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American Pharmacists Association (APhA) (Square 62, Lots 19, 810, Pt 813, 814 and 
815) - Consolidated POD and Related Map Amendment. 

' 

APPLICATION 
Pursuant to 11 DCMR § 3011 1, the applicant, American Pharmacists Association (APhA), is requesting 
approval of a consolidated PUD and Map Amendment from unzoned to SP-2 for Lots 810, part of813, 
814 and 815located in Square 62. 

RECOMMENDATION 
The Office of Planning reconnnends approval of the consolidated PUD and Map Amendment to zone 
the above parcels SP-2 

BACKGROUND and PROPOSAL 
OP's setdown report ofFebruary 5, 2004 provided details of the applicant's proposal and its relation to 
the existing structures on the developed portions of the site, including the landmark Russell Pope 
Building and the 1962 annex to the rear The existing structure is the national headquarters of the 
association and forms an integral element of the city's Monumental Core It is anchored to the east by 
the National Academy of Sciences and to the west by the future site of the Institute of Peace The 
Department of State sits to the north of the association's headquarters building at C Street The 
proposed development will add another building to the landmark site designed by John Russell Pope 

The preeminent architecture and history of the existing structure is well documented and supported in 
the application's review by the Historic Preservation Review Board (Attachment 1) 

An existing three-story rear annex buih in 1962 will be demolished and reconstructed as a larger five­
story addition consisting of approximately 166,750 square feet of gross floor area. The applicant intends 
to acquire federally owned lots to the north and west of the existing structure for consolidation with the 
developed parcel (Lot 19), as part of its site development Zoning Regulations require that each building 
be located on its own lot of record, therefore the proposed consolidation of the above mentioned lots mto 
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a lot of single record would meet this criteria Since the lot is not mned, a map amendment is also being 
requested in conjunction with the PUD 

After submission of the original application to the Zoning Conunission, the applicant made minor 
modifications to the original PUD application, including an increase in gross floor area from 157, 775 
square feet to approximately 166,750 square feet This represents an increase in FAR from 2 0 to 2 14. 
The height of the building was also increased by two and one-half feet, from 63 feet to 65 42 feet to 
acconunodate the additional space. These changes have been submitted to, and approved by, the 
Conunission of Fine Arts (CFA) and the Historic Preservation Review Board (Attachment 2) The 
current changes are lower than proposals previously submitted and approved by CF A 

ZONING 

The federally owned parcels are proposed to be zoned SP-2, since this logically follows the mning of 
the developed lot (Lot 19) The development will therefore use the PUD standards of the SP-2 mne to 
acconunodate the additional private offices proposed on the site. 

The following table is a comparison of the development standards of the base SP-2 mne, the PUD/SP-2, 
and the proposed 

SP-2 Standards PUDISP-2 Standards Proposal 

-
Area 15.000 square feet 15,000 square feet (43,560 sq ft) 82,085 sq ft 
Height 90ft 90ft 6S 42ft. 

FAR 6 0 (3_5 rum-resJdentJ.al) 6 5 (4 5 rum resident:Jal) 214 
Lot N/A NIA. 

-
52"A. 

OeeuPSDeY 
Rear Yard 2 ~ "/foot ofverbcal distance from 4"/foot of vertical distanile fum the mean 18ft. 

the mean finisbed grade at the at the nnddle of the rear of the structure 
nnddle of the rear of the structure to to the Jnghest point of the mainroc>f or 
the htgbest pomt of the mam roof or parapet wall, but not less tbau 12 ft 
parapet waJ1. but IWt Jess dJau 12 ft. -

Side Yard None Required If provided. rt umst None Required If proVIded. rt umst be at N/A 
be at least 2 ms. Wide per fuot of least 2 ms. wide per fuot ofhetgbt. but 
height, but not less than 8 ft. wtde not less than 8 ft wide 

Loading Setback :reqwred- 18 5 ft Setback reqmred-18.5 ft Setback :reqwred- 8 ft (portton) 
Hetgbt ofEnclosure -185ft Height ofEnclosure- 18.5 ft Hetgbt ofEnclosure - 9 ft and 

12 ft (porbon) 
Parking In excess of2.000 tt'-1 fur each 91 (As m SP-2) 150 

addrttonal1,800ttl of gross floor 
area. 

Table 1 

The applicant is not requesting any flexibility from the PUD requirements of the SP-2 Zone District 
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The Generahzed Land Use Map categonzes Square 62 as mstttuttonal wtth land and factlittes occupied 
by colleges, universities, hospitals, rehgious institutions and similar facilities as the predominant uses. 
Section 2403.4 of the Zorung Regulations reqwres that the apphcatton IS "not inconststent with the 
ComprehenSive Plan and wtth other adopted pubhc pohctes and active programs related to the subJect 
site." The SP-2 Zone designation for this site IS classified as medium to high density matter-of-nght 
development, mcluding offices for trade associations and professionals permitted as a special exception 
reqwnng BZA approval. There are a few instances where instJ.tutJ.onal uses are part of a miXed-use 
designation and these locations are Judged mdtvtdually. The density and office use proposed m this 
development IS not mconsistent wtth the recommendation of the Generahzed Land Use Plan. 

The PUD also comphes with other sections ofthe Comprehensive Plan mcluding the followmg MaJor 
Theme of the Plan. 

• Section 108 - Preservmg the Histonc Character of the Distnct 
The District contains many "collections ofbwldmgs, which contribute to the beauty and fabnc, as well 
as affording a picture of its history." The existing buildmg is a designated historic landmark. The 
proposed development supports and recogruzes the tmportance of the architecture of the existing 
structure and bwldmgs m the tmmediate vtcimty, which contnbute to the fabnc of the Dtstnct's 
Monumental Core. 

The apphcatton IS also consistent with Chapter 2, the Economic Development Element, including the 
obJectives of Sections 203and 204 to foster the Distnct's promotion and stJ.mulate pnvate sector growth. 

• Section 203 1(a), which IS to "promote the Distnct as the locatlon of choice for a vanety of 
appropnate mdustnes, mcludmg.. headquarters ofbusmesses and national membership 
orgaruzattons. . " 

The Association's headquarters has operated at this location smce 1934. The Distnct has long 
accommodated national orgaruzations and associations and m this instance, the proposed expansion at 
this location can be accommodated, thus promotlng the Distnct as a location of choice for the 
association's growth. 

• Section 204 2( c), which ts to "enhance the envtronmental qualtty of areas of sigm:ficant 
development through guidelines related to access and egress, setbacks, landscapmg, hghtmg, 
facades and structural relatlonship to adJacent buildings. " 

• Section 805, which outhnes "Specific Pohctes for Protection and Enhancement ofHtstonc 
Properties". 

