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PREFACE 

American Pharmacists Association (" APhA" or the "Applicant") submits this 

preheating statement and the attached documents ("Preheating St~tement") to the 

Zoning Commission for the District of Columbia in support of its previously 

submitted application for an addition to the American Pharmacists Association 

headquarters located at 2215 Constitution Avenue in Northwest Washington. The 

APhA property is located on Lot 19 in Square 62. In order to accomplish the 

proposed expansion, APhA is in the process of acquiring the four lots to the north of 

the existing structure, currently owned by the Federal government. Included within 

Ward 2 of the city, the site is located in Square 62, which is bounded by 22nd Street on 

the east, 23rc1 Street on the west, C Street on the north and Constitution Avenue on 

the south. 

APhA seeks consolidated review and approval of a Planned Unit Development 

("PUD'') in order to implement this redevelopment plan. The Applicant also requests 

a Map Amendment in order to establish SP-2 zoning on the four lots owned by the 

Federal government that are currently unzoned. The subject property consists of 

approximately 82,085 square feet and contains Lot 19 (located in the SP-2 District), 

and. Lots 810, part of813, 814 and 815 in Square 62 that are currently unzoned. 

The Applicant originally filed a PUD Application and supporting documents, 

on January 13, 2004 (the "PUD Submission"). The PUD Submission set forth in detail 
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the proposed development, project design, public benefits and project amenities, and 

consistency with the Comprehensive Plan and Ward 2 Plan. Since the time of its 

original submission, APhA has modified its design to increase the density of the 

addition from 157,775 square feet of gross floor area to approximately 166,750 square 

feet of gross floor area, or a floor area ratio ("FAR") of 2.14. The height of the 

building has increased slighdy by two and one-half feet, to 65.42 feet, to 

accommodate the additional space. This Preheating Statement supplements the PUD 

Submission and responds to those issues raised by the Zoning Commission and the 

Office of Planning ("OP"). 

As set forth below, this Preheating Statement, along with the original PUD 

Submission, meets the filing requirements for an application for a PUD and Map 

Amendment under Chapters 24 and 30 of the District of Columbia Zoning 

Regulations. 
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1 
INTRODUCTION 

This preheating statement and attached doC1Ullents (the "Preheating 

Statement") support the apphcanon of the Amencan PharmaciSts Association ( the 

"Apphcant" or "APhA ") to the Zoning Commission for the Distnct of Columbia for 

prelimmary and consohdated review and approval of a Planned Umt Development 

("PUD") and associated Map Amendment The application is also filed on behalf of 

the Umted States of Amenca (managed by the General Services Admimstratlon), the 

owner of Lots 810, 813,814, and 815, which has consented to the submission oftrus 

apphcanon The Apphcant proposes to bwld an addition to Its existing headquarters 

The properties that are the subject of the application are Lots 19, 810, Pt 813, 814, 

and 815 m Square 62. 

The Applicant originally filed with the Zoning Comrmssion a PUD apphcation 

and supporting documents on January 13, 2004 (the "PUD Application") The PUD 

Application set forth in detail the proposed development, proJect design, pubhc 

benefits and proJect amemties, and consistency with the Comprehensive and Ward 2 

Plan ThlS Preheanng Statement supplements the PUD Apphcation and responds to 

those ISsues raised by the Zoning CommiSSion when it set the case for heanng, and 

issues raised by the Office of Planning ("OP") in its report recommending that a 

hearing be scheduled 
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II. 
MODIFICATIONS TO THE ORIGINAL PUD APPLICATION 

Smce the nme of 1ts original subm1ss1on, APhA has mod1fied 1ts des1gn to 

increase the dens1ty of the addltion from 157,775 square feet of gross floor area to 

approXlmately 166,750 square feet of gross floor area, or a floor area ratio ("FAR") of 

2.14 The he1ght of the building has increased shghtly by two and one-half feet, to 

65 42 feet, to accommodate the additional space 

Smce the onginal fihng of the PUD apphcation, the Apphcant has further 

evaluated the layout of its space in the buildmg and the proJected future needs for its 

space m the buddlng as well as tenant needs. Recogmzmg that there will be no long 

term ability for any further expansion of the building, the Applicant determmed that 

including an addltional floor in the buildlng now would be prudent to address those 

needs The addltional density has been obtamed through a reduction in ceiling 

heights and an increase in depth of excavanon, causmg the total height of the 

buildmg to be only margmally mcreased. The rmpact of the most significant view of 

the buddlng, from the sidewalk on Constitution Avenue, will remam unchanged from 

the original PUD submission, as the he1ght of the Pope building, the mature 

evergreen trees and shrubs to remam, and the angle of sight from the sidewalk to the 

south will continue to block the view of the addltion 
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III. 
ISSUES AND QUESTIONS RAISED BY THE OFFICE OF PLANNING AND THE 

ZONING COMMISSION 

A. Detailed Landsawe Plan. 

A detailed landscape plan is submitted wi_th this Prehearmg Statement as Page 

Ll.Ol of the revised Plans. 

