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Advisory Cauncil on & )

Historic Preservacion

1522 K Stceet NW, -
Wishington. D.C. 20005 June 28, 1978

Mr. William Anderson Barmes

Executive Direcca?r

Pennsylvanis Avenue Development Corporation
425 1Jth Screst, N.W. Suice 1148
Washingten, D.C. 20004

Dear My. Barnews:

S~

The Hemorandum of ).g:umau: coneerning the selsction of alcernatives and
specific projects of the Pennsylvania Aveaue Plan ~=~ 1974, affecting .che
Pennsylvania Avenue National Historic Sizs in Washingtou, D.C., has been

approved by the Chairman of the Council. This document consctitutes the
comments of the Council as required by Section 106 of the Naticnal Riscarie -

Preservarion Act of 1966 (16 U.S.C. 470f, as amended, 90 Scaec. 1320) and
completes the "Procedures for the Procection of Hisctorie_and Cultural
Properties" (36 CFR Parc 800)}. A copy of the Agreeuent. is emclosed —

factory solution te the issues raised in this matter.

Sincexsly yours,

- -

A copy of this Memorandum of Agreement should be included inm any eavironmental
assessmant or scatement prepared for this undertzking in cempliance with the
Nacional Envirommental Policy Act and should be ratained in your records as
evidence of compliance with Seetion 106 of the Natiocual Bicctoric Preservation
Act of 1966. The Council appreciates your cooperstion in reaching a. satis—

MyrF. Han-isou

Assistant Direccor.
office of Raview an
Compliance:

Enclosure
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Tbe Council it am independent unit of the Executive Branch of the Fedeval Governmemt cﬁurgd 57 l!r Atl' of _ 3
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October 11, 1966 to advise tix Prrnlml and Cangrers in the ficld of Hm:m: Preservaticuz;.
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Advisory Council on
Historic Preservacion

1522 R Streex NW.
Washingten. D.C. 20005

HEMORANDUM OF AGREEMENT

]
\ WHEREAS, the Pennsylvania Avenue Development Corporation (PADC) will,

3 . 4 evelopoant af
a portion of the Pennsylvania Avenue National Historie Sice in accordance

pursuanc ce the Pennsylvanii Avenue Plan -- 1974, undartake d

vieh Public Lauv 92-578; and, !

WHEBEAS, the Advisory Ceuncil on Historic Praservation (Couneil), did
not cbject to PADC’s decermination. for che Pennsylvania Avenue Plan — 1974

and rhe plac was approved by che Congress uncer Pudlic lLaw 72-578: aed,

WHEREAS, it has beea muctually determined zhar selection of alrerma=
tives and implesentacion ef certain projects under the approved plan may
Bave an adverse effect on the Pennzylvania Avenue National Hiscerie Sice,
3 property. included in the Naciona)l Register of Historic Flaces; and,

WHEREAS, pursuant te Section 106 of the Natiomal Historic Presarvarion
Act of 1966 (16 U.5.C. 470f, as amended, 50 Szac. 1320), PADC has tequesced

the additional comments of the Council; and,

. WHEREAS, pursuanc to the Procedures of the Council ( 36 CER Rece 800),
reprasentacives of the Council, PADC, and the District of Columbia Hisreric
Presarvation Officer (D.C. SHPO) have consulted and yevieved the undertaking

to consider feagible and prudent alternatives to aveid or satisfaccorily
mitigace amy potential adverse effects; mow, ;

THEREFORE : ,

It ié wutually agreed thee implementacion of the usderctaking in’”
aceordance vith the following stipulationms will aveid or sacisfactorily
mitigate any advérse effects an the Pennsylvasia Avenue Nacional Hiszoria
Site.

Stipulations g =

\

1. Buildings vithin the national historic site scheduled far
rehabilitation will bs treated in accordasce ‘:nth.th: Secre—
tary of the Interior's "Standards for -Rehabihca:?nn
('Seandards') accsched to this Agrewmenc. PADC will apply
theae guidelines in comsultaricn wich the D.C. SEFO. Rehabi~
litation accomplished in this uanner will have no adverae
effect and no furcher compliamce will be necessary. In
those instances whers cthe rehabilicacion gu:de}:ae:.cannn:_‘
be mek, PADC will comply vith the process outlined i3 36 €3
Section 800.4(c) et seq. of the tgaunci.l's Procedures. :
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Hemorandums of Agreenment

PADC
(FH\) Peansylvania Avenue Historie Site
o 2. Uhen PADC i3 to be a party to a transfer of a property intaresct
-~ in any buildirg wizhin che project area, PADC, in consultacion
\\L with che D.C. SHPO, will ideatify che hiscovically or architec-

turally s:.gm.fi:an: portiens or eleutntl ef such buildings which
.are £o be preserved. Tuen PADC is a party to the transfar of
praperey including hiscorically or archicecturally significanc
portions or rlemenzs, PADC will requxre that the cransfer docu~-
ment provides for prsservation and maintsnance of the hiscori-
cally or architecturally signifieant portions or elemenza of the
-propeery. PADC wvill also require thac this provision be included
ia subsequent cransfers of any such propercy.

3. Reloecatrion of hia:ori.cally or archiceeturally significamnt scrue—
tuteg, or porctiams or elemencs thereof, as required by che
Pepnaylvania Avenue Plan —1974, will not bBave an jdverse affect
og the natiemal hiscoric site. Rehabilicaciocn of reloca:ac_i.
arruccures accooplished in aecordanca vith the 'Standards' will
hava no adverss affect and will require no further compliacce -
. with the Council's Precedures. Coastruction asd development to
canplaca relocated hzstnncally or architeceturally significant
paruons er elemencs uz structures will be designed and careried
out ia 3 manner :oupaubh w.:h preservation of such relSeated
portions or eleuenc:. .
%. Structures that have been azcquired by PADC and vhich, undar the
- - Pannsylvania Aveaue Plam — 1974, may be scheduled for future
» demolition or relocstion will be retained in place, vhenever
possible, until the site they occupy is scheduled for vew con-.
structian, If PADC decermzines that such a. scructure should be.
damolished or relocaced bafore new coastructien is scheduled,
PADC will, unless an emergency situation axists, comsult wvith
:In Council and the D.C. SRPO before caking actieom.