SectiOn 700.4 declares that a maJor pohcy of the Urban Design Element IS to carefully control future 
development to protect and enhance the national and mternational tmage quahtJ.es. Further, as an 
addition of strong architectural character, the annex proposal supports the following estabhshed pohcy 
obJectives as outhned m Section 710.2 (d) through (g) to: 

• Encourage new development withm areas of strong architectural character to contnbute to 
the phystcalidentity and character of those areas; 

• Encourage bwldmg massmg and scale of new development to be sensitive to established 
patterns 



Fmal Report - ZC #04-01 
American PharmaciSts Association 

Page4 

• Protect and enhance the green landscape and park-like settmg of trees, grass areas and plants: 
and 

• Enhance and mamtam design emphasis on the speCial nature of each area through distmctive 
landscapmg .. m accord With the architectural character of the area. 

Section 805.16 reqwres that new construction on historic landmarks be compatiole With the histoncal 
architectural character and cultural hentage of the landmark. 

These obJectives are integral components m the applicant's design of the Site, evtdenced by the due 
diligence applied by the applicant's recognition of the details necessary to respect Russell Pope's 
ongmal structure, m conJunction with surrounding structures and their significance along Constitution 
Avenue 

Accordmg to submiSSions by other reVIew agencies, the proposed annex seeks to complement the 
valuable features of the existmg structure and those m the Immediate VICimty to which It Will be VIsually 
related, with respect to the subject proposal's design, height, mass, configuration, buildmg matenals, 
texture, and color All amendments have been subsequently reVIewed and approved by the Commission 
ofFme Arts, the Histone Preservation Board and the National Capital Plannmg CommiSSion. All 
approvals have been mcluded as part of the apphcant's subnnss10n 

Site Planning and Design 
As referenced above, the histone stgmficance of thts Site and Its relevance to the Monumental Core of 
the Distnct IS understood and well documented m submiSSions to relevant agenctes OP recognizes that 
significant attention to detail (scale, massing and matenals) was reqwred to respect the mtegnty of John 
Russell Pope's classtcal Beaux-Arts structure and the proposed addition's relation to It and other 
structures m the Immediate VICimty, as well as to Constitution Avenue. The applicant has subnntted 
detailed transcnpts ofCFA's reVIew on June 19,2003, which documents the CommiSsion's comments 
and approval. Accordmg to the applicant, vanous subnnss10ns sought to reduce the appearance of the 
bwlding from Constitution A venue and separate the mass from the existing histone structure. 

The report of the National Capital Plannmg Commission (NCPC) dated July 3, 2003 (submitted by the 
applicant, Attachment 3), outlined that the lot coverage for the site With the proposed addition will be 30 
percent This falls Within range of the 38 percent coverage of the Federal Reserve and the 20 and 22 
percent coverage for the National Academy of Sciences and the Department of the Interior's site 
respectively, along Constitution A venue. While the proposed development alters the relationship of the 
landmark structure to Its settmg on the A venue, the transformation remams consistent With larger 
bwldmgs and Wider bwldings fronting Constitution A venue and C Street 

Traffic and Parking 
The eXIsting bwldmg IS currently served by 35 surface parkmg spaces, wtth mgress and egress from 22nd 
and 23rd Streets. The proposed development Will proVIde 150 structured underground parking spaces, 33 
more than the reqwred spaces for the SP-2 zone district reqwrements. Proposed below grade parkmg 
allows conversion of some of the existing surface parking to be replaced With landscapmg. The subject 
property's location approximately five (5) blocks from metro and two blocks from an entry ramp to 1-66 
proVIdes adequate access for employees and visitors. 
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The apphcant has provtded an amended traffic :unpact study With analysts provtded for the extstlng 
structure and proposed additlon on the assumptlon that the development would be completed and 
occupied by 2005. Bnefly, the study concluded that the proposed expanston would generate an average 
of 84 net additlonal peak hour vehicles-tnps and the study area would contlnue to operate Wlth an 
imperceptible delay (less than one second of delay per vehicle) dunng both mornmg and afternoon peak 
hours at street mtersections. 

The apphcant has held scopmg meetmgs Wlth the Dtstnct's Department ofTransportatlon (DDOT) and 
OP understands that DDOT wtll provtde input concermng the apphcant's analysts and the potentlal 
impact due to additional traffic. 

Public Benefits and Amenities 
Sectlons 2403.5 through 2403 13 dtscuss the defimtlon and evaluatlon ofpubhc benefits and amemtles 
The applicant has proposed the followmg as amemtles: 

1. Destgn, Architecture, Landscaping and Open Space and Htstoric Preservatlon 
The apphcant submits that the proposed addition is sensitive to the ongmal Pope design and the additlon 
allows for the "contmued use and vtabthty of the landmark bwldmg ... "Due to its extenstve reVIew and 
recommendatlons from HPRB, NCPC and CF A, the results are believed compatlble Wlth the extstlng 
structure and surrounding bulldmgs, creatlng consistency With bwldmg hnes along C and 23rd Streets 
The existing landscape is also considered a part of the htstoncal fabnc of the stte and efforts wtll be 
made to preserve thls landscape and expand with new plantlngs along a dedicated 17-foot wide stnp, 
ongmally a part oflot 813. 

2. Transportation 
Proposed off-street parking Will be located below grade and exceeds the zoning regulatlons 
requirements. The benefit accrues to additlonallandscapmg on stte Additional access to the site will be 
made avmlable at 23rd Street, which would reheve vehicular congestlon m the tmmedlate area 

3. Environmental Benefits 
According to the applicant, the site would benefit from remediation m conjunction With constructlon, 
smce soli testmg revealed contaminatlon Wlth volatlle organic compounds (VOCs) due to a dry cleaning 
estabhshment m the 1940s. 

Additional benefit Will also be denved from extenstve efforts, which wtll be made to preserve the 
significant mature trees durmg constructlon. The apphcant provided a detmled landscape plan as 
previously requested by OP, which propose$ plantlng a stgmficant number of Amencan elms. The 
health of the trees were also rated and trees along 22nd and 23rd Streets would be marked for tree 
preservatlon 1f they are m good condition and will not confltct With constructlon actiVIties In the latter 
mstance, damage to those trees would be mttlgated usmg protectlon measures as tdentified in the 
mdustr)Ps standard, Technical Guide to Preservation of Trees During Land Development, pubhshed 
by the Intematlonal Society of Arbonculture, 1989. 

OP encouraged the apphcant to constder purswng the U.S. Green Bulldmg CounCil's LEED (Leadership 
in Energy and Environmental Design) cemficatlon to achieve a min:unum ofLEED Sliver destgnatton. 
However, while the apphcant has not exphcitly stated that a rating would be pursued, the LEED 
checkhst was submitted Wlth items apphcable to the proposed addttton, includmg cons1derat10n of. 

• Indoor Envtronmental Qualtty- Utthzmg Mtn:unum IAQ Performance Standards 
• Matenals and Resources - Use oflocal and recycled materials 
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• Energy and Atmosphere - Ventilation system will be designed to exceed the current 
mdustry's standard (ASHARE 62). Low-emitting matenals will be used. 

