were developed for all parcels except those with federal facilities (FBI, the U.S. Department of Treasury, and the Hotel Monaco buildings).   Once the Plan Amendment is approved, NCPC staff will work with federal and local stakeholders and the public to develop square guidelines for the property that will be reviewed and approved by the Commission later in 2016. 



Post Pennsylvania Avenue Plan Responsibilities 

Presenter
Presentation Notes
Congress dissolved the PADC in 1996, transferring most of the planning and development responsibilities to the GSA, Maintenance of the sidewalks and parks to the National Park Service (NPS). NCPC was tasked to ensure the intent of the PADC Plan was carried out. In 1996, GSA, NPS, and NCPC signed a Memorandum of Agreement (MOA) to further distribute and clarify planning and redevelopment responsibilities among the agencies. While GSA retains the right to amend the PADC Plan, the 1996 MOA allows NCPC and NPS to submit proposed plan amendments to GSA for consideration. Side noteThe statutory language also reserves to other federal or district agencies the right to exercise any lawful powers within the PADC area they possess subject to two caveats: they must exercise their powers in a manner consistent with the PADC Plan, and they cannot release, modify or depart from any feature of the Plan without prior approval of the GSA Administrator. Among the authority retained by NCPC is its zoning authority applicable to all construction, rehabilitation, alteration and improvement of buildings carried out by GSA on federal land.



J Edgar Hoover Building, FBI Headquarters 
Potential 
Consolidated Headquarter Properties

GSA Proposal

GSA’s Proposal: Developer services to consolidate, construct, and relocate 
the FBI Headquarters in exchange for the title to the J. Edgar Hoover Building 
on Squares 378 and 379.

Presenter
Presentation Notes
GSA is in the process of selecting an “exchange partner” to develop, design, construct, and deliver a consolidated headquarters facility for the Federal Bureau of Investigation (FBI) on one of three predetermined, suburban sites. The three potential FBI consolidation sites include:– Greenbelt or Landover, Maryland or Springfield, Virginia. In exchange, upon completion and acceptance of the new FBI headquarters facility by GSA, the exchange partner will receive fee simple title to the J. Edgar Hoover (JEH) Building and land located on Squares 378 and 379, bounded by Pennsylvania Avenue, 9th, 10th, and E Streets, NW in Washington, DC.Side Note: As part of the Section 106 Programmatic Agreement (PA), GSA proposes that NCPC develop Square Guidelines for the JEH site (Squares 378 and 379) in consultation with federal and local partner agencies. Prior to the development of Square Guidelines, NCPC must prepare a Plan Amendment for redevelopment at the FBI site.  A Plan amendment and amended Square Guidelines are necessary because the FBI building predates the PADC Plan such that the Plan does not address a redevelopment scenario. As discussed below, the MOA authorizes NCPC to perform this work, but GSA possess the ultimate authority to approve or deny the Plan and Square Guidelines amendments proposed by the NCPC.Memorandum of Agreement Among the General Services Administration, the Department of Interior – National Park Service -- and the National Capital Planning  Commission (MOA), 61 F.R. 41789 (1996).



6

FBI Headquarters circa 1974

Presenter
Presentation Notes
The FBI building was built completed in 1974, the same year that the PADC Plan was approved. The architects were informed by the work of the Presidential Commissions and coordinated with the PADC. The design of the site, its circulation, massing, and architectural articulation is specific to the needs of a federal headquarters building. 
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The 1974 Plan,                 
Squares 378/379

Current 1974 Plan: 
Specific to FBI office use

Amend 1974 Plan to:
• allow for redevelopment                                

or reuse

• private mix of uses, or 
federal office use 

• establish the general 
development principles

1974 Pennsylvania Avenue Plan 

Presenter
Presentation Notes
As a consequence, for Squares 378/379, the 1974 Plan is specific to the FBI Building. A plan amendment is needed to allow for redevelopment or reuse of the siteprivate mixed-use development or federal office use and establish the general development principles for the site.This is important because the plan and guidelines take precedent over zoning regulations; therefore it is important that the plan amendment and the squares guidelines be developed prior to the selected developer undertaking extensive development plans for the site. The plan and guidelines will inform the developer of what is important to both the federal and local interests. 
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Federal and Local Stakeholders
• General Services Administration
• National Park Service – National Mall and Memorial Parks + National Capital Region
• Commission of Fine Arts
• District Office of Planning
• District Department of Transportation
• District Government State Historic Preservation Office

