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ADDENDUM

AMENDMENT TO THE PENNSYLVANIA AVENUE PLAN—1974 FOR WESTERN PLAZA AND PENNSYLVANIA AVENUE

BETWEEN 13TH AND 15TH STREETS

The Western Plaza area is located between E
Street on the north and south, 13th Street on the
east, and 14th Street on the west. Today it is
hardly recognizable as a plaza nor useable by
pedestrians. Pennsylvania Avenue, which diago-
nally bisects this space, and E Street and its
connecting roadways consume more than two-
thirds of the land area. The remainder consists
of a series of small reservations that function as
traffic islands and two small parks, one with a
statue of General Casimir Pulaski, the other with
a statue of Alexander Shepherd.

The L'Enfant Plan shows a rectangular plaza in
this general location. Ellicott, in his revision of
L'Enfant's plan specifically placed the “plaza”
between 13th and 14th Streets. The plaza space
has been designated a Category | landmark
place, as an important element of the original
plan for the City of Washington. The Pennsyl-
vania Avenue Development Corporation’s goal is
to restore this concept of a Western Plaza.

I. DESIGN OF PENNSYLVANIA AVENUE AND
RELATED OPEN SPACES BETWEEN 13TH
AND 15TH STREETS IN THE PENNSYLVANIA
AVENUE PLAN—1974

A. Western Plaza

The design of Western Plaza is illustrated on
pages 7, 11, 32, and 60 and described in the text
on pages 30, 57, and 61. The landscaping and
traffic circulation improvements shown in the
Plan increase the amount of useable open space,
reduce the amount of roadway, and landscape
the space in the image of a public square.

At the time the Plan was prepared, it appeared
necessary to maintain the Pennsylvania Avenue
right-of-way through the plaza and a diagonal
connection of E Street across Pennsylvania Ave-
nue. However, the Plan stipulated that further
attempts would be made to increase the amount
of open space readily accessible to pedestrians
and to enhance the setting of the buildings to the
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north and south of the plaza.

B. Pennsylvania Avenue between 14th and 15th
Streets

Pennsylvania Avenue between 14th and 15th
Streets is illustrated on pages 7, 11, 19, 28, and
60 and described in the text on pages 28 and 57.
The Avenue would be closed to through traffic,
but weuld be designed to allow necessary access
to abutting buildings and to keep open the full
width of the right-of-way for parades and for the
vista,

Il. REVISED DESIGN OF WESTERN PLAZA AND
NARROWING OF PENNSYLVANIA AVENUE
BETWEEN 14TH AND 15TH STREETS

A. Revised Design of Western Plaza

Since the Plan’s approval by Congress, the Cor-
poration has revised the design of Western Plaza

Traffic Circulation in Western Plaza and s Vicinity As
Shown on Page 60
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to restore L’Enfant’'s and Ellicott's concept of a
“square” and to modify the configuration of
traffic circulation in the vicinity. The revisions
were reviewed by the Commission of Fine Arts
on April 17, 1976 and approved by the Corpora-
tion's Board of Directors on November 17, 1976
and by the Secretary of the Interior on January
13, 1977. ‘

The revised design, as illustrated here, consists
of the following modifications:

* The Pennsylvania Avenue right-of-way would
be eliminated between 13th and 14th Streets.
Traffic now using Pennsylvania Avenue east
of 13th Street would use the E Street road-
way.

e The diagonal connection between the legs
of E Street would be eliminated. The E
Street north roadway would continue west
from 13th to 14th Street where it would meet
Pennsylvania Avenue.

¢ A rectangular open space would be created
between 13th Street on the east, 14th Street
on the west, and between the legs of E
Street on the north and south.,

* Rows of trees would be planted along the
northern sidewalk in front of Square 254 and

along the south sidewalk in front of the Dis-
trict Building.

+ The vista along-the Pennsylvania Avenue
axis from the south terrace of the Treasury
Building to the Capitol would be kept open.

B. Narrowing of Pennsylvania Avenue between
14th and 15th Streets

As a result of revisions to the design of Western
Plaza, Pennsylvania Avenue between 14th and
15th would remain open with a narrowed one-
way roadway accommodating three to four lanes
of westbound traffic. However, the landscape
treatment of the widened sidewalk along the
Willard Hotel block, the Pennsylvania Avenue
roadway, and Square 226 to the south would be
coordinated and unified.

. TEXT CHANGES TO THE PENNSYLVANIA
AVENUE PLAN—1974

Chapter Two, Section Il. General Description of
Development Plan

On page 16, in the first paragraph under the sec-
tion E. Public Spaces, line 15, add the words
“Western Plaza” to the following sentence so

it reads:
Larger public open spaces would be developed
at important locations along the Avenue, most
notably at Market Square, Western Plaza, and
Pershing Square.

Chapter Two, Section lli. Block-by-Block De-
scription of Development Plan

On page 28, in the second paragraph under Pro-
posed Development for Square 225, delete the
last three sentences beginning on line 6 and add
in their place: !
The Avenue roadway between 14th and 15th
Streets would be narrowed to accommodate
three or four lanes of one-way traffic west-
bound.

On page 30, in the first paragraph under Pro-
posed Development for Square 228, iine 5, delete
the word ‘‘closed” and add in its place “nar-
rowed"” so the sentence reads:
The landscaping treatment would be coordi-
nated with the treatment of the narrowed Penn-
sylvania Avenue right-of-way between 14th and
15th Streets.

On page 30, delete the second paragraph under
Proposed Development for Western Plaza and
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add the following paragraph in its place:
The rectangular plaza proposed by L’Enfant
and Ellicott would be fully restored. The‘statu_e
of Count Casimir Pulaski would be retained in
the plaza. The Shepherd statue would be
moved to a new location in front of the pro-
posed new District Building. The E street road-
ways north and south of the plaza would be
imprpved. Roadways through thg plaza would
be eliminated allowing for a unified landscape
treatment to enhance the setting of District
government buildings to the south and the
theater and entertainment uses on Square 25.4
to the north. Traffic now using Pennsylvania
Avenue west of 13th Street would use the E
Street south roadway. Traffic on E St_reet west-
bound from 13th Street would continue on E
Street to 14th Street then on the narrowed
Pennsylvania Avenue roadway to 15th Street.

On page 32. delete the last paragraph under

Proposed Development for Square 254 and add

the following paragraph in its place:
Development would be permitted along the ex-
isting E Street building line. For a distance
50 feet back of the E Street right-of-way, con-
struction would be restricted to a height of
135 feet above E Street. Construction on the
remainder of the block would be limited to a
height of 160 feet above E Street. Once de-
velopment is complete, the block would con-
tain an estimated 1,250,000 square feet of new
office space and 100,000 square feet of new
retail space.

Chapter Two, Section IV. Vehicular Circulation
Plan .
On page 57, delete the first full paragraph.

On page 61, in the section designated Pennsyl-
vania Avenue-E Street Connector, delete the last
sentence in the first paragraph and the second
paragraph and add in their place the following:
This proposal would improve traffic flow in the
downtown area and pedestrian movement be-
tween the Federal Triangle to the south and
the business district to the north. Traffic from
15th Street now moving east on either Pennsyl-
vania Avenue or E Street would use a widened

E Street south of Pershing Square (Square
226) and Western Plaza. At 13th Street this
south leg of E Street would join Pennsylvania
Avenue. Vehicles could continue east on the
Avenue, turn north on to 13th Street (to con-
tinue east on E Street), or turn south on 13th
Street from which access to the District Build-
ing is proposed. Traffic moving west on Penn-
sylvania Avenue could turn in either direction
at 13th Street or continue westward along the E
Street south roadway. Northbound turns from
E Street also would be permitted at the 14th
Street intersection. Approaching 13th Street,
eastbound vehicles on E Street would continue
on the one-way, realigned E Street roadway be-
tween 13th and 14th Streets north of Western
Plaza. There they would be permitted to turn
north on to 14th Street or continue west along
the narrowed Pennsylvania Avenue roadway.

On page 61, in the section designated Pennsyl-
vania Avenue-E Street Connector, delete the
fourth paragraph and add in its place the fol-
lowing:
Simplifying the Avenue and E Street intersec-
tion would require use of 13th Street south of
the Avenue by both cars and buses. As a
result, 13th Street should be improved to ac-
commodate two-way traffic flow south of the
Avenue.



Avenue paving plan proposed in 1853.



TECHNICAL SUPPLEMENTS

In addition to the Pennsylvania Avenue Plan document, Private Financing—Feasibility Analyses and Proposals
and the following technical supplements were transmitted to Congress in November, 1974:

1. HISTORIC PRESERVATION PROGRAM
by The Pennsylvania Avenue Development Corporation and
Building Restoration Consultants, Inc.

2. THE WILLARD HOTEL FEASIBILITY STUDY PREPARED FOR
THE NATIONAL TRUST FOR HISTORIC PRESERVATION
by The Oliver T. Carr Company

3. PENNSYLVANIA AVENUE LANDSCAPE DEVELOPMENT PLAN AND COST ESTIMATE
by Land Design/Research, Inc. and Edward G. Scharf & Sons

4, PENNSYLVANIA AVENUE PROJECT: PRELIMINARY LIGHTING REPORT
by Evans & Hillmann, Inc.

5. HOUSING DESIGN REPORT
by The Pennsylvania Avenue Development Corporation
and Hugh Newell Jacobsen, F.A.l.A.

6. STREET TRANSPORTATION PLAN: PENNSYLVANIA AVENUE ENVIRONS
by Wilbur Smith and Associates

7. ENGINEERING FEASIBILITY REPORT
“E” STREET RECONSTRUCTION AND CONSTITUTION AVENUE UNDERPASS
AT PENNSYLVANIA AVENUE
by Tippetts-Abbett-McCarthy-Stratton

8. DEVELOPMENT POTENTIALS IN THE PENNSYLVANIA AVENUE PROJECT AREA
by Gladstone Associates

9. RELOCATION PROGRAM: SUPPLEMENTARY AND SUPPORTIVE INFORMATION
by The Pennsylvania Avenue Development Corporation

10. THE PENNSYLVANIA AVENUE PLAN-1974
FINAL ENVIRONMENTAL IMPACT STATEMENT, VOLUME 1 AND VOLUME 2
by The Pennsylvania Avenue Development Corporation and
Tippetts- Abbett-McCarthy-Stratton
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Plan of Washington by Pierre Charles L'Enfant



Introduction

In 1787, the delegates to the Constitutional Conven-
tion realized that the new government they were
establishing needed a permanent location, a capital
that would be removed from the sovereignty of any
state and belong to all of the people. Therefore, they
included in the Constitution a provision that Congress
receive exclusive jurisdiction “‘over such district (not
exceeding ten miles square) as may, by Cession of
particular States ... become the Seat of Government
of the United States”. Immediately, various states,
including New York, Pennsylvania, Maryland and
Virginia, sought to have the capital established within
their boundaries. Among the towns originally con-
sidered for the capital city location were: New York,
Philadelphia, Annapolis, Trenton, Baltimore, Rich-
mond, and Wrights Ferry at the Falls of the Sus-
quehanna River.

The Potomac River site was chosen as a result of a
political compromise involving southern support for
the assumption of the states’ debts by the Federal
Government in return for northern agreement to this
southern location of the capital city. The selection of
a site on the Potomac was influenced as well by the
potential of that river as a major trade route to the
interior through canal development across the
Appalachian range.

in 1790, the States of Virginia and Maryland granted
the District of Columbia territory to the Federal
Government. Once the site was selected, Congress left
the determination of actual boundaries of the capital
city to George Washington. In 1791, Washington had
the District boundaries drawn up to incorporate
Georgetown, Alexandria, Carrollsburg and Hamburg.

I. THE L'ENFANT PLAN
A. The Overall Plan

Soon after the site was selected for the capital city,
Major Pierre Charles L'Enfant was appointed to
execute initial surveying and design studies. L'En-
fant’s plan, which was begun in 1791, was basically a
blending of two major concepts of city design—a
system of axial and transverse relationships, best
typified by the planning of Versailles, and a more
utilitarian gridiron system, favored by Thomas Jeffer-
son. The overall plan for the city is based upon two
physical considerations: (1) the overall topography of
the city and (2) views from one topographical feature
to another. The interaction of these two elements
gives one a visual experience of the city as a coherent

—== AVENUES
N SQUARES/OPENS SPACES

Topography of Site for the Federal City

Elements of L'Enfant’s Design in Relation to Topography



. CAPITOL

. MARKET SQUARE
. WHITE HOUSE
. NAVAL [TINERARY AND MEMORIAL COLUMN

© SOUTHWARD YISTAS DOWN THE RIVER

C: SOUTHWARD VISTA DOWN THE CENTER
OF THE POTOMAC !

2. SUPREME COURT
4, NATIONAL CHURCH
6. WASHINGTOR MONUMENT

. LINCOLN MEMORIAL 2. JEFFERSON MEMORIAL
. WASHINGTON MONUMENT (OFF-CENTERED)

. OBLITERATED VISTA TOWARD WASH. MONUMENT
FROM MARKET SQUARE AND OLD CITY HALL

. TREASURY BUILDING WHICH BLOCKS THE VIEW
OF WHITE HOUSE FROM THE CAPITOL

(> === QBLITERATED OR DISTORTED VISTAS

Views and Vistas as L’Enfant Intended

unit. Views of the different natural features are
provided by avenues that connect them, revealing the
underlying structural and aesthetic organization of
the plan.

The most prominent natural features of the city were
to be used as sites for buildings of national impor-
tance. The four most important of these buildings—
the President’s House, the Congress House, the
National Church and the Court House—were to be
sited on the four rises of land arching westward from
the center of the City. Of these buildings, only the
President’s House and the Congress actually stand on
the sites chosen for them, which were the two highest
of the four rises of land. (The Old Patent Office
Building—now the National Portrait Gallery—occupies
the National Church site, and the Old City Hall—now
used as a court—occupies the Court House site.) Most
of the major avenues radiate from the President’s
House and Congress House, emphasizing the symbolic
importance of these structures. Because of the acute-
angled intersections, it is possible to look down two
or three avenues at once.

Views and Vistas at the Present Time

L.'Enfant considered views not only from one point
to another within the city, but also points across and
down the Potomac River. The major views of the
River are reflected in the plan by two perpendicular
axes. Both are open spaces rather than avenues,
emphasizing their importance. One view extends west
from the Congress House to Virginia, and the other
extends south from the President’s House down the
Potomac. Of lesser symbolic importance were two
other visual axes to the river. Twelfth Street gave a
north-south view towards the center of a particularly
broad stretch of the Potomac, where it changes from
an eastward to a southward course. Further east, the
8th Street axis, located exactly halfway between the
President’s House and the Congress House, provided a
view south to the Potomac.

L’Enfant imposed a grid street system upon the basic
organizational structure of views, avenues and open
spaces. The grid system, which provided for efficient
use of the land, was laid out in a way that is
sympathetic with the City’s topography. An attempt
was made to keep streets as level as possible by

orienting them in north-south and east-west direc-
tions, an arrangement that closely follows the drop
off of land from the north towards the river.

Squares were established at selected locations, usually
high points, and avenues and grid streets were
arranged to intersect at the squares. According to a
notation by L'Enfant on the Plan:

“The situation of these Squares is such that
they are the most advantageously and recipro-
cally seen from each other, and.as equally
distributed over the whole City district and
connected by spacious Avenues round the
grand Federal Improvements, and as contiguous
to them, and at the same time as equally distant
from each other, as circumstances would
admit”.

In addition, L’Enfant designed the squares, many of
which were ultimately to become circles, so that their
sizes would be proportional to the number of avenues
leading to them.




This map is based on a reconstruction of L'Enfant’s design for the central part of Washington that was made by
Elbert Peets in 1928. Mr. Peets used L'Enfant’s plans and reports in making the reconstruction, which first ap-

peared in the September, 1932, issue of Architectural Record.
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Major Axes

A: North Capito! Street Axis
B: 3rd Street Axis

C: 8th Street Axis

D: 12th Street Axis

E: 16th Street Axis

(Axis ""C"" is equidistant from Axes A’ and

""E". Axis ’B" marks a third of the distance
from IIAII to IIEII‘)

Major Plazas

Upper Capitol Square

Capito!

Lower Capitol Square

Cascade

Canal

Market and Canal Port

Residences of Foreign Ministers (with gardens)
""Grand Avenue”’

Naval Itinerary & Memorial Column
View to the center of the River
Public Park

Lawn (400 feet wide)

Equestrian Statue of G. Washington
Landing Quay?

Fountain

White House

Vistas from White House

Executive Department Buildings
Gardens of White House?

Theater

Supreme Court Building

"Grand Fountains”

National Church

Esplanade (design uncertain; perhaps an open plaza)

<¥2sC€nrwn0BO33 A Tae@r0Q0ge

Other Elements

1: Eastern Plaza
2: Market Square
3: Western Plaza
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Another basic element of L’Enfant’s plan was a canal
following the route of Tiber Creek, which extended
westward from the Potomac River to the Capitol and
then continued southward to the Anasostia River.
This canal, which was in operation during the first
half of the .19th Century, had two basic purposes.
First, it was to have been used for transporting
building materials into the center of the City. Second,
the canal frontage below the Congress House and
south to the Eastern Branch (Anacostia River) was to
have been the commercial center of the City.

Over the years many changes have been made to
L'Enfant’s original design for the city. However, the
plan has left Washington with two major legacies that
set it apart from almost all other American cities. One
is a sense of horizontality, which is now enforced by
height limits. The other is a sense of spaciousness and
spatial interrelationships given by the broad avenues
of the radial system.

B. “’The Basic Triangle”

The central feature of L’Enfant’s plan was the
intersection of three axes, creating a triangle: (1)
from the President’s House to the Washington Statue;
(2) from the Washington Statue to the Congress
House and (3) from the Congress House to the
President’s House. The aesthetic function of this
triangle was described by Elbert Peets:

The aesthetic driving member so to speak is—or
was to have been—what | have called the basic
triangle: Capitol, President’s House and Wash-
ington statue—for L’Enfant intended the inter-
section of, the axes to be marked by an
”equestriar/ figure”, probably facing south.
Suppose one studies this spatial integration
from the Capitol. One would first look down
the “grand avenue” and see the statue broad-
side. Its orientation would convey the impres-
sion of a spatial flow at right angles to the
Capitol axis. One would then look down
Pennsylvania Avenue and see the President’s
House. The view of its portico and other
members, Iit by the southern sun, would reveal
its orientation as being, like the statue, at right
angles to the Capitol axis. The unifying effect
of the statue, a part of both the organizations,
would be felt. Normality (perpendicularity) is

itself a form of integration. The harmony of the
two spatial flows would be sensed. In addition
to the optical triangulation, there would be the
common style and material of the two avenues,
and similar plastic elements, all cooperating to
give the spectator a sense of order in, and of
tactile command over, a large organism of space
and solid.

Today, the Mall {L'Enfant’s “‘grand avenue’) forms
the first axis, Pennsylvania Avenue forms the second
axis and the third is defined by the open space
between the White House and the Washington Monu-
ment. The Monument, intended to be at the inter-
section of the perpendicular axes, was actually built
slightly southeast of the intersection at a location
that provided a better foundation. L'Enfant intended
that Pennsylvania Avenue would be a center of civic
activity. It was to have been lined with residences and
major buildings of the Federal City—the executive
department buildings, a playhouse, and the market
exchange. Foreign embassies were to be located south
of Pennsylvania Avenue on the Mall,

Three plazas, each of differing character, were to
punctuate the length of Pennsylvania Avenue. A
“western plaza’” was located at the intersection of
Pennsylvania Avenue and the 12th Street axis facing
south to the exceptionally broad view of the Potomac
River. A “central plaza’’ was located at the intersec-
tion of three major "axes, Pennsylvania Avenue,
Louisiana (now Indiana) Avenue and 8th Street. This
“plaza”, which L'Enfant intended as the site of
"grand fountains’’, was particularly important since it
provided views of the sites he had chosen for the
National Church, the Judiciary House and the Wash-
ington Statue, as well as the President’s House and
the Congress House. Finally L'Enfant placed an
"eastern plaza’’ along the Avenue roughly between
the present day 4th and 5th Streets. This ‘“‘plaza’’
provided a view north towards the Judiciary House
and opened on the south to the Mall.

'Paul D. Spreiregen, Ed., On the Art of Designing Cities:
Selected Essays by Elbert Peets (Cambridge, Mass., 1968),
p. 14.

C. The Ellicott Plan

L’Enfant’s difficulties with the commissioners
appointed to manage the development of the Federal
City led to his dismissal in 1792. He was replaced by
Andrew Ellicott, who had previously been chief
surveyor. Ellicott was instructed to redraw the plan
accurately so that it could be used as the basis for the
sale of lots. The result was a plan essentially the same
as L'Enfant’s version in terms of overall elements, but
lacking L’Enfant’s careful attention to the relation-
ship of topography to the layout of streets, avenues,
squares and views, \

Ellicott made one major change for the plan along
Pennsylvania Avenue by slipping the ‘‘western plaza’
one block west, thus destroying its relationship to the
exceptional view of the Potomac River to the south.
Other aspects of the design for the Avenues and its
relationships to topography and views remained
essentially as L'Enfant had planned.

. THE DEVELOPMENT OF THE AVENUE DUR-
ING THE 19TH and 20TH CENTURIES

Once the plan was made official, the first street to be
cleared and graded was Pennsylvania Avneue. Work
began quickly on the Capitol and the White House,
both of which were under construction by 1800,
when the President and Congress moved to the new
city. In 1803, President Jefferson had the Avenue
lined with four rows of Lombardy Poplars, which
were in place by 1805 when he rode from the Capitol
to the White House, instituting the first Inaugural
Parade.

L’Enfant had intended that the commercial core of
the city would extend eastward from the Capitol, but
this was not the case. Instead, Pennsylvania Avenue
became the main commercial and business street of
the city. During the first half of the Century the sides
of the Avenue were filled in with residences, board-
ing houses, hotels, saloons and shops, and by mid-
century Pennsylvania Avenue was one of the liveliest
streets in the nation. Major improvements were made
to the Avenue in the decade following the Civil War,
including a new woodblock pavement that was laid
along the length of the Avenue in 1871. Numerous
new buildings were erected in the eclectic style of the



late 19th Century—borrowed freely from French
chateaux, Greek Temples, Gothic and Romanesque
churches and other styles of the past.

By the start of the 20th Century the United States
was an expanding world power and the Federal
government felt the need for a new architecture that
would reflect the country’s prominence. A
commission—composed of Senator James McMillan,
Charles McKim, Daniel Burnham, Frederick Law
Olmstead, Jr., Charles Moore and Augustus St.
Gaudens—was authorized by Congress in 1901 to
formulate plans and policies for the governmental
center, The aesthetic viewpoint of the Commission
members strongly reflected the neoclassical, beaux
arts grandeur of the 1893 Columbian exposition at
Chicago. They accepted the stylistic cohesion dis-
played in Chicago and recommended unified heights
and materials for the new buildings.