PURPOSE AND STANDARDS FOR PLANNED UNIT DEVELOPMENT (PUD) 
The purpose and standards for Planned Umt Developments are outlined in 11 DCMR, Chapter 24. A 
PUD IS "designed to encourage high quality developments that proVIde public benefits." The PUD IS 
mtended to facilitate a site-specific proJect and the assurance of a quality development. The PUD 
process proVIdes the CommiSSion control over design, transportation, storm water management and 
related Issues and determination on the mlDlmum adverse Impact on the Immediate surroundings This 
would not be possible If the application was simply a map amendment 

PUD ANALYSIS 

In general, OP feels that the PUD is consistent With Zonmg Regulations, and IS not mconststent With the 
Comprehensive Plan objectives The PUD proposes a use that is appropnate for the proposed zoning and 
complimentary to the zone map and the intent of the zoning regulations. 

The specific reqmrements and evaluation standards for the proposed PUD were reVIewed as follows: 

PUD Evaluation Standards (§2403) 

2403 3 The zmpact of the project on the surroundzng area and on the operatzon of city servzces and 
faczlztzes shall not be found to be unacceptable, but shallznstead be found to be ezther favorable, 
capable of bezng mztzgated, or acceptable gzven the quality of publzc benefits zn the project 

The proposed project will provide mcreased parking for staff and VISitors to the offices, thereby reducmg 
the demand for on-street parking in the immediate VICimty No additional services or Infrastructure is 
requrred for the site's development. OP believes the project presents no adverse impact on the 
surrounding commumty , a position also supported by the ANC 2A. 

2403.4 The Commzsszon shall find that the proposed PUD zs not znconszstent wzth the Comprehensive 
Plan and wzth other adopted publzc polzczes and actzve programs related to the subject szte 

As mdicated prevtously m the report, OP believes this project is not inconsistent with the 
Comprehensive Plan and furthers the pubhc pohc1es established by the Plan's Econormc Development 
Element, outlined m Section 203. In addition the applicant has demonstrated m their report to the 
Commission dated June 3, 2004, that the proposed design IS consistent With the Histone Element as 
outlmed m the requrrements of Section 805, which outlines "Specific Policies for Protection and 
Enhancement of Histone Properties". 

2403.5 In the context of the Comprehenszve Plan, the Commzss10n shall also evaluate the specific public 
benefits and proJect amenitzes of the proposed development, whzch features may zn some znstances 
overlap 

According to the applicant, the pubhc benefits and amemties package includes the following maJor 
items: 

1. Supenor design and architecture 
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The proposed ·development features on-site environmental improvements, including the removal of 
contammated soil from the lot, thereby reducmg the emissions of volatile organic compounds from the 
Site. The applicant has mdicated that while LEED rating on the addition will not be pursued, they 
intend to apply LEED standards as It relates to miDimum energy performance and CFC reduction m Its 
HV AC equipment selection The proposal also plans to attain supenor mdoor enVIronmental air quality 
standards by exceeding the current mdustry standard for ventilation required by the LEED program 
Intenor mstallations will mclude low emittmg matenals m chOices in adhesives, paints and carpeting 
throughout the bwldmg 

This project also includes on-site stormwater management facilities compnsed of new dramage systems 
and a large sand filter. The stormwater management features and engmeenng will be reviewed by the 
Department of Health's Stormwater and Sediment Control DIVISIOn dunng the bwlding permit review. 

2403 6 Publzc benefits are supenor features of a proposed PUD that benefit the surroundzng nezghborhood 
or the publzc zn general to a szgnzjicantly greater extent than would likely result from development 
of the szte under the matter-of-nght provzszons of thzs tztle 

Sale of the property to APhA permits a logical expansion of the landmark structure currently used by 
APhA as Its headquarters. The Zonmg CommiSSion and Distnct agencies would not have had the 
benefit of a review of the development proposal If the proJect were developed as unzoned federally 
owned property. Therefore, it is beneficial to the public that this development IS g~ven public reVIew 
and oversight through the Zonmg Commission's process. 

Given the histone sigmficance ofthe s1te, mcludmg the landscapmg and bwldmg's structure, OP 
believes that the applicant has demonstrated stgmficant effort m craftmg a supenor destgn that respects 
and complement's the site's ex1stmg structure, as eVIdenced m supportmg comments and approvals from 
the Commission ofFme Arts, the Histone Preservation Review Board and the National Capital Planmng 
Commisston. 

2403 9 Publzc benefits and pro;ect amemtzes of the proposed PUD may be exhzbzted and documented zn 
any of the followzng or addztzonal categones 

(a) Urban deszgn, archztecture, landscapzng, or creatzon or preservatzon of open spaces, 

The density of the proJect ism keepmg wtth the character of the surrounding neighborhood. The 
proposed structure will not be unduly burdensome on the extstlng mfrastructure, much of which wtll not 
be vtstble from Constitution Avenue. Accordmg to reports from CF A and HPRB, as well as those 
conducted by the applicant, the proposed height of the structure would be minimally visible from 
Constitution Avenue. 

OP IS satisfied that the applicant has provided a detailed landscapmg plan for the project area. The plan 
reflects a common theme, which blends the older and newer plantmgs. Extensive measures were 
documented to show tree preservation measures, before, durmg and post construction 



Fmal Report - ZC #04-01 
Amencan Pharmacists Associatlon 

(b) Szte planmng, and efficzent and economzcalland utzlzzatzon, 

Page8 

Based on the reviews and the applicant's submission to OP, OP beheves that the main obJectives to site 
planning and design included. 

• Integratl.ng the proposed addition into the site's historic fabric by providing 
appropnate connections to the surrounding structures to the east and west of the 
Site, as well as to Consbtubon A venue, 

• ProVIdmg an enVIronmentally sensitive site destgn, and 

• Developmg an arclntecture that complements the surroundmg context. 

OP supports the apphcant's effort at respectmg the existmg structure's mass by gradually increasmg the 
height of the addition away from the Pope butldmg The resulting lot occupancy of the stte wtll be 
comparable to neighbonng structures wlnle mamtammg a VIsual separation when VIewed from 
Constitution Avenue. 

(c) Effective and safe vehicular and pedestnan access, transportatzon management measures, 
connectzons to publzc transzt servzce, and other measures to mztzgate adverse traffic zmpacts, 

Wlnle access from C Street remams questionable due to secunty concerns of the State Department, the 
proposal tmproves on pedestnan access wtth a secondary entrance from 23rd Street. The Site ts well 
served by pubhc transit, mcludtng Metrobus routes and Metro rmllocated wtthm easy walkmg distance 
(5 blocks) to the north. Based on the applicant's submttted traffic study, the Level ofServtce (LOS) on 
both 22nd and 23rd dnveway/street mtersecbons would not be significantly changed by the addition, as 
proJected traffic flows at both AM and PM peak penods, showed no Stgmficant changes in volume. 

The location IS well served by Metro bus and ratl systems. 