3. PA.DC wili develsp general du:.gn and construction guidslines faor
cew censtruction within che sice. Guidelines will be submitted
to the Couaeil for raviev and approval. The guidelines will be
folloued by PADC te the fullest extent of ics au:hun:y and be
tha recommended trearment for ceastructiom that iz beyand PADC's

doos

- -

reviev. Conacrucrion that follows the design guidelines will have

no adverse effect on the site.

6. Buildiugs scheduled to be altered, demolished, or relccated
uader the Pegnsylvania Avenue Plan — 197&, accepted by Congress,
vill be documented co the staadards of the H;stnne American
Buildings Survey (HABS) for ulvimace deposit in the Library of
Congress. PADC vill have docusentacica revieved and accempted
by HABS prier to commencing demolities.

-
Ld
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Meporandum of Agreesent :

PADC . : .

Pennsylvaaia Aveaue Historic Site . (f—\,‘
~. 7. Public Law 92-578, E S{e) requires PADC to izplement the Plan
\ ‘a8 submicted, or submit any "substantial change" in the Plan co

the Secrecary of che Incerioz, the Hayor of the Discrict of
_Columbia, and the Congraess. PADC will also submic any such
nyubstanrial change” in the Plam co the Council for its review

and corment pursusnt to the Couscil's Procadures (35 CFR Part 800). _

!
»

Mﬂxﬁ« . (aare) /‘5/’ i
. Deputy Exacutive Dizschor .
Advisory Council on Riftorie Preservatiocn

LS | \ 3 (2 Sl /28~

' A\ QA (date)
Execucive Dizestor — -
Perasylvania Avenue Developmeat- CoTn.

! -
z -
- -

'
Gt -

E | . 5 . C‘—_ X - (aacg)_é"-’a"
‘ Districd of Columbia .

Eiscoric\Bdeservation Officer -

QJ-\-\H Mealle - casge) sl

Chaisman ]
Advisary Couheil oa Historie Preservation

L LI

o R | -
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PENNSY'QVANIA AVENUE DEVELOPMENT CORPORATION
425 THORTEENTH STREET NW. WASHINGTON D.C. 20004

January 4, 1980

MEMORANDUM

T0 W Anderson Barnes
Peter T. Meszoly
David W. Brigas
Yong-Duk Chyun
David Maloney
David Harris
Greg RyKen =
Jerry Smedley
Charles Guell !
- 11&3 —
FROM : Mary M. Schneider it

SUBJECT @ “Design and construction Guidelines for New Development”

Attached are the final, approved “Guidelines.”
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Advisory '
Council On ; Kl\

Historic
Preservation

M

1372 X Street NW.
vwashiagoa LG
20006

December 28, 197%

Y. Andersen Barnes

Executive DiTecror

Pampsylvania Avenue Development
Corpozaticn

425 Thizseenth Streat, W ”

‘Washingron, D.C. -20004

Dear ¥=. Barnes:

On Decembet 12, 1979, the Council received the “Design o -
and Comstruction Guidelisss for New DevelapRent ," submitted é \“)
by PADC for our raviev snd approval, in accordance with .
stipulation 35 of tha Memorandum of Agreement on the

. pPepmsylvania Avenue Davelopsent Plan - 1974. A corrected
and slightly revised text was raceived an December 28, 1979.

Ve have completed our review and sppreve the guidelines

in their December 28, 1979, form as satisfying the aforementioned
gcipulation.

We appreciate the cooperatfon of both gourself and your staff

in developing thess guidelizes and jock forward to their
{gmediate izplemsatatien.

.'.

acerely.).

\

Robert R. Gazvey, Jz
Exacutive Dizactol
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DESIGN ANO CONSTRUCTION GUIDELINES FOR WEW DEVELOPMENT

il

111.

PREFACE

GENERAL OVERVIEW

A. Introduction

8. The Pennsylvania Avenue Plan - 1974

¢. Elements Controlling Activity within
the Development Area

BACKGROUND AND QVERVIEW OF GUIDELINES

A. Background of the Guidelines

B. Purpose and Structure of the Guidelines

DESIGN AND COHSTRUCTION GUIDELINES FOR NEW DEVELOPMENT

A. Construction

B. Design Framework

c. Des{gn Concerns to be Considered

1.
2.
3.
4.
5.
5.

Comprehensive Planning and Design
Development Density :
New DoveIopment-Design

Land Use

Pedestrian Circulation System

Vehicular Circulation and Storage Systems

@ oos
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PREFAC

The Advisory Council on Historie Preservation, the State Historic
‘Prasarvation Officer for the pistrict of Columbia, and the Pennsylvania
Avenue Development Corporation have entered into a Memorandum of Agrag-

on the Pennsyivania Avenue National Historic Site in the course of im=
plementing The Pennsylvania Avenue Plan - 1974 {the "Plan"}, which the
Advisory Council accepted. stipulation 5 of the Agrzament requires PADC
to develop general design and construction guidelines (the "Guidelines"®)
which are then to be submitted to_the Advisory Counci] for approval.
Following approval of- the Guidelines, PADC will use the Guidelines
(which are based on the Plan), in concert with other factors such as
economic and market ‘anaylsis, social objectivas, and Federal and local
statutery and reguiatory constraints, to develop Controls and Standards,
which will be one of the regulatory mechanisms by which developfen
proposals will be reviewed for consistency with the Plan. .
Activities within the PADC Development Area must conform with the
Plan by law. The Guidelines serve 25 one tool in the development of the
Controls and Standards. Certain elements of the Plan are either nat
detailed in the Plan or only arise by implication from the Plan. These
Guidelines, as satisfaction of the Corporation's responsibilities under
Executive Order 11593, will be one of the parametars within which the
Corporation's Cantrols and Standards shall be developed, especially with

reference to those elements that are not detailed or only arise by im-
plication.
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I. . GENERAL OVERVIEW
A.  INTRODUCTION

The Pennsylvania Avenus Development Carporation ("PADC") was cre-
ated by Congress to "develop®, "maintain®, and "use" Pennsylvania Avenue
in a manner svitable to {ts "ceremonial”, “physical™, and "historic"
relationship to the Jegislative and exgcutive branches of the Federal
Government and to the governmental buildings, monuments, memorials, and
parks in or adjacent to the arsa. Congress further envisioned that this
_undertaking could best be accomplished by 2 Federal corporation which

can take maximum advantage of the private as well as public resources
which will be necessary.