Stakeholders in the planning, preservation and development of Washington
• Advisory Neighborhood Council 2C
• Committee of 100 
• DC Preservation League
• National Mall Coalition 
• National Trust for Historic Preservation
• Penn Quarter Neighborhood Association
• Smithsonian Institution

Plan Amendment Consultation

Presenter
Presentation Notes
This summer, we began working with key regulatory stakeholders and others who partake in the planning, preservation and development of Washington to identify and discuss the important principles that should be included in a general plan amendment. After extensive discussion about the appropriate level of detail to be in the plan amendment verses the square guidelines, we came to agreement that the plan amendment should be general and capture the principles that will be covered in more detail in the square guidelines. The topics areas include: massing, circulation, public realm, and use mixToday we are focusing on the plan amendment 
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EXISTING Conditions text: 

“These blocks are occupied by the new FBI Building, which has been built in 

conformance with the new Pennsylvania Avenue building line. The structure is now 

planned to be used solely for FBI offices. However, the corporation will encourage the 

FBI to permit retail businesses along Pennsylvania Avenue frontage so that there can 

be continuous retail activity along the Avenue instead of a one-block hiatus at this 

critical location. Ground level shops and restaurants would do much to alleviate the 

building’s monumental appearance, while providing services for large numbers of 

tourist who will visit the building, as well as for FBI employees and the general 

population.”

This text to be amended as follows: 

1974 Plan Existing Conditions Text

Presenter
Presentation Notes
This is the existing text that is specific to the FBI EXISTING Conditions text: “These blocks are occupied by the new FBI Building, which has been built in conformance with the new Pennsylvania Avenue building line. The structure is now planned to be used solely for FBI offices. However, the corporation will encourage the FBI to permit retail businesses along Pennsylvania Avenue frontage so that there can be continuous retail activity along the Avenue instead of a one-block hiatus at this critical location. Ground level shops and restaurants would do much to alleviate the building’s monumental appearance, while providing services for large numbers of tourist who will visit the building, as well as for FBI employees and the general population.”This text to be amended as follows: 
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Proposed Existing Conditions Text

Proposed Existing Conditions text:  

The blocks are currently occupied by the J. Edgar Hoover Building, the headquarters 
for the Federal Bureau of Investigation (FBI). 

The Brutalist concrete building, dedicated in 1975, is approximately 2.8 million 
square feet in size and houses federal employees.  

The building was designed and constructed prior to the adoption of the 1974 
Pennsylvania Avenue Plan (the Plan), taking its cues from earlier temporary 
presidential commission recommendations that were later incorporated into the 
Plan. 

The building is set back 50 feet from the property line, which is located 
approximately 25 feet from the curb. 

The Hoover Building is eight stories tall at approximately 107 feet in height on 
Pennsylvania Avenue—an initial building height similar to the Federal Triangle 
buildings to the south—with a significant upper-story step-back before reaching 
eleven stories tall at 160 feet in height on the northern portion of the site. 

Presenter
Presentation Notes
The existing conditions are being rewritten to remove the focus from the FBI use and to describe the physical conditions of the property. Proposed Existing Conditions text:  The blocks are currently occupied by the J. Edgar Hoover Building, the headquarters for the Federal Bureau of Investigation (FBI). The Brutalist concrete building, dedicated in 1975, is approximately 2.8 million square feet in size and houses federal employees.  The building was designed and constructed prior to the adoption of the 1974 Pennsylvania Avenue Plan (the Plan), taking its cues from earlier temporary presidential commission recommendations that were later incorporated into the Plan. The building is set back 50 feet from the property line, which is located approximately 25 feet from the curb. The Hoover Building is eight stories tall at 107 feet in height on Pennsylvania Avenue—an initial building height similar to the Federal Triangle buildings to the south with a significant upper-story step-back—before reaching eleven stories tall at 160 feet in height on the northern portion of the site. 
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Proposed Existing Conditions Text

Proposed Existing Conditions text, continued:  

The D Street right-of-way between 9th and 10th Streets, NW was closed to facilitate 
the construction of the building. The building has an interior courtyard surrounded by 
a monumental mezzanine that overlooks Pennsylvania Avenue.  

Access to the courtyard is limited, and the first floor bay openings were enclosed to 
improve security with no ground- floor retail at the site provided.  

A wide areaway surrounds the 9th, 10th, and E Street facades of the building. The 
Pennsylvania Avenue sidewalk features street furnishings designed for the avenue 
and a double allee of willow oaks. 

