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View from H St NW looking northeast towards Connecticut Ave. View from intersection of H St NW and 16th ST NW looking northwest. View from intersection of H St NW and 16th St NW looking northeast.

ADJACENT BUILDINGS
A

B

C

D

E

F

G

H

I

U.S. Chamber of Commerce 900 16th Street NW

The Hay-Adams 1625 Eye Street NW

St. John’s Episcopal Church 1620 Eye Street NW

AFL-CIO 815 Connecticut Ave NW

LiUNA



MPAA 888 16th ST NW & 1600 EYE ST NW Washington DC  |  August 21, 2015  |  6
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View from intersection of Eye St NW and 16th St NW looking northeast. View from 16th St NW looking southwest towards Eye St NW.
(under constructions - renderings)

View from Eye St NW looking northwest towards 17th St NW. View from Eye St NW looking southwest towards 17th St NW.
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View from 16th St NW looking northwest towards Eye Street NW.

EXISTING BUILDING PHOTOS
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2 3
View from Eye St NW looking east towards 16th Street NW.View from intersection of 16th St NW and Eye Street NW looking southwest.

EXISTING BUILDING PHOTOS
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View of main building lobby on 16th St NW. View of MPAA lobby on Eye St NW.

EXISTING BUILDING ENTRANCES
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Civil Design02.
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COVER SHEET

N.T.S.
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EXISTING CONDITIONS PLAN

N.T.S.
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SITE AND GRADING PLAN

N.T.S.
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STORMWATER MANAGEMENT PLAN

N.T.S.
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Landscape 
Design03.
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Save existing trees, prune as directed by landscape architect
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SITE PLAN - GRADING

SE
C

TIO
N

  A

SECTION C
SE

C
TIO

N
  B

+ 
T.W. 61.90

+ 
T.W. 61.86

+ 
T.W. 61.86

+ 
  T.W. 61.87

+ 
  T.W. 61.87

+ T.W. 63.23

+ 
T.W. 63.23

0’ 10’ 20’ 40’N

 EXISTING
GRADE

EXISTING WALLS AND PLANTERS 
TO BE REMOVED

TRENCH DRAIN

3/16”STEEL EDGE 
RETAINING WALL

STONE PAVING EXISTING CURB AND GUTTER

 S I D E W A L K

C O L U M N

B
U

IL
D

IN
G

60.0

57.33

18’-0”

57.00

0’ 2’ 4’ 8’

0’ 2’ 4’ 8’

 EXISTING GRADE

EXISTING WALLS AND PLANTERS 
TO BE REMOVED

CONCRETE WALKWAY
(5” Concrete on 

4” Aggregate Base) STONE STAIRS BEYOND
(Solid Stone on a Concrete Base)

STONE CHEEK WALL
(7” of Stone on a Concrete Base) EXISTING CURB AND GUTTER

 S I D E W A L K

C O L U M N

B
U

IL
D

IN
G

62.00

6”

58.50

14”

58.0

STONE PAVING 3/16” STEEL EDGE 
RETAINING WALL

18’-0”

TRENCH DRAIN

SECTION A  

SECTION B  

SECTION C
Stone Walls and Stone 
Step 
(7” Stone on 1” mortar 
setting bed on a 4” Con-
crete base over 
4” Aggregate)

2” Stepping Stone 
on 2” Sand Setting 

 EXISTING WALL
NEW STEPS

FOR PATIO EGRESS
NEW 42” 
GUARDRAIL

NEW 42” 
GUARDRAIL

 EXISTING GRADE

57.33

61.00
60.10

59.20
58.30 57.00

61.67

P A V E D  P A T I O

P A V E D  P A T I O

B U I L I N G  E N T R A N C E
P A T I O

0’ 4’ 8’ 16’
SECTION C 

GARAGE BELOW 



MPAA 888 16th ST NW & 1600 EYE ST NW Washington DC  |  August 21, 2015  |  22

2

3 3

1

1

4

4

2

3

4

1

SHADE AND DROUGHT TOLERANT 
GROUNDCOVER PLANTING MIX

ORNAMENTAL GRASS, GROUND-
COVER, AND PERENNIAL MIX

GROUNDCOVER PLANTINGS 
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Architectural 
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ZONING TABULATION - SUMMARY