The area to be redevelcped by PADC ("Uevelopment Area”) is almost
entirely within the Pennsylvania Avenue National Historic Site (“Hise
toric Site?) which was established in September, 1965, by the Secretary
of Interior in accordance with thé Historie Sites, Buildings, Objacts.
and Antiquities Act of 1835, The Historic Site was established to
preserve the exceptional valye of Pennsylvania Avenue and its immediate

envirans in “conmemorating or illustrating the history of the United
States.”

According to its designation as a Historic Site, the peannsylvania
Avenug area achieves national histoeric significance bacause of the cere-
monial role of Pennsylvaniz Avenue {the "Avenve") in national 1ife, and .
because the area served for more than a century as the center of daily
activity for the people of Washington, including those who shaped the
1ife of the Matien. This preeminence darives from the Avenue's pasition
in the geometry of the L'Enfant Plan, where {t forms a symbolic and
functional axis connecting two branches of government. The magnificent
vista from the White House to the Capito] dominates the Avenus itself,
but-the street edges of this great Avenue are 1ined with a mixture of
low, inexpensive structures, monumental public buildings, oecasional
historical buildings of diminished elegance. and parking lots. Apart
from the gecmetry of the L°Enfant Plan, therefore, there i3 no unifying
character as might be provided by a cohesiveness of building style and
scale within the Historic Site. The histeric character of tha ares, and
especially of that pertion of the Historic Site under PADC's jurisdic-
tion, is determined by the vistas, streets, and open spaces of the
{‘Enfant Plan, and by the events associeted with the ceremonial route
rather than by a censistency in the physical characteristics of the
existing structures. In determining whether new development is consise
tent with the qualities of the Histeric Sita, the primary cencerns of
PADC are to assure that this development will reinforce and enrich the
L'Enfant Plan, and to assist the area in regaining its position as the
center of the city's econamic, social, and political life. At the same
+ime PADC recognizes that there are architecturally and historicilly

. significant buildings and groups of buildings that exist as evidence of
the evolution of the Development Area. With these concerns appropriately
addressed under the framework of The Pennsylvania Avenue Plan - 1974, as
amended, contemporary development in the Historic Site will form the

- 1.7 o mcdimemiie aunlibian af the urban fabrie which
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B.  THE PENNSYLVANIA AVEMUE PLAN - 1874

Tha task of the PADC is to reinforce the significant gualities of
the Avenue and its {mmediats environs, making it worthy as the “"main
street of the nation.” The goals of PADC as outlined in The Pennsyl-
vania Avenue Plan - 1974 (the "Plan”) are therefore as follows:

(1) To reinforce the Avenue's unique rele as the physical and
symbolic 1ink between the white House and the Capitel;

(2) To make the Avanue function 2s 2 bridge between the monumantal
Federal core to the south and the city's downtown to the north:

(3) To transform the Avenue into 2n attractive and pleasant place
for residents and visiters alike, offering pleasant places to stroil,
rest, sit and talk, eat, and shop;

(8) To provide 3 mixtyre of .comercia'l and cultural activities °
along the Avenye that wil]l attract a wide variety of people and stimu-
laze street life during evenings and weekends;

(5) To bring peopie back to 1ive along the Avenue 50 as is'kuap y

the area alive around the clock; { }

L

(6) To maintain a sensa of nistoric continuity and evelution by
preserving buildings representative of different aras and styles as well

as by introducing new buildings that represent the best contemporary
architectural and planning concepts;

(7) To bring new ecanomic 1ife - jobs, shopping, and business
oppartunities - to the Avenue while reinforcing existing activity both
en the Avenue and in the adjacent downtown area.

(8) To reduce hardships %o existing businesses by staging develop-
ment carefully and by providing effective relocationm benefits;

(§) To insure that minority businesses and workers have an oppor-

tunity to share in the benefits that wil) occur as a rasult of redevel-
opment;

(10) To enhance the city's tax base through more intensive use of
tand in this prime leeation; and

(11) To structuras an overall development program that .can be imple-
mented in a timely fashion consistent with overall market demand in the
arez.

To accomplish these goals, the Plan sets forth in general terms h :
. the Development Arem - public spaces and individual squares - will be
redeveloped. The Plan takes into consideration many factors: economic
feasibility, design excellence, social well-being, cultural enhancement,
O eis a1%own nanaral land use. the evolution of architecture and the
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various laws, ordinances, codes, and regulations. The Plan reflects a
realistic and feasible balance dof all these competing factors; it is a

plan that can be implemented by the partnership between the private and
public sectors.

C.  ELEMENTS CONTROLLING ACTIVITY WITHIN THE, DEVELOPMENT AREA

within the Development Area, development activity will be canducted
in accordance with the Pennsylvania Avenue Development Corporation Act
of 1972, Pub. L. 92-578 (the “Act"), as amended. Tha elements contral-
Ying development activity within the Developmant Area are as follows:

1. The Pennsylvania Avenue Plan - 1974: Through the Act, Cone
gress gave PADC a mandate. to develop a comprehensive plan for the De-
velopment Area. The required develepment plan consists of the Plan
document and its Technical Supplements, ss pproved by Congress; any
alterations, revisions, or amendments made from time to time by PADC'S
Board of Directors {the "Board"); and any °substantial change" as dae °
fined in Sectien 5{e) of the Act. The Plan, which specifies planaing
and design objectives, is supplemented by Bmard adopted plans and pro-
grams of general applicability consistent with the general framawork of
the Plan, such as the Historic Preservation Plan and the Public Improve-
ments Program. The Plan sets forth palicy and goals and also addresses
considerations other than planning and design which PADC must consider
in approving development activity within the Development Area. A1l of
the elements desgribed abova constitute the Plan, which {s the legal !

foundation of PADC's autherity within the Development Area pursuant to
the Act.

