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

APPLICATION 
Pursuant to 11 DCMR § 3011 1, the apphcant, Amencan Pharmacists Association, IS requestmg 
approval of a consolidated PUD and Map Amendment from unzoned to SP-2 for Lots 810, part of 813, 
814, and 815 located m Square 62, 

RECOMMENDATION 
The Office of Planning recommends that the proposed consohdated PUD and related Map Amendment 
be setdown for pub he heanng. 

BACKGROUND and PROPOSAL 
The subject property ts located m S~uare 62 m the northwest quadrant of the Dtstnct The Square IS 
bound by C Street on the north, 22n Street on the east, Constitution Avenue on the south and 23rd Street 
on the west The subject property IS anchored to the east by the National Academy of Sctences and to 
the west by the future site of the Institute of Peace The Department of State stts to the north of the 
existing bwldmg at C Street 

The preemment architecture and history of the existing structure Is well documented and supported m 
the apphcation's reVIew by the Histone Preservation Revtew Board (Attached). The ex1stmg structure, 
the headquarters ofthe Amencan Pharmacists Assoctation (APhA) stts on 52,973 square feet ofland on 
Lot 19 and ts zoned SP-2, Special Purpose Dtstnct An extstmg three-story rear annex bwlt m 1962 wtll 
be demolished and reconstructed as a larger five-story additton conststing ofapproxtmately 166,291 
square feet of gross floor area The applicant mtends to acquire federally owned lots to the north and 
west of the extsting structure includmg lots 810, 814 and 815 and all but the western 17-foot wtde stnp 
of lot 813 for consolidation wtth the parcel at Lot 19, as part oftts site development. Zomng 
Regulattons reqwre that each bwldmg be located on tts own lot of record, therefore the proposed 
consolidation of the above mentioned lots mto a lot of smgle record would meet thts cntena Due to the 
lots' unzoned status, a map amendment ts also bemg requested m conJunction wtth the PUD. 
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AMERICAN PHARMACISTS ASSOCIATION 
PROPOSED SUBOIVISIO OF SQUARE 62 

Consolidation of Lots 19,810,814, and 815 
and portion of Lot 813 into one lot of record 
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The applicant is requesting a map amendment to zone the federally owned parcels SP-2, since this 
logically folJows the zoning ofLot 19, which is developed with the existing structure. The development 
will therefore use the PUD standards of the SP-2 zone to acconnnodate the proposed private office use 
on the site. The following table is a comparison of the development standards of the base SP-2 zone, the 
PUD/SP-2, and the proposed development: 
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Table 1 
SP-2 StaDdards 

Area 15,000 square feet 
Height 90ft. 

FAR 6.0 (3.5 non-residential) 
Lot N/A 
OceupaDC:y 
RearYa.rd 2 V. "/foot of vertical distance from 

the mean finished grade at the 
middle of the rear of the structure to 
the highest point ofthe main roof or 
parapet wall, but not less than 12ft. 

Side Yard None Required If provided, it must 
be at least 2 ins. wide per foot of 
height. but not less than 8 fl wide 

Loading Setback required- 18.5 ft. 
Height ofEoclosure- 18.5 ft. 

Parking In excess of2,000 ft2. 1 for each 
additionaJ 1 ,800~ of gross floor 
area. 
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PUDISP-2 Staadards Proposal 

1 acre (43,560 sq. fl) 82,085 SQ. ft. 
90ft. 63ft. 

6.5 (4.5 non residential) 2.0 
N/A 52% 

4"/foot of vertical distance from the mean 18 ft. 
at the Diddle of the rear of the slructure 
to the highest point of the 1Dlin roof or 
parapet wall, bat not less than 12 ft .. 

None Required. If provided, it must be at NIA 
least 2 ins. wide per foot of height, but 
not less than 8 fl wide 
Setback required- 18.5 ft. Setback required- 8 ft. (pc:rtion) 
Height of Enclosure - 18.5 ft. Height of Enclosure -9 ft. and 

12 fl (portion) 
91 (As in SP-2) 150 

The applicant is not requesting any fleXIbility from the PUD requirements of the SP-2 Zone District. 

Area t• be Z.oecl SP-2 

PURPOSE AND STANDARDS FOR PLANNED UNIT DEVELOPMENT 
The purpose and standards for Planned Unit Developments are outlined in 11 DCMR, Chapter 24. A 
PUD is "designed to encourage high quality developments that provide public benefits." The PUD is 
intended to facilitate a site-specific project and the assurance of a quality development. 