The Commission’s plan affected several basic prem-
ises of the L'Enfant Plan. Official Washington was to
become, under the plan, a city of buildings within
parks. The balance of open-ended axes extending
north-south from the White House and east-west from
the Capitol was shifted, giving primacy to the
east-west axis along the Mall by extending it to the
Lincoln Memorial site. The plan also proposed that
new government buildings front on the Mall, which
L’Enfant had hoped would be lined with residences
for foreign ministers. Finally, the Commission recom-
mended that the area bounded by Pennsylvania
Avenue, Constitution Avenue and the White House
grounds be set aside for further government offices.
This last proposal led to the design of the Federal
Triangle, which, when built in the 1920’s and 1930’s
was the major unitary building complex in the world.
Significantly for the future of Pennsylvania Avenue,
it was treated as an edge of the new governmental
city, with its north side rendered in dark shading on
all the plans.

Construction of the Federal Triangle obliterated the
fabric of 23 individual city squares laid out by
L’Enfant. Two important vistas in L'Enfant’s plan—
8th Street and Louisiana {(now Indiana) Avenue were
blocked. The Triangle Plan also weakened the axial
quality of the Avenue at its western end by terminat-
ing the Commerce Building at E Street and leaving
the block between E Street and Pennsylvania Avenue
as open space. The construction of Constitution
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Avenue, a wide swath cutting across Pennsylvania
Avenue, left its eastern end diffused. Elbert Peets
commented on the Avenue’s fate in a 1937 essay “On
the Plans for Washington'’:

Poor old Pennsylvania Avenue ... A vast open
space, largely to remain open, weakens its
eastern end; Constitution Avenue crashes across
it: the plaza at Eighth Street is maimed, vast
walls of stone weigh down one side of the
Avenue, while parking lots cut gaps in the other
... finally, the plaza between Thirteenth and
Fourteenth Streets has been ruined by an open
space yawning wide toward the west.>

Finally, the Federal Triangle separated the govern-
ment from the city of Washington. Pennsylvania
Avenue became a barrier between the massive govern-
ment buildings on the south and the edge of the city’s
downtown area on the north. As time passed, the
office and commercial core of the city shifted away
from the Avenue to the northwest area of the city.
Few new buildings were erected along the Avenue,
and existing structures decayed. By the 1950’s the
Avenue had lost its prominence in the economic and
social life of the city. And, although L’Enfant’s
“basic triangle” of Pennsylvania Avenue, Mall and
White House axes remained, many elements of his
design for this central area had been altered or
obliterated.

lil. THE L'ENFANT PLAN AND THE AVENUE
PLAN

The L'Enfant plan has given the city a unique sense
of spaciousness and visual coherence. However, the
plan has also left problems, some of which are
inherent in the plan and some of which are the result
of changes L'Enfant could not foresee. His welding
of radial and gridiron street systems created inevitable
conflicts, both in terms of efficient circulation and
the relationship of buildings to open areas. L'Enfant
himself might have reconciled some of these difficul-
ties if he had not been dismissed before he could
work out all of the details of his intricate plan. Even

28preiregen, On the Art of Designing Cities: Selected Essays
by Elbert Peets, p. 71.
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so, he could not have envisioned the changes the 20th
Century would bring, most notably the advent of the
automobile and highrise construction techniques. Nor
could he have foreseen the changes others would
make to his conception of the city, either by failing
to carry out his intent or by deliberately altering his
design.

A critical analysis of the L'Enfant plan is particularly
important for Pennsylvania Avenue, which was a
major component of his design for the center of the
city. Enshrining the L’Enfant plan as the unchange-
able holy writ of Washington’s physical planning
would preclude the solution of many of the problems
found along the Avenue today. Such problems
include the overall lack of visual focus, the inefficient
and awkward relationship of streets, buildings and
open spaces, and poor traffic circulation.

L’Enfant intended that fow-scale buiidings would fill
the area on either side of the Avenue, leading the eye
to the great monuments at both ends—the President’s
House and the Congress House. The plan focused
upon the ends of the vista. The sides, lined with
typical four-to five-story 18th Century structures,
would have appeared as unobtrusive low walls rather
than enclosures. This difference in scale, emphasized
by siting the major monuments on rises of land, has
been fundamentally altered by the height and mass of
buildings erected during the 20th Century. Even with
the imposition of height controls, the buildings along
Pennsylvania Avenue today form enclosures, lessening
the dramatic effect of L.’Enfant’s original conception.

Large volumes of automobile traffic accentuate the
problems of L’Enfant’s combination of radial and
grid systems. Despite the fact that an extraordinarily
high proportion of land in the city is consumed by
streets—some 60 percent in contrast to between 25
and 30 percent in cities with straight grid systems—
traffic flow is awkward. This is particularly true
where the radial and grid system intersect, as they do
along Pennsylvania Avenue. The uneven street pattern
often precludes a regular rhythm of signalling and
traffic flow.

Besides creating problems for efficient traffic flow,
the street layout has serious implications for the
physical design of the City. Vast expanses of pave-
ment are found at many intersections, notably at
Pennsylvania Avenue between 13th and 15th Streets.

In such areas the relationship of buildings to open
space appears diffused and unfocused, rather than
spacious, The L’Enfant design left many small un-
buildable tracts of land scattered along the radial
avenues. Almost a dozen parcels of land, ranging from
traffic islands to small parks, are found today along
the northern edge of Pennsylvania Avenue. When
these spaces are well-landscaped and maintained they
contribute an openness and irregularity that can be
charming. But all too often they are poorly planted
and neglected fragments with little relationship to
surrounding buildings and circulation patterns,

Planning for Pennsylvania Avenue must be directed
toward achieving a more rational balance among the
demands of people, traffic, building development,
and the historic plan. In some very fundamental
ways, to accept the historic plan as pre-eminent
among these demands would mean that little signifi-
cant improvement is possible in the other areas. If,
for example, all the historic streets must be kept
open, no matter how vestigial their function, then no
réal improvement is possible either to traffic flow or
to the ratio between streets and buildable area. If no
variations are possible in the definitions of L'Enfant’s
vistas, then the ones that have received appropriate
foci, such as Pennsylvania Avenue, must compete
with those that have not, such as Indiana Avenue.

To admit that some of what L'Enfant proposed has
been invalidated by time or subsequent developments
is not to deny the L’Enfant plan. Any planning effort
for Pennsylvania Avenue has to start with major
givens of his plan—the great radial armature, the
openness and low density character of spaces and
buildings—and then try to build upon its strengths
and to play down its weaknesses. Above all the plan
must reinforce what should be the greatest street-
scape in the country, the stretch of Pennsylvania
Avenue between the White House and the Capitol. In
order to accomplish this, it will be necessary to
modify the relationship between buildings, streets
and open spaces, not in a way that does violence to
L'Enfant’s intent, but in a way that reinterprets this
intent, satisfying both contemporary demands of
circulation and building siting and the historic
demands of the L’Enfant Plan.
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Pennsylvania Avenue Plan — 1964

IV. RECENT PLANNING—-1962 TO THE PRESENT
A. President’s Council on Pennsylvania Avenue

Pennsylvania Avenue has been the subject of active
planning in recent years since 1962, when the Ad Hoc
Committee on Federal Office Space recommended to
President Kennedy that the government “should
formally undertake the redevelopment of Pennsylva-
nia Avenue”. President Kennedy subsequently
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appointed an Advisory Council on Pennsylvania
Avenue with Nathaniel Owings as chairman. After a
number of discussion meetings, the Council decided
to prepare a master plan for the Avenue.

The plan, which was published in 1964, was intended
to provide an illustrative pattern of development and
to define major public improvements. The purpose
was to provide an image to arouse public and
governmental enthusiasm which might lead to more

detailed development plans and implementation pro-
cedures. To quote from the 1964 Plan, the goals and
objectives were:

(1)
(2)

(3)

Pennsylvania Avenue is inseparable from its
adjoining area.

The Avenue, as the Nation’s ceremonial way,
should have a special character.

The Avenue should do honor to its lofty destina-

tions.
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{4) The Avenue should be harmonious in itself and
linked with the City around it in both its
architecture and its planning.

(5) The Avenue should be pleasant to traverse either
on foot or by vehicle.

{6) The Avenue should be reclaimed and developed
as a unified whole.?

In addition to these objectives, the plan specifically
proposed establishing a new building line 50 feet back
from the existing line along the north side of the
Avenue, providing space for three rows of trees and a
broad sidewalk to encourage pedestrian use. New
buildings were to have a uniform height of 110 feet
to match the Federal Triangle height. Buildings set
back from the new Pennsylvania Avenue north build-
ing line between 1st and 15th Streets could take
advantage of the 160-foot height allowed by the 1910
Height of Buildings Act.

The south side of the Avenue was to be landscaped
with a double row of trees. The Grand Plaza of the
Federal Triangle was also to be landscaped and the
Federal Triangle was to be completed by extending
the Post Office Department westward toward the
District Building and by extending the Internal
Revenue Service north and west to encompass the
tower of the Old Post Office. The Old Post Office
Building itself was expected to be demolished, as had
been planned ever since the Federal Triangle was
designed, but the Tower was to be retained as a
visitor's lookout. A sculpture garden with under-
ground parking was proposed for the area south of
the Archives between 7th and 9th Streets.

The ends of the Avenue were to have been treated
specially to emphasize their terminating functions. A
large reflecting pool was proposed between Pennsyl-
vania Avenue and Maryland Avenue, over the Center-
Leg Freeway Tunnel, providing a suitable terminus
for the Avenue and the Mall at the foot of the Capitol
grounds. A new National Square was proposed for the
western end—an expansive open plaza with a large
fountain that would have defined the Avenue's
termination at the executive precinct.

3 Pennsylvania Avenue. Report of the President’s Council on
Pennsylvania Avenue, 1964, pp. 18-19.
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The Advisory Council’s plan was to have been
presented to President Kennedy shortly after his
return from Dallas in the fall of 1963. After the
assasination, it was not formally transmitted to
President Johnson until April of 1964. Throughout
1964 it received considerable publicity, much of it
favorable. It was endorsed by the American Institute
of Architects at the 1964 Convention in St. Louis and
approved in principle by the Commission of Fine Arts
and by the National Capital Planning Commission,
with a recommendation for further study of the
National Square.

B. President’s Temporary Commission on Pennsylva-
nia Avenue

President Johnson established the President’s
Temporary Commission on Pennsylvania Avenue on
March 26, 1965, with Nathaniel Owings carrying on
as chairman, to continue work on the plan. During
this same year the Pennsylvania Avenue National
Historic Site was designated by Secretary of the In-
terior Stewart Udall in conjunction with the Tempor-
ary Commission’s planning efforts. The Site is
approximately rectangular, and extends on either side
of Pennsylvania Avenue to encompass such nationally
significant landmarks as the Treasury Building, Ford’s
Theater, the Old Patent Office and the Pension Build-
ing. However, the Site lacks a coherent quality
throughout its boundaries. Its distinction, according
to the Interior Department’s study of the Site, “rests
on the symbolic values derived from the ceremonial
role Pennsylvania Avenue has played in national life
for a century and a half, on the association of the
District during these years with men and events of
national consequences in American history, and on
the survival of a group of buildings individually of
significance in the history of the United States.””*

During 1965, the President’s Temporary Commission
on Pennsylvania Avenue continued its work on the
plan, particularly on the proposal to create a National
Square in front of the White House at the terminus of
Pennsylvania Avenue. A revised scheme for the
Square was presented to the Commission of Fine Arts

4 The Pennsylvania Avenue District In United States History,
U.S. Department of the Interior, National Park Service, 1965,
p. iii.

and to the National Capital Planning Commission in
early 1966. This revised scheme reduced the size of
the Square to the boundaries of 14th, 156th and F
Streets and Pennsylvania Avenue, thus retaining the
National Press Building but still proposing razing the
Willard and Washington Hotels. Both Commissions
approved the revised scheme.

During this period there was also progress on the
reflecting pool at the eastern terminus of the Avenue.
In 1966, the Committee for the Extension of the
Capitol, the Architect of the Capitol, the Engineer
Commissioner of the District of Columbia, the
Secretary of the Interior, and the D.C. Department of
Highways and Traffic agreed that the Capitol Reflect-
ing Pool should be built as part of the construction of
the Center Leg Freeway project. Construction of the
pool began in March of 1968 and was completed in
1972, )

Two major government buildings were begun in the
Pennsylvania Avenue area in the latter part of the
1960's. During 1965-1967, the Temporary Commis-
sion worked with the F.B.l. and its architects to
reconcile the plans for a new F.B.l. Building with
plans for the Avenue. The F.B.l. agreed not to exceed
the height of the Federal Triangle, and to set the
building back 50 feet from the existing building line.
In 1968, construction was begun on a new building
for the Department of Labor on air rights over the
Center Leg Freeway. Both of these buildings are
nearing completion.

Other developments during the Commission’s tenure
included the enactment of Public Law 90-637, which
established a National Memorial to Woodrow Wilson
and empowered its Board of Trustees to prepare plans
for a memorial in consultation with the Temporary
Commission or its successor. The first private devel-
opment project was also completed during the late
1960's—the Presidential Building at the corner of
12th Street and Pennsylvania Avenue. The sidewalk
in front of this building was landscaped in accordance
with the plan’s provision for a triple row of trees.

The President’s Temporary Commission published a
report in 1969 detailing the evolution of the 1964
plan during the intervening period and the current
status of the plan. The report covered in detail such
features as the Capitol Reflecting Pool, the Labor
Building, the Woodrow Wilson Center and Market



Square, the F.B.l. Building, the Presidential Building,
the completion of the Federal Triangle and the
revised National square, including a program for
developing the adjoining block to the east as a
superblock with internal circulation. 1t also treated
such related developments as the National Gallery
East Building, Judiciary Square, the National Sculp-
ture Garden and the Hirshhorn Museum on the Mall.

Planning work was continued by the Commission
during 1969 with the endorsement of President
Nixon, who stated in his message to Congress on the
District of Columbia of April, 1969 his intention to
submit new legislation on Pennsylvania Avenue.
Funding for the Temporary Commission was termi-
nated in October 1969, and shortly thereafter several
bills were introduced proposing the establishment of
a government corporation with the power to imple-
ment a plan for the Avenue.

C. The Establishment of the Pennsylvania Avenue
Development Corporation

Bills to establish a wholly owned Federal develop-
ment Corporation, initially tied to the Bicentennial,
were introduced in both the House and the Senate.
After hearings on several of these bills, an amended
version of H.R. 10751 was enacted into law on
October 27, 1972 as the Pennsylvania Avenue Devel-
opment Corporation Act of 1972 (Public Law
92-578, 86 Stat. 1266).

During the more than eight years between the
publication of the 1964 Plan and the establishment of
the Pennsylvania Avenue Development Corporation
in 1972, there was considerable public response to
the plans for the Avenue. Although much of the
response is undocumented, it can be summarized
generally in the following way. The first responses to
come from the government and from planning pro-
fessionals were generally favorable, commending the
Plan for its breadth and grandeur. With time, increas-
ing unfavorable response appeared from laymen and
some professionals, questioning the value of massive
government plans in general and the dangers of
sterility and over-monumentality in this plan partic-
ularly,

A continuing political problem was caused by the act
that the plans had been prepared and most of the

efforts at implementation had been made by the
White House without Congressional sanction and
without efforts to seek the approval of the District of
Columbia government and residents. Many who were
not opposed to the idea of renewing Pennsylvania
Avenue were opposed to the specifics of the 1964
Plan and the way in which it was developed.
Testimony on the bill establishing the Corporation
made it clear that the plans prepared by this new
agency should be responsive not oniy to changes in
attitudes about grandeur and historic preservation but
also to the interests of the people who live and work
in the city.
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Chapter One

Pennsylvania Avenue Development Corporation

I. THE PURPOSE AND POWERS OF THE CORPO-
RATION

The Pennsylvania Avenue Development Corporation
was established by Congress through Public Law
92-578, enacted on October 27, 1972, In passing this
law, Congress determined that the national interest
required that the area adjacent to Pennsylvania
Avenue between the Capitol and the White House be
developed and used in a manner suitable to its
ceremonial, physical, and historic relationship to the
legislative and executive branches of the Federal
Government, and to the governmental buildings,
monuments, memorials and parks in and around the
area. In reaching this determination Congress con-
sidered not only the national significance of this great
Avenue, but also the steady deterioration of its
northern environs and the consequent economic and
social liabilities imposed upon the District of Colum-
bia.

The Corporation’s enabling act states that in order to
insure proper development and use of the area and
the elimination of blight, a comprehensive plan must
be developed and implemented, which would specify:

(1} the types of uses, both public and private, to be
permitted;

(2) criteria for the design and appearance of build-
ings, facilities, open space, and other improve-
ments;

(3) an estimate of the current values of all proper-
ties to be acquired;

(4) An estimate of the relocation costs that would
be incurred in carrying out the provisions of the
plan;

(5) An estimate of the cost of land preparation for
all properties to be acquired;

(6) An estimate of the reuse values of the properties
to be acquired;

(7) a program for the staging of a proposed develop-
ment, including a detailed description of the

portion of the program to be scheduled for
completion by 1976.

(8) a determination of the marketability of such
development;

(9) an estimate of the development costs, both
public and private;

(10) a thorough study of the economic impact of
such development, including the impact on the
local tax base, the metropolitan area as a whole
and the existing business activities within the
development area; and

{11) the procedures (including both interim and long
term arrangements) to be used in carrying out
and insuring continuing conformance to the
development plan.

Because the powers conferred and the program
mandated by the Act are for public purposes,
Congress established the Corporation as a wholly
owned corporation of the United States Government.
Maximum use of private as well as public resources
was encouraged in implementing the plan.

The Act gives the Corporation a broad range of
powers, including the authority: (1) to sue and be
sued in its own name; (2) to acquire property through
eminent domain proceedings; (3) to construct and to
rehabilitate buildings; (4) to manage property, and
(6) to establish restrictions, standards and other
requirements that will assure conformance to the
plan. The Corporation is exempt from all Federal and
District taxes and assessments, but is required to
make payments in lieu of taxes on properties owned
by the Corporation.

In recognition of the dual role played by the City of
Washington as the seat of the national government
and as a municipality in its own right, the Act
provides that District and other Federal agencies may
continue to exercise their powers within the area,
consistent with the development plan. The Act

specifically requires that the Corporation consult and
cooperate with District and community officials, give
primary consideration to local needs and desires, and
foster local initiative and participation in connection
with its planning and development activities.

The powers of the Corporation are vested in a fifteen
member Board of Directors. Eight members, four of
whom must be residents of the District of Columbia,
are appointed by the President from private life.
These persons include: Elwood R. Quesada, Chair-
man; Donald J. Bruckmann, Vice Chairman; John T.
Connor, Joseph B. Danzansky, Mitchell |. Kafarski,
Willie L. Leftwich, Nathaniel A. Owings and Mrs.
Jouett Shouse. Mr. Connor and Mrs. Shouse have
since resigned. Seven members are government offi-
cials, including: The Secretaries of Interior, Treasury,
Housing and Urban Development, and Transporta-
tion; the Administrator of General Services, the
Mayor/Commissioner of the District of Columbia and
the Chairman of the District of Columbia Council.
Eight other government officials are designated in the
Act to serve as non-voting members, including: the
Chairmen of the Commission of Fine Arts, the
National Capital Planning Commission, the District of
Columbia Redevelopment Land Agency and the
District of Columbia Commission on the Arts, the
Secretary of the Smithsonian Institution, the Director
of the National Gallery of Art, the Architect of the
Capitol, and the Archivist of the United States.

. THE PLANNING PROCESS

Once appropriated funds were made available in July
of 1973, the Corporation began substantive planning
activities. A 15-member staff was hired, headed by
John M. Woodbridge, Executive Director. Contracts
were executed with various consulting firms to
provide technical assistance, including: Gladstone
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Associates, Marketing and Economic Analysis;
Tippetts-Abbett-McCarthy-Stratton, Engineering and
Environmental Impact; Wilbur Smith and Associates,
‘Traffic; Hugh Newell Jacobsen, Housing Design;
Building Restoration Consultants, Inc., Restoration;
Land Design Research, Landscaping, and Evans and
Hillmann, Lighting.

In preparing the plan the Corporation’s staff held
more than a hundred meetings with representatives of
District and Federal government agencies, community
groups, business and professional associations. Special
care was taken to assure that accurate, up-to-date
information on the Corporation’s planning activities
was available to representatives of the media and to
individuals within the community who were inter-
ested in or affected by the plan, Because of the
sensitive issues raised by relocation, numerous consul-
tations were held with public and private agencies and
individuals in an effort to identify problems and
means to alleviate hardships. A series of meetings was
held with a seven-member Advisory Board represent-
ing owners and tenants within the development area.
In addition to this group, which was required under
the Act, the Corporation established a nine-member
Community Advisory Group composed of persons
representing a wide range of community interests.

The final result of this intensive planning effort was
the development plan transmitted on March 19, 1974
to the Mayor/Commissioner of the District of Colum-
bia and the Secretary of the Interior for the 90-day
review periods specified under the Act. The District
Government held three community workshops on the
proposed plan prior to a public hearing on May 18,
1974, at which approximately 50 different individ-
uals, businesses, organizations and agencies presented
their views. A coordinated review was conducted by
District Government agencies and comments were
received from the National Capital Planning Commis-
sion, the Commission on Fine Arts and the Joint
Committee on Landmarks.

After assessing these viewpoints, the Mayor/
Commissioner transmitted his recommendations to
the Corporation on June 16, 1974. At the same time,
the Secretary of the Interior transmitted his recom-
mendations, as custodian of the Pennsylvania Avenue
National Historic Site. These recommendations were
officially received by the Corporation at its June 25,
1974 Board of Directors meeting, along with position

papers by the Owners and Tenants Advisory Board
and the Community Advisory Group. The Corpora-
tion’s staff then began an extensive series of meetings
with representatives from the District Government
and the Interior Department in an effort to resolve
issues raised by their official reviews. Substantial
agreement was reached on almost all issues.

In accordance with the National Environmental
Policy Act of 1969 the Corporation conducted an
assessment of the environmental impact of the
proposed plan. A Draft Environmental Impact State-
ment was transmitted to the Council on Environ-
mental Quality on May 3, 1974, and circulated
widely to government and private organizations, and
to individuals expressing an interest in the effect of
the plan on the environment. On the basis of some 25
formal comments received on the Draft Statement, a
Final Environmental Impact Statement was prepared
and transmitted to the Council on Environmental
Quality in September for a 30-day circulation period.

The final plan to be presented to Congress is the
product of an extensive process of study, consulta-
tion, cooperation and negotiation. The process has
not been easy. Pennsylvania Avenue, because of its
great importance to the City and its symbolic
importance to the nation, is inevitably a focus of
controversy and concern. However, out of the process
has come a close consensus on a plan to rebuild the
Avenue, based upon a realistic assessment of the kind
of development that is likely to occur over the next
decade and a sensitive balancing of local interests
with the national importance of the Avenue.
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Chapter Two

The Pennsylvania Avenue Plan -1974

I. GOALS AND OBJECTIVES

The plan is intended to provide for the development
of Pennsylvania Avenue as a vital part of downtown
Washington, as the symbolic ceremonial way between
the Capitol and the White House and as a link
between the governmental city and the private city.