2. Guidelines: In accordance with its responsibilitims under Ex-
ecutive Order 11593, and the National Historic Preservation Act of 1966,
the PADC executed a Memorandum of Agreement with the Advisory Council on
Historic Preservation ("Advisery Council”) and the State Historic Preser-
vation Officer for the District of Columbia. Stipulation 5 of the Hem-
orandum of Agreement requires PADC to submit general design and construc-
tion guidelines for new development (the "Guidelines") to the Advisory
Cauncil for approval. The Guidelines specify the planning, design, and
construction concerns and factors that PADC will consider in (1) pre-
paring the Contrels and Standards for square development (discussed
balow) and {2) developing specific project plans for {ts public improve-
ments activities. As such, the Guidelines are the tool which PADC will
use to assure that all planning and design activities under jts juris-
diction will respect the character of the Historic Site consistent with
the Plan and that 211 construction will be performed in accordance with:
applicable federal and District of Columbia laws and regulations.

3. Requlatory Mechanisms: There are twp tiers of regulatory
, mechanisms 10 which. development activity must conform in the Development

Area.

{1) The first tier consists of applicable Federal and Dis-
rrirt of Columbia laws and reaulations. Some of these applicable laws
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frequently have an impact on- design decisions, For example, require~
ments concerning air quality have an impact on the number of parking
spaces that may be provided {n a particular area. Other applicadle laws
and regulations have a mere direct impact on design decisions. Fer
example, the D.C. Building Code requirements for 1ight and air in resi-
dentia) developments have a direct impact on the reasemable configura-
ticn of 2 development parcel. In addition, there are statutorily re-
quired reviaws by other agencies, such as these of the Commission of
Fine Arts and National Capital Planning Commission.

1t {5 important to note that many applicable laws and regula-
tions comearn topics that PADC will also consider when reviewing any
projact, but they are topics which are not appropriately addressed in
the Guidelines. For example, non-discriminatien and affirmative action
considerations are appropriate when reviewing the composition of a
development team for a preposed project, but are not Yikely to have an
impact on design. On the ether hapd, economic consideratians which PADC
must take into account to assure the success of a development hava a
profound impact on seme of the factors that will be included in the
Controls and Standards (described below).

(2) The second tfer of the regulatory mechanisms is.PADC's
requlations, one set of which is PADC's sControls and Standards.” In
order to assura development, maintenance, and protection of the Devel-
opment Area in accordance with the Plan, Congress gave authority to PADC
to estabiish (through covenants, regulations,.agreements, ar otherwise)
restrictions, standards, and requirements. The restrictions, standards,
and requirements pertaining to design, msndatory as well as recommenda-
tory, will be established by PAOC through its Controls and Standards.
The Contrels and Standards will establish specific requirements and
recommendations for specific squares, portions of sguares, or combina-
tions of squares (“coordinated planning areas”), and will form the basis
‘an which development propasals, {including new development and historic
preservation) and relatad actions (such as permit reviaws for altera-
tions) will be reviewed for consistency with the Plan. The required, or
mandatory, standards will have to be maz in order far development to
comply with the Plan. The recommended standards, on the other hand, are
intended to allow design flexibility for these elements which cannet be
put in measurable terms, and to encourage a higher standard of dasign
and uses which offer greater opportunity to achieve the goals and
objectives of the Plan. The Controls and Standards are drafted ta work
with D.C. Zening Regulations and Building Cede. as well as all other
applicable Federal and D0.C. laws and regulations. The Controls and
Standards may be more restrictive than these laws and regulations, but
where there is a difference in the degree of restrictfon, the most
restrictive pravision will apply.

' 1. BACKGROUND AND OVERVIEW OF GUIDELINES &
A.  BACKGROUND OF THE GUIDELINES



03/26/796 15:50 202 724 0246 PADC <<+ GSA GEN COUNSEL @oi4

fects on the Historic Site in the course of implementing its Plan. In

defining these procedures, ail thres parties to the Mamorandum of Agree-
ment agreed:! -

a. PADC and its Plan

that PADC will undertake development of a portion of the
Historic S{te pursuant to the Plan {n accordance with the Act;

b. Advisory Council's Review of the Plan
that the Advisery Council did not object to PADC's determina-
tion that the Plan did not have an adverse effect on the Historic Site
and the Plan was approved by the Congress under the Act;

c. Potentfal Adverse Effects on the Historie Site

that selection of a]terﬁatives and impiementation of certain,

projects under the approved Flan may have adverse effacts on the His-
toric Site; .

d. PADC's Compliance with Section 106 -

that PADC requested the additional comments of the Codncil

purzuantdto section 106 of the National Historic Preservation Act of
1966; an

e. Cooperation of al1 Three Parties to Define Procedurses

that all three parties consulted and reviewed PADC's under-
taking to consider feasible and prudent alternatives to avoid or satis-
factorily mitigate any potential adverse "effacts.

Upon these premises, the Agreement sets forth procedures, in the form of
Stipulations, which PADC will follow in order to avpid or satisfactorily
mitigate potential adverse effscts ofi the Historic Site. Some of these
stipulations are reiterated here to define the scope of the general
Design and Conmstruction Guidelines for New Davelopment:

Stipulation 1- Rehabilitation of Buildings

A1l buildings within the Development Area which are scheduled faor
rehabilitation in the Plan will be treated in accordance with the Secre-
tary of Interioc’s vgtandards for Rehabilitation and Guidelines for Re-
habilitating Historic Buildings” and in consultation with the D.C. SHPO.
In those instances where the Secrstary's PStandards” cannot be met, the
process outlined in 36 CFR Section 800.4(e) et sea. of the Council's
Procedures will be followed. Rehabilitation accomplished in this manner

_will have no adverse effect on the Site and no further compliance will
b2 necessary.
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Stipulation 3: Relocation of Structures in Whole or in Part

1. Reiocatjon'ef Nstorically or architecturally significant
structures, or portions or ejements thereof as requirad by the Plan,
will not have an adverse effect on the Ristoric Site.