(d) Hzstorzc preservatzon ofprzvate or publzc structures, places, or parks, 

Both the existmg structure and the landscapmg contnbute to the lnstonc fabnc of the stte and OP IS 

satisfied that Historic Preservation's review recommended approval of the proposal. Recent amendments 
mcludmg a setback of an addtbonal five feet back from the origmal building has met the Board's 
approval, smce 1t mcreases the space around the landmark (HPRB Report, Apnl 22, 2004). The Board 
found that the conceptual plans with most recent amendments were consistent with the putposes of the 
preservation law 

(e) Employment and training opportumtzes; 

Smce the proJect IS a pnvate development, with no public funding assigned, the District's First Source 
Employment Agreement IS not contemplated. 

(f) Houszng and affordable houszng, 

Tins project is essentially an office development and does not proVIde housmg. 

(g) Soczal servzces/faczlztzes, 

S~mtlarly, no soctal servtces are associated with this development. 

(h) Envzronmental benefits, such as storm water runoff controls and preservatzon of open space 
or trees, 
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The proposed development creates additional pervtous space, new landscapmg, envrronrnental 
rmprovements and improved site access. The apphcant has retamed a respected landscape architect to 
design tree protection measures for all phases of activity on site to preserve the mature "landmark" trees 
on site The submitted landscape plan proposes to preserve a number of mature trees, and install 
additional trees. 

This project also mcludes storrnwater management facilities on-site. This mcludes the construction of 
new dramage systems and a large sand filter. This application has been referred to the Department of 
Health and no comments have been received. The tree preservation and storrnwater management 
engmeermg Will be reVIewed by the Department of Health's Storrnwater and Sediment Control Division 
dunng the building permit reVIew 

(z) Uses of speczal value to the nezghborhood or the Dzstrzct of Columbza as a whole, 

The value to the Distnct IS m the retentiOn of a long-standing national and local organtzatmn 
representing independent pharmacists that contributes to the District's economy The association's 
expansion will provide additional space for the association's expanding needs. 

(J) Other public benefits and proJect amemtzes and other ways zn whzch the proposed PUD 
substantzally advances the maJor themes and other polzczes and objectzves of any of the 
elements of the Comprehenszve Plan 

The Dtstnct's Monumental Core IS hkely to benefit from the development of the annex m numerous 
ways. In addition to those previously mentioned, the project substantially advances the major themes 
and elements of the Comprehensive Plan including. 

Economic Development 

• Ward 2 as a place to do busmess (§1301 1(a)) 

• Encourage office employment growth ... in other . parts of the Central Employment Area 
(§1302.1 (c)) 

• Encourage development of office bwldmgs m appropnate locations m Ward 2 (§ 1311.1 
(d)) 

OP beheves the location is appropnate as an expansion site for the association. Since avrulable land IS 

scarce, thts allows the association to remain at Its current locatiOn without leaving the Dtstnct. Thus, 1t 
encourages growth and busmess retention of a national organization in the District. 

Htstonc Preservation Element 

• New construction on histone landrnarks ... should be compatible With the histoncal 
architectural character .. In design, height, proportion, mass, bwlding matenals and 
texture, color ... (§805.16) ' 

The project proposes to use matenals of Slinllar quality and standards reflected m the existmg and 
surrounding structures. The existing structure IS composed pnmanly of Vermont marble on three stdes 
of the bwldmg and the proposed structure wtll be composed of limestone. 

2403 10 A proJect may qualify for approval by being partzcularly strong zn only one or a few of the 
categorzes zn §2403 9, but must be acceptable zn all proffered categorzes and superzor zn many. 
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OP believes that the pub he benefits are appropnate smce no relief IS requested through the PUD process. 

2403 11 To asszst the Commzsszon zn applyzng the evaluation standards ofthzs section, the applzcant shall 
prepare and submzt to the record of the case an annotated table that shows 

(a) The extent to whzch the proposed development would comply wzth the standards and 
requzrements that would apply to a matter-ofnght development under the zone distnct 
classzficatzon of the szte at the tzme the applzcatzon zs filed, 

(b) The specific relzef that the applzcant requests from the matter-ofnght standards and 
requzrements, and 

(c) If the applzcant requests a map amendment, the extent of complzance wzth, and the requested 
relzeffrom, the matter-ofnght standards and requzrements of development under 
conventzonal zonzng 

Tins table IS shown as Table 1. 

2403 12 The annotated table requzred by §2403 11 shall also show how the publzc benefits offered are 
supenor zn qualzty and quantzty to typzcal development of the type proposed and the duratzon of the 
operatzonal or grant programs 

Although no flex1b1hty IS requested and therefore no ameruty package offered, the proJect exhibits 
public benefits through the extensive pub he review and design process The detruled review of the 
proposed addition has resulted in a building of supenor design that fully respects the landmark status of 
the ongmal bwldmg and Its unique location at the western end of the National Mall. 

AGENCY REFERRALS AND COMMENTS 

The application was referred to the D1stnct Department of Transportation and Department of Health 
(Storm Water Management). OP has not received comments from these agencies to date. 

The Historic Preservation Review Board 
The Histone Preservation Board received subrmssions from the applicant on 10/25/01 and the designs 
were approved m concept (May 22, 2003 and Apnl2004), subJect to further review by the Board, and 
CFA as the proJect progresses. 

The Comrmss10n ofFme Arts 
The CommiSSion ofFme Arts approved the design concept on June 19, 2003. The report IS mcluded m 
the applicant's submission 

The National Cap~tal Plannmg Commission 
Staff evaluation of the concept destgn recommended approval of the submission on July 3, 2003, on 
condition of subm1ss1on of a landscape plan and eVIdence of an agreement Wlth the National Park 
Serv1ce for the protection of the 17-foot strip ofland adJacent to 23rd Street. Tins report 1s also mcluded 
m the applicant's submission. 

COMMUNITY COMMENTS 
ANC 2A recommended approval of the concept at therr regularly held meetmg on May 19, 2004. 
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The Office ofPlanmng bebeves that the proposed PUD is not mconSistent With elements of the 
Comprehensive Plan and is consistent with the requirements of the Zoning Regulations. 

The existing 1934 structure is a smgle-story marble bruldmg with a 1962 annex connected at the rear. 
The proposed addition IS a five-story 166,291 square foot lrmestone bruldmg OP believes that the 
prominence of the ex1stmg structure has been m&ntamed by the addition and the proposed SP-2 zone 
designation of the parcel is consistent with the surrounding properties 

OP supports the apphcant's design and submission on Its ments and recommends that the apphcatlon for 
a consolidated PUD and related map amendment be approved. 