The proposed development will add another element to the historic landmark designed by John Russell 
Pope. The Office of Planning feels that the Connnission should permit the public bearing as a PUD, 
because of the control, which the PUD process provides to the Connnission over design, transportation, 
storm water management and related issues. This process would allow the Commission to determine the 
minimum amount of adverse impact on the inunediate surroundings. This amount of control would not 
be possible if the application were heard simply as a map amendment. 
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PLANNING AND POLICY ISSUES 

Consistency with the Comprehensive Plan 
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The Generalized Land Use Map categonzes Square 62 as mstltutional With land and faCihtles occupied 
by colleges, umversitles, hospitals, rehg~ous mstitutlons and similar facilities as the predommant uses 
Section 2403 4 of the Zorung Regulations reqUires that the apphcatlon IS "not mconsiStent with the 
Comprehensive Plan and with other adopted pubbc policies and active programs related to the subJect 
site." The SP-2 Zone designation for this site IS classified as medmm to hlgh density matter-of-nght 
development, mcludmg offices for trade associations and professionals permitted as a spectal exception 
requmng BZA approval There are a few mstances where Institutional uses are part of a mixed-use 
designation and these locations are JUdged mdlvtdually The denstty and office use proposed m this 
development Is not inconsistent with the recommendation of the Generalized Land Use Plan 

The PUD also comphes with other sections of the Comprehensive Plan including the followmg MaJor 
Theme of the Plan 

• Section 108 - Preservmg the Historic Character of the Distnct 
The Distnct contams many "collections of bUildings, whlch contribute to the beauty and fabnc, as well 
as affordmg a picture of Its hlstory " The proposed development supports and recognizes the importance 
of the archltecture of the existmg structure and Important bUildmgs m the Immediate VICiruty, mcludlng 
butldmgs, which compnse the federal Monumental Core and are Important to the fabnc ofhistoncal 
Washington 

The application is also consistent With Chapter 2, the Econom1c Development Element, mcludmg the 
objectives of Sections 203and 204 to foster the Dtstnct's promotion and stimulate pnvate sector growth· 

• Section 203.l(a), which IS to "promote the Distnct as the location of chotce for a vanety of 
appropnate mdustries, including headquarters ofbusmesses and national membership 
orgaruzattons .. " 

• Section 204 2( c), which is to "enhance the envrronmental quahty of areas of Sigruficant 
development through guidehnes related to access and egress, setbacks, landscapmg, hghtmg, 
facades and structural relationship to adJacent bUildmgs " 

Section 700 4 declares that a major pohcy of the Urban Design Element IS to care:fully control future 
-development to protect and enhance the national and mternationalimage qualities. Further, as an 
addltion of strong architectural character, the annex proposal supports the folloWing established pobctes 
objectives as outlined m Section 710 2 (d) through (g) to. 

• Encourage new development within areas of strong archltectural character to contribute to 
the physicaltdentity and character of those areas, 

• Encourage buildmg massmg and scale of new development to be sensitive to estabhshed 
patterns 

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

• Enhance and maintam design emphasis on the spectal nature of each area through dlstinctive 
landscapmg ... m accord With the architectural character of the area. 
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Fmally, Section 805.16 reqwres that new construction on histone landmarks be compatible wtth the 
historical architectural character and cultural hentage of the landmark According to submissions by 
other reVIew agencies, the proposed annex seeks to complement the valuable features of the extstlng 
structure and those in the immediate viciruty to which it will be VIsually related, with respect to the 
subject proposal's design, hetght, mass, configuration, bwlding materials, texture, and color 

Site Planning and Design 
As referenced above, the htstoric Stgruficance of thls stte and Its relevance to the Monumental Core of 
the Distnct is understood and well documented. OP recognizes that stgruficant attention to detail (scale, 
massmg and materials) was reqwred to respect the mtegnty of John Russell Pope's classical Beaux-Arts 
structure and the proposed addition's relation to 1t and other structures m the Immediate VICmrty, as well 
as to Constttutton A venue Further detatls wtll be provtded at the pubbc heanng concemmg the features 
of the proposed addition and tts relation to the extstlng and surrounding structures. 