For many years the northern edge of the Avenue has
been deteriorating. Once a lively center of activity for
residents and visitors alike, it has declined in impor-
tance and today is a drab and depressing place. Since
the construction of the Federal Triangle in the 1920's
and 1930’s the Avenue has become a barrier between
the downtown and the Mall. This pronounced separa-
tion of functions, coupled with neglect by both
public and private interests,” has made the Avenue
one of the shabbiest and least interesting of the
world’s main thoroughfares. Any attempt to reverse
this decline will require a significant effort by both
public and private sectors, with the government
leading the way in order to demonstrate its commit-
ment to private developers.

The following objectives formed the basis for plan-
ning in the Pennsylvania Avenue area:

® Reinforcing the Avenue’s unique role as the
physical and symbolic link between the White
House and the Capitol. The Avenue must serve not
just as a backdrop for parades, but should become
the “main street of the nation”’.

® Making the Avenue function as a bridge, not as a
barrier, between the monumental Federal core to
the south and the city’s downtown to the north.
The functional segregation of the north and south
sides must be minimized by making it easier for
people to cross from one side to the other and by
giving them a reason to do so.

Transforming the Avenue into an attractive and
pleasant place for residents and visitors alike. The
physical setting must accommodate the varied
needs of all the people who use it—offering
comfortable places to stroll, rest, sit and talk, eat
and shop.

Providing a mixture of commercial and cultural
activities along the Avenue that will attract a wide
variety of people and stimulate street life. Interest-
ing and diverse social and cultural activities can be

every bit as important as the physical environment

in attracting people to the area.

Bringing people back to live along the Avenue.
Around-the-clock residents will help both to keep
the area alive after the workday is over and also to
support a greater variety of commercial activities.

Introducing, on currently under-utilized land, new
buildings representative of the best contemporary
architectural and planning concepts. New build-
ings, however, must complement and enhance the
existing urban fabric.

Maintaining a sense of historic continuity and
evolution by preserving buildings representative of
different eras and styles. This tangible evidence of
the Avenue's development and change in use and
scale will provide a link with the past that is too
often lacking in large scale, post-war redevelop-
ment plans.

Bringing new economic life—jobs, shopping and
business opportunities—to the Avenue while rein-
forcing existing activity both on the Avenue and in
the adjacent downtown area.

Reducing hardships to existing businesses by
staging development carefully and by providing

effective relocation benefits. Although significant
redevelopment is accompanied inevitably by some
dislocation, every effort must be made to assure
that existing businesses have an opportunity to
participate in redevelopment along the Avenue.

® Insuring that minority businesses and workers have
an opportunity to share in the benefits that will
occur as a result of redevelopment. It is essential,
in a city with the highest percentage minority
population of any major urban center in the
United States, that the Corporation assess the
impact of the plan on minority interests through-
out the development period and take positive
measures to assure full minority participation in
activities and benefits that result from plan imple-
mentation.

® Enhancing the city’s tax base through more
intensive use of land in this prime location.

® Structuring an overall development program that
can be implemented in a timely fashion consistent
with overall market demand in the area.

Many of these objectives have been addressed directly
in the proposed development plan. Others, however,
depend more upon the way in which the project is
executed. This is true of two particularly important
objectives—providing the liveliest possible mixture of
business and cultural activities, and assuring full
participation of minority interests in development
programs.

Recognizing that interesting activities are as impor-
tant as the physical environment along the Avenue,
the Corporation will continue to study the kinds of
activities that are needed along the Avenue and will
undertake a positive program to bring these activities
to the Avenue as development proceeds. The Corpo-
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ration will also continue to provide the fullest
possible information on its activities to the public and
will establish appropriate procedures for involving
citizens and area businessmen in discussions of
detailed elements of the plan as they are being
developed.

Minority businesses and workers must be able to
share in the benefits of the plan as it is implemented.
To this end, the Corporation will take positive
measures to assure full minority participation. The
Corporation will work closely with Federal and
District agencies and concerned private organizations,
as well as comply with applicable equal opportunity
laws and regulations. On its own projects, the
Corporation will adhere to policies of minority hiring
and will encourage the participation by minority
contractors in construction work. For projects that
are to be undertaken by private developers, the
Corporation will urge minority entrepreneurs to
proposeand assume projects. Non-minority developers
will be encouraged to utilize minority firms and
workers in the construction of their projects.

Fortunately, planning for the Avenue occurs at a time
when other substantial improvements are underway
both in downtown Washington and within the Fed-
eral enclave. Major METRO lines are under construc-
tion within the downtown and some segments should
be complete by the 1976 Bicentennial. Plans have
been developed to convert portions of F and G
Streets, the retail core of the city, into pedestrian
malls. Several urban renewal sites around major
subway stops have been assembled by the D.C.
Redevelopment Land Agency and offered for devel-
opment. Construction is underway on the National
Visitor Center at Union Station. Major new govern-
ment offices are scheduled to open this year, includ-
ing the F.B.l. and U.S. Department of Labor build-
ings.

In addition to this activity in the downtown core,
substantial improvements are being made in the area
south of the Avenue. One new museum, the Hirsh-
horn Museum of Art, has already opened, and
another, the National Air and Space Museum, is
scheduled to be open by the Bicentennial. Two other
museums are also under way, the National Gallery
East Building and the National Sculpture Garden.
New trees and landscaping are being added to the
Mall, and a large reflecting pool has been built at the

Proposed Conver-
sion of the En-
closed Courtyard
in the Old Post Of-
fice Building
(Sketch by James
Sandell of Arrow-
street, inc., Cam-
bridge, Massa-
chusetts)
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foot of the Capitol. The National Endowment for the
Arts has proposed restoring the Old Post Office
Building within the Federal Triangle and using it as a
unique cultural center providing space for the Endow-
ment’s headquarters, local cultural activities, restau-
rants and shops. Finally, the District of Columbia
government would like to erect a new building along
Pennsyivania Avenue on a plot of land now used as a
parking lot, adjacent to the existing District Building.
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Taken all together, these changes herald a revitaliza-
tion of downtown Washington and the development
of the Mall area as the nation’s greatest museum
complex. Redevelopment of the Avenue should rein-
force these changes and play a pivotal role in
transforming the core of the city into a dynamic
center of economic, social and cultural, as well as
government activity.

II. GENERAL DESCRIPTION OF DEVELOPMENT
PLAN

The land uses proposed in the plan include both uses
currently found along the Avenue and new uses that
are intended to make the area a center of around-the-
clock activity. (See Land Use Plan) The Avenue itself
would be enhanced both by special landscaping and
lighting and by providing a continuous frontage of
retail activity along its north side. Office and hotel
uses would dominate in the western portion of the
development area, consistent with its location near

VICINITY PLAN

the business and banking heart of the City. The = METRO

eastern portion would be the location of a new HEl PADC AREA == DOWNTOWN URBAN RENEWAL AREA
residential community. Although this area has been RENEWAL ACTION AREA -~~~ SPECIAL PROJECT AREA
predominantly commercial for many years, a major B MUSEUMDISTRICT wooen  STREETS FOR PEOPLE

change in land use is considered essential for several
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L— PENNSYLVANIA AVENUE HISTORIC DISTRICT

VISTA

------ INTERRUPTED  VISTA

1 WHITE HOUSE 9. 800 BLOCK F STREET

2. TREASURY 10. TARIFF  COMMISSION

3. WASHINGTON HOTEL 1. ARCHIVES

4. WILLARD HOTEL 12. BANK OF

5, DISTRICT BULDING 13. CENTRAL NATIONAL BANK
OFFICE . MATTH

7 EVENNG STAR BULDING 15.CITY HALL

8. PORTRAIT GALLERY 6.US CAPITOL
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ILLUSTRATIVE SITE PLAN

SCALE: 'Sl — Sl

reasons. First, the total amount of land along
Pennsylvania Avenue that is now zoned for office
development cannot be marketed for that use in the
foreseeable future. Second, there is a demonstrably
strong market for housing downtown. Finally, the
introduction of residents should help to make the
area lively, atrractive and safe.

These basic land uses would be provided through a
combination of new development along with rehabili-
tation and retention of existing structures. All desig-
nated landmark structures would be retained and, if
necessary, rehabilitated. (See Landmarks Identifica-
tion Drawing) Many of the other older structures that
have architectural merit but are of less than landmark
quality would retained, either by preserving them in
place or by moving their facades to new consolidated
locations. In addition, many existing buildings that
have useful economic lives would remain. The plan, in
summary, provides for a combination of the new and
the old, rather than a total rebuidling of the Avenue.
(See lllustrative Site Plan) :

Following is a brief description of the major uses and
the way in which they would be developed along the
Avenue. ‘

A. Residential

The housing development, which would be concen-
trated in the area east of the new F.B.l. Building, is
designed to provide a unique and model in-town
living environment. This area today is a mixture of
vacant lots, a few new high rise office buildings

11

erected during the 1960's and leased to the govern-
ment, and a large number of low-scale commercial
buildings erected during the 19th and early 20th
Centuries. This stretch of the Avenue was once the
City’s commercial center, but it has long since been
eclipsed by the retail concentration along F and G
Streets.

The Corporation recognized that successful residen-
tial development would require the creation of a
substantial and unique community that could attract
people long accustomed to thinking of .downtown
Washington as a place to work and shop, not as a
place to live. In order to achieve this objective, the
plan, prepared with the assistance of the Corpora-
tion’s housing consultant, Hugh Newell Jacobsen,
proposes a special configuration of high density
residential and mixed uses, presenting a downtown
city scale on the perimeter and an intimate, town-
house scale on the interior. The high structures on the
perimeter would not only relate in scale to the
surrounding area, but would serve to buffer the
residential units, lifting them up and away from street
noise and providing good views for a maximum
number of dwellings.

The major housing development would be concen-
trated in a four-block area between 7th and 9th
Street, E Street and Pennsylvania Avenue. Viewed
from the Avenue, the structure would rise 110 feet,
with arcaded ground floor retail space, several stories
of office space and at least four stories of housing.
Inside the block, the housing would be arranged in
two-to-four-story tiers flanking interior open air
walkways and stepping down to ground level at the
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“CHAPTER TWO

Proposed Housing Program

Rental: % No.
Efficiency 50% 250
1-Bedroom 39% 195
2-Bedroom 11% 55

Total “100% 500

Sales: % No.
Efficiency 14% 140
1-Bedroom 55% 550
2-Bedroom 21% 210
3-Bedroom 10% 100

Total 100% 1000

Size Monthly Rent*
550 sq. ft. $275.00
750 sq. ft. $325.00

1,000 sq. ft. $500.00

Size Sales Price*
650 sq. ft. $32,500
850 sq. ft. $41560

1,200 sq. ft. $56,400
1,350 sq. ft. $62,100

*Prices reflect January, 1974 dollars.

center of the block. Parking would be provided under
the stepped housing within the structure. Thus, from
the outside, a person would see a building in scale
with its surroundings, with lively street activity in
front of shops, restaurants, and offices. Inside,
wherever a person stood, he would see a low-scale
residential reighborhood, with landscaped walkways
giving direct access to apartments and townhouses,
with parking out of sight but only a short walk or
elevator ride away.

Although the housing units would be grouped in
low-rise structures, the overall density would be
high—about 130 units per acre, which is double the
average residential density of the Southwest Urban
Renewal Area. Despite the density, the housing
would have a qualtiy of spaciousness that is not
available in standard elevator apartment buildings.
Most of the units would have private patios, and all
would have direct access to landscaped walkways,
providing strolling and play areas free from auto-
mobile traffic.

Additional residential development would be pro-
vided in the area east of 7th Street. Because of
substantial number of existing buildings—both new
office structures and older buildings with architec-
tural merit—are proposed for retention in this area,
the basic housing development pattern would vary. In
instances where a sufficient land area is available, the

same basic pattern would be employed. In other
instances, constricted sites will dictate more conven-
tional high rise housing patterns that would be filled
in between existing structures.

In all, approximately 1500 residential units would be
provided, ahout a third of which would be rental and
two-thirds for sale. Most of the units would be small
{efficiencies and one-bedrooms), with rental and
purchase prices aimed at households with annual
incomes ranging from $15,000 to $35,000. These
prices reflect current costs for private high density
residential development at close-in locations. In order
to provide an opportunity for lower income house-
holds to live in the project, the Corporation will
request Federal subsidy funds for up to 250 units.
These units would be made available to households
meeting the eligibility criteria of Sections 235 and
236 of the National Housing Act or successor acts.
The Corporation will consult with the District of
Columbia government on the administration of these
low and moderate income units.

B. Office

Most of the land under the Corporation’s jurisdiction
is now zoned for intensive office development.
Despite the lack of activity in recent years, the
Corporation’s economic development consultants,

Gladstone Associates, are confident that new office
construction can be attracted to the area. Several
factors contribute to this renewed potential. First,
there are fewer and fewer sites available for office
construction in the “new downtown’ area centered
around Connecticut Avenue. The high cost of these
remaining sites, along with growing community
opposition as office buildings?encroach upon estab-
lished residential neighborhoods, “should help to
attract office development into other areas. Despite
its current state of decay, the Pennsylvania Avenue
area offers a number of advantages. It is well served
by public transit—both bus and, in the near future,
METRO. Major public investment has already
occurred in the area, most importantly the almost
completed F.B.l. Building. Finally, improvements
proposed as a part of the Pennsylvania Avenue Plan
will result in a major upgrading of the appearance of
the Avenue, reinforcing its importance as a center of
activity for the City.

The area west of the F.B.l. Building was selected as
the most likely location for new private office
development to occur. Up to 3.2 million square feet
of new office space could be provided over a 12 to 15
year period. The configuration of the office area
provides a maximum amount of prestigious space on
a relandscaped Pennsylvania Avenue. Developers
would be allowed to build the full amount of office
space permitted under the existing C-4 zoning and at
the same time would be given considerable flexibility
in the design and massing of their buildings. The
Corporation and its market consultants are confident
that, with the implementation of the plan, this space
will become in every way competitive with the
prestige office center around Connecticut Avenue and
K Street.

Some office space would also be provided in the area
east of the F.B.l. Buidling. Approximately 500,000
square feet could be developed in conjunction with
the proposed residential complex. Another 500,000
square feet might be developed in the later stages of
plan implementation on the block fronting on
Pennsylvania Avenue between John Marshall Place
and 6th Streets. This block, which is adjacent to the
U.S. District Court and across the street from the
National Gallery of Art, could be an attractive site for
a “'single use” building, such as a major institutional
or corporate headquarters.

14
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C. Retail

Shopping facilities in the area would be designed to
serve residents, visitors and office workers in a way
that would strengthen retail activity where it is
presently weak, without competing with the nearby
downtown retail space on F and G Streets. This is to
be done by consolidating and concentrating retail
space in the project area. For example, expanded
specialty and department store space would be
provided on F Street between 8th and 9th Streets,
strengthening the main downtown shopping street in
this area. A small shopping plaza oriented towards
tourists, office workers and residents is designed as
part of the multi-use residential complex at Penn-
sylvania Avenue and 7th Street. This plaza would be
across the street from the METRO stop at Market
Square, and a special entrance could be provided,
leading directly into the shopping area.

Ground floor commerical space would be developed
throughout the area. In addition to the Pegnnsylvania
Avenue frontage, retail space would be provided
along E Street and along the north-south streets
leading into downtown, especially 7th Street, which
has long been a center of commerical activity. These
retail establishments will help to assure continued
vitality in the area, while enhancing the city’s main
retail core by drawing a steady stream of office
workers and visitors north onto F and G Streets. The
liveliest possible mixture of commercial uses will be
encouraged, including restaurants, theaters, night
clubs, art galleries, boutiques and specialty shops that
naturally attract large numbers of users and stimulate
street life.

A total of between 900,000 and 950,000 square feet
of new retail space could be accommodated under the
development plan. The new department store on F
Street would account for 270,000 square feet, the
shopping plaza at Pennsylvania Avenue and 7th Street
would account for between 100,000 and 150,000
square feet, and the remaining space would be located
on the ground floor of buildings throughout the area.

Every effort will be made to minimize the impact of
development upon existing retail activity by provid-
ing a special relocation assistance program, described
in Chapter 5, that goes well beyond the requirements
of the present law. This program, which would
include both interim relocation space for businesses

15
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and temporary rental assistance, is intended to keep
as many existing businesses as possible in the area
while permitting new development to take place.

D. Hotel

Although the Corporation would welcome more
hotels in the development area, its market analysts
indicate that the demand for additional hotel rooms
over and above those already committed for the
coming years is marginal. Therefore, the plan pro-
poses only the retention of the Washington, the
newer portion of the Harrington, the rehabilitation of
the Willard and possibly a new hotel across from the
National Gallery of Art. Altogether between 400 and
700 rooms could be added to the present hotel space
inventory in the area. The rehabilitation of the
Willard is urged for two reasons, even though it is
likely to require governmental assistance to be feasi-
ble. First, it is a landmark building and second, hotel
activity in this key location will help tremendously in
the revitalization of the Avenue.

E. Public Spaces

The Avenue would be completely relandscaped and
specially illuminated to establish its identity as the
main street of the nation. Unified and distinctive
paving surfaces, plant materials and lighting fixtures
would be used to give the Avenue the visual cohesion
it now lacks and to reinforce its unique location and
function as the physical link between the White
House and the Capitol. Sidewalks would be trans-
formed into broad, tree-lined esplanades, giving
pedestrians an inviting place to stroll. The canopy of
trees will provide a natural setting for shops and
restaurants, especially sidewalk cafes. The proposals
have been developed with the assistance of Land
Design Research {landscaping) and Evans and Hill -
mann (lighting).

The original width L’Enfant assigned to the Avenue
was 160 feet, of which 80 feet was to be devoted to
roadway, leaving 40 feet on either side for sidewalks.
The Avenue is still 160 feet wide. However, a total of
107.5 feet is devoted to roadway and a total of 52.5
feet is given to sidewalks. The 25-foot sidewalk on
the south side leaves room for only a single row of
trees. The 27.5 foot sidewalk on the north side is

only sporadically landscaped. The wide expanse of
roadway, along with the absence of pleasant sidewalk
areas, contributes to the low volume of pedestrian
activity along the Avenue.

Since the south side of the Avenue is lined with
government offices, major pedestrian activity will
naturally occur on the north side, which will be lined
with shops and restaurants that attract large volumes
of tourists, residents and workers. Making the north
side a magnet for pedestrians will also help to draw
people into the main downtown shopping core,
especially tourists, who rarely venture away from the
government precinct to the south. For this reason, a
wider, more inviting pedestrian area would be pro-
vided on the north side.

Because of the heavy volumes of traffic that now use
Pennsylvania Avenue, the roadway itself cannot be
reduced significantly, at least for the foreseeable
future. Thus, if substantial additional pedestrian areas
are to be provided, it will be necessary to alter
somewhat the original 160 foot width of the Avenue.
Under the plan, the sidewalk of the Avenue’s north
side would be widened by 50 feet in areas where new
construction would occur. The sidewalk would not be
widened where existing buildings with historic and
architectural value are to be preserved. The additional
sidewalk space will provide room for a triple row of
trees along much of the Avenue’s north side. The
south sidewalk of the Avenue would be widened by
trimming up to 7.5 feet from the roadway and
similarly fandscaped, although there would only be
room for a double row of trees.

The treatment of the Avenue roadway is intended to
make its broad expanse less of a physicat and visual
barrier than it is today. Two 11-foot outside lanes
would be paved in different material than the inner
lanes, and, if traffic conditions permit, reserved for
exclusive bicycle and bus use. The different material
would give the roadway a narrower feeling. In order
to identify pedestrian crossing areas clearly, the
special paving would also be used at intersections.

Lighting along the Avenue would achieve several
important objectives. The street itself would be lit by
a continuous row of bright fixtures, reinforcing the
vista between tne White House and the Capitol.
Individual buildings, monuments, fountains and
major landscaped areas would be specially lit to make

them stand out from their surroundings. Finally,
pedestrian areas would be lit to a greater intensity
than the street, enhancing pedestrian safety and
thereby increasing night-time activity along the Ave-
nue,

The overall effect of the landscaping and lighting
proposals would be to give the Avenue a very special
quality. 1ts double swath of green, brilliantly illumi-
nated at night, would be not only. a grand and
dignified setting for ceremonial occasions, but also a
lively center of activity for the people of the city and
the nation to use, admire and enjoy.
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Typical Avenue Landscaping Plan

F.B.. BUILDING

DEPARTMENT
OF JUSTICE

U.S. POSTAL

SERVICE
I.R.S. BUILDING

OLD POST OFFICE
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Typical Avenue Cross Section
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View Toward Capitol from Treasury Terrace
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View of Widened Pennsylvania Avenue Pedestrian Promenade
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BUILDING PRESERVATION PLAN

o 200 400 800 800

SCALE:

G55

HEEE BUILDING PLANNED TO REMAIN

K BUILLDING MAY REMAIN

1 FACADES TO BE CONSIDERED FOR PRESERVATION

(li. BLOCK-BY-BLOCK DESCRIPTION OF

DEVELOPMENT PLAN

Each block presented different problems that had to
be resolved in determining the overall land use and
site development plan. Although significant tracts of
vacant or underutilized land are to be found within
the development area, it is for the most part covered
with buildings of varying sizes, styles and conditions.
There are a number of substantial existing buildings
that had to be accommodated within the develop-
ment scheme, either because of their established
historic or architectural merit or because of their
economc value. Some blocks contain 19th and early
20th century buildings that are not landmarks, but
have considerable architectural interest.

In general, three categories of existing buildings have
been identified for special consideration, as illustrated
on the Building Preservation Plan: (1) buildings that
are planned to be retained in place, including land-
marks and modern office structures; (2) buildings
that may be retained but could ultimately be replaced
by new developments or modified to conform with
plan requirements and, (3) buildings of architectural

interest that are located in areas proposed for
redevelopment, but will be given special considera-
tion, either for preservation in place or possible
facade relocation.

Special development controls have been established
covering unique conditions in each block, either to
meet requirements of the landscaping plan or to
assure compatible development adjacent to existing
structures within each block. In addition, general
controls have been established covering land use,
floor area ratid*and building heights.

Following is a description of existing conditions and
proposed development on each block. For simplicity,
blocks have been identified by their official city
square numbers, which are shown on the square
identification map.

*Floor Area Ratio (FAR): a figure which expresses the total
gross floor area as a multiple of the area of the lot. This
figure is determined by dividing the gross floor area of all
buildings-on a lot by the area of that lot.
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CHAPTER TWO

SQUARE 187

SQUARE 187

This block is occupied entirely by the U.S. Treasury
Building, a monumental Greek revival style structure
that was erected between 1836 and 1869 and has PENNSYLVANIA AVENUE
been designated a National Historic Landmark. No
changes would be made to the building itself under
the development plan. However, the south terrace is
proposed to be expanded and relandscaped, Alexan- : :

der Hamilton Place would be closed and the Sherman 11 / /

T

Monument grounds would be relandscaped. This
entire area would become a convenient waiting place
for White House tourists.

EAST EXECUTIVE AVENUE

15TH STREET

ALEXANDER HAM!LTON PLACE
— — 1B
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SQUARE 225
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These indications apply to all
illustrative development diagrams
in this Chapter.
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SQUARE 225

Existing Conditions: More than two-thirds of this
block is occupied by two hotel buildings, the
Willard (A} and the Washington (B), and the remain-
der is taken up by two parking structures (C and D)
and the now vacant buildings of the Occidental
Restaurant (E and F).