2. Rehabilitation of relocated structures accomplished in accor-
dance with the Secretary’s »standards will have no adverse effect on

the Historic Site and will require no fyrther compliance with the Coun-
eil's procedures. X

3, Construction and development to complete relocated historie
cally or architecturally significant portions or glements of structures
will be designed and carried out in a manner compatible with preserva-
tion of such relocated portions orf alements.

Stigulation 5: Design and Construction for New Development

PADC will develop general design and construction guidelines for :
new construction within the Development Area. These “Design and Con-
struction Guidelines for New Development® are to fulfill the requirement
of thie Stipulation and are herewith submittad to the Council for review
and approval, and they will be followed by PADC to the fullest extent of

jts authority. Construction that follows the Guidelines will have na fr“

adverse effect on the Histerie Site.

StiguIntion 7: "Sybstantial Chanog” in the Plan

PADC will submit any “substantial change" in the Plan as defined in
section 5(e) of the Act to the Council for its review and comment pur-
suant to the Council's Procedures {36 CFR Part 800}. |

8. ' PURPOSE AND STRUCTURE QF THE GUIDELINES

Tha purpose of the Guidelines as formulated here is to fulfill
stipulation § of the Agreement. These Guidelines describe the regula-
tory framework within which construction must be parformed and identify
those factors that must ba taken into consideration in designing new
development.or public open space so that jt will: (1) attain a uni-
formly high standard‘of gxcellence in desigh, {2) enhance the archi-
tectural and historic qualities of the Historic Site, (3} result in a
ynified and coharant overall development consistent with the Plan and
the character of the Historic Site, and {4) strengthen and clarify the
interrelationship batween the Development Area and adjacent areas and

their users, including Federa) Trizngle, the Hall, and the District's
downtowh. .

. These Guidelines will be used, in concert with other facters such
as eeonomic and market analysis, secial and cultural objectives, and
applicable Federal and District of Columbia laws 2nd regulations, to
develop the Controls and Standards by which PADC will review deveiopment
noemmeale for consistency with the Plan. The gyidelines, therefore,

[ A
A 4

aoLs

.

-
b
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cannot be assumed as the only basis upon which a judgement is made on
the viability of 2 proposed project and itS consistency with the Plan.
Proposed new construction that may appear to attain the highest archi-
tectural standard may be econcmically infeasible; or what may seem

likely to generate maximum economic return may detract from the magnifi.
cent Baroque civie design inherited from L'Enfant; and what may appear

to guarantee both design and economic success may create social dis-
cordance.

The structyre of these Guidelines consists of three parts:
A. Construction = deseribes how construction is to be performed.

B. Design Framawork - defines, in design terms, those object{ves
partaining to the creation of the physical satting that will reinstate
the Development Area as a vital organic component of the city, fulfill-
ing in the most appropriate manner its many roles as:

1. the physica) manifestation of the symbalic relatianship ’
between two branches of the Federal goverament;

2. tha ceremonial way for national and local civic svents;
3. an integral part of L'Enfant’'s vision of city design; and
4. the center of the city's economic and socfal life.

C. Design Concerns - delineates those aspects of the physical en-
vironment that will be considered in seeking to achieve the objectives
jdentified in Section 8, Design Framework.

* pp———

111. DESIGN AND CONSTRUCTION GUIDELINES FOR NEW OEVELOPMENT
A. TONSTRUCTION \

All construetion activity in the Development Area shall be accom-
plished in accordance with applicable District of Columbia and Federal

laws, codes and regulations. PADC will not {ssue regulations concerning
canstruction, per se.’

B. DESIGN FRAMEWORK

The planning and design objectives embadied in the Plan constitute
the framework within which the_ design of 3 new development or a public
improvemgnt must be cenceived. These objectives are specified in physi-

cal and land use tarms so that together they suggest the quality of the

physical setting and the lively atmosphers envisioned in the Plan. Some
of these objectives are explicitly stated and some others are implied in
the Plan's description of the desired end result, and can be briefly

} ae LatTVaires
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(1) A1l new development and public improvements would be conceived
as integral parts of their surroundings. which include the remainder of

the Development Area, the Mall, the Fedsral Triangle, and the District's
dovwintown;

(2) tLand would be daveloped to the fullest -extent appropriats in
terms of economics and design sc that new economic 1{fe can be brought
{n and the city's tax basa can be {ncreased;

(3) The legacy of the L'Enfant Plan, which essentially consists of
channeled vistas focusing on man-made objects or natural elements and

open spaces created by buildings and trees, would be reinforced and
enriched:

(4) The sense of historic continuity and evolution that exists in
tha Historic-Site would be maintained by ensuring that new buildings are
designed within the evolutionary context of the Historic Site, respond-

ing sympathetically to the Jegacy of the L'Enfant Plan and buildings to
be preserved; .

(8} A11 new davelopments and public improvements would represent
the best contemporary architectural and planning concepts; furthermore,
it is essantial that they assure comfort and safety for all users in-
cluding the physically handicapped;

(6) The Development Area would provide, and stimuTate its neigh-
boring areas to provide, more 1ively and varied shopping, cultural,
entertainment, and residential opportunitiess

(7) An efficient, pleasant, and stimylating pedestrian circulation

system would be developed to 1ink the components of the area with the
Mall ind the city's_downtown;

(8) The vehieular circulgtion system to move people and gaods
would be improved.

\

t. DESIGN CONCERNS TO BE CONSIDERED

The objectives described in the preceding section can be distilled

into six design concerns which will shape the physical enrvironment of
the Avenue:

(1) comprehensive planning and design;

(2) aesthetically acceptable and econcmically feasible development
density: .

(3) new development dexign;

(4) land use; : A
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(5) pedestrian circulation system; and
(6) vehicular circulation and storage systems.