Zoning Tabulations (Proposed)
Zoning Summary - DCMR Title 11
1600 I Street NW

Zone:    SP-2
Square:  0186
Lot:   0039

Total Site Area: 22,308
Maximum FAR: 6.0 / 3.5 (non-residential)
Proposed FAR: 5.99 (non-residential)

Floor Area ProposedFloor Area Recorded Project Total Floor Area

Lot 0039
Existing to remain 
1600 I Street NW

Level 08 1,618
Level 07 1,618
Level 06  1,618
Level 05 1,618
Level 04 1,618
Level 03 1,618
Level 02 83
Level 01 1,064

Total 10,855Total 122,694 Total GFA 133,549
Total FAR 5.99

Roof Structure Calculation

Permitted @ 0.37 FAR
Proposed

8,254
8,083

Building Height

Roof Structure Height

Rear Yard

Side Yard

Court (Open)

Court (Closed) 

Parking

Loading

Minimum Required

N/A

N/A

18’ - 0”

N/A

21’ - 6”

N/A

73

2 @ 30’

Maximum Permitted

90’ - 0”

18’ - 6”

N/A

N/A

N/A

N/A

N/A

N/A

Proposed

90’ - 0”

18’ - 6”

7’ - 6”

N/A

26’ - 0”

N/A

143 - 161

2 @ 30’

Note

Lot Occupancy Allowed:
Lot Occupancy Proposed:

100%
79%

Lot Occupancy
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RENDERED VIEW - CORNER OF 16TH & EYE ST, LOOKING SW
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RENDERING - LIGHTING STRATEGY
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DESIGN APPROACH - BUILDING SKIN ARTICULATION

1

2

3

4

Masonry horizontal frames wrap 

each floor and accentuate horizontal 

reading of building

Light colored metal frames border 

each building facade (4 edges) 

and act as anchor elements to 

composition

Existing exterior columns clad 

with light colored metal and new 

transparent glazing provide contrast 

New composition overlaid upon 

building existing structural facade

New skin strategy respects and references building’s Brutalist heritage, provides a more approachable and modern 

exterior by strategically highlighting key elements. 
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DESIGN FEATURES - KEY IMPROVEMENTS

RECESSED DESIGN KEEP WINDOWS IN SHADOW HEAVY STRUCTURAL FACADE
Existing precast concrete structural facade system is a heavy, 

grided expression.

UNUSED DARK ROOFSCAPE
Existing roof is used for mechanical equipment only and has 

a heat-absorbing dark color roofing 

OPAQUE STREET PRESENCE
Existing ground level is clad in stone and largely opaque. 

Beige/brown hardscape and sunken courtyard with retaining 

walls limit pedestrian experience at street level

PUSHED OUT GLAZING
New glazing is moved to centerline of columns, balancing 

natural daylighting with some solar protection to be efficient 

with energy use

DIFFERENTIATED EXPRESSIONS 
(HORIZONTAL VS VERTICAL)
Horizontal addition of masonry and vertical articulation 

of light-colored metal panels re-interpret the “gridded” 

impression

PENTHOUSE RECEPTION & TERRACE
Provide outdoor area for building tenants as amenity. New 

light-colored replacement roofing and green packs reduces 

heat island effect

VISUAL CONNECTION AT STREET LEVEL
New design introduces more clear glazed areas for a better 

visual connection. Bermed landscape design inhospitable 

retaining walls and tall shrubs 

EX
IS

TI
N

G
P

R
O

P
O

SE
D

Existing glazing is recessed from face of building and does 

not maximize sun exposure for interiors. Creates a darker, less 

people friendly facade.
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RENDERED VIEW - 16TH ST BUILDING LOBBY

New energy efficient storefront system 
with light-colored mullions. Typical 
Level 1 & 2

Modified hardscape and landscape,

New glass guardrail at 42” above 
finished floor

New double-height entry vestibule 
with energy efficient glass supported 
storefront system

New light-colored honed stone panel 
cladding at existing columns

New light-colored (medium silver/grey) 
metal panel cladding over existing 
precast structure (vertical). Typical 
level 03 thru 08

New light-colored honed limestone 
panels at existing precast structure 
(edge of floor slabs, 3 sides typ.)