B. Architectural Features of~ Proposed Addition and Its RelatioJ.?. to Existing 
and Surrounding Structures. 

The exiSting APhA headquarters bwlc:hng, des1gned by the preemment 

Amencan architect John Russell Pope, lS listed in the Nanonal Register of Histone 

Places and m the D.C. Inventory ofH1storic sites (the "Pope Builc:hng"). Because of 

the property's landmark status, the design of the proposed addition has been closely 

scrutmized by the several government agencies charged with review and approval 

authority over the proJect, including the Commission of Fine Arts ("CF A"), the D C 

Histone Preservation Rev1ew Board ("HPRB"), and the Nanonal Cap1tal Planning 

Comunssion ("NCPC") Like the Zoning Commission, these agencies were 

parncularly concerned W1th the relationship of the proposed addition to the historic 

building structure as well as the surrounding enVIronment. 

The pnmary designing principle for Hartman-Cox Architects, the proJect 

architects, was to ensure that the Pope Bulldmg connnued to read as a separate and 

d1st1nct structure even W1th an adc:hnon. John Russell Pope designed the original 

builc:hng to accommodate future expansion, eVIdent through his choice of Vermont 
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marble for the front and sides of the building and buff-colored utility brick for the 

bwldmg's rear. The unarticulated bnck rear fac;:ade of the building can be seen in the 

photographs attached as Exlubtt B Records dattng from the 1930's from the 

CoiilllllSSIOn of Fine Arts and APhA also document Pope's mtention for a rear 

addition across the full rear fac;:ade The ex:LSting additton, which was eventually 

constructed m 1962 followmg a destgn by Pope's successor firm, Eggers and Higgins, 

only attaches to the bwlding for part of the rear, leaVIng an unfirushed look to this 

fac;:ade 

1. Treatment of Proposed Addition to Accentuate the Individuality of the 
John Russell Pope Building. 

The free-standing character of the Pope Building has been preserved through 

ample setbacks and height limits. The highest mass of the bwldmg sits back sixty feet 

from the origmal bwldmg to alleviate any crowdmg of the original structure As the 

addinon moves closer to the Pope Building, the height of the addition steps down to 

place a lower roof lme dtrecdy behind the Pope Bwlding 

The proposed destgn also allows for the removal of all current surface parking 

areas, which currendy flank the Pope Bwldmg on the east stde and the ex:LSting 

addition on the west stde. The surface parkmg will be replaced by landscaping, which 

will create further distinction of the histone Pope Bwlding 
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2. Building Height and Cornice lines. 

Constitution Avenue, serving smce the early 20th century as the northern 

ceremonial edge of the Mall, is bordered on the north side from 19th Street to 22nd 

Street by a row of buildmgs apprOXlillately 50 feet m haght. The facades along 

Constitution Avenue are regular and form a line of light colored buildmgs behind a 

screen of vegetation The bwldings of the Intenor Department, the Federal Reserve, 

and the National Academy of Sciences each occupy a substantial portion of the land 

on which they sit. The proposed addition to the APhA bwldlng is consiStent with the 

plan, height, and massing of these other buildings and will continue the horizontal 

building facades that form the edge of the Mall along Constitution Avenue. 

The facades of the Federal Reserve and the National Academy of Sciences 

characterize the south s1de of C Street, with a major cormce line at approximately 40 

feet With one or two stories above. The facades of these buildings, like the 

Constitution Avenue side, are hght colored, symmetrical, and regular. (On the north 

side of C Street, the Federal Reserve addition and the State Department, at 

apprmamately 105 feet, tower over the buildings of the opposite side ) The proposed 

addition to the APhA buildmg Will continue the height, massmg and cormce hnes of 

the south side of the street A major horizontal line reinforces the 40 foot cormce 

height, with the top floors relattng to the upper floors of the Federal Reserve and the 

National Academy of Scrences bwldmgs. 
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3. Roof Line. 

The massmg of the proposed addinon has been broken mto three heights This 

provides the opportunity to break the roof into smaller sectJons, following a similar 

treatment of the roof lmes of the neighbormg Nanonal Academy of Sciences and the 

Federal Reserve Board buildings A lower roof, aligning with the exisnng building, 

occurs directly behind the Pope Bwldmg to reinforce the presence of the hlstonc 

structure and to act as a link to the larger structure behind It The majority of the 

addinon is broken m two separate masses, one a floor higher than the other. The 

largest, uppermost roof is a sloped, metal roof similar to other roofs along 

Constltutlon Avenue. This entire roof treatment lends a more institutJonal character 

to the proposed addition, and maintains the monllii).ental qualities of the Constitution 

Avenue comdor. 