The eleven-story Willard Hotel, an excellent example
of the French-inspired eclectic beaux-arts style, was
the City’s first skyscraper when it was opened in
1901. For many years the hotel was a traditional
stopping place for diplomats and statesmen, but it
was closed in 1968 and has been vacant since. Six
years of minimal maintenance have left the building
badly deteriorated. The Willard is listed on the
National Re?ister of Historic Places and is a Category
Il fandmark.

The Washington Hotel, a nine-story building of ltalian
Renaissance-inspired design erected in 1917, is a

Category 111 landmark. Unlike the Willard, the Wash-
ington continues to be a successful hotel, with more
than 300 rooms and a penthouse terrace restaurant
that has a spectacular view of the Treasury Building,
Ellipse and Mall.

The two buildings adjacent to the Willard Hotel
formerly housed the Occidental Restaurant, which in
its day was a famous establishment catering to
government officials and dignitaries. The eastern

!The Joint Committee on Landmarks has established three
categories of landmarks: Category |, including landmarks of
great importance that contribute significantly to the national
cultural heritage or that of the District of Columbia and its
environs, and which must be preserved; Category [, including
landmarks of importance that contribute significantly to the
cultural heritage or visual beauty and interest of the District
of Columbia and its environs, and which should be preserved
or restored, if possible, and Category Il|, including landmarks
of value that contribute to the cultural heritage or visual
beauty and interest of the District of Columbia and its
environs, and which should be preserved, or restored, if
practicable.

eight-story section adjacent to the Willard was built in
1903 and has some architectural merit. The western
two-story section was built in 1914. These buildings
are currently vacant and require major improvements.

Proposed Development: Under the plan, hotels would
be the dominant use on this key block, which is
located at the western terminus of the Avenue.
Retail and office uses would also be permitted. The
Washington Hotel would remain, although there may
be changes to its configuration in the interior of the
block as a result of adjacent new development. The
Willard Hotel would be preserved, preferably as a
hotel, but office or residential use would also be
acceptable. A specific request would be made for
Federal funds in order to assure its preservation. The
area between the two hotels would be developed for
office, retail and related parking, along with facilities
for conference activities generated by the two hotels.

New development would be permitted between the
two hotels, extending from the building line on
Pennsylvania Avenue to the building line on F. Street.
The Pennsylvania Avenue sidewalk would be treated
as part of a coordinated landscaping plan with Square
226.

A maximum floor area ratio of 10 would be
permitted for new development between the two
hotels, and buildings could extend to the full height
of the Willard Hotel. Once development is complete,
it is estimated that the block would contain at least
675 hotel rooms, approximately 60,000 square feet
of new retail space and 200,000 square feet of new
office space.

In the event that the Willard Hotel cannot be
retained, the Corporation will propose an alternate
development plan for the entire block. Under this
alternate plan all existing structures would be cleared
and a new office and retail complex would be erected
conforming to the new setback building line and to
the height and bulk regulations for new construction
elsewhere along the Avenue west of the F.B.l.
Building.
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SQUARE 226 & WESTERN PLAZA
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CHAPTER TWO

SQUARE 226

Existing Conditions: This block is now an informal,
landscaped park.

Proposed Development: Under the plan this block,
which has been dedicated by Congress as a memorial
to General John L.-Pershing, would be used as public
open space. In addition, special attention will be givento
assure that the landscaping design defines the western
edge of the adjacent public square, called the “West-
ern Plaza.”

As requested by the Secretary of the Interior, the
Corporation will continue to study the possibility of
erecting a building on this block, which L'Enfant had
intended to be used for building purposes, rather than
public open space. Any development that occurs
would be required to conform to the Federal Triangle
building criteria for height and setback.

WESTERN PLAZA

Existing Conditions: This “plaza” is bounded by
13th, 14th and E Streets and crossed diagonally by
Pennsylvania Avenue and the connecting link of E
Street. The L’Enfant plan showed a rectangular plaza
in this general location, and Ellicott, in his revision of
the plan, specifically placed the ‘“plaza” between
13th and 14th Streets. The ‘plaza” space has been
designated a Category | landmark place, as an
important element of the original plan for the City.
Today this space bears little resemblance to a "‘plaza”
either functionally or visually. More than two thirds
of its interior space is consumed by roadways and the
remaining space is taken by two small parks (one with
a statue of General Casimir Pulaski and the other
with a statue of Alexander Shepherd) and several
smaller reservations that function as traffic islands.

Proposed Development: Under the plan, landscaping
and circulation improvements would help to make
the “plaza” function more effectively as a public
open space and to provide an improved setting for the
District building and its proposed sister building. (The
District government has recommended that a new
city office building be erected on the vacant land just
east of the existing District Building. Although this
land is outside of the Pennsylvania Avenue develop-
ment area boundaries, the Corporation has officially
endorsed the proposal. The new building would be
aligned with the existing District Building).
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CHAPTER TWO

SQUARE 254

Existing Conditions: This block now.contains a wide
variety of building types and land uses, including
shops, restaurants, theaters, office buildings and
parking facilities. There are few structures of land-
mark quality in this square. However, some of the
buildings are in sound condition and fill their
allowable zoning envelopes.

The three dominant buildings on the block are the
National Press (A), Munsey (B) and National Theatre
(C) Buildings, all of which were erected during the
first half of the 20th Century. The 13-story National
Press Building at 14th and F Streets is occupied by
newspaper and publication offices and the National
Press Club. The 12story Munsey Building-is a
well-defined, early 20th Century commercial building
presently occupied by government and private ten-
ants. The adjacent 7-story National Theater Building
is of a compatible style and houses the National
Theater in its lower floors and offices in its upper
floors. All of these buildings are in generally sound
condition, but are somewhat outdated by competitive
standards.

In addition to the National Theater, the block
contains the Loew's Palace Theater (D), which is
operated as a movie house but has facilities for stage
shows. There are several commercial structures at the
corner of F and 13th Streets (E), which are occupied
by stores and a restaurant. These two- to four-story
structures were erected in the first half of the 20th
Century. Of particular note is the arch of the former
Fox Theater at 1326 F Street, which was built in
1927 and is a fine architectural entrance treatment of
what was once the largest and grandest theater in
Washington. The theater, however, was converted to
retail and office space in 1962 as part of the National
Press Building renovation.

The corner of 14th Street and Pennsylvania Avenue
contains a number of low-scale commercial structures
of varying eras and styles that house Bassin’s restau-
rant (F). The late 19th Century, ltalianate style
Bassins’s building at 1347 E Street has some archi-
tectural interest. The remainder of the block includes
a four-story parking structure (G) adjacent to the
Munsey Building and two vacant lots (H) and (J) that
are now used for surface parking.

Proposed Development: Under the plan, office and
retail uses would dominate on this block, and a
special emphasis would be placed on maintaining and
increasing theatrical and entertainment establish-
ments. With the exception of two key underdevel-
oped parcels located at the corners of 14th Street and
Pennsylvania Avenue and 13th and E Streets, the plan
does not anticipate immediate redevelopment. The
National Press Building, the Munsey, National Thea-
ter and Loew’s Theater Buildings could remain as
long as their owners chose not to redevelop them.
The remainder of the block would be redeveloped for
office uses with ground floor retail space. New
buildings would be constructed in accordance with a
plan providing for an overall approach to servicing,
parking and interior pedestrian circulation.

There are no designated landmark buildings on the
block. However, it does contain several structures
with architectural merit. The Fox Theater arch,
which has been incorporated into the National Press
Building, would remain. The facade of the Bassin’s
restaurant building at 1347 Pennsylvania Avenue
would be studied for possible relocation.
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CHAPTER TWO

SQUARE 291

Existing Conditions: This block contains a mixture
of low-density retail and parking uses at the eastern
end, a major office building at the western end and
vacant land in between. The major structure on the
block is the Pennsylvania Building {A), a 13-story
office building with a drugstore and a restaurant on
the ground floor and three levels of underground
parking. The building, which was erected in 1953, is
an undistinguished example of the ribbon fenestra-
tion pattern that was popular for commercial build-
ings of the 1950's. It is in sound condition and has
considerable economic life,

The frontage along 12th Street contains a pair of late
19th Century, four-story structures that are used as
service buildings. The corner of 12th and E Streets is
occupied by a two-story structure used as a combina-
tion garage and service station (B). The central
portion of the block along Pennsylvania Avenue is
now vacant and used for parking (D). The eastern
portion of the Pennsylvania Avenue frontage is
occupied by three low-scale late 19th Century build-
ings, whose lower floors are occupied by stores and
lunchrooms and upper floors are generally vacant (C).
The corner building, with its turret and distinctive
fenestration, is the most architecturally interesting of
these structures.

Proposed Development: Under the plan this block
would be substantially redeveloped for office uses
with ground floor retail space. The Pennsylvania
Building could retain its present configuration as long
as is practicable. However, the final stages of develop-
ment for the block would include its replacement or
its renovation to conform to the new building line
along the Avenue.

There are no designated landmark buildings on this
block, but the three late 19th Century buildings at
12th Street and Pennsylvania Avenue have some
architectural interest. These structures would have to
be removed in order to accommodate new develop-
ment, but their facades would be considered for
possible facade relocation.

A maximum floor area ratio of 11 would be allowed
for new construction. Development would be re-
quired to conform to the new set back Pennsylvania
Avenue building line. As explained earlier, the Penn-

sylvania Building, which now extends to the existing
building line, would ultimately be modified to con-
form to the new building line. For a distance of up to
100 feet behind the new set back building line,
construction would be limited to the height estab-
lished by a horizontal plane measured 135 feet above
the new building line. Construction on the remainder
of the block would be limited to the height estab-
lished by a horizontal plane measured 160 feet above
the new building line. Once development is complete,
the block would contain an estimated 520,000 square
feet of new office space and 50,000 square feet of
new retail space.
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CHAPTER TWO

SQUARES 322 AND 348

(These blocks are discussed together since they would
be developed under a coordinated plan, with con-
struction occurring in the air rights over 11th Street).

Existing Conditions (Square 322): Much of this
block is occupied by nine- to twelve-story structures
with office and hotel uses. These larger buildings
essentially fill the available zoning envelope. The
Presidential Building (A), located at 12th Street and
Pennsylvania Avenue, is the only substantial new
private structure that has been built on the Avenue in
recent years. It is an 11-story office building that
conforms to the basic design criteria of the Pennsyl-
vania Avenue plan. The structure is set back 50 feet,
consistent with the proposed new building line, and
the sidewalk in front has been planted with a triple
row of trees. The upper floors of the building are
presently occupied by D.C. government offices; the
ground floor contains a bank, restaurants and stores,
and there are three levels of underground parking.
The E Street frontage is occupied by the 300-room
Harrington Hotel (B), which provides moderately
priced accommodations and has special arrangements
for organized tourist groups. The Hotel encompasses
a 12-story structure fronting on 12th Street and a
6-story addition fronting on 11th Street.

The most architecturally interesting structure on .the
block is the Old Evening Star Building (C), an
11-story structure with a superb classical style marble
facade that was erected in 1898. The main portion of
the building, located at the corner of Pennsylvania
Avenue and 11th Street, is a Category 111 landmark.
An annex (D} was built along 11th Street in the first
part of the 20th Century. This portion of the building
is not a designated landmark. Both structures are in
good condition and currently used as office space.
There are two small buildings along Pennsylvania
Avenue between the Evening Star and the Presidential
Buildings. Both of these buildings are in deteriorated
condition and neither has significant architectural or
economic value.

Existing Conditions (Square 348): This block con-
tains small retail establishments and restaurants that
occupy numerous small buildings typical of 19th and
early 20th Century development of downtown Wash-
ington. Most of these buildings are one- to four-
stories high and generally fill less than half of the

available zoning envelope. Many are deteriorated and
vacant above the ground floor.

There are no designated landmark buildings on the
block. However, there are a number of structures,
particularly along 10th and 11th Streets that have
some architectural merit. Noteworthy structures
along 10th Street include: (1) the low-scale mid-19th
Century commercial building at 10th and D Streets
(E); {2) the three-story structure at 412 10th Street
(F}, whose facade and dormers give evidence of 1830s
residential architecture, although the building was
modernized for commercial use in the early 20th
Century; (3) the adjacent four-story Greek revival
style townhouse building at 414 10th Street (G); and
{(4) the four-story early 20th Century, classical revival
building at 416 10th Street (H). Next to this low
scale grouping is the eight-story U.S. Storage
Company at 418 10th Street (J), which was built in
1909 and is a forceful expression of utilitarian
architecture, with enormous entrance doors, strongly
detailed windows and an iron-bracketed canopy.

Noteworthy buildings along 11th Street include: (1)
the three-story, turn of the century structure at 431
11th Street with intricate brick detailing(K), and (2)
the adjacent three-story, early 20th Century structure
with rusticated neo-classical stone detailing at 425
11th Street (L). The remaining frontage along 11th
Street contains typical 19th Century commercial
structures that have little architectural distinction.
With the exception of the corner building mentioned
above, the E and D Street frontages of this block are
lined with low-scale structures that have little archi-
tectural merit. The small triangular plot between D
Street and Pennsylvania Avenue is occupied by a
statue of Benjamin Franklin (M).

Proposed Development: Under the plan these two
blocks would contain a mixture of hotel and office
uses with ground floor retail space. The plan would
provide both for the retention of sound and archi-
tecturally significant existing buildings and for new
development on currently underutilized land. Devel-
opment on the two blocks would be linked by air
rights construction over 11th Street. Buildings that
would remain on Square 322 include the Presidential
Building, the Harrington Hotel and the Evening Star
Building. An addition would be erected adjacent to
the Evening Star structure along Pennsylvania Avenue
in order to fill out its western side, which is now an

exposed party wall, and consideration would be given
to retaining the Evening Star Annex on 11th Street.
Although major redevelopment is expected on Square
348, consideration would be given to retaining the
facades of several of the more architecturally signifi-
cant buildings. The most important of these struc-
tures are the United States Storage Company building
at 418 10th Street, the building at 431 11th Street,
and the Greek revival style structure at 414 10th
Street,

A maximum floor area ratio of 11 would be allowed
for new construction, except that air rights develop-
ment over 11th Street would be restricted to a floor
area ratio of 9. Development would be required to
conform to the new building line along Pennsylvania
Avenue. The Old Evening Star Building, however,
would remain in its existing position with i1ts ground
floor opened to the sidewalk as a pedestrian
arcade, and the proposed addition could extend to
the existing Avenue building line. Air rights construc-
tion over 11th Street would be set back to a line
perpendicular to 11th Street beginning at the north-
ern edge of the original Evening Star Building. For a
distance of up to 100 feet behind the new Avenue
building line, construction would be restricted to the
height established by a horizontal plane measured
135 feet above the new building line. Construction on
the remainder of the block would be limited to the
height established by a horizontal plane measured
160 feet above the new building line. Once develop-
ment is complete, the blocks would contain approxi-
mately 300 hotel rooms, some 1,250,000 square feet
of new office space, and 85,000 square feet of new
retail space.
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SQUARES 378 AND 379

These blocks are occupied by the new F.B.l. Building,
which has been built in conformance with the new
Pennsylvania Avenue building line. The structure is
now planned to be used solely for F.B.l. offices.
However, the Corporation will encourage the F.B.l.
to permit retail businesses along the Pennsylvania
Avenue frontage so that there can be continuous
retail activity along the Avenue instead of a two-
block hiatus at this critical location. Ground level
shops and restaurants would do much to alleviate the
building’s monumental appearance, while providing
services for the large numbers of tourists who will
visit the building, as well as for F.B.l. employees and
the general population.
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CHAPTER TWO

SQUARE 406

Existing Conditions: This block is now vacant and
used for surface parking, with the exception of the
commercial buildings fronting on F Street, which are
Category Il landmarks and listed on the National
Register of Historic Places. Although the buildings
have varied styles and heights, they were all erected at
about the same time and have a harmonious appear-
ance that complements the scale and ambience of the
adjacent National Portrait Gallery and Tariff Com-
mission buildings. Unfortunately, the structures are
generally in a deteriorated condition. The ground
floors are used for shops and have been modernized
during the. 20th Century, obscuring much of the
original detailing. The upper floors are mostly vacant
or used for studio space.

The most architecturally interesting of the structures
is the LeDroit Building {A), which was erected in
1875. This four-story Italianate structure was de-
signed for both retail and office uses and has a bi-level
'store’ front, which provides for shops both on the
ground and first floor levels. The six-story Atlas
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Building (B) was erected in 1892 and has a narrow
two-bay facade on F Street and a 12-bay facade on
9th Street. The building has semicircular arches on
the lower two floors that have been partially obliter-
ated by later shop fronts. In between the LeDroit and
Atlas Buildings are three two- to three-story struc-
tures (C) with intricately detailed facades that were
erected in the 1870's and 80's. The building at 818 F
Street is completely covered with modern porcelain
facing, but the original cast iron and masonry facade
remains intact behind it.

Proposed Development: Under the plan this block
would be redeveloped as a major retail structure that
could possibly be used as a relocation site for Kann’'s
Department Store. One or two floors of office space
for the store would be provided above the retail
space. The facades of the landmark structures along
the 800 block of F Street would be retained and

.incorporated into the new development. Both the F

Street right-of-way in front of the National Portrait
Gallery and the 8th Street right-of-way between E
and F Streets are to be closed to normal vehicular

- traffic and converted to pedestrian malls as part of
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CHAPTER TWO

the Redevelopment Land Agency’s “‘Streets for
People”* program.

A maximum floor area ratio of 5.5 would be allowed
for new construction. Building heights would be
restricted to assure compatibility with landmark
structures. Along 9th Street construction would be
limited to a horizontal plane established by the height
of the Atlas Building, which is about 75 feet. This
height would continue for all areas not fronting on F
Street, 8th Street or E Street. Along F Street and for
a distance of 30 feet back from F Street, construction
would be limited to the heights of the landmark
facades. Along 8th Street and for a distance 60 feet
back from 8th Street construction would be limited
to a horizontal plane established by the height of the
Tariff Commission Building. The Tariff Commission
height would also be maintained along E Street and - R i
for a distance 30 feet back from E Street. After 173 BEAEE sowmo wacnines £ |
redevelopment, it is estimated that the block would ; 3 o
contain a total of 270,000 square feet of new retail
space and up to 35,000 square feet of new office
space.

SQUARE 430 . ' .

This block is occupied by the Tariff Commission
building, formerly the General Post Office. This
important Greek revival style structdre was erected in
two sections between 1839 and 1844 and 1855 and
1866. It is a National Historic Landmark and no
major changes are proposed to this building under the
development plan. However, the Corporation would
encourage the Federal government to remove the
temporary structures in the courtyard and to use the
building for functions that would be attractive to the
shoppers and tourists in the area.

« ~ - Banaa S VR L =7 ok 3 N .;..J - . -
Portion of the “’Streets for People’” Program in front of the National Portrait Gallery
(Photo: Courtesy of D.C. Redevelopment Land Agency)




CHAPTER TWO

SQUARES 407, 408, 431 AND 432 SQUARES 407 & 408

{These blocks are discussed together because they
would be developed under a coordinated plan.)

Existing Conditions (Square 407): This block con-

p oty R E STREET
tains several low-scale buildings, parking structures
and a number of vacant lots that are used for surface (] C
parking. The largest building on the block is the / A
Potomac Electric Power Company’s transformer sub-
station (A), which is housed in a four-story building
along 8th Street. Adjacent to the substation is a late
19th Century six-story brick commercial building (B). — -
The other major building on the block is a three-story o w
structure at 800 E Street (C), an early 20th Century = o
building currently occupied by Herman's Atlas Sport- n Bl &
ing Goods, one of the larger businesses in the area. = =
There are two small 19th Century commercial build- =) ©
ings at 415 and 417 Sth Street (D). The remainder of E
the block is taken up by a parking structure (E) and E
vacant and.

Existing Conditions (Square 408): This block, like ; ]
others in the area, is considerably™ underutilized. D
About a third of the land is vacant and used for
surface parking. Except for a modern 10-story office
structure at the corner of 9th and D Streets (F), most
of the buildings are low-scale and in poor condition.
A number of these structures, however, have some
architectural interest, especially those fronting on
Market Space, including: (1) the Perry Building at 821

[}
—
O
AN

Market Space (G), a four-story commercial structure ' : o G JIH

erected in 1860 with an addition in 1902, which is s ’.::::u

now occupied by a restaurant and an antique store; f"’-’ v e & J
B . . H ’Ia 1.

(2) the four-story building at 809 Market Space (H) , h:: o C STREET

now occupied by a furniture store, which was erected
in 1886 and has especially fine cast iron detailing, and
{3) the three-story building at 811 Market Space (J),
now occupied by a souvenir shop, which was built
around 1890 and has distinctive brick and terra-cotta
designs on its facade. The only other building along
Market Space is a low-scale modern structure
occupied by a savings and loan association. There are
several buildings of architectural note elsewhere on
the block, including the three-story, early 20th
Century commercial structure at 800 D Street (K),
and the adjacent red brick, four-story Greek revival
style townhouse at 320 8th Street dating from before
1850 (L).
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Existing Conditions (Square 431): This block is
occupied by the vacant Lansburgh’s Department
Store buildings and a number of two- to three-story
buildings that house a variety of retail outlets. The
Lansburgh’s complex is composed of several archi-
tectural units. The most distinctive of these is the
six-story, turn of the century building on the south-
ern corner of 8th and E Streets (A), with an
ornamental terra-cotta facade and decorative cornice.
Next to it on E Street (B) is the oldest building of the
group, which has a Romanesque brick facade dating
from about 1890. Another major building in the
Lansburgh’s complex fronts on 7th Street (C). This
building’s limestone facade is the only example of the
“moderne” style in the development area. Adjacent
to the Lansburgh’s building on 8th Street is a small
two-story structure (D) with a masonry facade that is
used by PEPCO.

The southern portion of the block is covered with a
number of low-scale buildings of different styles that
house a variety of retail establishments. The most
architecturally interesting are the six-story, early 20th
century building with semicircular arches at 7th and
- D Streets (E) and the similar five-story structure at
8th and D Streets (F).

Existing Conditions (Square 432): This block is
largely occupied by Kann’s Department Store, which
encompasses several 19th and early 20th century
buildings (G) that have been encased in a uniform
metal facade. Kann’s is the single largest business in
the development area, and even though the physical
condition of the store is outdated, it is a viable retail
outlet that serves the moderate income market. The
northeastern corner of the block contains three- and
four-story buildings (H) that have little architectural
interest. They are occupied by a branch bank and
several retail establishments, the most important of
which is a Morton’s Store. The small triangular
reservation between Market Space and Pennsylvania
Avenue contains an equestrian statue of General
Winfield Scott Hancock.

Proposed Development: Under the plan this four-
block area would be developed comprehensively as a
“superblock’’ divided in the center by 8th Street. The
“superblock’ development would contain primarily
residential uses, along with retail space and private
and government offices. The ground floor would
contain arcaded retail space along Market Square, 7th

Street, 9th Street, E Street and on both sides of 8th
Street adjacent to Market Square and E Street. Office
space and parking would occupy the middle floors of
the structure and the upper floors would be residen-
tial. Inside the structure, the housing would be
arranged in two- to four-story tiers flanking interior
walkways and stepping down to ground level at the
center of the complex. A basement floor passing
beneath 8th Street would allow a single service
entrance for all uses throughout the “superbiock.”