Traffic and Parking 
The extsting bwldmg ts currently served by 35 surface parkmg spaces, wtth mgress and egress from 22nd 
and 23rd Streets. The proposed development wtll proVIde 150 parkmg spaces, 59 more than the reqwred 
spaces Parkmg ts proposed below grade, which would allow converston of some of the extstmg 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 

The apphcant has proVIded a traffic nnpact study wtth analysts proVIded for the extstlng structure and 
proposed addit10n on the assumption that the development would be completed and occupted by 2005. 
Bnefly, the study concluded that the proposed expanston would generate an average of 82 net additional 
peak hour vehicles-trips and the study area would continue to operate with an imperceptible delay (less 
than one second of delay per vehicle) dunng both morrung and afternoon peak hours at street 
mtersecttons. 

The Dtstrict Department of Transportation (DDOT) wtll provtde mput concemmg the apphcant' s 
analysts and tts potential tmpact due to additional traffic 

Public Benefits and Amenities 
Sections 2403 5 through 2403 13 discuss the defirution and evaluation of pubhc benefits and amemties 
The apphcant has proposed the followmg as amemttes: 

1 Destgn. Architecture. Landscapmg and Open Space and Histone Preservation 
The applicant submits that the proposed addition 1S sensitive to the original Pope design and the addttton 
allows for the "contmued use and VIabthty of the landmark building ... " Due to tts extenstve revtew and 
recommendations from HPRB, NCPC and CF A, the results are beheved compatible wtth the eXtstmg 
structure and surrounding buildings, creatmg consiStency with bwldtng lines along C and 23rd Streets 
The ext sting landscape ts also constdered a part of the historical fabnc of the stte and efforts wtll be 
made to preserve thts landscape and expand wtth new plantings along the dedicated 17-foot wtde stnp, 
ongtnally a part oflot 813. 

2 TransportatJ.on 
Proposed off-street parkmg wtll be located below grade and exceeds the Zonmg Regulations 
reqwrements The benefit accrues to additionallandscapmg on stte. Additional access to the stte wtll be 
made available at 23m Street, which would relieve vehicular movement m the immediate area. 
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3 Environmental Benefits 

Page6 

Accordmg to the apphcan~ the Site would benefit from remediation m conJunCtiOn With construction, 
smce soil testing revealed contammatton With volatile orgamc compounds (VOCs) due to a dry cleanmg 
establishment m the 1940s Additional benefit Will also be denved fr9m extensive efforts, which Will be 
made to preserve the significant mature trees dunng construction 

To promote enVIronmental stewardship through energy conservation, OP would encourage the applicant 
to consider purswng the U S Green Budding Council's LEED (Leadership m Energy and 
EnVIronmental Design) cemficatlon and achieve a mtmmum ofLEED Silver destgnation The Office of 
Planmng Will continue to work With the applicant to address the spectfics of these amemtles and how 
they will serve and jmpact the .community. 

AGENCY REFERRAlS AND COMMENTS 
If this apphcation is set down for a public bearing, it wtll be referred to the followmg Dtstrict 
government agencies for review and comment. 

I. Distnct Department ofTransportatlon, 
2 Department of Health (Storm Water Management). 

The proJect, as submttted also required and obtamed concept approvals from 
• The Histone Preservation ReVIew Board (May 22, 2003 ), 
• The Commtsston ofFme Arts (June 19, 2003), and 
• The National Capital Plannmg Commission (July 3, 2003) 

COMMUNITY COMMENTS 
The apphcatlon ts of tnterest to ANC-2A and mterested parties m close proxtmtty to the stte for mput 
and comments on the proposed development Dtalogue between the applicant and mterested parties will 
continue if the applicatiOn ts setdown. 

RECOMMENDATION 
Followmg review of the applicatiOn, the Office ofPlanmng beheves that the proposed PUD ts not 
mconststent With elements of the Comprehensive Plan and IS consistent With the requtrements of the 
Zomng Regulations OP recommends that the application for a consohdated PUD and related map 
amendment be setdown for public hearing 

In addttton, the Office ofPiannmg will continue dtscusstons With the apphcant prior to the pubhc 
hearmg should structural changes artse, whtch may differ from thts proposal Any stgmficant changes 
may reqwre resubmtsston to other agenctes. 

The Office ofPianmng recommends that the applicant provtde the followmg mformat10n for further 
reVIew pnor to the pubhc hearmg. 