Landmark/Dtstnct 
Address· 

Meeting Date: 
HPA tN'umber 
Date Received 
StaffReviewer: 

IDSTORIC PRESERVATION REVIEW BOARD 
STAFF REPORT AND RECOMMENDATION 

American Pharmaceutical Association 
2215 Constitution Avenue, NW 

February 27, 2003 
03-
10125/01 
David Maloney 

(x) Agenda 
( ) Censent Calendar 

(x) Demolition 
(x) New Construcuon 
(x) Conceptual Design 
(x) Subdlviston 

The Arnencan Pharmaceutlcal Assoc1ation (soon to be the Amencan Pharmacists' Assocuwon) 
and Hartman-Cox Architects have apphed for conceptual revtew of a new office annex at the 
APhA headquarters on Const:J.tutlon A venue. The project would mvolve demohtJ.on of the 
ex1st1ng office annex, consohdatiOn of land ownership to include U.S. government property on C 
Street at the rear of the headquarters butld:mgs, and construct:J.on of a larger annex to include both 
expanded quarters for the assoctation and leased space. 

American Institute of Pharmacy (1932-34) 
The Amem~an Phannaceutlcal Association-the orgamzat10n representing Amencan 
pharmacJSts-was created in 1852 to establish a code of professiOnal conduct and eth1cs for the 
profession. For many years the assocumon had no settled home, until It decided to construct an 
American Institute of Pharmacy in the natlon's capital, to serve both as a pennanent home for the 
associatlon and as a memorial to founder Wtlliam Procter, Jr In 1932, Congress authonzed the 
cloSing of a portion of Water Street between 22nd and 23rd Streets to create a suitable 
monumental Site for the bullchng on a nse to the north of the Lincoln Memorial By 1934, the 
1mposmg Neoclasstcal headquarters destgned by noted architect John Russell Pope was 
completed, and smce that time, m keeping With the vtsion of the McMillan Plan, tt has anchored 
the row of monumental mst1tutions lmmg the north s1de of ConstitutiOn Avenue oppostte the 
westward extension of the Mall. 

The Amencan Institute of Pharmacy ts a one-story structure clad m white Vermont marble. The 
ongtnal bWldmg IS small-measunng only about ?6' by 120' and onginally housmg only a 
rotunda, hbrary, museum, lecture room, and mtmmal office space on the mam floor-yet every 
b1t as powerful as the larger mst:J.tunonal buildings that form the monumental thoroughfare. Pope 
apparently recycled the design from a previOus unrealtzed conmusston, but nonetheless, in great 
measure due to the elegance of design and masterful sttlng at the crest of a cascade of steps, tt 
remams among rus most successful buildmgs m Washington. 

From the start, the APhA contemplated add.mg more space for laboratones or other needs, and by 
the late 1950s, 1t had engaged Pope's successors Eggers & Htggms to complete an office annex 
to the rear of the ongtnal structure. The addltlon, fimshed m 1962, ts about the same stze as the 
ongmal bmldmg, butts three stones h1gh, clad in limestone w1th decorative alummum spandrel 
panels It ts set back about 25 feet from the Pope bmldmg, and connected to it by a one-story 
glazed passageway 



Demolition and Subdivision 
The expansiOn proposal is predicated on demoht10n of the Eggers & Hlggms additton and 
consohdatton of a larger Site This raises the issue of the potenttal stgruficance of the addttton 
relattve to the landmark as a whole. Although anticipated at an early stage and clearly designed 

10 a snrular Neoclasstcal manner to be compatible with the ongmal Pope butldmg, the addition 
does not approach the original buildmg m architectural consequence The NatJonal Regtster 
nommatton for the property does not discuss Its architectural features or possible historic 
significance. The addttton IS described as "compattble" and "subordmated m destgn to the 
original buildmg," .but ts not spectfied as -etther a contributtng or non-contnbuttng feature of the 
destgnated landmark Its mtenors are utllitanan With no <hstlncttve architectural features. There 
ts no evidence that it follows any spectfic expanston plan prepared by Pope (and mdeed, the 
exposed common bnck rear wall of Pope's buildmg suggests that a different kmd of expanston 
mtght have been contemplated). 

To construct the larger addttton, APhA must also assemble an additiOnal lot to Its north, currently 
owned by the U.S General Servtces Admimstratton, so that It Will control the enure square. The 
GSA lot ts currently landscaped, and appears to the casual observer to be a portion of APhA' s 
landscaped setttng The disposition ofthts land IS subject to Section 106 revtew, and 
consultation pursuant to thts revtew ts now m progress to ensure that posstble adverse effects on 
histone properties are avOided or swtably nutigated This review also addresses Nattonal Capttal 
Plannmg CommiSSIOn approval of the plans, wh1ch IS required by spectfic legislatiOn 

Proposed Addition 
The proposed addition would be constderably larger than the existtng annex, filling most of the 
rear of the site and rismg five stones m height behmd the Pope landmark. The new annex would 
nearly fill the enttre width of the square, but with a setback from the 23n1 Street nght-of-way 
consistent With the existmg bwldmg hnes that establish a broad street VISta of the lincoln 
Memorial Ltke the Eggers & Higgins additJon and most of the surroundmgs, the new annex 
derives Its architectural mspiratmn from the classical traditton Sightlme studies show that much 
of the structure would be concealed from the pnmary vantage pomt at the Constitution Avenue 
sidewalk (and It IS a few floors lower than the State Department headquarters to the north of C 
Street), but there IS no question that 1t would also be percetved as markedly larger than the 
existmg addition, especially to motonsts or pedestnans expenencmg the butldtng in the round. 
The addtt10n would be more Similar m scale and overall proportions to the larger monumental 
bmldtngs- on Constitution A venue, such as the National Academy of Sctences (Immediately to 
the east) and Federal Reserve 

Gtven the need for expanded office facilities (and the destrabihty of a bulldmg large enough to 
support the provtsion of top-quality ex tenor firushes that are essentJal m this context), 1t should 
nonetheless be posstble With a suitable design to construct a compattble addition to the Pope 
bmldmg while occupymg a larger portion of the stte and expanding beyond the envelope of the 
current office annex. The other monumental butldtngs on ConstitutiOn A venue, also landmarks 
in theu own nght, help to establish a larger scale withm whtch an expanded APhA annex can be 
comfortably Situated Pope's own Constitution Hall addition to the ongtnal DAR. Memonal 
Continental Hall Is one example of such a large rear expansiOn 

Dunng the ongomg process of Section 106 consultatiOn (among GSA, the applicant, the NCPC, 
Advtsory Council on Histone PreservatiOn, and State Histone Preservation Office), certain 



refinements of the conceptual plan presented to the CommissiOn of Fine Arts have been pursued. 
In particular, the emphasis has been on two maJor obJectives-creatmg a rooflme that reinforces 
an mstJtutional rather than commercial character, and separatmg the additJon a sufficient distance 
from the Pope bUilding so that it does not crowd the landmark bwlding and IS Identifiably a 
separate structure 

The addJtJon of a hipped roof concealmg the mechamcal penthouse successfully addresses the 
first obJective This roof helps relate the annex to the context of 1ts larger mstltutlonal neighbors. 