The plan provides for a structure that would house
the Woodrow Wilson International Center for Schol-
ars as part of the building complex fronting on
Market Square. In addition, a major storage reposi-
tory is planned for the National Archives beneath the
complex that would be connected by tunnel with the
main Archives Building across Pennsylvania Avenue.
This space would be directly accessible below grade
to the Metro Station at Market Square.

Most of the existing structures in this four-block area
would be cleared in order to permit new develop-
ment. Because of the great expense involved in
relocating the PEPCO substation, it would probably
have to remain and be incorporated into the sur-
rounding building complex. However, the Corpora-
tion will continue to explore the feasibility of
relocating the substation. Although the area contains
no designated landmark buildings, there are a number
of architecturally interesting buildings. Where prac-
ticable, these buildings would be preserved and
consideration would be given to relocating some of
the facades if preservation in place is not possible.

During the development period, the Corporation
proposes using the Lansburgh’s buildings in Square
431 as an interim center for relocated businesses. A
plan has been prepared under the direction of the
Urban Business Education Association that provides
for converting the building to an enclosed shopping
center, with additional space for restaurants and
possibly cultural activities. If this complex proves
successful in generating retail activity and bringing
new life to downtown, the development plan would
be restudied to determine the feasibility of retaining
all or portions of the renovated buildings as part of
the complex.

The entire four-block complex would be pierced by
8th Street, which would be closed to normal vehicu-
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lar traffic and converted to a pedestrian way. Eighth
Street is a Category |l landmark place because of its
importance in the L'Enfant plan. This stretch of 8th
Street provides reciprocal views of the Portrait
Gallery and the Archives Building. Although the
right-of-way would be narrowed somewhat, sufficient
width would be retained to provide full views of the
porticos of these two landmark buildings. The right-
of-way would be at least 50 feet at E Street and
would extend south to an open space in the center of
the complex. This open space would be not less than
140 feet in its smallest dimension. The right-of-way
south of the open space would be at least 60 feet.
The change in width of the 8th Street pedestrian way
would permit centering the vista on the Portrait Gal-
lery in one direction and on the Archives in the other,
since these two monuments are not on the same cen-
ter line.

The pedestrian mall along 8th Street would open into
an expanded public square at Market Place, which

Typical Pedestrian Walkway between Rows of Houses

Eight Street Courtyard

would be used for public activities, including restau-
rants, exhibitions, recreation and open air markets.
The Corporation would encourage to the greatest
possible degree that the ground floor space fronting
on Market Square be used for shops, restaurants and
other pedestrian-oriented uses. The allocation of a
significant portion of this frontage to any use that
does not contribute to pedestrian activity, such as
monumental institutional entrances, would be dis-
couraged.

A maximum floor area ratio of 6 would be allowed
for new development, not including the potential
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underground Archives repository., A new building
line, parallel to E Street, would be established at a
distance approximately 100 feet north of the inter-
section of the existing Pennsylvania Avenue and 9th
Street building lines. All buildings would be restricted
to the height determined by a horizontal plane
measured 110 feet above the new Market Square

‘building line. Once development is complete, the

complex would contain 750 residential units, an
estimated 150,000 square feet of new retail space and
240,000 square feet of new office space. Up to a
million square feet of underground storage space
could be provided for the Archives.
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CHAPTER TWO

SQUARE 457

Existing Conditions: This block is functionally
divided into two parts — an eastern section, occupied
by two major office buildings, and a western section,
occupied by numerous older commercial structures
typical of 7th Street’s evolution as a commercial
center. The eastern section contains the ten-story
Patrick Henry Building (A), a major office structure
occupied largely by leased government offices.
Another large office building (B) is under construc-
tion on the remaining land in the eastern section of
the block.

Most of the buildings in the western section are two-
to four-story structures dating from the latter part of
the 19th Century and now occupied by small- and
medium-sized retail businesses on the ground floor
and generally vacant on the upper floors. The most
architecturally significant structure is the three-unit
Germond Crandell Building at 401-407 7th Street
(C), which was constructed in 1887. This four-story

masonry building, which has strong ornamental fea-
tures and rhythmic fenestration pattern, is one of the
finest expressions of late 19th Century commercial
architecture on 7th Street, but unfortunately it is in
an extremely deteriorated condition. Another notable
building is the four-story structure erected around
1883 at 415 7th Street (D). This building, which is
generally in good condition, has an intricately de-
tailed and arcaded masonry facade. Although the
other late 19th century structures on this block are
not as striking, there are a number of architectually
interesting older buildings, particularly those at 443
7th Street (E), 626 E Street (F) 635-641 D Street (G)
and 629 D Street (H). The western portion of the
block also contains several 20th Century structures,
the most significant of which is the seven story Mayer
Building (1).

Proposed Development: Under the plan this block
would be developed with a mixture of office, retail
and residential uses. The two major office structures
on the eastern portion of the block would remain as
is. The western portion would be redeveloped pri-
marily for residences, with retail uses on the ground
floor. Existing building facades of historic or archi-
tectural merit would be studied for preservation in
place. :

A maximum floor area ratio of 10 would be allowed
on the block. Building would be restricted to a height
determined by a horizontal plane measured 110 feet
above the 7th Street building line. However, lower
heights would be required for new construction adja-
cent to existing buildings or facades with architec-
tural merit that are to be retained. After redevelop-
ment the block would contain an estimated 400 resi-
dential units, 70,000 square feet of new retail space
and 100,000 square feet of new office space.
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SQUARE 458
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CHAPTER TWO

SQUARE 458

Existing Conditions: This triangular block forms the
northern edge of the patte d’oie* configuration of
streets that radiate from Market Square, including
Indiana Avenue, C Street and Pennsylvania Avenue.
This block contains a mixture of retail and office
structures in a variety of scales and styles, ranging
from two- to three-story buildings dating from the
1840's to modern high rise office structures.

The Indiana Avenue frontage is lined with a number
of architecturally significant buildings. The Firemen's
Insurance Company Building, erected in 1882 at 7th
Street and Indiana Avenue (A), is an excellent
example of late 1880's commercial architecture.
Although the dome of the building’s octagonal tower
has been removed, the five-story main portion of the
building remains. Adjacent to this building is the
National Union Insurance Company (B), which is
contemporary in date and design to the Firemen's
Insurance Company structure. Next to these two
structures are three lower-scale buildings at 637-641
Indiana Avenue (C) that date from the 1840Q's. These
buildings are typical of the early development of
downtown Washington and are now occupied by
small retail businesses. Of similar scale, but separated
from these buildings by a modern office structure, is
a three-story building at 625 Indiana Avenue that
dates from the 1850’s (D).

At the corner of 7th and D Streets (E) are five
low-scale buildings that have been encased in a
modern flat facade and house the Hub Furniture
Store, one of the major retail businesses in the area.
The remainder of the block is occupied by two
undistinguished high rise office buildings fronting on
Indiana Avenue (F and G) that contrast sharply both
in scale and style with their 19th century neighbors.
In between these two buildings is a two-story garage
(H).

2 A patte doie is a goosefoot-shaped intersection of three
streets arranged in acute angles of 20 to 25 degrees. Standing
at the intersection, an observer can look down all three
streets at once since all three will be within the normal range
of vision — about 65 degrees.

Proposed Development: Under the plan there would
be only minor redevelopment in this block, which
would contain retail, office, and residential uses. The
insurance company buildings would remain, along
with the three low-scale commercial buildings at 637,
639 and 641 iIndiana Avenue. The HUB Furniture
Company building could also remain, but its facade
would be restored so that its appearance is com-
patible with adjacent 19th Century buildings. Both of
the new office structures at the eastern end of the
block could remain as conforming uses. The remain-
der of the block would be redeveloped for residential
or office uses, with ground floor retail space.

A maximum floor area ratio of 8.0 would be
permitted for new comstruction. Buildings would be
restricted to a height determined by a horizontal
plane measured 110 feet above the D Street building
line. However, lower heights would be required for
any new construction adjacent to existing buildings
or facades that are being retained because of archi-
tectural merit. After redevelopment the block would
contain an estimated 80 residential units and 15,000
square feet of new retail space. Approximately
105,000 square feet of new office space could be
provided as an alternative to the residential units.

EEFEFFERE NN
ey BAECERE F:

Indiana Avenue Vista toward Washington Monument from Old City Hall;

the Federal Triangle.

it is now blocked by the Justice Department Building in
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CHAPTER TWO

SQUARES 459 AND 460

(These blocks are discussed together because they
would be developed under a coordinated plan).

Existing Conditions (Square 459): This triangular
block lies in the middle of the patte d'oie street
configuration radiating from Market Square. It con-
tains a variety of retail and office uses in low-scale
buildings. The most architecturally significant struc-
ture is the National Bank of Washington branch
building at 7th Street and indiana Avenue (A), which
was erected in 1890 and has been designated a
Category Il landmark. This well-maintained building
fills its irregular lot and is one of the City’s finest
examples of ‘“’Richardsonian Romanesque” com-
mercial design. A vacant lot separates the Bank from
the Central Union Mission Building (B), a seven-story
structure with 50 rooms for transients that was built
in the 1920's and has no particular architectural
merit.

The block contains several interesting 19th Century
structures that are not designated landmarks. Of
particular note is the house .at 308 6th Street {C),
which appears to have been built around 1830 and is
probably the oldest structure remaining in the devel-
opment area. Several low-scale mid-19th Century
buildings are located along Indiana Avenue and C
Street, housing restaurants and a few small shops and

law offices. The lower floors of the buildings on C

Street (D) have been converted to a fast food
establishment with a plastic facade. However, several
of the buildings, in particular those at 610 and 612
Indiana Avenue (E), have retained much of their
original appearance. The remainder of the block is
occupied by vacant land and a pair of four-story 20th
Century commercial buildings located on the corners
of 6th Street. The island formed by the intersection
of C Street, Indiana Avenue and 7th Street is the site
of the Grand Army of the Republic Memorial, which
was erected in honor of Dr. Benjamin T. Stevenson,
organizer of the Army.

The stretch of Indiana Avenue between Squares 458
and 459 has been designated a Category | landmark
place because of its importance in the original plan
for the City. L’Enfant had envisioned a major vista
along the Avenue between the ‘“Washington statue”
and the site of the “Judiciary House.”” However,
construction of the Federal Triangle eliminated all

but a two-block segment of Indiana Avenue. The view
south to the Washington Monument is blocked by the
Justice Department and the view north exposes a
corner, not in the front of the Old City Hall.

Existing Conditions (Square 460): This triangular
block forms the southern edge of the patte d’oie
configuration radiating from Market Square. Al-
though it contains several architecturally and histori-
cally significant buildings, most of the land is
occupied by deteriorated low-scale structures that are
either vacant or occupied only on the ground floor.

The most important building on the block is the
Central National Bank, now occupied by the Apex
Liquor store (F), a six-story brownstone structure
erected in 1888 with two round turrets capped by
conical roofs. This building has been designated a
Category Il landmark and is structurally sound, but
will require a considerable amount of restoration
work. Like the Firemen’s Insurance Company and
National Bank of Washington Branch, the building
was designed to fit a pivotal irregular lot created by
the convergence of the streets radiating from Market
Square at 7th Street. The Temperance Fountain.
erected around 1875, occupies the sidewalk in front
of the building (G).

A vacant lot separates the Central National Bank
Building from two mid-19th Century four-story
structures at 625 and 627 Pennsylvania Avenue {H).
The upper floors of these buildings are vacant today,
but they once housed the studios of famed Civil War
photographer Matthew Brady. The ground floors are
now occupied by a camera shop and a restaurant. The
only other architecturally interesting structure on the
block is the six-story Atlantic Coast Line Building
(J) , which was erected in 1890 at the corner of Penn-
sylvania Avenue and 6th Street. The building’s circu-
lar bays echo the turrets of the Central National Bank
Building. The remainder of the block contains a few
low-scale 19th Century buildings (K) occupied by res-
taurants, and a large, vacant one-story structure (L}.

Proposed Development: Under the plan these two
blocks would be developed with a combination of
residential, office and retail uses. Shops would be
located on the ground floor of the buildings, forming
a small shopping plaza that would serve residents,
office workers and tourists. The upper floors of the

" buildings would be developed primarily for residential

uses, but some office space could also be provided.
The National Bank of Washington branch, the Central
National Bank building and the structures that once
housed Matthew Brady’s studio would be retained
because of their historic and architectural merit.
Consideration would also be given to retaining the
Atlantic Coast Line Building at 6th Street and
Pennsylvania Avenue. The remaining frontage along
Pennsylvania Avenue could be used as relocation
space for architecturally significant facades that must
be moved from other areas in order to provide for
new development.

The shopping plaza would be located around the
National Bank of Washington branch, which would be
surrounded by small well-defined pedestrian spaces.
Although two of the three radiating streets, Indiana
Avenue and C Street, would be closed and converted
to pedestrian use, existing street lines would be
maintained and used to define the architectural
features of the pivotal buildings at the corners of
those streets. The C Street right-of-way would be
kept at its present width between 7th Street and the
east wall of the National Bank. Beyond that point, a
pedestrian walkway would extend along the line of C
Street up to 6th Street. This portion of C Street
would be covered by new development and could be
less than the current right-of-way width. Indiana
Avenue would be narrowed by 80 feet along its south
side and the remaining 80-foot right-of-way would be
converted to pedestrian use. Sufficient width would
be retained to maintain the existing view of Old City
Hall and to permit three lanes of traffic, if necessary.

Low-scale buildings would surround the plaza. The
northern edge would be defined by the insurance
company buildings and adjacent 19th Century struc-
tures along Indiana Avenue. The southern and eastern
edges could be constructed with existing facades that

must be moved from other locations within the :

development area. If this is not practicable, new
construction of a similar scale could occur. The east
side of the National Bank of Washington branch
could be linked to adjacent development by infill
construction, possibly open at the base. The western
edge of the plaza would be landscaped in a way that
would demarcate Market Square. As an alternative,
the Corporation will continue to study the possibility
of constructing a building in front of the National
Bank of Washington, fronting on 7th Street. Such a
building would be open at the base and restricted to
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approximately the height of the Central National
Bank (Apex) building.

A maximum floor area ratio of 6 would be permitted.
New development would be restricted to the area east
of a new north-south building line that would be
established 40 feet east of the National Bank of
Washington branch. The existing Pennsylvania Ave-
nue building line between the Central National Bank
and Atlantic Coastline Buildings would be retained.
Any new construction between these buildings would
be restricted to their approximate heights for a
distance 50 feet back from the existing Avenue
building line. At that point, buildings could rise to
110 feet. Once developrnent is complete the two
blocks would contain approximately 270 residential
units, 90,000 square feet of new retail space and
135,000 square feet of new office space.
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CHAPTER TWO

SQUARE 491

Existing Conditions: This block contains three size-
able buildings occupied by governmental and institu-
tional uses, a substantial amount of vacant land and
two small 19th Century row houses that have no
particular architectural merit. The western end of the
block is occupied by the six-story District of Colum-
bia Employment Security Building {A), which was
erected in the early 1960's. The eastern end is
occupied by an older six-story building (B), which is
occupied by government offices, the District motor
pool, and the USO. In between these buildings is
another six-story structure (C) that is also used for
District government offices. Most of the vacant land
is used for official District government parking (D).

Proposed Development: Under the plan this block
would remain as is for the immediate future, but
ultimately it would be redeveloped for public or
private uses when there is a viable proposal for the
entire block. Potential uses on the block would
be a new hotel, office space for a major institutional
tenant, and ground floor retail space. Special care
would be taken to relate the design of the block to
John Marshall Place, which would be closed to
vehicular traffic and developed as a pedestrian way
extending from Old City Hall to the National Gallery
of Art.

A maximum floor area ratio of 8 would be permitted
for new construction. Development would be re-
quired to conform to the new building line along
Pennsylvania Avenue and would be restricted to a
height established by a horizontal plane 110 feet
above the new line. Once development is complete,
the block would contain up to 400 new hotel rooms,
an estimated 100,000 square feet of new retail space
and an estimated 525,000 square feet of new office
space.

SQUARE $-533

This block is occupied by the U.S. District Court and
would be unchanged under the development plan.

SQUARE 491

C STREET

6TH STREET

EXISTING CONDITIONS l\

ILLUSTRATIVE DEVELOPMENT
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V. VEHICULAR CIRCULATION PLAN

The proposed vehicular circulation plan, which was
developed with the assistance of the Corporation’s
traffic consultants, Wilbur Smith and Associates, was
based on extensive study of existing traffic patterns
and conditions, a review of previous planning efforts,
and continued conferences with key public agencies.
The plan assumes: (1) development and operation of
the METRO system with the initial lines in service by
about 1975, and the majority of the downtown lines
in operation by 1978; (2) progressive restructuring of
bus service by the Washington Metropolitan Area
Transit Authority (WMATA); (3) extension of the
Center Leg Expressway as far north as New York
Avenue; (4) implementation of the Department of
Highways and Traffic downtown street routing pro-
posals.

Although vehicular traffic has increased substantially
in the metropolitan area, traffic volumes in and
around the Pennsylvania Avenue environs have not
increased appreciably over the past decade, indicating
that the roadway system serving downtown reached
capacity some time ago. Therefore, traffic improve-
ments short of major street widenings will only affect
flow on a localized basis and not the number of
vehicles entering or leaving the area. Since such
widenings are neither possible nor desirable in an area
like downtown that is already heavily impacted by
traffic, the Pennsylvania Avenue circulation proposals
are only designed to improve flow in the immediate
environs of the project area. {See Existing Traffic
Volumes Map)

The street circulation proposals incorporate and build
upon the street routings developed by the D.C.
Department of Highways and Traffic in cooperation
with other agencies, and include the conversion of F,
G and 8th Streets to pedestrian malls, as proposed in
the Redevelopment Land Agnecy’s ‘‘Streets for
People” program. Some changes have been recom-
mended in the Department of Highways and Traffic's
Downtown Traffic Circulation Plan in order to
restructure traffic flows and to improve development
potentials in the area. The most significant differ-
ences between the proposed Pennsylvania Avenue
circulation plan and the Downtown Circulation Plan
are the conversion of 14th and 15th Streets to
one-way operation and the closing of Indiana Avenue
between 6th and 7th Streets. Earlier proposals for a
series of tunnels linking the areas east and west of the
White House and for an underpass at Constitution
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Avenue have been deleted from the proposed circula-
tion plan.

One-Way Street Routing: One-way street routings

have been implemented in downtown Washington
over the past decade. The proposed circulation plan
represents a continuation of this strategy by provid-
ing for one-way operations on 14th and 15th Streets
between Thomas Circle and Jefferson Drive. This

change will improve north-south flow, equalize the

use of both streets, simplify traffic signal timing, and
facilitate left turns. Transition points would be
carefully channelized to maintain the continuity of
north-south flow.

Specifically, 14th Street would be converted to
one-way use north-bound for cars, while preserving
two-way use for buses in exclusive lanes. Four
north-bound lanes would be provided for cars in
addition to the bus lanes, and a left-turn lane would
be provided where street width is 70 feet or more.
Fifteenth Street would be converted to one-way use
southbound with a minimum of four lanes through-
out and six lanes between New York and Constitu-
tion Avenues. Prior to the construction of the
proposed Mall Tunnel, 15th Street could be realigned
between Constitution Avenue and Jefferson Drive to
permit a gradual transition of three southbound lanes
into 14th Street. South of Jefferson Drive, 15th
Street would remain two-way to provide access to
and from Main Avenue.

The tunneling of 14th Street under the Mall and
Independence Avenue may be a necessary precursor
to the development of one-way pairing for 14th and
15th Streets. However, if one of the proposed interim
surface solutions to the routing of 15th Street across
the Mall can be agreed upon, the implementation of
the one-way system could precede the tunnel.

Mall Tunnel: The Pennsylvania Avenue circulation
plan provides for tunneling 14th Street under the
Mall and Independence Avenue, and for the closure
of the streets on the Mall to traffic. This concept has
been long endorsed by the D.C. Department of
Highways and Traffic and by the National Park
Service.

Fourteenth and Fifteenth Streets would be brought
together in a four-lane tunnel-depressed section with
shoulders, to the south of Constitution Avenue near
Madison Drive. The road would be depressed under
Independence Avenue and return to grade at E Street.
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It would have no impact on the Bureau of Engraving
tunnel between C and D Streets Southwest. Surface
roads south of Independence Avenue would be
maintained, providing continued access to adjacent
properties.

The west to south movement that currently takes
place via Independence, 12th, C and 14th Streets
would be transferred to the 14th Street service roads
directly at Independence Avenue. C Street would
allow right-turn access only. This treatment would
allow a steady flow of traffic from the 14th Street
bridges into the 14th and 15th Street one-way system
at Constitution Avenue. Car and bus access into
central Washington and the Pennsylvania Avenue area
would be improved as a result.

Pennsylvania Avenue Design and Circulation: The
Avenue would continue to serve the same basic traffic
functions that are served today because there is no
reasonable alternative route for the present traffic.
Therefore, the plan proposes the following lane
arrangements: three traffic lanes each way; left turns
and pedestrian refuge within a median area, and curb
lanes for buses, right turns and bicycles, if feasible.
These functions can be provided within a 100 to
102.5 foot curb-to-curb width. Left turns could be
gradually prohibited along Pennsylvania Avenue as
minor streets are closed. However, it will be necessary
to retain left turns at key locations, such as at 13th
Street and at Constitution Avenue.

Proposed landscaping for the Avenue would enhance
the appearance of the Avenue and reinforce the
traffic functions. The landscaping plan recommends
that left turn storage lanes, flush median islands and
curb lanes be identified by different surface colars
and textures. Treatment of signs, signal fixtures,
street furniture and crosswatks would be consistent
with good traffic engineering practices and with
environmental design objectives.

E Street: The present 55-foot width of E Street
would provide four moving traffic lanes plus a
left-turn lane, and maintain the existing sidewalk
widths. This would require a painted median rather
than a physical median and prohibition of curb
parking during busy traffic periods. Left turn lanes
would be needed to facilitate circulation around the
F and G Street Malls and to allow for progressive
prohibition of left turns by cars along Pennsylvania
Avenue.
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CHAPTER TWO

Pennsylvania Avenue — E Street Connector: The traf-
fic circulation plan proposes the simplification of the
Avenue and E Street intersection in the Western Plaza
area between 13th and 15th Streets.

The Corporation’s traffic consultant has recom-
mended that 13th Street should be extended south of
the District Building to 14th Street. The 13th Street
extension ,yvould assure adequate access both to the
Dlstrlct’Bmldmg and to the proposed annex to the
east. In addition, it will provide access from the north
to a potential Federal Triangle parking garage, and
could ‘provide a bus loop terminal, if required. Fur-
ther study will be given to this proposal as detailed
plans are developed for the District Building and the
“Grand Plaza" of the Federal Triangle.

Minor Street Closures: Certain minor streets in the
development area would be closed, contingent on the
following considerations. As a general principle,
streets that have continuity should remain open,
particularly if they cross the Mall. Closure of other
streets must maintain essential services, allow effec-
tive bus use, simplify complex intersections, facilitate
land consolidation for development, and not reroute
diverted traffic to overload adjacent streets. Accord-
ingly, the plan calls for-the closure of C Street from
6th and 7th Streets, D Street from 7th to 9th Streets,
and Indiana Avenue from 6th to 7th Streets. These
closures would reduce street redundancy along Penn-
sylvania Avennue and would make superblock devel-
opment feasible.