These design concerns will be addressed in the individual set of

Controls and Standards prepared for each eoordinated planning area

through the application of one or more of the Tacters enumerated below

under each of thase design concerns. Each set of Controls and Standards
may apply thesa factors which pertain to physical attributes and generai
1and use in tsrms of specific locations, dimensions, or land uses.
Although some factors relate to more than one concern, they are grouped
here under the concern to which they primarily relate. Other factors

not specifically identified here may also be ytilized to address these
design concerns.

1. Cngrﬁhnnsive Planning and Design

The Plan provides for the redevelopment of the Development Area s
an integrated whale within which all parts and elements wil) be inter-
dependent. For the individual component parts te function in a coor
dinated manner, the planning and design of each new development must
consider this abjective of overall interdependence. New development,
howevar, will be largely implemented by private developers who may not
be in a position to view overall planning objectives for the entire
area, and who may envision a project only in terms of its site and -
immediate surrounding environment. For this reason it {s particularly
important that the Controls and Standards include provisions directed

toward achieving a comprehensive and coordinated resuit for the De-
velopment Area.

Comprehensive Planning.and Design will be addressed in the Controls
and Standards through some or all of the follewing fictors:

a. Coprdinatad planning area. This will be a portion of a
square, a whole square, or a group Of squires. A ceordinated planning
area will be delineated on the basis of {ts physicaliassets as well as

. constraints, the land uses specified in the Plan, economics of scale of

development, ease of integration, and other relevant factars. Establish-
ment of 4 coordinated planning area may involve alley or street clasures

or reconfigurations to the extent that they become part of any develop-
ment parcel. )

b. Development parcel. Within a ‘coordinated planning area,
there will be one or more development parcels. The minimum size and

configuration of a development parcel will be astabiished so that sach

parcel is of a size that can e readily develeped and function as part
of the coordinated planning area.

c. Development congrg1 20ne. To achieve a very specific
" yrban disign oblective,

such as reinfercement ar estainshment of a
certain seals, a deveiopment control zone may be established. Within

such a zone, very specific architectural as well as land use elements
Lae 2dacadfind

Bo1s
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d. Off-street lsading. D0.C. Zoning Regulations require an
off-street loading Taciiity in mach new develepment, regardless of 1ts
cize. Off~street loading will be comprehensively planned and designed
within each coordinated planning area, in order to create functionally

adequates Tacilities and avoid unnecessary duplication of facilities or
disruption of sidewalks by numerous curb-cuts. .

e. Off-street parking. By consolidating parking fieilities
within a coordinated planaing area, greater efficiency can be achiaved

. {n terms of festures such as the number of parking spaces, the config-~
uration of driveways within the facility, or the number of curb-cuts.

2. Development Density

Development density is the degree of utilization of a parcel of
1and, normally expressed in terms of the ratioc between the land arsa and
the amount of floor ares built on that parcel of land (called "floor
area ratio® (FAR)). D.C. Zoning Regulations set maximm FAR 1imits on
private development. " In the Development Area, the maximum FAR limit for
the area west of FBI is 10.0 plus 2.0 for bonuses for Incorporating
various provisions for public benefit; the maximum 1imit for the area
sast of FBI s 8.5 or 10.0 (C-4 Zon1ng District), except that three
blocks bound by Pennsylvania Avenue, th Street, Indiana Avenue, and am
John Marshall Place are subject to the maximum 1imit of 6.5 (C-3-B £
Zoning District). o

The Pian is structured to create high density commercial develop-
ments west of the FBI and lower density residential-commercial develop-
ments east of the FBI. The net effect of the development density for
the overall Development Area is somewhat lower than what would be per-
mitted by the 0.C. Zoning Regulations. However, every effort has been
made to_minimize such reduction in order to ensure the economic via-
hility of the Plan in accordance with the Congressional mandate.

The economic 10ss dus to the reduction in developmant density will
. be mitigated by means of one or more actions such as the following:

(1) establishing development parcels that are large enough to
create economies of scale so that one portion of a development parcei
can absorb economic losses that may result from limiting development
density on another portion of the dsvelopment parcel;

(2) encouraging private developers to take full sdvantage of tax
benefits that may be available for certain categories of development
such as historic preservation projects, or housing developments: &nd

(3) ensuring that PADC'S public improvements will be fully en-
ordinated with the private develgpments so that the economic benefit a
_ pqivatg'dgvglpppegsrder{ves from a public improvement can be maximizegt o,

A 4
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Regulating davelopment density of a project in the Developmant Area
+s therefore based on two contradictory notions: one is reducing build-
ing heights to achieve specific urban design and land use cbjectives,
which rasults in a lower development demsity, and the other is maxi-
mizing development density so that the economic viability of the Plan is
assured, and that population density is suffictent to contribute to an
active and lively atmosphere. The approach will be to allew maximum
development dansity within the byilding mass delineated by very specific
height restrictions in order to establish a compatidlie and appropriate

scale for historic preservation, residential character, and other yrban
design elements. '

Development density will be addressed through some or all of the
following factors: .

~a. Height of devalopment, In conjunction with the geometry
of building for a particular use and the size and configuration of land,
and other restrictions on building area, restrictions on height of

developmant will delineate a building mass within which a certain amount
of development density can be contained.

]

b. Buildable area. Within the Development Area, development

density may be established by delingating the area upon which drvelopment

may oceur, and may be either greater than or lass than the area of a de-
velopment parcel.

c. Subsurface development. I[n order to mitigate the problem
of lowering dsvelopment density, subsyrface davelopment will be allowed
to extaend to the full area of tha lot rather than the buildable area seo
Jang as it does not interfere with public space improvements.

_. d. Gross floor arsa. The gross fleor ares of & development
will be defined as a miltipie of the buildabla area 5o that the develcp-
ment density can be more accurately established,

L
A

3. Hew Development Design

1n order to avoid or catigfactorily mitigate any adverse impact
that new development may have on the Historic Site, the Controls and
Standards will take into account factors to ensure that new development
design will be in harmeny with both the L'Enfant Plan and the existing
buiidings of historic s{gnificance. -

The mest important single element of the Historic Site is the .
L'Enfant Plan. The concept of the L'Enfant Plan consists of two primary
notions: one is creation of 2 channelled vista focusing on a man-made
object such as a building, 2 monument, a fountain, etc., or a natural
alament such as a body of water, 3 nill, a besgue of traes, etc.i the

other is ¢reation_of open spaces or plazas at the confluence of two or

more streets. In terms of relating to the L'Enfant Plan, as reflected
in PADC's Plan, the primary function of new development in the PADC area

55 to define open spaces and plazas, or to reinforce vistas along major
streets.