4. VJStas and Setbacks. 

The origmal design intent for the proposed addition was to create a 17 foot 

landscaped setback (in addition to the area included in the street width) along 23rd 

Street that would match the depth of the National Park Service land along the 

existing APhA property lme. Through the course of the design process, the bwlding 

lme was moved in order to hold the western extenor wall m hne With the 

Department of State bwldmg Tlus added an additional ten feet to the setback on 23rd 

Street, for a total of 27 feet of setback. Tlus enlarged setback and continuation of the 

building hne established by the Department of State reinforces and enhances the VISta 
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lookmg south towards Constttutton Avenue and the Lmcoln Memorial. The ten foot 

setback was rephcated on 22nd Street to mamtam symmetry, opemng up thts VISta as 

well. It should be noted that APhA maintains all of tlus green area, including the 17 

foot stnps either owned by or dedicated to the Nanonal Park Service. 

The addltton design places the narrower dimension of the building along C Street, 

steppmg back from the area at the front of the addltton, and thereby openmg up the 
\ 

22nd Street intersection with C Street. Looking north on 22nd Street, this treatment 

allows for a better view of the main entrance of the Department of State It also 

proVIdes more landscaped area around the building, particularly at the comers 

5. Materials and Fenestration. 

Consntutton Avenue is bounded on the south by the Mall and on the north by 

a row of light, low, long, and formal buildmgs, beginning at Vrrgmia Avenue with the 

Department of the Intenor and ending opposite the Lmcoln Memonal With the APhA 

buildmg Of this row of buildings, APhA is the smallest and most compact The 

Interior Budding, Federal Reserve, and National Academy of Scrences are hght stone 

buildings With regular, monumental bays several stories m height. The mfi.ll spandral 

panels are metal The upper floors, above the main cornice, are stone Wlth punched 

ope rungs 

The addltton to the APhA building will be consistent with these materials and 

rhythms The bwlding will be light in color, a httle darker and warmer than the 

historic building, with regular bays 15-20 feet on center. Above a maJor cormce line, 



punched windows reflect the regular rhythm below The regular fa~ade not only 

continues the hne of buildings along Constitution A venue, it provides an appropriate 

backdrop for the sohd masonry elevanon of the existing histone structure. The color 

of the addition's stone defers to the stark white color of the Pope building's Vermont 

marble 

C. Tree Preservation Efforts. 

All street trees and exJ.snng site trees With the excepnon of those Within the 

area of the bwldmg construcnon. zone were sur\Teyed by Keith Pitchford, a Certified 

Arbonst Mr Pitchford prepared an inventory and conditions report dated February 

5, 2004. Ex!snng trees were found to range from poor to excellent The majority of 

street trees and the holly/ magnoha groves on the south side of the construcnon zone 

were found to be in fair to good condition The trees along C Street were found to be 

in poor to good condition Therr proxmrlty to the construcnon zone as well as to 

adJacent sidewalk damage do not make them good candidates for preservation The 

majority of the street trees on 22nd and 23M Streets will be preserved to the extent that 

they are m good condtnon and are not near construction conflict points. For further 

details, see the Page L 1.01 of the Plans 

Trees at the APhA site Will be preserved usmg the most current pracnces for tree 

preservation. All trees idennfied for preservatlon will be proVIded wtth: 

• Pre-construction therapy including mulching, growth regulator application, 

deadwood removal, and disease and insect controls, 
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• Construcnon preservation includmg fencmg of root preservanon areas, 

sheeting and shoring where appropriate to reduce the size of the construction 

zone, mulchmg, matnng, silt mtrusion, watenng, disease and Insect 

momtormg and control; and 

• Post-construcnon therapy includmg vemcal mulchmg, dead wood removal, 

watenng, and disease and tnsect controls 

All work will follow the recommendations of Trees and Development-A 

Technical Guide to Preservation of Trees Dunng land Development by Nelda 

Metheny and James Clark, pubhshed by the International Society of Arbonculture, 

1989 

D. U.S. Green Building Council's LEED (J.eadership in Energy and Environmental 
Design) Certification. 

The American Pharmacists Associanon has been a resident of the Distnct of 

Columbta since 1934 and mtends to mamtain its building at its present location 

indefinitely Consequently, deCISions regarding design, materials and eqwpment are 

made With respect to long term ownership, mamtenance, and cost. In general, tlus IS 

consiStent with the standards of the Leadership in Energy and Environmental Design 

Green Building Rating System™ I e , high performance, sustamable bwldmgs The 

Applicant does not anncrpate pursuing LEED certification. 