1 A detailed landscapmg plan; 
2. A detailed stormwater management and sediment control plan. 
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HISTORIC PRESERVATION REVIEW BOARD 
STAFF REPORT AND IU;COMMENDATION 

American Institute of Pharmacy 
2215 Constitution Avenue, NW 

May22,2003 
03-236; 03-~6 
10/25/01 
David Maloney 

(x) Agenda 
( ) Consent Calendar 

(x) Demohtton 
(x) New Construction 
(x) Conceptual Destgn 
(x) Subdivision 

The Amencan Phannactsts Association and Hartman-Cox Architects return to the Board for 
further conceptual review of a new office annex at the APhA headquarters on Constitution 
Avenue. 

At the meeting on February 27, the Board recommended that the APhA gtve spectfic 
constderatlon to Board comments on size and compatibility. The Board also requested any 
additional avatble information on the eXIsting annex 1D order to make a determmatlon on whether 
1t should be constdered a contnbutlng structure 

Existing Annex 
The staff has given further constderatJ.on to a possible finding of historic sigmficance for the 
annex, al_!d has reviewed additional 4oc1:1mentatt_on submttted by Tracenes on behalf of the 
applicant, after a full search of avmlable records (selected documents are attached, mcluding 
mformatlon on Eggers & Higgins and correspondence wtth the Commtsston of Fme Arts) Based 
on this matenal, the design of the annex can be firmly attributed to Richard Eggers, the son of 
Otto Eggers. The building received a routine revtew by the Commtsston of Fine Arts, focusmg 
on the Commtsston's preference for a marble rather than hmestone fa~ade.1 The destgn for a 
~·semi-detached" rear addition apparently followed an earlier tdea to add wings onto the origtnal 
budding. The record also reflects that the prOJect proceeded after the architect dectded to "go 
along with our structure as destgned" smce "nothing can be done" about the appropnatlon of a 
17-foot stnp along 23m Street for a proposed overpass approach road. 

Based on further constderatJ.on of the annex m hght of these additional matenals, the staff" 
recommends that the Board determme that the addition 1s "compatible" as descnbed in the 
National Register nommatlon for the Amen can Institute of Pharmacy, but not a contnbuttng 
feature of the designated landmark. 

Thts recommendation IS based on the lack of a clatm of S1gntfi.cance m the National Regtster 
documentation, the absence of mformatlon showmg that the project was considered notable when 
built or thereafter, the date of construction (1959-62), the absence of true architectural distinction 
m a design posstbly comprormsed by external constraints, and the tenuous connection between 

1 In one hand-wntten letter, for example, CoJDIDlsston member Emily Muir wntes to ComiDlsston Secretary Lmton 
Wtlson. "Re the Pharmaceutlcal annex-I don't see how bmestone can look more like marble than marble I would 
have to be shown! The building as tt stands ts a credtt to Washmgton Its annex should be a matter of pnde & not 
smk mto the COllll!lOD ptt of all eco~mtc expedt~ncy" 



architect Richard Eggers and John Russell Pope. 

Revised Architectural Plans 
The architects have further refined the massmg and compost bon of the proposed addttlon m 
response to the Board's conunents. Addltlonal mformatlon has also been submttted comparing 
the site coverage to other buildmgs along Const1tut10n A venue 

The additlonal Information indicates that the proposed project is comparable to the neighbonng 
histone mstltutlonal buildings. The proposed 30% stte coverage ts only shghtly above the 
average 27%, and shghtly below the average 32% including paved areas as coverage. The 
project size has been reduced nearly 10% below that approved by the Commtsston ofFme Arts. 
The floor area ratto ts 1.99, compared to_ the allowable 3.5, the initial proposal to CFA at 2.24, 
and the design approved by CFA at 2.20. 

In the revised design, the main block of the addition has been moved an additlonal five feet back 
from the ongmal budding. This further mcreases the space around the landmark, and ehmtnates 
the need for the unresolved south-facing returns at the ends of the one-story transitlon element 
between the landmark and the additlon. These changes markedly enhance the design 
compatibthty with the histone landmark. The architects have also mvestlgated other posstble 
mtnor setbacks, but have elected to retam the simple geometnc forms characteristlc of the 
histone context. 

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

Recommendation 
The staff recommends that the Board take the following actlons· 

1) determine that the existing annex does not contribute to the landmark; 
2) find the conceptual plans as presented conststent wtth the pwposes of the preservatlon 

law; and 
3) recommend approval of the subdlviston as consistent wtth the pwposes of the 

pres«?rvation law. 
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