@o2o0



93s26/96  15:84 202 724 0248 PADC wes GSA GEN COUNSEL aoki

12

. In recognition of the historic buildings, the Controls and Standards
for ‘development, whether totally new construetion or new construction in
corjunction with preservation, will take into account the historic build-
ings to remain within the coordinated planning area. The Controls and
Seandards will also take into aceount the historic buildings and antiei-
pated davelopment required by the Plan in the adjacent coordinated plan-
ning areas. The controls and Standards will be aimed at obtaining the

highest quality of contemporary design, consistent with the goals and
cbjectives of the Plan.

Whare both new development and historic buildings are involived, the
Controls and Standards will de aimed at keeping as much significant fab-
rie as is desirable consistent with meeting the gaals of the Plam, main-
taining appropriate surroundings for the historic structures, and en~
eouraging the highest quality of design in new construction. Hew con-
struction adjacent to historic structures will be required to take into
account the qualities of the adjacent ctructures (with regard to height,
scale, proportion, rhythm, texture, matarials. architectural detail, and
tha amount of variety-among the structyras with respect to these qualities
as well as style and date of erection) to an extent sufficient to ensure
that thesa structures maintain their histeric or architectural intagrity,
But will not necessarily be required ta conform to them.

Hew development design will be addressed in the Controls and
Standards through scme OF 311 of the following factors:

a. Build-to line. A development may be required to be built
to a specified i1ne on a street or plaza, creating a wall effect along

the strest which defines the street's spatial quality and reinforces the
L'Enfant Plan.

. b. Build-to haisht. A development may be required to be
buiit to 8 certain speci?Te& Feight along 3 street, producing a dasired
averall scale along the street:’

c. Uniform cornice line. A uniform cornice 1ine may be re-
quired within a coordinated piann?ng area, not only to define the upper
edge of the street space, byt alsp to tie the developments tegether
visually, further strengthening the continuity of straet spaces and tha
vistas of the L'Enfant Plan.

. d. HMaximum height of development. Limitations on the height
of development may be app jed to entire squares, street frantages.
parcels, lots, or other subdjvisions of squares. Within the maximum
heights of 160 feet in the primarily commercial area west of the FBI and
110 feet in the primarily resident{a) area east of the FBI, the height
of development may be mare specifically defined to assure compatibility
with the immediate surroundings, such as old buildings to be preserved,
_vistas, and opep spaces. . ' p

e, Develapment control iones. gubdivisions within a coorijff
dinated planning area may be established to ensure special treatment

ui+h recard to haight of development, buik, Or osher characteristics.

| 4 ' -
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§. Court and atrium. Court and atrium requirements may be
imposed in order ta provide 1ight and air to interior spaces as the

building mass becomes increasingly larger due to land development econ-

omics and construction technelogy, and alse to create amenities for the
users of the building and the general public.

g. Roof struetures. Roof structures may be controlled in
their location, size, use, and permanence of construction, in order to
minimize their negative effect on vistas and street Spaces, to attain

harmony in overall building design, and to assure appropriate surround-
ings for historic structures. T :

) h. Streetfront and storefront design. Requirements may be
imposed to provide $ur special treatment o7 new construction where
desirable in order to maintain compatibility with historic structures.

{. Special design considerations. Contemporary development
designs should consider the 70170WiRg design elements of the adjacent

buildings: height; scale; propartion of building; rhythm ef solids and?
voids in fenasstration; vertical and horizontal articulation of the
facade composition; rhythm of entrances, recesses, and show windows of
the street frontage; materials; textures; eolor; architectural detail;
and signs. This would be especiaily important for histaric buildings.

j. Provisjons for the Bh*si:a11z handicapped. “Specifica-
tions for Making Buildings and Facilities Accessible to and Usable by

the Physically Handicapped” (ANSI A117.1 Revised 1371 and 1975), pub~ *
lished by the American Rational Standards Instituts, shall be used s
guidelines.

k. Fire and life safety. New development should meet the
best standard of fire and 1ife safety avaflable. In addition to the
0.c. Fire Code, the National Fire Protaction Association {NFPA) Life
Safety Code and other appropridte NFPA codes will serve as guidelines.

1. Energy conservation. Rew deyvelopmentiwithin the Develop-
ment Area should be as energy-etficient as possible. ASHRAE 90-75 will
serve as guidelines, but additional ideas and methods are alse encours
aged to promote enargy-efficient design.

m. Fine arts. To enrich the Historiec Site, PADC encourages
other government agencies and develepers within the Development Area to
include fine arts in all new projects, ineluding sculpture, painting,
decorative windows, bas reliafs, ornamental fountians, and the 1ike.

n. Building exterior i1lumination. Public safety and en=
hancement of the major alements. of the Plan and L'Enfant's baroque civic
design, such as focal monuments, buildings, open spaces, oF vigtas, will

_be the basic considgrations in building exterior illumination.
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o. Signage. Signage control may be imposed to ensure that
signs do not detract vrom the character of the impartant vistas, streets,
and open spaces of the L°Enfant Plan, and to maintain surroundings
appropriate to-existing historic buyildings.

4. Land Use

To sncourage residents, visitars, and tourists to coma to the Penn-
sylvania Avenue area, and to qrnv{de a physical satting that is aesthe-
tically pleasing and culturally stimulating, the Plan calls for intro-
duction of varied and 1ively shopping, entertainment, cultural, and
residential opportunities. The Plan sets forth 1500 units of housing,
additfenal hotels, and commercial office spaces, extensive retail on all
ground floors, more cultyral activities, theaters, and entertainment
astablishments, and greater use of sidewalks for cafes and restaurants.
These uses will be distributed throughout the Development Araa to create

a lively atmosphere, and to promote an active street 1ife throughout the
day. evening, and weekend, .