It should be noted that the Applicant's proposal involves the redevelopment of 

an urban site that requires no additional mfrastructure, such as roads and utility hnes, 
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nor the destructton of virgm landscape In fact, durmg the excavatton for the proJect, 

so:tl that was contammated by the subJect property's former occupant- a dry cleaner 

-will be removed. The planned APhA addition, therefore, represents significant 

environmental advantages as proposed. 
1 

In add1t10n, the following Items from the LEED checkhst are applicable to the 

proposed addition 

Sustainable Sites 
Erosion and Sediment control 
Development Density 
Alternattve Transportation - Transit 
Alternative Transportatton- Parlang Capacrty 
Reduced Site Disturbance- Protect or Restore Open Space 
Reduced Site DISturbance- Development Footprint 
Stormwater Management- Rate and Qpanttty 
Storm water Management- Treatment 
Heat Island Effect. Non-Roof 

Energy & Atmosphere 
Fundamental Building Systems Commissioning 
Minimum Energy Performance 
CFC Reduction m HV AC & R Equipment 
Optimize Energy Performance 
Ozone Protection 

Materials & Resources 
Storage & Collection of Recyclables 
Resource Reuse- 5% 
Recycled Content - 5% (PC + 1/2 PI) 
Reg~onal Materials- 20% Manufactured Regionally 

Indoor Environmental Qyalit;y 
Minimum IAQPerformance 
Environmental Tobacco Smoke (ETS) Control 
Carbon Dioxide Monitoring 
Vent:tlatton Effecttveness 
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Construction IAQManagement Plan - During Construction 
Construction IAQManagetnent Plan- Before Occupancy 
Low-enuttmg Materlills- Adhesives & Sealants 
Low-emittmg Matenals-Paints & Coatmgs 
Low-emittmg Matenals- Carpet 

Innovation & Design Process 
Tree Protection 
LEED Certified Designer Pomts 

Furthermore, the bw.lding HV AC systems will be designed to meet or exceed 

the energy efficiency standards established by the Umted States Green Bwldmg 

Council LEED program and applicable codes To provide supenor indoor air quality, 

outside arr vennlation systems will be designed to meet or exceed the reqwrement of 

the current version of ASHRAE 62 (ASHRAE 62 is the current industry standard for 

ventilanon and requrred by the LEED program.) Outside air will be filtered to a level 

of 85% and cooled or heated depending on the season prior to distnbution throughout 

the occupied space, exceedmg the LEED program reqwrements. In general, the 

design of the HV AC systems will show sensitiVlty to sustamable design 1SSUes. 

E. Relationship of Proposed Addition to Rear Fagde ofPope_BnUdjng: 
Photographs of the Existing Rear Fagtde. 

As discussed above, the John Russell Pope buildmg, constructed in the early 

1930s, IS finished on three sides, the south, east, and west, With Vermont Marble In 

sharp contrast, however, the rear (north) fa~ade of the bwldmg IS finished m a light 

brown unhty bnck (see photographs attached as Exh.lb1t B) It is clear that an 

addlnon was planned for the rear of the building The proposed addlnon to the 
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histone structure will cover the entirety of the north wall, but none of the other 

three, more finished facades The Applicant beheves that this is consistent with 

Pope's origmal mtennons. 

F. Explanation of Alternatives Studied and Discarded in Favor of Current 
Proposal. 

Numerous massing possibihties and fenestration approaches for the addition to 

the histone John Russell Pope buildmg have been contemplated throughout the 

design process This has been necessary to meet the goals of the American 

Pharmacists Assocration, the urban design demands of this promment site, and the 

suggestions of the boards and commissions that have reviewed the design 

Included as Exhibit C are photographs of some of the massmg study models, all 

taken from the southwest. The photographs are Identified by date In general, the 

pnmary goals of the changes as the plans evolved were to. 

• Reduce the appearance of the building from Constitunon Avenue, and 

• Separate the mass of the addinon from the existing, historic building 

The resulnng deSign IS of a substantially higher quality as a result of these reviews 

and changes 

IV. 
CONCLUSION 

For the reasons stated above, and those set forth in the PUD apphcation and 

supporting statement, Amencan PharmaciSts Association submits that the PUD and 
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related Map Amendment meet the standards of Chapter 24 of the Zorung Regulanons 

and IS consistent with the purposes and mtent of the Zorung Regulanons and Zoning 

Map Furthermore, the proJect is consistent with the land use ObJecnves of the 

Dtstnct of Columbia, will revitahze the econonuc and instttutional needs of the 

community and, therefore, satisfies the requirements for PUD approval Finally, the 

project provides sigmficant pubhc benefits and amemttes and furthers the goals and 

policies of the District of Columbia Accordingly, American Pharmacists Assocratton 

requests that the Zoning Commission approve the PUD and Zorung Map amendment 

apphcattons. 
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