A clear separation between the buikhngs has also been introduced, as shown m the 22nd and 23rd 
Street elevatiOns subnntted m February for Board rev1ew The proportions and rhythm of these 
stde facades are cntJcal to establishmg a compatible relatlonship between the onginal buildmg 
and annex. As shown, the mass of the annex IS skillfully broken down mto smaller mterrelated 
components-a shghtly projectmg central pavll1on flanked by taller end pavilions, With a 
recessed attic behind-that relate to the mterlock:mg masses of the Pope design. The wtdth of the 
separation IS shown at 15 feet in the center, or 10 feet measured at the street elevations Whlle 
there IS no magic numencaJ chmens10n for thts separation, the allowance of sufficient void to 
create an amplitude and grandeur of progression from the older structure to the new JS en tical. It 
also affects the destgn proportions of the annex (a narrower gap makes the proportions shghtly 
more honzontal, a wtder gap more vertical). To ach1eve compatlbthty, the finished archjtectural 
compos1t1on should appear classically proportloned, generous and unforced m the manner 
charactensnc of this boulevard of mstltutions 

Landscapj,og 
As noted m the National Register nommauon, the sttlng and landscapmg of the building are an 
mtegral part of the landmark property. The histone landscape (at least some of which IS 

mchcated on Pope's ongtnal plans) IS now mature and includes heavy planting to the sides of the 
bUJldmg, w1th massed evergreens provH:bng a foil to the central marble pavilion It becomes 
even more Important with a large new annex that this landscape destgn be preserved and 
remforced The new annex mcludes underground vehicular parking and interior loading, and 
thus allows the beneficial removal of the ex1stJng surface parking and loading from the property. 
Thts is an opportunity to strengthen landscape features, usmg them m the same way that Pope 
cbd, to enframe and soften the archttectural mass. 

Recommendations 
The staff recommends that the Board approve the conceptual plans for demolition of the Eggers 
& Higgms Annex. subdt.vis10n of the property, and constructlon of the proposed annex.. as 
consistent With the J)UlpOSes of the Histone Landmark and Histone D1stnct Protectmn Act, With 
the followmg contlngencies · -

1) Further Board review of developed destgns and matenals, 
2) Sufficient study of the width of the setback between the Pope bUilding and annex, to 

ensure a compatible design relatlonsh.tp. 
3) Preparanon of a landscaping plan to conserve and rem force the histone landscape; 
4) Photographic documentation of the Eggers & Higgins addition unor to demohtJon; 
5) IdentificatiOn of potentlal opportumtles to reuse salvageable architectural matenals (such 

as the aluminum spandrel panels) from the Eggers & Htggms bwldmg. and 
6) Successful completion of Sect10n 106 and other applicable proJect reviews 
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The Amencan Phannacists Association and Hartman-Cox Architects return to the Board for 
further conceptual revtew of a new office annex at the APhA headquarters on Constitution 
Avenue. 

At the meeting on February 27, the Board recommended that the APhA give specific 
constderation to Board comments on stze and compatibthty. The Board also requested any 
additional avaible information on the existing annex in order to make a detennmation on whether 
tt should be considered a contnbuttng structure. 

Existing Annex 
The staff has given further consideration to a posstble finding of historic significance for the 
annex, and has revtewed additional documentation submttted by Tracenes on behalf of the 
applicant, after a full search of available records (selected documents are attached, including 
information on Eggers & Higgins and correspondence wtth the Commission ofFme Arts). Based 
on this material, the destgn of the annex can be firmly attributed to Richard Eggers, the son of 
Otto Eggers. The building received a routine review by the Commission ofFme Arts, focusing 
on the Commission's preference for a marble rather than limestone ~ade.• The design for a 
"semi-detached" rear addttton apparently followed an earlier tdea to add wings onto the onginal 
bwldmg. The record also reflects that the project proceeded after the architect dectded to "go 
along with our structure as designed'' since ''nothing can be done" about the appropriation of a 
17-foot strip along 23rd Street for a proposed overpass approach road. 

Based on further constderatton of the annex in hght of these additional matenals, the staff 
recommends that the Board detennme that the addition is "compatible" as described m the 
National Regtster nommation for the American Institute ofPhannacy, but not a contributing 
feature of the designated landmark. 

Thts recommendatton ts based on the lack of a clmm of stgruficance in the National Regtster 
documentation, the absence of mfonnation showing that the proJect was considered notable when 
built or thereafter, the date of construcbon (1959-62), the absence of true architectural dtstlnctlon 
m a design possibly compromised by external constramts, and the tenuous connection between 

1 In one band-wntten letter, for example, Conmnsston member Enuly Mwr wntes to Commission Secretary Lmton 
Wilson "Re the Pharmaceutical annex-! don't see how lunestone can look more like marble than marble. I would 
have to be shown' The buddmg as tt stan~ IS a credtt to Washington. Its annex should be a matter ofpnde & not 
smk mto the connnon pit of all economic expedtency " 



archttect Richard Eggers and John Russell Pope. 

Revised Architectural Plans 
The archttects have further refined the massmg and composttlon ofthe proposed addttion m 
response to the Board's comments. Additional mformatton has also been submttted comparing 
the stte coverage to other bwldmgs along Constttution A venue. 

The additional information mdicates that the proposed project is comparable to the neighbonng 
historic tnstltutlonal buildmgs The proposed 30% Site coverage ts only shghtly above the 
average 27%, and slightly below the average 32% includmg paved areas as coverage. The 
project stze has been reduced nearly 10% below that approved by the Commtssion of Fme Arts 
The floor arearaho IS 1 99, compared to the allowable 3 5, the mttial proposal to CFA at 2 24, 
and the design approved by CFA at 2.20. 

In the revised design, the mam block of the addition has been moved an additional five feet back 
from the original building. This further increases the space around the landmark, and ehmmates 
the need for the unresolved south-facing returns at the ends of the one-story transition element 
between the landmark and the addition These changes markedly enhance the design 
compatlbthty wtth the historic landmark. The archttects have also investigated other possible 
minor setbacks, but have elected to retain the simple geometric forms characteristic of the 
historic context. 

The conceptual plans will of course be subject to further review by the Board, staff, and CF A as 
the project progresses. 

Recommendation 
The staff recommends that the Board take the followmg acti~ns: 

I) determine that the existing annex does not contribute to the landmark; 
2) find the conceptual plans as presented consiStent With the pwposes of the preservation 

law; and 
3) recommend approval of the subdivisiOn as consistent with the pu.r:poses of the 

preservation law. 
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The American Phannactsts Assoc1at1on and Hartman-Cox Architects return to the Board for 
reVIsed conceptual review of the proposed expans10n of the APhA headquarters on Constitution 
Avenue. In May 2003, the Board found the conceptual plans consistent with the purposes of the 
preservation law 

Proposed Revision 
The proposed revision results from a series of changes in the mtemal arrangement of the 
buildmg. Soon after the Board reviewed the plans m May 2003, APhA began to favor an 
arrangement that allowed the floors of the new addition to allgn with the floors of the original 
structure. 1 Because of the change in grade across the stte, this meant that the main floor dropped 
well below the C Street grade level. APhA then detemnned after further consultation with the 
State Department about secunty arrangements on C Street that a mam entrance on C Street would 
be appropnate. This led to raising the second floor level in order to provide sufficient head 
hetght for a major entrance and to create a higher base for the C Street elevation. The resulting 
change adds a mezzanine level and mcreases the overall height of the buildmg by 30 inches 

The roof was also adjusted to achieve an eqwvalent slope on all stdes. Further refinement of the 
roof design is contemplated. 