The closure of Indiana Avenue would require two-
way traffic on D Street between 6th and 7th Streets.
Consequently, traffic on D Street will increase from
about 4,000 to 8,000 cars per day, which is well with-
in the capacity of the existing street right-of-way.
Before Indiana Avenue is closed it would be necessary
to widen D Street between 6th and 7th Streets to
allow for a five lane operation. Two northbound
right-turn lanes with ample turning radii should be
provided from 7th into D Street. An eastbound left-
turn lane should be provided from D Street into
6th Street. The widening would be made possible by
utilizing, on the north side, a continuous arcade as a
sidewalk. D Street should also operate two-way be-
tween 7th Street and the Center Leg Freeway.
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The purpose of closing Indiana Avenue between 6th
and 7th Streets is to provide both additional develop-
ment area on what is presently a drastically under-
utilized right-of-way (4,600 cars a day on a 160 foot
wide street compared to 40,000 on Pennsylvania
Avenue with the same width), and to provide an
auto-free park and shopping area in the new super-
block composed of squares 458, 459 and 460. There
is a clearly demonstrable excess of street right-of-way
in the area (285 feet of right-of-way for Indiana, C
and D streets, carrying 10,300 cars a day between 6th
and 7th Streets), which could be put to better use.
Since D Street.is necessary to provide access to
existing buildings that will remain, it is the logical
street to keep open and can be widened sufficiently
to carry the anticipated traffic.

Bus Service: The proposed circulation plan is com-
patible with bus service requirements, providing
flexibility for changes in routes and schedules and
increased through-routing of buses. The coordination
of future bus routing with the new circulation system
should not be difficult in view of anticipated future
developments, including: (1) short range bus routing
plans (1974-1975) that are designed to link routes
and to minimize routes terminating downtown; and
(2) future routing plans that will be closely tied to
outlying METRO stations. As a result, fewer routes
will terminate in the Federal Triangle area. Terminals
located along Pennsylvania Avenue (as at 12th Street)
could be eliminated after completion of METRO
construction. The terminals at 10th and 13th Streets,
however, could be retained and coordinated with the
proposed circulation system.

Off-Street Parking: The parking policy proposed as
part of the vehicular circulation plan is intended to
balance three important yet competing factors. First,
the parking policy must be designed to maintain
acceptable air quality levels and embody basic stand-
ards for Central Business District parking identified
by the Environmental Protection Agency. Second,
the policy must reflect and encourage the use of the
new METRO system and improve mass transit by
commuters. Third, the parking policy must provide
sufficient parking to assure the viability of proposed
development projects.

Weighing these factors, the following parking policy
has been established to govern maximum parking
allocations that would be permitted for various uses
within the development area:

e Hotel — One parking space for each four sleeping
rooms or suites.

e Public Assembly — (i.e. arena, armory, theater,
auditorium, community center, concert hall, con-
vention center, etc). One space for each ten seats
of occupancy capacity for the first 10,000 seats,
plus one for each 20 seats above 10,000, provided
that where seats are not fixed, each seven square
feet of gross floor area useable for seating shall be
considered one seat.

e Retail, Trade and Service Establishments — 1 park-
ing space for each 750 square feet of gross floor
area, except that no off-street parking spaces shall
be required for the first 2,000 square feet of gross
area.

e Residential — One parking space for each 1.2
dwelling units.

e Offices — One parking space for 1,800 square feet
of gross area.

This policy basically reflects off-street parking recom-
mendations for particular land uses established in the
D.C. Air Quality Regulations and is compatible with
the disposition controls in the Downtown Urban
Renewal plan. However, it is subject to revision upon
completion of a comprehensive District of Columbia
Parking Plan.
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Chapter Three

Economic And Financial Program

I. SUMMARY OF MAJOR ECONOMIC BENEFITS

The land use development proposals for the Pennsyl-
vania Avenue area are intended to bring important
economic, social and fiscal benefits to the southern
part of downtown, which for many years has stag-
nated and declined as extensive new development
occurred elsewhere in the city and suburbs. Following
is a discussion of major benefits anticipated as a result
of implementing the plan.

Capturing additional employment in the city. Em-
ployment in the Pennsylvania Avenue area has re-
mained static over the past decade. The situation is
already beginning to change with the openings this
year of the F.B.l.,, Labor Department and
W.M.A.T.A. buildings, which will bring an estimated
14,000 additional government employees to the area.
This government activity will be complemented by
the development of new private office and commer-
cial space with up to 15,000 additional employees in
the Pennsylvania Avenue area over the next decade.
By stimulating major development along the Avenue,
the flow of employment to suburban areas could be
reduced, bringing significant economic benefit to the
City. This potential revitalization of downtown Wash-
ington would occur as suburban jurisdictions are
questioning the desirability of the rapid growth that
has occurred over the past decade, and as constraints
on energy supplies dictate more intensive use of areas
like downtown that are well-served by mass transit.

Improving opportunities for retail development. The
dramatic rise in employment will generate a demand
for new and upgraded commercial enterprises. This
demand will be augmented by increased numbers of
visitors — both tourists and local residents. Although
the total amount of commercial space is expected to
remain about the same, the productivity of retail
enterprises should grow significantly because of
greater purchasing power, more pedestrian traffic and
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centralized retail display. By strengthening the retail
attraction of Pennsylvania Avenue and the surround-
ing downtown area, new opportunities will be created
for the growth of community-based, and particularly
minority-run businesses.

Enlivening downtown by introducing day-around
uses, new cultural attractions and improving the
physical setting. Pennsylvania Avenue, which should
be a major resource for the City and a focal place for
the nation, today appears drab and forbidding. Part
of the problem is the mass exodus that occurs at 5:00
p.m., when workers leave their jobs for homes outside
the downtown area. Tourists wanting to take a stroll
or attend an evening activity are quickly discouraged

by the deserted streets and general decay in the area.
In order to reverse this situation, the land use plan
proposes the introduction of housing, along with the
development of more hotel rooms and retail activi-
ties. In addition to the new residents, more and more
visitors will be drawn to the Avenue as major physical
improvements are made, transforming it into a lively
promenade linking a wide variety of cultural, com-
mercial and governmental attractions. The liveliness
of the Avenue should overflow to the adjacent
downtown area, where major improvements are being
proposed under the urban renewal program.

Increasing tax revenues for the city. The Pennsyl-
vania Avenue area has the potential to contribute

Table 1
Tax Impact of Pennsylvania Avenue Plan

Present Land Uses

Proposed Land Uses

I. BUILDING AREAS:

A. Office 1,010,000 Sa. Ft. 4,239,000 Sq. Ft.

B. Retail 870,000 Sq. Ft. 937,000 Sq. Ft.

C. Hotel 635 Rooms 1,390 Rooms

D. Residential - 1,500 Units

E. Other {vacant land and storage) 1,775,000 Sq. Ft. -

Il. TAX RECEIPTS

A. Real Property $1,940,000 $ 6,401,383

B. Sales Tax 2,700,000 4,360,564

C. Income 20,000 1,045,000
$4,660,000 $11,806,947
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significantly greater tax revenues to the City than it
does today. Real property tax revenues are now low
because of the large amount of underdeveloped land.
Sales and income tax levels are also depressed.
Implementing the development program will bring
substantially increased tax revenues to the District
Government. Current tax revenues on sites that
would be redeveloped under the plan are estimated to
be $4.7 million. After redevelopment, these sites
would be expected to produce $11.8 million in tax
revenues. (See Table 1: Tax Impact of Pennsylvania
Avenue Plan)

1. SUMMARY OF DEVELOPMENT PROGRAM

The Corporation, with the assistance of its economic
consultant, Gladstone Associates, has defined an
overall program that is responsive to the land use
objectives and consistent with a realistic market
assessment of the level of development that is likely
to occur along the Avenue over the next 12 to 15
years. The major components of this development
program are:

e Office: A total amount of about 4.2 million gross
square feet of new office space could potentially
be provided. This amount may be reduced because
of the possible retention of certain existing build-
ings.

e Retail: Up to 950,000 gross square feet of new
retail space could potentially be provided, includ-
ing space on the ground floor of the new office
buildings and the proposed residential complex, as
well as a major new department store.

e Hotel: Some 350 to 500 new hotel rooms could be
absorbed in the area, including reopening of the
Willard Hotel. The plan also provides for a possible
additional 400 new hotel rooms on Square 491
during the later years of the development period.

e Residential: Approximately 1500 new dwelling
units would be developed, aimed primarily at the
small household, middle-income market.

The Corporation’s development activities are ex-
pected to be substantially completed within the 12 to
15 year period although some private office construc-

tion might still occur after that time. The proposed
program would represent about 1% of the residential
construction, about 6% of the office and retail
construction and about 4% of hotel construction
within the metropolitan area during the development
period. In order to arrive at this program, the
Corporation and its economic consultant conducted
an intensive study of past, present and future
development trends within the city and metropolitan
area. A summary of the market analysis is presented
in Chapter 4.

Much of the land in the Pennsylvania Avenue area is
expected to be attractive to private developers,
especially the new office sites in the area west of the

F.B.l. Building. In this area, the Corporation will
encourage, and where possible, help private owners
assemble and develop their properties expeditiously.
However, to assure that development is consistent
with plan objectives and occurs within an appropriate
period, the Corporation has made provision in its
financial plan to acquire and assemble a substantial
proportion of the western site for redevelopment by
private enterprise. Because of the attractiveness of the
area and because presently permitted uses conform to
uses proposed in the plan, it is expected that the
revenues generated by sale of any land acquired by
the Corporation will offset or exceed the cost of
acquisition. For this reason, property acquisition in
the western area is expected to be accomplished with

Table 2 )
Estimated Property Acquisition Cost

Estimated Ground Other Total

Site Area Average Cost Acquisition Acquisition ' Acquisition
Square Square Feet Per Square Foot Costs Costs Costs
225 59,881 $135.00 $ 8,080,000 $ 8,080,000
254 100,256 120.00 12,030,000 12,030,000
291 51,640 125.00 6,530,000 $ 7,000,000 13,530,000
322 36,294 110.00 3,990,000 11,000,000 14,990,000
348 88,381 110.00 9,720,000 9,720,000
Subtotal
Western
Area 336,452 120.00 $40,350,000 $18,000,000 $58,350,000
406 60,000 80.00 4,800,000 4,800,000
407 63,150 70.00 4,420,000 500,000 4,920,000
408 46,726 100.00 4,670,000 2,000,000 6,670,000
431 86,964 70.00 6,080,000 6,090,000
432 50,125 100.00 5,010,000 5,010,000
457 94,158 80.00 7,530,000 3,000,000 10,530,000
458 15,000 70.00 1,050,000 1,050,000
459 & 460 64,000 100.00 6,400,000 6,400,000
491 113,000 80.00 9,030,000 9,030,000
Subtotal
Eastern
Area 593,123 83.00 $49,000,000 $ 5,500,000 $ 54,500,000
TOTALS 929,575 96.00 $89,350,000 $23,500,000 $112,850,000
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loan funds and the use of appropriated funds would
not be required.

In the area east of the F.B.l. Building the Corporation
proposes a substantial alteration in the land use now
permitted under the District of Columbia zoning
ordinance. This will involve a change from presently
allowed intense commercial use to predominantly
residential use. As a result, it is estimated that the
cost of acquiring commercially zoned land will
significantly exceed the fair market value for its
planned use for residential purposes, even though the
area is currently underutilized. The economic con-

sultant has estimated that an alternative, involving
down-zoning without compensation for loss of devel-
opment rights, could cause long delays in the courts.
The accumulated interest charges and legal costs
could be so substantial that any possible benefit in
reduced land acquisition costs would be offset. The
change in land use involves costs that would be
covered through expenditures of appropriated funds.
(See Table 2: Estimated Property Acquisition Cost;
Table 3: Summary of Land Value Created by New
Development, and Table 4: Summary of Property
Acquisition and Disposition)

Table 3

Summary of Land Values Created by New Development in the Pennsylvania Avenue Project Area

{$'s in millions)

Gross
LAND USE COMPONENT De\?eflyper‘:rvent DevelgzgferglValue

I. WESTERN AREA

A. Office 3,207,000 Sq. Ft. $40.09

B. Retail 294,000 Sq. Ft. 7.36

C. Hotel 665 Rooms 5.18

D. Subtotal $52.63
Il. EASTERN AREA

A. Office 1,030,000 Sq. Ft. $10.32

B. Retail 643,000 Sq. Ft. 9.77

C. Hotel 440 Rooms 2.20

D. Residential 1,500 Dwelling Units 5.82

E. Subtotal $28.11

{ll. SALE OF OTHER IMPROVEMENTS $11.90

1V. PROJECT TOTALS $92.64

! These values represent the capitalized sale value. In actual practice, the Corporation expects to lease the land, However, for
comparison purposes these dollar figures represent the sales value equivalent.
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1. SUMMARY OF FINANCIAL PROGRAM

The financial implementation of the proposed plan
involves several basic elements, including: (1) a
one-time appropriation of $130 million at the be-
ginning of the project that would remain available
until expended or returned to the Treasury; (2) a
$150 mitlion interim working capital {oan that would
be financed with the sale of Corporate notes or other
obligations (with a Federal guarantee); (3) use of the
Corporation’s $50 million Treasury borrowing
authority as a construction revolving fund to be
repaid from mortgage proceeds at closings as they
occur; (4) salaries and expenses for the Corporation’s
staff, which would be funded separately by annual
appropriations and are not included in the figures;
and (5) authority to sell long-term obligations at the
conclusion of the project to be secured by the income
from fand leases and backed by a Federal guarantee.

A basic premise of the entire plan is the principle that
substantial financial commitments by the government

Table 4
Summary of Property Acquisition and Disposition
($'s in millions)

. Acquisition
A. Land Acquisition $ 89.352
B. Other Acquisition Costs 23.50
C. Total Acquisition Costs $112.85
11. Disposition
A. Value of Land Sold for Development $ 80.74
B. Sale of Other Improvements 11.90
C. Total Disposition Value $ 92.64
111. Net Difference Between Cost of Land
Acquired and Revenue from Land Sold ($ 20.21)

2To the extent that private entrepreneurs are able to assemble
and develop properties in a manner consistent with the plan
without action by the Corporation, particularly in the Western
Site, the levels of acquisition cost and land revenue would be
reduced, as would the net cost which is now anticipated. If so,
a smaller amount of appropriated funds would be required.
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Table 5

___Pennsylvania Avenue Plan Costs and Revenues

($'s in millions)

A. Project Activities
1. Property Acquisition and Related $112.85
Activities®

2. Public Improvements*

Pennsylvania Avenue rebuilding  $20.00
. Parks and open space 5.80
Site preparation 7.00
. Utilities and site improvement 10.00
Signs, signals, street furniture 2.20
Pennsylvania Avenue lighting 2.00
Rehabilitation, renovation

historic preservation 11.10

e ~eapge

3. Relocation, Related Activities, and
Administration® 9.50

4. Site Supervision and Fees® 6.00

5. Accrued Interest Outstanding at Project
Conclusion” 36.55

TOTAL PROJECT COST $223.00

B. Revenues from Sale of PADC Long-Term Bonds
Secured by Ground Leases and Other
Improvements® 92.64

C. Cost of Public Sector Activities to be
Financed from Federal Appropriation® 130.36

TOTAL $223.00

3Property Acquisition—See Table 2 for block-by-block acqui-
sition estimates.
4Public Improvements

a. Pennsylvania Avenue rebuilding—includes the costs of
resurfacing Pennsylvania Avenue, new curbs, gutters,
sidewalks, tree planting and landscaping.

b. Parks and open space—includes the cost for development
of plazas, and public spaces other than along Pennsyl-
vania Avenue,

c. Site preparation—anticipates that about 2,750,000
square feet of existing building area will be demolished

at the beginning are a vital prerequisite to successful
undertaking of large-scale development. The private
investment required to carry out the plan in this case
would be constrained at any rate by Government
procedures and design controls. Furthermore, the
area is now marginal and unattractive. To redevelop
the area on a comprehensive basis will require public
resources, on hand or securely pledged, to assure that
public obligations under the plan will be carried out.
Otherwise, private sources of development investment
funds are likely to be impossible to stimulate.
Assurance of financing is recognized as a necessary
ingredient of standard commercial real estate practice
in large scale developments involving substantial

front-end investment in land acquisitions and public
improvements and facilities. A good example is new
community development, either privately financed, as
in the case of Columbia, Maryland, or publicly
assisted, as in the case of Jonathan, Minnesota, with
Federally-guaranteed borrowing and substantial out-
right grant assistance.

The $130 million in appropriated funds will be used
to pay for all public sector activities whose costs are
not expected to be recovered through proceeds from
land sales or leases. These activities would include
public works, relocation assistance, site preparation
and improvements, historic preservation and renova-

and cleared at costs (depending on building type and
proximity to other buildings) ranging upward from $1.25
per square foot of building area. Also includes the cost of
relocating major utilities within the proposed residential
area necessitated by the comprehensive changes in land
use, parcelization, and street system. Utilities to be relo-
cated include: C&P telephone main trunks, Washington
Gas and Light mains, PEPCO main feeder, and sewer
and water lines within the site,

d. Utilities and site improvements—includes repair and
relandscaping for the Sherman Monument; street work
on Indiana Avenue; other street widenings and resurfac-
ing; subsurface work on Pennsylvania Avenue (including
removal of trolley tracks and third rail conduit); installa-
tion and/or relocation of necessary subsurface utilities
(storm and sanitary sewers, water lines) including separ-
ation of storm and sanitary mains, where required.

e. Signs, signals, street furniture—includes the cost of
replacing and installing new identification and direc-
tional signs throughout project; new vehicular, bicycle,
and pedestrian signals throughout project area; and new
benches, recreational tables, bike racks, drinking foun-
tains, kiosks, and other street furniture.

f. Pennsylvania Avenue lighting—includes cost of installing
and connecting distinctive new lighting standards, fix-
tures and related facilities on Pennsylvania Avenue.

g. Rehabilitation renovation, historic preservation—includes
the costs of renovating the exteriors of designated
landmark buildings (Willard Hotel, Evening Star, Central
National Bank and the Matthew Brady studio), preserva-
tion of certain buildings of architectural merit that may
have to be acquired, and the costs of incorporating the
facades of other buildings to be demolished into the new
development to preserve some of the flavor and continu-
ity of 19th Century Washington.

SRelocation, Related Activities and Administration—includes
approximately $4 million to cover the cost of providing
statutory relocation benefits required by the Uniform

Relocation Act; $4 million to cover the cost of supplemen-
tary benefits which will assure a successful temporary
relocation program and rent assistance so that businesses
now in the area can take part in redevelopment of the area;
and $1.5 million to cover the cost of salaries and expenses
for administering relocation and affirmative action business
development program.

¢Site Supervision and Fees—includes site-specific property
acquisition and disposition costs, including those of fee
appraisals, title searches, property surveys, preliminary
engineering surveys (test borings, for example), costs of
closings and settlements, acquisition negotiators, etc.

7Interest charges—includes interest charges accrued in the
interim development working capital fund financed by sale
of Corporation “‘agency’’ notes. The amount here is the net
amount accrued and outstanding as of project conclusions.
This amount, $36.55 million, is the net portion of total
interest charges that was not defrayed by interim revenue
from ground leases. The total amount of interest on interim
financing if $96.58 million.

8 Revenues from sale of long-term bonds secured by ground
leases—represents the capitalized value of all of the revenue
from the ground leases. It is expected that the revenue from
these leases will secure payment of principal and interest on
long-term PADC notes (40 years), which would be further
backed by the full faith and credit of the U.S. Government.
Proceeds from this bond issue would repay a major portion
of outstanding principal and accrued interest balances at
project conclusion.

®Cost of public ssctor activities to be financed by Federal
appropriation—this $130.36 million is the cost of public
works and other public sector costs (such as achievement of
plan land-use objectives) that cannot, and would not
normally be financed out of the revenue from land sales.
These include rebuilding Pennsylvania Avenue, public im-
provements, historic preservation, relocation, and the
interest on financing.
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Table 6
Repayment of Interim Financing at Project Conclusion

($'s in millions)

|. Principal Borrowed and Interest Accrued

A. Principal Amount Borrowed for Interim
Financing ° $112.85

Principal Repayed during
Project’? ( 32.11)

Principal Outstanding at Project
Conclusion $80.74

B. Interest Accrued on Interim
Financing during Project! ? 96.58

Interest Repayment during
Project' 3 { 51 06)

Net Outstanding Accrued Interest
at Project Conclusion $ 4552

C. Outstanding Principal and Interest at
Project Conclusion $126.26

Il. Repayment Sources
A. Federal Outlay at Project Conclusion®* $ 36.55

B. Proceeds from Sale of Long-Term Bonds'® $ 89.71

$126.26

1%Total interim loan principal borrowed—this is the amount
of principal expected to be needed to be drawn from the
interim development working capital fund.

!1Interim loan principal repayment during project—this is
the amount of interim financing principal that can be
repaid from lease revenues during the project.

'2Total interest charges accrued during project—included
here are total interest charges accured on interim financing
during project implementation.

13)nterest repayment during project implementation—this is
the portion of total interest that can be paid from interim
ground lease revenue during project implementation.

!4 Federal outlay at project conclusion—this is the amount
needed to repay outstanding principal and interest at
conclusion of project implementation that is not covered
by the proceeds from the sale of PADC long-term bonds.

!5Proceeds from sale of long-term bonds—this is the amount
expected to be available to retire debt at conclusion of
project implementation to be raised from sate of long-term
PADC ‘’agency’ notes whose repayment is secured by
revenue from ground leases.
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tion, and changes in land use, where necessary (i.e. to
residential uses). This $130 million will be requested
from Congress at the beginning of the project
implementation phase, for fiscal year 1976, if
Congress approves the development plan. The funds
will be requested on a no-year basis. While the entire
amount will be requested at the beginning, it will be
obligated and disbursed over the twelve to fifteen
year period of implementing the project. Each year’s
anticipated requirements for use of appropriated
funds would, of course, be reviewed and approved by
the Congress as well as by the President and
controlled by the apportionment and financial
reporting process. {See Table 5: Pennsylvania Avenue
Costs and Revenues)

The $150 million interim working capital fund would
cover land acquisition costs expected to be financed
from the income gained by sale or lease of the land.
The source of financing would be the authority to sell
Corporation ‘‘agency’’ notes, repayment of which
would be guaranteed by the U.S. Government. (See
Table 6: Repayment of Interim Financing at Project
Conclusion)

The $50 million construction revolving fund would
finance all mortgageable expenses involved in building
— construction costs, taxes, interest, excavation,
insurance, etc. This would enable the Corporation to
“turn key” important parcels at a considerable cost
savings in construction interest charges or higher lease
returns.