New light-colored (medium silver/grey) 
metal panel cladding over existing 
precast structure (outer frame of each 
elevation)

New energy efficient window system 
with light-colored mullions. Typical 
level 03 thru 08
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RENDERED VIEW - EYE ST TENANT LOBBY

New energy efficient storefront system 
with light-colored mullions. Typical 
Level 1 & 2

Modified hardscape and landscape,

New double-height entry vestibule 
with energy efficient glass supported 
storefront system

New light-colored honed stone panel 
cladding at existing columns

New light-colored (medium silver/grey) 
metal panel cladding over existing 
precast structure (vertical). Typical 
level 03 thru 08

New light-colored (medium silver/grey) 
metal panel cladding over existing 
precast structure (outframe of each 
elevation)

New light-colored honed limestone 
panels at existing precast structure 
(edge of floor slabs, 3 sides typ.)

New energy efficient window system 
with light-colored mullions. Typical 
level 03 thru 08
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PARKING

PARKINGRAMP UP

New egress stair (L1 - C3)

New egress stair (L1 - C3)

FLOOR PLAN - LOWER LEVEL 03 (LL-03)

1’0 4’ 8’ 16’

SCALE: 
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PARKING

New egress stair (L1 - C3).

New egress stair (L1 - C3).

FLOOR PLAN - LOWER LEVEL 02 (LL-02)

1’0 4’ 8’ 16’

SCALE: 
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PARKING

MECH (GARAGE ENTRANCE RAMP ABOVE) ELEC

TENANT SPACE

RAMP DN

RA
M

P 
UP

New egress stair (L1 - C3).

Restroom reconfiguration.

Remove existing egress stair.

New egress stair (L1 - C3).
TENANT SPACE

BUILDING STORAGE

FLOOR PLAN - LOWER LEVEL 01 (LL-01)

1’0 4’ 8’ 16’

SCALE: 
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1’0 4’ 8’ 16’

SCALE: 

FLOOR PLAN - LEVEL 01
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DN
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DN

DN

DN

ELEVATOR 
LOBBY

GROUND FLOOR TENANT SPACE
(MPAA)

TENANT PATIO

GROUND FLOOR TENANT SPACE

FCC

BUILDING AMENITY
(FITNESS CENTER)

PROPERTY LINE

PRO
PERTY LIN
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16TH STREET NW
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 N

W
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LL

EY

BUILDING
LOBBY

SCREENING ROOM

LOADING DOCK
PARKING GARAGE ENTRANCE

          DN

FAR TABULATION

Site area                                    22,308 SF

Existing FAR                                         5.5

   Existing area                       122,694 SF
   + Level 1                                   1,064 SF
   + Level 2                                        83 SF
   + Level 3-8                               9,708 SF
   Total increase                       10,855 SF

Proposed area                       133,549 SF
                                                 / 22,308 SF

Proposed FAR                                5.99

LEGEND

Floor plate area increase            1,064 SF

Existing perimeter location

Existing Cellar extents below

Utility / Metro vaults below

Line of building above

Modified hardscape and landscape

New glass guardrail at 42” above finished floor

New entry vestibule

New entry vestibule

New stone panel cladding at existing 
columns

New steps down to new Tenant Patio

New steps & ADA lift down to tenant space (future retail)

NIC
1620 EYE ST NW 

N
IC

H
AY

-A
D

A
M

S 
H

O
TE

L

BUILDING HEIGHT MEASURING POINT (59’ - 10”) FROM 
TOP OF CURB OPPOSITE CL OF BUILDING FRONT
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1’0 4’ 8’ 16’

SCALE: 
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SCREENING ROOM
BELOW

PROJECTION
ROOM

PROPERTY LINE

PRO
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E

LEGEND

Floor plate area increase                  83 SF

Existing perimeter location

FLOOR PLAN - LEVEL 02

Line of building above.