Evaluation 
The propo~ed change mvolves some benefits and some disadvantages. The east and west 
elevations appear to benefit from a taller lDld-secbon relative to the base and attic, and the lugher 
base on C Street ts appropriate. On the other hand, there are more floors m the elevations and the 
separate components of the design are less unified by a contmuous base The overallmcrease of 
30 mches in height is not partJ.cularly significant, but careful study of the roof1s m order, 
particularly m perspective as well as m elevation. On balance, the staff finds the changes 
consistent wtth the Board's approval, with the understandmg that fa~ade designs will continue to 
be refined. 

Recommendation 
The staff recommends that the Board accept the concept rev1s1ons. 

1 The apphcant's subrmsston compares the currently proposed sections and elevations to those from June 2003 (the 
date of the proJect subiDlsston to NCPC) The May 2003 and June 2003 elevattons are the same. but the May 2003 
section shows the floors of the new butldmg not ahgnmg Wlth the ongmal bwldmg (see attached) 



STAFF RECOMMENDATION 

NWttherell J 
__ N_CP __ c_FI_de_N_o_._~_6_1 _____________________________ l'J<=:I?<=: 

-~PUN>.-Q)I,UilSITON 

AMERICAN PHARMACISTS ASSOCIATION 
CONCEPT DESIGN FOR NEW ADDITION 

2215 Constitution Avenue, NW 

Submtsston by the Amencan Pharmacists Association 

July 3, 2003 

Abstract 

The Amencan Pharmacists Association (APhA) has submttted a concept design for an additiOn 
to Its bwldmg at 2215 Constitution Avenue, NW. Designed by the notable Amencan architect 
John Russell Pope, the one-story monumental headquarters buildmg, bsted m the National 
Regtster Qf Histone Places, was completed m 1934 It is a Significant element in the row of 
exemplary monumental, Beaux Arts-style buddmgs along the north side of Constitution A venue 
facmg Constitution Gardens. The Pope buddmg was designed With pnmarily ceremorual intenor 
spaces, in 1962, a two-story office addition of a Similar size was constructed behmd the origmal 
building APhA proposes demohshmg the 1962 office addition and replacmg It With a five-story 
office buddmg of approximately 166,291 square feet that will be connected to the original Pope 
bulldmg. 

In order to accomplish the new constructiOn, APhA must purchase lots at the north stde of 
Square 62 (at C Street, NW) owned by the federal government and managed by the General 
Services Admirustration (GSA) NCPC reviewed the notice of availability of excess real 
property in June 1999, stating that It had no obJection to the s1te for pnvate development 
provided the development be compatible With the area, that a 17-foot-st~ of land along 23rd 

Street be.. ref.alned m federal ownershtp to protect the viewshed from 23 Street, and that the 
proposed development be reviewed by NCPC and CPA m accordance with the 1958 deed 
restriction. 

Authority 

Approval of concept design pursuant to the Deed for the Exchange of Lands m Square 62 in the 
Distnct of Columbia dated December 30, 1958, which reqwres approval by NCPC of all 
structures erected in the square 
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Approves the concept destgn for an addttton to the Amencan Pharmactsts Assoctauon bwldmg 
pursuant to the Deed for Exchange of Lands m Square 62 m the Dtstrict of Columbta dated 
December 30, 1958, as shown on NCPC Map File No 1.34(08 21) 41199, provided that m the 
further development of the concept design: 

o The parkmg garage entrance be located m the addtt1on rather than under the extended 
terrace adJacent to the Pope bulldmg, so that the views of the Pope building and the 
appearance of 1ts grounds remam as unaltered and as undlsrupted by vehicles as possible; 
so that the basic symmetry of the onginal terrace around the Pope bwldlng be retamed, 
and so that the services for the office bwldlng be contained in the office buildmg ttself to 
mmuruze the adverse effect on the Pope buildmg. 

o A monumental, pnmary entrance be provided to the buildlng from C Street and that the C 
Street fa~ade be altered at the f1rst story accordmgly, as befits a long fa~ade facing a 
street and a prominent government headquarters bwldmg 

o The -prehmmary and final stte and butldmg plans mclude a landscape plan, matenal 
samples, and evidence of an agreement With the National Park Servtce for the protecuon 
of the 17-foot stnp of land adJacent to 23rd Street 

* * * 

BACKGROUND AND STAFF EVALUATION 

DESCRIPTION OF PROPOSAL 

The ongmal 1934 structure ts a severe, one-story monumental buddlng that has sohd white 
marble walls without fenestration other than a monumental door and two wmdows on the front 
fa~ades of the side -wmgs. The central portion of the bwldmg Is sunn~unted by a high classtcal 
atttc parapet, whtle small wmgs extend to the stdes and rear under a flat roof. The dnrunuuve 
butldmg on tts relatively large lot was deemed appropnate by vtrtue of both Its destgn and the 
resultant open setung for tts Important location near the recently completed Lmcoln Memonal. 
The butldmg, whtch was allowed to be constructed slightly forward of the established bwldmg 
hne for Constitution A venue because of Its small s1ze, features a monumental entrance path and 
staircase that extends the full Width of the central portion of the bwldmg. A synunetrical terrace 
extends across the front of the bwldmg The 1962 additiOn IS connected to the rear of the Pope 
budding by a hyphen and does not extend beyond the wtdth of the ongmal bmldlng. 

The proposed office addttton or annex ts a five-story, limestone buddmg of approximately 
166.291 square feet of gross floor area. The dunensions of the additiOn at the first floor are 220 
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feet in w1dth and 160 feet m depth Above the first floor. the addition 1s 140 feet m depth In 
fonn, the first story connects to the white-marbled Pope budding along the Width of the histone 
buddmg The next three stories fonn a rectangular footprint and a unified vertical fenestration 
system. Pronounced cornices occur above the first, thml, and fourth stories. The fifth floor, 
measunng 180 feet m width and 95 feet in depth, IS set back under a htpped roof at the rear of the 
new additton. Whde the addition ts ngorously symmetrical m relation to the Pope bulldmg when 
seen from the south on Constitutlon A venue, from the east and west the htpped roof is set back to 
the north stde of the square in order to create a larger physical as well as visual separation from 
the Pope ouddmg. The proJect does not encroach on the 17 -foot stnp of land along 23td Street, 
NW. protecting the open space of the vista down 23td Street toward the Lmcoln Memonal. 