In summary, the Corporation would carry out the
plan, paying, as it goes forward, for non-financeable
activities out of the $130 million in appropriated
funds, including public works, public parks and open
space, installation of necessary utilities, achievement
of land use objectives, historic preservation and
relocation. Activities whose costs can be fully covered
by the revenue they produce will be paid from the
two loan funds, the interim development working
capital fund and the construction revolving fund. In
case greater land acquisition costs are incurred on any
given site than can be recovered from its sale or lease
for development, at the time the value of the site is
actually determined by sale or lease, any difference
would be drawn from appropriated funds available
and the ““books closed’” on that site, so that no more
interest would be accrued,

At the conclusion of the project, when all new
development is well under way and all land has been
leased, the Corporation plans to sell long-term (40
year) guaranteed bonds. The Corporation estimates
that about $90 million can be raised in this way, all
of which would be applied to repayment of the
interim debts incurred in the course of implementing
the plan.

The ground leases of the Corporation would be of a
partially subordinated nature with the mortgagee of
the building having the right to cure any default by
the developer on the payment of ground rent to the

Table?7
Project Financing
($’s in millions)

I. Interim Private investment in PADC

“Agency’’ Notes' ¢ $150.00
Il. Permanent Financing

A. Federal Appropriation for Cost of

Public Activities® 7 130.36
B. Proceeds from Long-Term Bonds

and Sale of Improvements!® 92.64
C. Private Development Investment'? 250.00
TOTAL PERMANENT INVESTMENT $473.00

1€ Interim private investment in PADC “‘agency” notes—this
is the amount of private investment in the PADC "‘agency’’
notes which fund the interim working capital development
fund.

17 Federal appropriation for cost of public sector activi-
ties—this represents the true cost of plan impiementation
to the Federal government and is absolutely vital to assure
that a high quality environment befitting the nation’s
capital can be provided in a reasonable period of time.

!3Private investment in sale of long-term PADC bonds—this
is the amount of private capital investment expected from
the sale of bonds at project conclusion, with repayment of
the principal and interest to be assured by ground lease
revenues.

19private development investment—this is the private enter-
prise real estate development investment expected which
will actually build and pay for private projects in the
development area.

Corporation. In the event of failure to cure any
default by the morigagee, the Corporation would
assume title to the development. Thus, the Corpor-
ation’s long-term borrowing would be secured first by
the ground rent, second by the assets of the mort-
gagees, third by the buildings themselves and finally
by a Federal guarantee.

Since the ground leases would be for a much longer
period (probably 99 years) than the term (40 years)
required to repay those bonds, the Treasury would
continue to receive the revenue from these leases
after bond repayment. This constitutes another
significant cash asset to the Federal Government,
equivalent to about $5 million when discounted to
present value. This means that over the life of the
leases, the revenues generated by the project will
repay all but $15 million out of the total acquisition
cost of $113 million,

However, as explained earlier, revenues from the sale
of long-term bonds would not be sufficient to cover
the total estimated $222 million in costs that would
be incurred during the development period. These
costs, which would to be met through the $130
million Federal appropriation, are mainly attributable
to public sector activities in the project that would
not normally be financed by private investment. This
Federal investment is primarily in public open space
and public improvements which are necessary to
encourage private development in the area, and will
lead to a vastly greater pace of development, and an
environment of superior design, amenities, and
architecture.

The overall financing system that is being proposed
for the project has a high degree of built-in flexibility,
which is essential if the Corporation is to be able to
undertake operations over more than a decade in
which a myriad of factors will be at work. Partic-
ularly important is the $130 million “no year”
appropriation which would cover the estimated non-
financeable costs at the beginning of the project and
which would remain available until expended over a
ten or more year period. Equally critical is the
assured availability of the interim financing loan
funds, This assurance of the needed, front-end
resources at the outset will itself produce the assur-
ance of project success. (See Table 7: Project
Financing).
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Although the financing plan is flexible, there are
several variables that may have a sizeable impact on
the overall financial arrangements. A major unre-
solved issue is the fate of the Willard Hotel, It is the
hope of the Corporation that private enterprise could
finance restoration of the building unaided. However,
this is not likely. Therefore, the Corporation has
included in its budget $5 million to defray costs
involved in the preservation of this landmark build-
ing. In addition, a bill has recently been introduced in
Congress {H.R. 16415} to authorize purchase of the
Willard Hotel for use as living quarters for congres-
sional interns and pages.

Another variable is the proposal to build a National
Archives storage facility in the Pennsylvania Avenue
area to house important historical documents. The
Corporation’s recommended proposal is to develop a
one million square foot repository underneath the
residential area and across the street from the
Archives building, connected by a tunnel to the main
building. In addition, the proposal might include up
to 125,000 square feet of space on the surface that
would house resident and transient scholars utilizing
the records and a major display area that would be a
powerful tourist attraction on the Avenue. Present
estimates indicate that costs for the underground
facility alone would be somewhat over $80 million in
1974 dollars (See Table 8: Cost of Development of
Archives Complex)

If the Corporation and the General Services Admin-
istration reach agreement on the specific details, the
Corporation will request from the Congress authori-

Table8
Cost of Development of Archives Facility?°

($'s in millions)

Property Acquisition $ 18
Cost of Construction $ 53

Interim Interest on Financing Land
and Construction $ 1

TOTAL DEVELOPMENT COST $ 82

29All figures are in 1974 dollars. Financing is figured at 8.0%
and assumes a three year development period.
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zation and additional borrowing authority to finance
construction of the Archives facility. The Corpora-
tion expects that GSA will enter into a contract to
amortize fully all costs in developing the project
(including interest) before any actual construction.
On this basis, no additional appropriations would be
necessary for the Corporation.

Further uncertainties are caused by the rate of
increase in price indices and rates of interest on
interim and long-term financing. All figures in the
financing plan and following tables are in 1974
dollars. If prices continue to increase at current rates,
an increase in the amount of the appropriation may
be necessary, possibly on the order of $20 million.
The financing figures in the summary tables that
follow are based upon 8.5% interest on Corporation
interim “‘agency’’ notes and 9.0% on the long-term
bonds. This rate is somewhat lower than present
historic levels, but higher than anything previously
experienced in modern money markets. If market
rates decline during implementation of the project to
levels below 8.5% and 9.0% for short and long-term
issues, respectively, then a substantial reduction may
be anticipated in the level of expenditures of appro-
priated funds.

Finally, the Corporation has a commitment to make
up to 250 of the 1500 residential units available to
families with low or moderate incomes, eligible for
assistance under Sections 235 and 236 of the
National Housing Act {or successor Acts). Provision
has not been made for this expense in the financing
plan since it is assumed that application will be made
to the Department of Housing and Urban Develop-
ment for such assistance at the appropriate time.

IV. AMENDMENTS TO PENNSYLVANIA AVE-
NUE DEVELOPMENT CORPORATION ACT

The proposed plan for financing implementation of
the Pennsylvania Avenue plan, if approved by the
Congress, will require adoption of several amend-
ments to the Pennsylvania Avenue Development
Corporation Act of 1972. At the appropriate time,
the Corporation will submit proposed draft legislation
to the Congress to accomplish the following objec-
tives:

1. Enabling the Pennsylvania Avenue Development
Corporation to issue ‘‘agency’’ interim financing
notes, backed by the full faith and credit of the
United States, whose repayment with interest
would be secured by the appropriation of neces-
sary funds by Congress to carry out the plan and
by revenue from ground leases to the Corporation.
Amounts necessary are now estimated to be $150
million.

2. Enabling the Pennsylvania Avenue Development
Corporation to sell long-term bonds at the con-
clusion of project implementation, backed by the
full faith and credit of the United States, repay-
ment of which would be secured by revenue
received from ground leases let by the Corpora-
tion. Proceeds of the issue of bonds would go to the
U.S. Treasury in repayment of the interim finan-
cing principal and interest used to carry out
development activities that a private corporation
would undertake.

3. Authorizing the appropriation of such funds as
may be necessary to carry out public sector
activities contemplated by the plan, currently
estimated to be $130 million.

These statutory authorizations are consistent with
advice received by the Corporation from private
investment firms. In accordance with Section 6(9) of
the Pennsylvania Avenue Development Corporation
Act of 1972, the Corporation obtained formal pro-
posals from five major private investment banking
firms analyzing the feasibility of private versus public
financing of the Corporation. In addition, the Corpor-
ation held a day-long symposium on February 21,
1974, attended by representatives of these firms and
six others that did not submit formal written reports.
The unanimous conclusion, expressed both in the
reported recommendations and at the meeting, is that
strictly “private” financing of the Corporation is not
feasible as there is no assured source of revenue
adequate to cover the full cost of implementing the
plan as proposed. All of the firms canvassed recom-
mended that both interim and long-term private
financing of the Corporation activities be under a
pledge of full faith and credit of the United States,
either as an agency-type issue sold directly on the
financial markets or through the newly formed
Federal Financing Bank.
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Chapter Four
Market Analysis

I. OVERVIEWOF PRINCIPAL FINDINGS

A. Market Prospects in the Pennsylvania Avenue Area.

An extensive market analysis of development poten-
tials in the Pennsylvania Avenue area has accom-
panied the overall land use planning process. The
market analysis has been conducted with the assist-
ance of Gladstone Associates, an economic consulting
firm that specializes in land use market analysis and
development program feasibility.

Overall prospects within the Pennsylvania Avenue
area have been considered in relation to the broad
context of demand for development activity through-
out the Metropolitan area and the District of
Columbia. In addition, the prospects have been
considered in relation to changing perceptions on the
part of potential investors, employers, residents and
shoppers as the character of the Pennsylvania Avenue
area is tranformed in the years ahead. Although the
downtown capture of private office employment,
retail expenditures and hotei occupancies has de-
clined in recent years, renewed attention to the
central area, coupled with continued regional growth,
should generate new opportunities for the develop-
ment area,

Basic market factors considered in assessing develop-
ment potentials in the Pennsylvania Avenue area
were:

o Regional and Downtown supply and demand
factors;

e Existing and prospective competitive development;

e Site factors, including transportation, access, and
environmental characteristics;

e Other present or proposed public actions in the
Downtown area;

e Community objectives in the Pennsylvania Avenue
area.

The market study identified strong metropolitan
supports for all uses proposed in the plan, including
office, retail, residential and hotel. Given these
supports, there is a substantial probability that the
development objectives can be achieved over the basic
12 to 15 year implementation period. However, the
actua! pace of activity will be influenced by numer-
ous factors that are not susceptible to market
judgment. In particular, public policy decisions, both
at the Federal and local level, could have significant
impact on the timing of development. Such policy
decisions include the construction of major public
improvements like METRO, the pace of urban
renewal, and District and Federal government leasing
policies. Subject to these factors, the following
activity could be supported in the area over the 12 to
15 year development period:

Office: On the average, an estimated 200,000 to
250,000 square feet of new office space could be
absorbed per year. Generally, this space would be
rented to ‘“prime’” private tenants. In addition,
certain sites such as Square 491 would be attractive
for “showcase’’ buildings occupied by a major corpor-
ation or association.

Retail: In the near term, it is estimated that there
would be an opportunity for developing approxi-
mately the same amount of retail space (an estimated
870,000 square feet) as there is in the Pennsylvania
Avenue area today. The new space would be recon-
figured, making it more accessible to potential
shoppers, including residents and workers in down-
town, tourists, and residents of the metropolitan
region. As a result, it is expected that the new space
will be more productive in terms of “’sales per square
foot.”

Residential: An estimated 1500 units could be devel-

oped over an 8 to 10 year period. This assessment is
based upon market supports that have been shown
for numerous District and “near-in’’ suburban devel-
opments that offer small household units in well-
designed, ‘“‘central area’” urban environments. The
residential program would contain both sale and
rental units oriented primarily toward one and two
person households employed in the Downtown area.
In general, the residential units would be competitive
both in design and price with a broad array of
in-town and near-in suburban developments in the
Washington metropolitan area. Initial sales units
would compare with present condominium apart-
ments ranging from $32,000 through $60,000 (1974
dollars). Toward the latter phase of residential devel-
opment, a limited number of larger units could be
priced at amounts greater than $60,000. Rents would
generally reflect those of newly constructed close-in
units. However, rents will be considerably higher than
those in older, existing buildings because of recent
increases in construction and financing costs.

Hotel: Opportunity exists in the Pennsylvania
Avenue area for development of a “first class’’ hotel,
serving commercial, convention and tourist activity in
the city. Also, an addition could be made to the
Hotel Harrington, a lower priced hotel now serving
tourist groups in the Pennsylvania Avenue area.

B. Examination of Alternative Development Strate-
gies

During the course of formulating the fand use plan, a
number of alternative development strategies were
examined. Generally, the alternative strategies placed
dreater emphasis on retaining existing structures,
along with selective construction, on a limited scale,
of new residential buildings. Market evaluation indi-
cated that these strategies would diminish the overall
marketability of proposed land uses and possibly
lower the quality of redevelopment in the area.
Following is a discussion of several of the most
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important alternative concepts that were evaluated
during the course of preparing the plan.

“In-Fill”" Residential Development. The objective of
this proposal was to achieve the social and economic
benefit of bringing residents to the Avenue, while
reducing to a minimum the removal of structures now
in place. Basically, this approach would place high-
density residential towers at selected sites within the
existing highly commercialized area between 7th and
9th Streets.

On the basis of architectural tests of this concept, it
was judged that these residential units would not
compare favorably with the broad array of com-
parable high density residential development available
now, or in the near future, at close-in competitive
District projects (in the New Hampshire Avenue
corridor, Southwest Urban Renewal Area, and along

Wisconsin and Connecticut Avenues) or in nearby .

Northern Virginia. Consequently, although strong
demand for close-in high density residential develop-
ment exists within the City, it was judged that the
in-fill concept would be an inappropriate response to
that market and would entail a higher degree of risk
than a more comprehensive residential program.

Expanded Office Development. As an alternative to
development of a residential community on Pennsyl-
vania Avenue, consideration was given to construc-
tion of office space, with supporting commercial
facilities, throughout the project area. However,
ample opportunities now exist for private office
construction at other locations, including the “West
End” area between the Connecticut Avenue Triangle
and Georgetown, the Downtown Urban Renewal area
where five office sites have been assembled and
offered for redevelopment, and nearby suburban
locations. Given this array of available sites for office
development, it was considered probable that private
office construction within the Pennsylvania Avenue
area in the near future would be limited to “prime’’
sites bordering Pennsylvania Avenue between 10th
and 15th Streets, west of the new F.B.l. Building.
Without comprehensive changes in the character of
economic activity on the Avenue, little private office
construction would be expected in the area east of
the F.B.l. Building.

Of course, prospects for office development through-
out the development area — and particularly in that
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part of the Area to the east of the F.B.l. Building —
would be enhanced if major construction of Federal
office space were undertaken. However, one of the
Corporation’s efforts has been to introduce diverse
economic uses into this area. For this reason, it was
judged that a proliferation of Federal offices in an
area that already has a high concentration of govern-
ment offices would not meet this community goal.

Location of Retail Development. Consideration was
given to programming retail uses in a way that would
use existing structures in the area east of the F.B.I.
Building, Special emphasis was given to the merchants
now doing business along 7th Street between F Street
and Pennsylvania Avenue and at ‘‘Market Square’
between 7th and 9th Streets. However, given the
declining capture by downtown merchants of metro-
politan consumer expenditures, it was judged
important to strengthen the competitive position of
this retail space through more convenient access to
prime local and regional markets. To this end, retail
merchants in the 7th Street area offering ‘‘com-
parison goods” merchandise would be relocated
closer to the F Street mall, while 7th Street mer-
chants offering ‘“‘convenience goods” would be
generally grouped in a renewed ‘’Market Square”
adjacent to the 7th Street Metro station at Pennsyl-
vania Avenue.

Recognizing that retail activity of the downtown area
in the years ahead might exceed present expectations,
the plan has been structured in a way that would
permit development of additional retail space, over
and above the present floor area, throughout the 7th
Street area. However, in the absence of immediate
evidence of such demand, existing area merchants
would be relocated to gain maximum benefits from
the opening of METRO service as well as proximity
to other merchants offering similar goods.

Il. SURVEY OF DEVELOPMENT TRENDS AND
POTENTIALS

A. Office Development Potentials

Metropolitan Area Perspective. Opportunities for
new office development in the Washington metro-
politan area have been consistently strong since the
early 1950's, averaging approximately 5 million net
square feet of new construction annually. During this
period the Federal Government absorbed approx-
imately 37 percent of all new regional office space.
District of Columbia office markets have remained
strong throughout this period, accounting for slightly
more than half of metropolitan area office construc-

Distribution of Office Space by Tenancy and Location Washington Metropolitan Area 1960-1970

Private Tenancy

Government Tenancy Total Office Space

Percent of Percent of Percent of

Area Net Sq. Ft. Metro Area Net Sq. Ft. Metro Area Net Sq. Ft. Metro Area
Suburban

Maryland 9,666 29.3% 2,408 12.2% 12,074 23.0%

Virginia 6,326 19.2% 6,117 31.0% 12,443 23.4%

SUBURBAN TOTAL 15,992 48.5% 8,625! 43.2% 24517 46.4%
District of Columbia 16,999 51.5% 11,2272 56.8% 28,226 53.6%

METROPOLITAN TOTAL 32,991 100.0% 19,7522 100.0% 52,743 100.0%

1 Approximately 35% of suburban totals.
2 Approximately 40% of D.C. totals.
3 Approximately 37% of Metro totals.

Source: Gladstone Associates.
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tion since the early 1960’s. Although the relative
amount of Federal office space has been greater in
the District than in the surrounding areas, private
activity has also been strong, absorbing 60 percent of
District office construction during the 1960’s.

District of Columbia Perspective — 1960-1969.
Within the District of Columbia, the largest share of
new office construction has occurred in the “central
area’’ — consisting of the Connecticut Avenue area,
the Southwest Urban Renewal area, and the older
downtown area. Within this “‘central area” core,
however, there has been a sharp differentiation of
public and private office development, with more
than two-thirds of private office development occur-
ring in the Connecticut Avenue area and more than
80 percent of Federal office development occurring
in the older downtown and Southwest Renewal area.

District of Columbia Perspective — 1970 to the
present. The tendency of private office development
to concentrate in the Connecticut Avenue area and
other Northwest locations has intensified in the
period since 1970. At the same time, private develop-
ment in the older downtown area has fallen to
approximately 5 percent of the District totals. More-
over, the decline in new office construction in the
older downtown area in recent years is accounted for
by a decline in construction both of “single-user”,
non-competitive, office buildings and also of competi-
tive office space. As private office activity declined in
the older downtown area, public office construction
accelerated. In the early part of the 1970’s the
downtown Urban Renewal Area accounted for more
than three-quarters of all Federal office construction
in the District of Columbia.

Outlook for the Pennsylvania Avenue Area. Office
opportunities in the older downtown area in the years
immediately ahead will be influenced by the emer-
gence of a number of market factors that are
expected to begin to alter downtown development
trends. Among these are: improved travel and com-
mutation access because of METRO; proximity to
major public improvements, including projected
rebuilding under the Downtown Urban Renewal
program as well as possible major public improve-
ments like the nearby Eisenhower Convention Center;
and, perhaps most significantly, basic changes antici-
pated in conjunction with implementation of the
Pennsylvania Avenue Plan, including the assembly of

Summary of Office Absorption by Area and Tenant Type District of Columbia 1960-1969

Net Leasable Area (000)

Private* Federal Government
Competitive Non-Competitive Total Leased Owned Total Total
Central Areas

D.U.R.AS 2,224 s.f. 786 s.f. 3,010 s.f. 554sf, 2,825s.f. 3,379s.f.7 6,389 s.f.
Connecticut Triangle 8,959 s.f. 573 s.f. 9,532 s.f.¢ 1,085 s.f. 472sf,  1,557s.d. 11,089 s.f.
Southwest 1,679 s.1, 77 s.f. 1,756 s.f. 1,250s.f. 3,732sf. 4,982sf.] 6,738 s.f,
Subtotal 12,862 s.1. 1,436 s.f. 14,298 s.f. 2889sf. 7,029sf. 9918sf. 24,216 s.f.

Other District Areas
Upper Northwest 2,001 s.f. 6. s.f. 2,007 s.f. 92s.f. -- 92 s.f. 2,099 s.f.
Foggy Bottom 82 s.f, -- 82 s.f. 209 s.f. -- 209 s.f. 291 s.f.

Northwest East of
16th Street 77 s.f. 3 s.f. 80 s.f. 172 s.f. -- 172 s.f. 252 s.f.
Southeast 41 s.f. -- 41 s.f. -- -- -- 41 s.f,
Northeast 103 s.f. 78 s.f. 181 s.f, 2 s.f. 2s.f. 183 s.f.
Subtotal 2,304 s.f. 87 s.f. 2,391 s.f. 475 s.f, -- 475 s.f. 2,866 s.f.
Total 15,166 s.f. 1,623 s.f. 16,689 s.f. 3,364s.f. 7,029s.f. 10,393 s.f. 27, 082 s.f.

4 Defined briefly as follows:  Private Competitive: speculative space with private tenancies.
Private Non-Competitive: generally for single users.

S Downtown Urban Renewal Area.
¢ Approximately 66.6% of private central area activity.

71n aggregate, approximately 14.3% of Federal central area totals.

Source: Gladstone Associates.

major sites for residential and commercial develop-
ment. These changes are expected to increase the
pace of private sector activity in the years ahead, at
least to the levels obtained in the early 1960,
Consequently, aggregate market potentials within the
Pennsylvania Avenue area have been scaled on the
order of 200,000-250,000 net square feet of private
office construction annually in the period ahead.

This forecast anticipates a high degree of “‘prime”
office construction, in response to the Corporation’s
efforts in assembling attractive parcels and combining
uses in a way that would create an appealing urban
environment. This market projection represents a
“baseline’’ that could be expanded appreciably
depending upon Federal office leasing policies. Fore-
casts for private activity indicate that the office

construction program could be absorbed within a 12
to 15 year period. However, if Federal policies
regarding “‘recentralization’’ were continued or inten-
sified, this development period might be shortened by
as much as 4 to b years.

B. Residential Development Potentials

Metropolitan Area Perspective. Metropolitan Wash-
ington has been one of the nation’s fastest growing
areas in recent years. During the 1960’s the region’s
population increased by almost 4 percent a year — an
average of more than 75,000 new residents per year.
The number of households increased even more
rapidly during this period, with annual rates of almost
5 percent, reflecting a pronounced trend toward
smaller household units.
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Distribution of Private Office Absorption by Area Districts of Columbia 1960-1973*

Net Leasable Area

1960-1969 1970-1973
Competitive Non-Competitive Total Competitive Non-Competitive Total
Central Areas
D.U.R.A. 14.7% 51.6% 18.0% 3.6% 10.8% 5.2%
Connecticut Triangle 59.1% 37.6% 57.1% 54.8% 70.9% 58.4%
Southwest 11.1% 5.1% 10.5% NA NA NA
Subtotal 84.9% 94.3% 85.6% 58.4% 81.7% 63.6%
Other District Areas
Upper Northwest 13.2% 0.4% 12.0% 16.3% 3.7% 13.5%
Foggy Bottom 0.5% -- 0.5% 20.4% .- 15.9%
N.W. From 16th
Street East 0.5% 0.2% 0.5% -- 3.2% 0.7%
Southeast 0.3% -- 0.2% -- 2.4% 0.5%
Northeast 0.6% 5.1% 1.2% 4.9% 9.0% 5.8%
Subtotal 15.1% 5.7% 14.4% 41.6% 18.3% 36.4%
Total 100.0% 100.0% 100.0% 100.0% 100.0% 100.0%
3 January-August 1973 inclusive  Source: Gladstone Associates.
Distribution of Federal Government Office Absorption by Area District of Columbia 1960-1973°
Net Leasable Area
1960-1969 1970-1973
Leased Owned Total Leased Owned Total
Central Areas
C.U.R.A. 16.5% 40.2% 32.5% 84.2% 58.9% 76.0%
Connecticut Triangle 32.3% 6.7% 15.0% -- 1.5% 0.5%
Southwest 37.2% 53.1% 47.9% 15.8% -- 10.6%
Subtotal 86.0% 100.0% 95.4% 100.0% 60.4% 87.1%
Other District Areas
Upper Northwest 2.7% -- 0.9% -- -- --
Foggy Bottom 6.2% -- 2.0% -- 1.9% 0.6%
N.W. from 16th StreetEast 5.1% -- 1.7% -- 26.1% 8.5%
Southeast -- -- -- -- -- --
Northeast -- -- -- -- 11.6% 3.8%
Subtotal 14.0% 0.0% 4.6% 0.0% 39.6% 12.9%
Total 100.0% 100.0% 100.0% 100.0% 100.0% 100.0%

? January-August 1973 inclusive

73

Source: Gladstone Associates.