Land use will be addressed in the Coentrols and Standards through
seme or all of the following factors:

a. Types of uses. Within the framework of land use ‘§lements
outlined {n the Plan, the Controls and Standards will delineate some

specific uses in order to strengthen certain existing uses which con-
tribute to the overall land use objective, or to introduce new uses
which will be vital to the development ared.

b. Lozation of uses. The Plan provides general statemants
eoncerning land use patterns, namely: 1) all ground floors will be pri-
marily deveted to retail, 2) the area west of the FBI will predominantly
devoted to office and hotel uses, and 3) the area east of the FBL will
be largély devoted to residential use in addition to office, hotel, and
retail uses. In terms of specific Yocations of uses, the basis for
regulation will be to ensure 3 high Tevel of activity on Pennsylvania
Avenue and other streets at the street level. .

e. Residential use. The number, size, lacation, and type of
residential units may be =stablished on scome squares.ta achieve desired
economi¢ and activity-generating objectives.

d. Width of storafront. 7o ensure as many varied stores as
passible along the street frontage of each block, the maximum width of a
storefront may be specified.

e. Rooftop uses. The use of rooftops may be encouraged to°
provide restaurant and recreational space, to take advantage of the many
spportunities to provide magnificent views of the Mall, Potomac River,
and the city's downtown, and to add a new elemeat of texture to the Ave-a0

.nue and‘other streets by decorating the roof level with plants and iy
awnings. "
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§. Pedestrian Circulatfon Systen

The primary componants of an efficient, pleasant, and stimulating
system of padestrian ways were tTaid out by L'Enfant in the form of
streets, avenues with vistas and views, open spaces, and plazas. The
Plan dascribes PADC's Public Improvaments Program as it relates to thase
primary components. The emphasis of this Program i{s to reinforce and
enrich the primary components by regulating the quality of development
adjoining them. The sacondary components of the pedestrian system, on
the side strests and within various developments, will reinforca this
major framework and, consistent with the goals of the Planm, will provide .
pedestrian comfort and convenience, will create more linear faotage of
shopfront, will encourage recognition of the losation af various METRO
stops or other mass transit lecations, and link various historic and
architecturally significant buildings, sites, and menuments which are
scattered throughout and beyond the Historic Site.

Pedestrian Circulation system will be acidressed in the Controls and
standards through some or all of the following factors:

2. Sidewalk setback, This is an 2raa dnfiﬁed by the right-
of-way of a street and the MU ding restriction 1ine, to be ytitized for
) landscaping and outdoor cafes, vendors, etc. .

b, Street closure an building lot recanfiauration. Same
building lots may be reconfigured and some streets wWill b

e clesed and .
incorporated intc building lots in arder to increase buildable area
consistent with the Plan.

c. Coyrt. When 2 court or atrium is required it shall, to
the gxtent possible, function a5 an element of the pedestrian system.

" d. Throughesquarg connec ijen. A through-square connection
may be required for the purpase of providing short-cuts, more Vinear
footage of storefront, and a varying scale of pedestrian spaces.

¢. Meather protectisn. Arcades, -canopies, -and awnings may
be encouraged to protect pe estrians from weather conditioens.

f. Restrictions on subsurface projections. The amount of
space neaded for tree growth will be 2 detaFﬁﬂ '

ning tactor on this re-
striction. - .

g. Provisions for the Ehxsica1lz handicapped. Design and
choice of material for the pedestrian ways Shou d assure ea

se of access
to the area by the physically handicapped.

KHAJ} h., Accessibility 0 ground flgor. For the convenience of
. pedestrians and. to—encourade )ivejiness in pedestrian spaces, direct

accessib{lity to adjacent ground floor uses may be required fram strests,
eourts, or throughesquare connections.

@, . 1-e -z Coaassan alana oadeetrian sdDaces. To assure 2
‘ -
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velopment may be required to treat frontage aleng pedestrian ways in 2
manner that will generally provide an interesting and visually stimulat-
ing environment and minimize any disruptive use or feature.

6. Vahicular Storags and Circulation System

Modifications to the existing vehicular storage and circulation
system are necessary in order to creats the balanced transportation
system called for in the Plan, which racognizes the need to maintain air
quality, to encourage the use of mass transit, and to provide sufficient
off-street parking and loading to make development economicaily viable.

The ganeral policies of PADC are as follows: 1) by reguiring
adequate off-street loading facilities and integrated off-street parking
facilities on a block-by-block basis, the conflict between vehicles -and
the nead for storage space will be reduced; 2) by Jimiting thas number of
parking spaces per development, the quantity. of vehicles in the ares
wil] not substantially increase; and 3) by 1inking naw development %0

transit atops through the system of pedestrian ways, more people will . -

depend on public transportation rather than on private vehicles.

Vehicular Storage and Circulation System will be addressed {n the
Controls and Standards through some or 211 of the following factors:

a. Off-street parking, Off-street parking is not permitted
as a principal Use within the Development Area. When provided as an

accessory use, parking will be located below grade, and the number of
spaces provided will not excesd the maximum number of spaces allcowed
gnder the schedule set forth in the Plan. :

b, Off-street loading., A common loading facility for all
developments within a square may be required to allew more efficient

operation and location of such 2 facility and avoid delivery or loading

across a sidewalk. Where possible, loading facilities will be located

well {nside a davelopment and away from the sidewalk, but in the event

that ths topography and size of a development parcel -prohibit the fa-

- e11{ty from being completely inside the development, the facility may °
abut a sidewalk so long as the facility has doors which are designad to

be compatible with the building as well as the surroundings.

c.  Curbecuts. The location, number, and surface treatment
of curb-cuts will be determined in order to minimize the conflict be-

tween pedestrian and vehicular movement along sidewalks as well as
reduce any unfavorable impact on the landscape treatment of streets.

'd.  Speeial bus and taxi drop-off areas. Where desirabie bus
and tazi drup-o?g areas may be designated Because of a narrow roadway on
some stree_t_s. ar

—

+o0 minimize disruption of traffic on some major streets.
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