Newly added floor area
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Line of building above.
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BUILDING HEIGHT MEASURING POINT (59’ - 10”) FROM 
TOP OF CURB OPPOSITE CL OF BUILDING FRONT
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1’0 4’ 8’ 16’

SCALE: 

MECH
TELE
ELEC

ELEVATOR 
LOBBY

TENANT SPACE

16TH STREET NW

PROPERTY LINE

PRO
PERTY LIN

E

LEGEND

Floor plate area increase            1,618 SF/flr
x 6 floors

9,708 SF

Existing perimeter location

New metal panel cladding over existing precast 
structure (vertical). Typical level 03 thru 08

FLOOR PLAN - LEVELS 03 - 08 (typical office levels)

New llimestone panels at existing precast 
structure (edge of floor slabs, 3 sides typ.)
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BUILDING HEIGHT MEASURING POINT (59’ - 10”) FROM 
TOP OF CURB OPPOSITE CL OF BUILDING FRONT
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1’0 4’ 8’ 16’

SCALE: 

ELEVATOR 
LOBBY

ROOFTOP TERRACE RECEPTION

TERRACE

STORAGE
EMERGENCY
GENERATOR

CHILLER YARD
(OPEN TO SKY ABOVE)

MECH ROOM

16TH STREET NW

PROPERTY LINE

PRO
PERTY LIN

E

LEGEND

Terrace occupancy         1 person / 15 SF

*   These areas are not cumulative.

Lounge occupancy           1 person / 7 SF

+ - 1490 SF*

+ - 3195 SF*

Enclosed area

Louvered wall with undercut.

New channel set glass guardrail at 42” above 
finished floor at new rooftop terrace (3 sides). 
Maintain minimum of 1:1 setback from parapet

FAR TABULATION

Site area                                    22,308 SF

Enclosed penthouse area        8,083 SF

Proposed FAR                               0.362 

FLOOR PLAN - PENTHOUSE LEVEL

*elevation estimated based on public data available on Emporis and site photos

+ 87’+ 97’

NIC
1620 EYE ST NW 

N
IC

H
AY
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S 
H

O
TE

L

+ 112’

EY
E 

ST
RE

ET
 N

W

Louvered wall with undercut.

BUILDING HEIGHT MEASURING POINT (59’ - 10”) FROM 
TOP OF CURB OPPOSITE CL OF BUILDING FRONT
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1’0 4’ 8’ 16’

SCALE: 
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LEVEL 02
+ 71’ - 1”

LEVEL 03
+ 82’ - 4”

LEVEL 04
+ 93’ - 1”

LEVEL 05
+ 103’ - 10”

LEVEL 06
+ 114’ - 7”

LEVEL 07
+ 125’ - 4”

LEVEL 08
+ 135’ - 1”

T.O.S.
+ 169’ - 7”

T.O. ROOF
+ 148’ - 0 1/2”

Public alley

T.O. PENTHOUSE
+ 165’ - 10”

MAIN ROOF COPING
+ 149’ - 10”

BUILDING ELEVATION - EAST 
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BUILDING ELEVATION - NORTH

1’0 4’ 8’ 16’

SCALE: 
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BUILDING ELEVATION - WEST
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BUILDING ELEVATION - SOUTH
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BUILDING SECTION - EAST/WEST
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FACADE DETAIL - FACADE CLADDING @ HORIZONTAL

Property Line at Face of 
Existing Facade

Beltcourse Projection = 8”
as allowable per DCBC 
2013 32.02.10.9

New light-colored stone 
panel cladding over 
existing precast structure, 
typical for each floor & 
top of 8th floor

ELEVATION SECTION A-A

PLAN RENDERING
A

A

A

A
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T.O. SLAB AT TYPICAL FLOOR

Limestone panel

Existing column.

Metal cladding beyond.

New metal panel cladding over existing precast 
structure (vertical).

New metal panel cladding over existing precast 
structure (vertical).

T.O. SLAB AT TYPICAL FLOOR

Limestone panel

New window system, 18” from face of building.

Metal clad column beyond.

New window system 18” from face of building

FACADE DETAIL - FACADE CLADDING @ HORIZONTAL - ENLARGED

Property Line.

Property Line.

SECTION - RED

SECTION - BLUE

AXONOMETRIC
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MATERIALS PALETTE - EXTERIOR

Light-colored honed limestone panels with honeycomb backing at existing precast 
structure (horizontal).

Light-colored honed granite panels at existing  exterior columns at ground floor. New light-colored metal panel cladding over existing precast structure (vertical).

Insulated glass at typical office floors. Insulated glass at storefront.