A single-row of street trees line the perimeter of the building along 9th and 10th

Streets, NW.      

Presenter
Presentation Notes
Proposed Existing Conditions text, continued:  The D Street right-of-way between 9th and 10th Streets, NW was closed to facilitate the construction of the building. The building has an interior courtyard surrounded by a monumental mezzanine that overlooks Pennsylvania Avenue.  Access to the courtyard is limited, and the first floor bay openings were enclosed to improve security with no ground- floor retail at the site provided.  A wide areaway surrounds the 9th, 10th, and E Street facades of the building. The Pennsylvania Avenue sidewalk features street furnishings designed for the avenue and a double allee of willow oaks. A single-row of street trees line the perimeter of the building along 9th and 10th Streets, NW.      
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Proposed Development Text 

Proposed Development text (Plan amendment text)

The blocks would be available for private use as well as continued federal use. 

If the blocks were to be redeveloped, they would accommodate high-density 
development with a mix of uses, such as commercial, residential and cultural uses.  

The development would complement and enhance all of the surrounding downtown 
blocks and reinforce the importance of Pennsylvania Avenue as a ceremonial and 
lively downtown corridor—a place where people live, work, visit and play. 

The development would be defined by distinctive, high-quality urban design and 
architecture, including massing and articulation, befitting to its location.  

The development would respect the principles of the L’Enfant Plan by restoring views 
and circulation patterns; providing and contributing to the avenue’s distinguished 
character; and strengthening the vista of the U.S. Capitol. 

Presenter
Presentation Notes
Proposed Development text (Plan amendment text)The proposed text covers the key principles we will address in more detail in the square guidelines. It reads:The blocks would be available for private use as well as continued federal use. If the blocks were to be redeveloped, they would accommodate high-density development with a mix of uses, such as commercial, residential and cultural uses.  The development would complement and enhance all of the surrounding downtown blocks and reinforce the importance of Pennsylvania Avenue as a ceremonial and lively downtown corridor—a place where people live, work, visit and play. The development would be defined by distinctive, high-quality urban design and architecture, including massing and articulation, befitting to its location.  The development would respect the principles of the L’Enfant Plan by restoring views and circulation patterns; providing and contributing to the avenue’s distinguished character; and strengthening the vista of the U.S. Capitol. 
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Proposed Development Text 

Proposed Development text (Plan amendment text), continued

The development’s design and ground floor uses would accommodate and encourage 
everyday activities, opportunities for commerce and public use, as well as national 
and local civic events in the public realm. 

The development would achieve high environmental performance.

If the existing building were to be retained for private use, the identical goals for high-
density mixed use, active ground-floor spaces, support for public-space activities, and 
robust pedestrian circulation would apply. 

If the building were to be retained for federal use, active ground-floor spaces and 
public access to and through the courtyard would be strongly encouraged. 

Presenter
Presentation Notes
Proposed Development text (Plan amendment text), continuedThe development, and in particular the ground floor spaces, would accommodate a public realm conducive to everyday activities providing (affording) opportunities for activation, commerce and public use, as well as national and local civic events. The development would achieve high environmental performance.If the existing building were to be retained for private use, the identical goals for high-density mixed use, active ground-floor spaces, support for public-space activities, and robust pedestrian circulation would apply. If the building were to be retained for federal use, active ground-floor spaces and public access to and through the courtyard would be strongly encouraged. 
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Next Steps

Next Steps

• Upon approval, NCPC  transmits the plan amendment to GSA and NPS 
for consideration.  

• Upon acceptance by GSA and NPS, GSA will transmit the amendment 
to Congressional committees for 60 legislative days.  

• If the committees do not disapprove of the plan amendment, GSA shall 
notify NPS and NCPC. 

• At that time NCPC will engage local and federal stakeholders in the 
development of square guidelines for Squares 378 and 379.

Presenter
Presentation Notes
The proposed plan amendment sets the stage for the development of square guidelines which will include more specific guidance on site development. Upon approval, NCPC  transmits the plan amendment to GSA and NPS for consideration.  Upon acceptance by GSA and NPS, GSA will transmit the amendment to Congressional committees for 60 legislative days.  If the committees do not disapprove of the plan amendment, GSA shall notify NPS and NCPC. At this time NCPC will engage local and federal stakeholders in the development of square guidelines for Squares 378 and 379.House Committee on Transportation and Infrastructure and House Committee Appropriations and the Senate Committee on Environment and Public Works and Senate Committee on Appropriations 
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