The primary pedestnan entrance to the office addition ts on 2200 Street, NW. with a secondary 
entrance from 21m Street, NW. The C Street facade of the proposed addition does not! have an 
entrance 

The serv1ce areas for the bwldmg are off 22nd Street, NW. The underground parlang entrance JS 

entered from the middle of the block on 22nd Street, under a new terrace extended from the east 
s1de of the Pope butldmg. The present symmetry of the Pope building and terrace across the 
front would be altered by the deeper extension of the terrace on the east stde of the Pope buddmg 
over the proposed parlang ramp The proposed terrace extensiOns on both stdes would replace 
two small surface parking lots that have been installed subsequently. The parkmg garage would 
contam appro.ximately 150-180 spaces. The loadmg dock (w1th two mtenor loadmg berths) IS 

entered from the northeast comer of the buddmg. 

PREVIOUS COMMISSION ACTION 

NCPC reviewed the notice of avadab1bty of excess real property at tts June 3, 1999 meeting, 
statlng that it had no objecllon to the use of the Site for pnvate development, provided the 
development was compatible wtth the area, that a 17-foot-stnp of land along 23m Street be 
retained m federal ownership, and that the proposed development be reviewed by NCPC and 
CFA m accordance with the 1958 deed The deed reqmres APhA to secure approval of NCPC 
for any structures erected on Square 62 

EVALUATION 

APhA has submitted a concept destgn for a new addition that IS grounded m the architectural 
vocabulary and matenals of the Beaux Arts-style 1nstttutional budd.mgs on Constitution A venue, 
NW. ThJs notable row of monumental butldings was planned and tmplemented m the 1920s and 
1930s, pursuant to the McMillan Plan, the wtderung ofConsbtution Avenue, and the complellon 
of the Lmcoln Memonal. The current submission IS a destgn concept that w1ll undergo 
substannal design development before the Commission reviews the preliminary and final sJte and 
buikhng plans. 

The concept for the office add1t1on appropnately reflects a neoclassical balance of solid to vOid 
(masonry facades to wmdow operungs), and employs symmetncal and harmomous classical 
elements such as mtennedlate cornices and the hipped roof to IIUmmize the visual appearance of 
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the size of the addition The first story connection of the addition to the rear of the Pope bualdtng 
IS an appropnate method of attachmg the two buildings wlule also separatmg theu respective 
masses above the first floor by a distance of 20 feet. The asymmetncal massmg of the addttion 
when seen from the east and west was a recent destgn decision that has led to a greater phystcal 
and VIsual distance between the two bwldings, now 60 feet at the fifth story. Placmg the bulk of 
the bwlding at the back of the sate IS also appropnate for the context of C Street, which mcludes 
the massive U S Department of State on the north stde and later addtnons to the anginal Beaux 
Arts-style mst:J.tuttonal bUildmgs on the south s1de of the street For example, the Federal 
Reserve~s (Eccles BUilding.,s) C Street facade is close to the stdewalk and the adjacent National 
Academy of Sciences subsequently butlt an addit10n that abuts the C Street stdewalk 

The prominence of the Pope budding on the ridge above Consntutton A venue when seen from 
the south has been preserved m thts concept destgn proposal The uniqueness of the Pope 
butldmg, With tts modest 1962 addition and Its relatively expans1ve lot, has been preserved until 
thls time. The proposed addition wtll alter the relationship of the Pope butlding to tts settmg. It 
wlll transform the Site as a whole mto somethmg more consistent With the larger buddmgs to tts 
east, some of which have been enlarged m the mtervening years. The addttton Itself IS suntlar to 
the other buildings m the row that have wider frontage on both Constitution A venue and C 
Street 

The stte of the APhA at the comer of 23rd and Constitution has always been relatively open, wtth 
low~l@t oovepage, in·c-ompansoo wtth the adjacent butldmgs Wtth'the proposed additiOn, the lot 
coverage for the stte w11l be 30 percent, whtch falls between the 20 percent coverage for the 
National Academy of Sctences and 22 percent for the Department of Interior (South) at the lower 
end of the scale and the 38 percent coverage for the Federal Reserve. The mature landscapmg at 
the front and stdes of the Pope buddmg wtll be largely retained, and the surface parkmg lots on 
etther stde of the current additiOn wtll be removed The applicants propose extending the formal 
terraces around the stdes of the Pope bmldmg at the same level as the ong~nal terrace across the 
front of the building, albett in an asymmetrical arrangement to mcorporate the parking garage 
entrance on the east stde. The open area at the rear of the square currently has a nummal, 
contemporary destgned landscape that will be replaced by the addition. 

Parkmg and loadmg will occur from 22nd Street, NW This street, now a cul-de-sac smce the 
temporary closure of C Street m front of the Department of State, also provtdes access for 
parking for. the. National Academy of Sc1ences and for traffic to the Department of State The 
applicants propose constructmg the parkmg garage m the nnddle of the block on ~2od Street, wtth 
a ramp entering the butldmg under an extended terrace on the southeast comer of the Pope 
buJldmg One mature street tree would be removed for the constructlon of the ramp across the 
stdewalk. 

Staff recommends that the location of the garage entrance not be approved as proposed, 
for the following reasons: 

o The garage entrance will result m an asymmetncal terrace around the Pope bmldmg, 
whtch should be avOided A gmding pnnctpal smce the begmning of the project has been 
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the symmetrical response of the new office addition to respect the Pope building's 
symmetry 

o There wtll be greater VISibility of the garage entrance and ramp and of vehicular staclang 
and activity in the more promment and monumental southern portion of the square, as 
seen from ConstitutiOn A venue or 22nd Street 

o The garage ramp crossing the sidewalk will disrupt pedestrian flow mid-block and may 
create the appearance of cars entenng underneath the Pope bmlding, which should be 
avoided 

o Physical and service impacts such as parkmg and loadmg that result from the 
construction of a significant new office butldmg on the stte should be contained within 
the new office addition or confined to the area of the new addition and should not be 
placed near the Pope building, Its existing terrace, or its lawn. In fact, the applicant's 
pnor protection of the Pope building and the front portion of the square from the Impacts 
that will result from the new office additiOn has been a significant beneficial, mitigating 
factor dunng the review of the design development m the past year. 

The statT also recommends that the proposed C Street elevation be improved with a 
monumental, primary entrance,. as befits a building of this size at this location. Although the 
mtenor plans mdicate a cuculatlon system that runs east-west through the addition, staff 
considers a well-designed entrance from C Street, whether used at the current time or not, to be 
essential to the destgn and future utlbty of the office building addition 

StatT also requires the preliminary and final submission to include a landscape plan, 
material samples, and evidence of an agreement with the National Park Service for the 
protection of the 17-foot strip ofland adjacent to 23rd Street. 

COORDINATION 

Coordmatlng Committee 

The Coordmatmg Committee reviewed this Item at Its meetmg on June 18, 2003, and forwarded 
the proposal to the Commission With the statement that the proJect has been coordmated with all 
agencies participating. The partictpatmg agencies were NCPC, the Distnct of Columbia Office 
of Planmng, Ftre Department, the Department of Housmg and Commumty Development; the 
District Department of Transportation, the General Services Admimstration, and the National 
Park Service 