Multi-family, higher density dwellings represented
approximately two-thirds of all residential construc-
tion throughout the metropolitan area between 1960
and 1970. In recent years multi-family dwellings
dropped to about 40 percent of total residential
development as growth issues came under examina-
tion, resulting in a relative scarcity of “ready-to-go”
building sites. Despite present limitations, long-term
development trends indicate a reliance on higher
density housing and more efficient utilization of land
resources both for in-town and suburban locales.

“Close-In"" Residential Market Perspective. An exam-
ination of more than 50 higher density projects
containing approximately 16,000 residential units
showed a high degree of market acceptance measured
in terms of the number of units absorbed or rented
over time. Generally, the market performance of
“close-in”’ high density residential development has
tended toward the higher end of accepted industry
standards.

District of Columbia Perspective. The District of
Columbia remains dominant in accommodating the
region’s smaller size renter and owner households in
the middle and higher income brackets. The City’s

Profile of Primary Individual Renters by
District of Columbia Sub-Areas, 1970

Primary'® Individual Renters

Over $25,000 $15,000-$25,000
Number Percent Number Percent
New Hampshire 181 13.0 809 16.3
Georgetown-

Wisconsin Avenue 607 43.5 1,794 36.1
Foggy Bottom 408 29.2 1,465 295
Capitol Hill 51 3.7 201 4.1
Southwest 94 6.7 461 9.3
Southwest/Northeast 54 3.9 232 4.7

1,395 100.0% 4,962 100.0%

1%Refers to household heads living alone or not related to
other household members.
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Population Trends Metropolitan Washington 1960-70

Average
Population Absolute Change Annual Change
Area 1960 1970 Number Percent Number Percent
Washington DC 763.956 756,510 —7,446 —-0.97% —745 -0.1%
Maryland Portion 698,323 1,183,376 485,053 69.5% 48,505 6.9%
Virginia Portion 614,331 921,237 306,906 49.96% 30,691 5.0%
TOTAL 2,076,610 2,861,123 784,513 37.8% 78,451 3.8%
Household Trends Washington Metropolitan Area 1960-1970
Change: 1960-1970
Households Total Annual Average
Washington SMSA 1960 1970 Number Percent Number Percent
Washington D.C. 252,066 262,538 10,472 4.2% 1,047 0.4%
Maryland Portion 187,428 349,636 162,208 86.5% 16,221 8.6%
Virginia Portion 171,067 286,322 115,255 67.4% 11,526 6.7%
Total SMSA 610,561 898,496 287,935 47.2% 28,794 4.7%

Source: U.S. Census of Population, 1960 & 1970; Gladstone Associates

overriding role in this respect has continued despite
slight overall population declines, with an additional
13,000 smaller sized households being formed in the
10 years prior to 1970.

One and two person households have shown a
pronounced tendency to locate in a tier of neighbor-
hoods surrounding the central employment area.
During the 1960's the New Hampshire Avenue
corridor and the Southwest Renewal Area attracted
many of these small middle and higher income
households, in addition to those who chose to locate
in the Georgetown and Foggy Bottom areas.

Of nparticular significance is the New Hampshire
Avenue Corridor, which has undergone a residential

transformation during the recent past in conjunction
with major office development in the nearby “new
downtown.” Approximately 1,000 small middle and
high income households were attracted to this area as
the ““new downtown’’ began to emerge, reflecting a
strong demand for pleasant in-town communities
offering, proximity to places of employment,
shopping and other central area amenities.

Outlook for the Pennsylvania Avenue area. Based on
an evaluation of the character and performance of
recent competitive residential developments, the con-
sultants concluded that firm residential markets could
be tapped within the Pennsylvania Avenue area for
both rental and sale housing for small households.
This market assessment, however, is contingent upon

Renter Occupants by Income
Metropolitan Washington, 1970

Income, 1970
Over $25,000 $15,000-$25,000
Area Individuals  Other Individuals  Other
District of
Columbia 54.6% 30.9% 47.5% 20.4%
Suburban
Inside Beltway 34.9 48.5 421 51.8
Outside Beltway 10.5 20.6 10.4 27.8
TOTAL 100.0% 100.0% 100.0% 100.0%

Owner Occupants by Income
Metropolitan Washington, 1970

Income, 1970
Over $25,000 $15,000-$25,000

Area Individuals Other Individuals  Other
District of
Columbia 47.8% 13.9% 35.7% 10.6%
Suburban
Inside Beltway 31.3 45.6 36.6 43.6
Outside Beltway 20.9 40.5 27.7 45.8
TOTAL 100.0% 100.0% 100.0% 100.0%

developing ‘a large enough number of units and
establishing an in-town residential environment that
compares favorably with other central city Washing-
ton housing developments.

The consultants judged that the pace of construction
might be scaled at about 250 units per year, provided
that a reasonably favorable economic climate pre-
vailed during the period of construction. This judg-
ment also depends upon implementation of a compre-
hensive program of redevelopment that would alter
significantly the character of the area, which is now
characterized by poorly maintained, aging commer-
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cial structures, interspersed with a few new office
buildings and substantial tracts of vacant land.

Recommendations for bedroom mix and unit size
have been based upon assessments of comparable new
housing within the District of Columbia and nearby
suburban locations, It is expected that these units
would, if available on the market today, be priced at
approximately $0.50 per square foot per month for
rental apartments and $50.00 per square foot per
month for sales dwellings, or at the higher end of the
“mid-range” of asking prices for new high density
housing in the metropolitan area. Because of sharp
increases in the costs of construction and financing in
recent months, the final prices of these units could be
considerably higher. However, their position relative
to other housing available in the metropolitan area
would remain unchanged.

C. Retail Development Potentials

Metropolitan Area Perspective. Retail activity, re-
flecting population growth and economic advances in
the Metropolitan area, has increased sharply in recent
years. Between 1963 and 1967, the most recent years
for which Department of Commerce information is
available, regional retail sales gained by more than 28
percent. In contrast, retail activity within the Central
Business District increased by a nominal 3.8 percent,
with Downtown merchants capturing only 6 percent
of the growth in regional consumer expenditures
during this period.

Central Business District Perspective. More recent
information available for department store sales
indicates that the trends of the 1960’s have continued
up until the present. In recent years, downtown
department store sales have generally stabilized while
those of Suburban locations have increased sharply.
As a result, “capture” of overall department store
sales by downtown merchants has fallen by approxi-
mately 40 percent — to a level of about 11 percent of
Metropolitan area activity in1972,

Clearly, one reason for the decline in downtown
capture of new consumer expenditures has been the
proliferation of retail shopping centers in suburban
locales. In this regard, merchants in the Central
Business District confront two obstacles to increasing
their participation in retail growth: (1) the relative
ease of access afforded to suburban households by
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Retail Sales Trends Washington Metropolitan Area 1963-1967
($000's)

Washington, D.C.

1972 Constant Dollars
Metropolitan Area

Store Type 1963 1967 1963 1967
General Merchandise 292,322 283,775 706,523 999,143
Apparel 149,745 165,932 277,630 345,518
Furniture and Appliance 109,795 124,945 205,205 281,653
Subtotat 551,862 564,652 1,189,358 1,625,313
Food 305,727 299,705 987,732 1,205,810
Eating and Drinking 230,555 258,948 390,711 490,514
Drug 113,415 126,168 248,214 319,488
Miscellaneous Retailing 291,197 300,419 447 414 555,065
Total 1,492,756 1,549,988 3,263,429 4,197,330
Change: 1963-1967 3.8% 28.6%
Sales Growth All Goods and Comparison
1963-1967 Services Goods
Washington, D.C. $ 57,232 $ 17,970
Metropolitan Area $933,901 $463,955
D.C. Share 6.1% 2.8%

Source: Census of Business, Gladstone Associates.

the new malls, and {2) the advances in space design
offered by suburban malls, facilitating “comparison’’
shopping and enhancing the overall retail experience.

The METRO system will improve Zaccessibility to
downtown shopping facilities for residents of the
region at large. However, the basic proximity of
competitive shopping malls to large segments of the
region will in no way be diminished. Consequently, it
is expected that the most readily measurable sales
gains for the Pennsylvania Avenue area will be from
new employees, residents, and tourists brought into
the area as the plan is carried out. These increases in
retail sales levels could be absorbed within the present
retail floor area through improved productivity as
measured in sales per square foot.

In regard to the second factor of contemporary retail
design, there are substantial opportunities to achieve
productivity gains —and possibly to support ex-
panded retail floor space — through retaining and
slightly increasing the Pennsylvania Avenue area’s
“shares’” of regional sales expansion in the future,
Relocation of retail establishments to gain greater
access to the high-volume shopping traffic in the F
and G Street mall area and to office workers and
tourists utilizing the METRO for transportation are
among the proposed plan measures to obtain these
results.

Outlook for the Pennsylvania Avenue Area. While
overall retail floor space levels for the area are not
projected to increase in the foreseeable future,
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Department Store Sales Trends
Washington Metro Area and Central Business District
1967-72

1967 1968 1969 1970 1971 1972
Sales In Thousands
CBD $116,339 $109,999 $105,943 $104,674 $106,833 $105,125
Balance of Metro 624,828 585,556 640,017 684,614 781,410 870,931
Total Metro $641,167 $695,555 $745,960 $789,288 $888,243 $976,056
Distribution
of Sales
CcBD 18.1% 15.8% 14.2% 13.3% 12.0% 10.8%
Balance of Metro 81.9% 84.2% 85.8% 86.7% 88.0% 89.2%
Total Metro 100.0% 100.0% 100.0% 100.0% 100.0% 100.0%
NOTE: All dollar amounts in current dollars.

Source:

Tourist Visitation Trends
Metropolitan Washington

1950-1972

Number of

Year Tourists

1950 3,211,200
1960 ) 7,000,000
1966 9,100,000
1967 16,800,000
1972 18,200,000
Average Annual Change
1950-1960 378,900
1960-1966 350,000
1967-1972 280,000

Source: Metropolitan Washington Convention and Visitors
Bureau.

Census of Business; Monthly Department Store Sales in Selected Areas; Gladstone Associates.

appreciable shifts in productivity are expected in
accord with program improvements. In aggregate,
new retail sales of about $40 miltion will be generated
by residents, office workers, and tourists once devel-
opment is complete. Of this, some $26 million in
sales might occur at retail facilities within the
Pennsylvania Avenue area.

An estimated 580,000 square feet of retail selling
space {out of a total of 775,000 square feet) would
be likely to be affected by implementation of the
Pennsylvania Avenue plan. Businesses that would be
impacted include a department store, a broad array of
other establishments encompassing specialty outlets,
national chains, strong local firms, and .a variety of
smaller stores operating within inexpensive space. It is
expected that over one half of the present merchants
could successfully relocate into new facilities con-
structed in the development area.

Some attrition among present retailers can be ex-
pected, due to such factors as unwillingness to
establish new markets, or preference for a retail style
that is best suited to peripheral downtown locations.
However, new uses would offset the reductions from

present businesses. Economic measures to be under-
taken by the Corporation are designed to mitigate the
attrition and to insure that new uses fostered by
public activity in the Pennsylvania Avenue area
benefit both residents of the metropolitan area and
tourists to the city.

D. Hotel Development Potentials

Metropolitan Area Perspective. Increasing levels of
tourism have underpinned a rapid expansion in the
number of hotel rooms in the metropolitan area in
recent years. During the 1960’s more than 7,000 new
hotel/motel units were added to the inventory of
transient accommodations in the Metropolitan area.
The greatest concentration of transient accommo-
dations is within the District itself, where approxi-
mately half of the hotel rooms of the Metropolitan
area are located. However, in recent years the
preponderance of transient activity has occurred in
suburban locations, both in terms of new unit
construction and more importantly, of occupancy.

An analysis of three key markets for transient
accommodations — tourism, conventions and business
demand — point to appreciable gains for area hotels
in the years ahead. The forecast for metropolitan area
hotel room construction throughout the 1970’s and
80’s ranges from a low of 1,600 rooms to a high of
1,900 rooms per year. Comparable projections for the
District of Columbia range from 250 to 400 rooms
per year. The projections indicate greater levels of
hotel construction within the District relative to
suburban locales for the immediate future than has
been true in recent years, reflecting the demand
generated by the Eisenhower Convention Center and
other comparable improvements in the downtown
area.

District of Columbia Perspective. A considerable
number of hotel rooms are under active consideration
or under construction in anticipation of evolving
stronger center city markets. Recent reports indicate
as many as 1,500 rooms are being prepared for
market in the District of Columbia at this time.
Further additions to the stock of hotel space near the
proposed Eisenhower Convention Center and on the
urban renewal sites in the F and G Street corridor
might add as many as 1,000 additional units to this
total.
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Estimated Hotel Occupancy Trends Washington Metropolitan Area 1960-1971

District of Columbia

Suburban Areas

Approximate

Metropolitan Total

Approximate

Total Occupancy Occupied Total Occupancy Occupied Total Occupancy Occupied
Year Rooms Rate Rooms'! Rooms Rate Rooms Rooms Rate Rooms' !
1960 9,700 75% 7,300 2,500 75% 1,900 12,200 75% 9,200
1965 14,000 70% 9,900 4,600 70% 3,200 18,700 70% 13,100
1970 15,000 65% 9,700 7,300 81% 5,900 22,300 70% 15,600
1971 15,100 65% 9,800 8,900 79% 7,000 24,000 70% 16,800
Change
1960-1965 4,400 -- 2,600 2,100 -- 1,300 6,500 -- 3,900
Change
1965-1971 1,000 -- -100 4,300 -- 3,800 5,300 -- 3,700

11 Average Daily Basis

Source: Estimates for the District of Columbia and the Metropolitan total are derived from the Washington Convention and
Visitors Bureau and the Hotel Association of Washington; Suburban area estimates are derived from those figures.
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Outlook for the Pennsylvania Avenue Area. The
possible development of hotel facilities in the Penn-
sylvania Avenue area has been analyzed in terms of
the already strong response to anticipated levels of
demand for transient accommodations within the
District. It is expected that those hotels located near
existing attractions or new attractions like the Con-
vention and Visitors Centers will have the highest
occupancy rates. Business transients destined for
downtown offices will be attracted to hotels offering
more general environmental advantages — convenient
location, nearby amenities, etc. The Pennsylvania
Avenue area could provide selected locations for
capture of higher priced transient demand related to
new office construction, the existing concentration of
Federal offices and selected convention and tourist
activity. However, timing will remain a critical factor,
given the number of competitive facilities now
planned or under construction within the District. In
general the consultants estimated that the Pennsyl-
vania Avenue area could support development of
between 350 and 500 new hotel rooms over the 12 to
15 years of plan implementation.
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Chapter Five

Relocation And Phasing Program

. DESCRIPTION OF RELOCATION PROGRAM

The Corporation’s proposal for implementing the
development plan is designed to minimize disruption
of existing businesses, reduce relocation hardships
and assure that construction occurs at a pace that is
consistent with evolving market demand for new
space. Because the Pennsylvania Avenue area is
situated in the City's downtown core, residential
displacement would be minimal. Most of the reloca-
tion that would result from implementing the plan
would be caused by business displacement.

A preliminary survey conducted for the Corporation
by the Redevelopment Land Agency identified seven
residential units in the development area, all located
above businesses. Four of these units would be
displaced by the Corporation directly and the other
units would be displaced by private activity. In
addition, the Central Union Mission, housing up to 58
transient residents, would be displaced. All eligible
residents would receive the compensation required
under the Uniform Relocation Assistance and Real
Property Acquisition Policies Act of 1970 (herein-
after the “Uniform Relocation Act”).

Businesses dislocated by the Corporation’s actions are
also provided basic compensation under the Uniform
Relocation Act. In addition, under the Act estab-
lishing the Corporation, owners and tenants displaced
by the Corporation are granted a preferential right to
lease or purchase property available in the re-
developed area for a similar use.

In order to achieve a more equitable relocation
assistance program than the Uniform Relocation Act
now provides and to implement the preferential right
to return, the Corporation is committed to two
additional programs of business assistance. The first
involves establishment of an interim business reloca-
tion center in the now vacant Lansburgh’s Depart-

ment Store. The second involves leasing back or
guaranteeing the rental of some redeveloped space to
returning businesses for a period of time at below
market rates. This would enable them to adjust to the
higher fair market rents that would be inevitable in
newly constructed buildings.

Implementation of the plan is likely to result in the
displacement of 127 businesses. Of these, 74 would
be displaced by the Corporation’s acquisition of
properties in the area east of the F.B.l. Building (East
Site), primarily for the construction of the residen-
tial, mixed-use complex. Some of the remaining 53
businesses, which are located in the area west of the
F.B.l. Building (West Site), would be displaced by
private development. Others could be displaced by
the Corporation, depending upon the extent of public
activity necessary to implement the planned develop-
ment. |t is now estimated that up to one-half of the
53 businesses in the West Site might be displaced by
the Corporation. All businesses located on property
acquired by the Corporation would be eligible for
assistance under the Uniform Relocation Act. Studies
by the Corporation’s economic consultants indicate
that more than one half of the displaced businesses
can be expected to relocate successfully within the
area as development progresses.

During the planning process, the Corporation’s staff
consulted with potential displaceeg, public agencies,
trade associations and others in an effort to develop
an equitable and orderly relocation plan. Extensive
surveys were made to determine the needs of prospec-
tive displacees. In addition, the Owners and Tenants
Advisory Board, composed of area businessmen and
property owners, met regularly to consider and advise
the Corporation on its relocation proposals.

A. Uniform Relocation Act

The basic relocation program will be executed pur-

suant to the requirements of the Uniform Relocation
Act and General Services Administration guidelines
for implementation (39F.R.37367). Under this Act,
the primary assistance given businesses displaced by
Federal action is either the payment of personal prop-
erty losses, moving costs, and searching fees; or, un-
der certain circumstances, a lump sum payment of
not less than $2,500 nor more than $10,000. The Act
entitles residential displacees to replacement housing
payments, in addition to compensation for moving
expenses and personal property losses. The estimated
cost to the Corporation of relocation assistance re-
quired under the Uniform Relocation Act is $4 mil-
lion. This includes payments to both East and West
Site businesses and residents expected to be displaced
by the Corporation.

The experience of public agencies implementing
urban redevelopment projects has shown that reloca-
tion is a persistent and difficult problem. There are
often lengthy delays as alternate space is sought for
businesses before new construction can begin. Busi-
nesses complain that they are forced to move away
from their traditional clientele for several years until
redeveloped space becomes available. Once the space
is available, the rents are often higher than they have
been accustomed to paying, and their customers may
have found new places to shop. The Pennsylvania
Avenue Development Corporation Act provides prior-
ity of return for existing owners and tenants. How-
ever, the difference between present rents in the area
and rents in new construction are great enough that
such a policy would be difficult to implement if the
only benefits available to mitigate the effects of
relocation are those provided in the Uniform Reloca-
tion Act. Accordingly, the Corporation is committed
to establishing supplemental assistance programs and
to seek the necessary funds to carry them out.
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B. Supplemental Assistance Programs

The two additional forms of business assistance
proposed by the Corporation are: (1) providing
interim space so that businesses can remain in
operation near their old locations until new space is
available; and (2) leasing space to businesses at below
market rates for a number of years to help them
adjust to higher rents on a gradual basis. The cost of
these supplemental programs will add an additional
$4 million to the $4 million estimated for basic
benefits under the Uniform Relocation Act, for a
total of $8 million. It is the Corporation’s hope that
such additional business relocation assistance will
serve as a model for future public urban development
projects.

Interim Business Facility. In order to prevent the loss
to the area of businesses first displaced in the
sequence of development, the Corporation tried to
find a suitable interim relocation site near existing
markets. The large, currently vacant structure that
once housed Lansburgh’s Department Store was
decided upon. Pursuant to an agreement with the
Urban Business Education Association, operating
under a grant from the Department of Commerce, a
thorough and detailed economic feasibility and design
study was prepared evaluating the use of Lansburgh’s.
The study indicated that adequate market support
exists for the development of a three level retail mall
in the structure.

Numerous benefits would result from such a use, in
addition to business relocation. Instead of remaining
vacant and contributing to blight, the sound struc-
ture, fully elevatored, escalatored and air conditioned,
would be put to productive use. Operation of the
mall for an estimated 7 to 8 years prior to redevelop-
ment of the site would help to maintain local
employment levels. Approximately 120,000 square
feet of retail space would be provided, some of which
might be used to attract new tenants, including
minority businesses. Rent levels would be close to the
levels that are currently paid by area businesses.
Additional services would be provided to the tenants,
including business counseling and centralized promo-
tion, maintenance and business services. As a bench-
mark of the general support this proposal has raised,
the District of Columbia Bicentennial Commission
has given it priority status.
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Cross Section: Proposed Conversion

Moore/Walker Associated Architects
Arthur Cotton Moore/Associates
H.L. Walker & Associates
Washington, D. C.
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Rent Assistance. The Corporation has determined
that it will be necessary to provide some form of rent
assistance to enable most displaced businesses to
survive relocation to newly developed space. Busi-
nesses, especially in the East Site area, are now paying
rents far lower than they could reasonably be
expected to pay after redevelopment. Existing rents
in some cases are as low as $1.00 per square foot.
New rent levels in the redeveloped area are estimated
by the Corporation’s economic consultants to average
about $8.50 per square foot, and some prime rates
would be much higher. Businesses can be expected to
offset some of their increased rental costs by consoli-
dation and greater operating efficiency in newly
designed space, and by capitalizing on the additional
customers attracted to the completed development.

However, most businesses need a period of several
years to adjust to their changing situations before
they can meet the increased rents.

To help returning businesses get through the transi-
tion of adjusting to a new business location and to
higher cost space, the Corporation will seek to
provide them with space at below market rate rents
for an estimated five years. This program could be
accomplished by the Corporation’s leasing back sub-
stantial blocks of redeveloped retail space from
developers. Some of the retail space leased back from
developers would be rented to new enterprises at the

- best commercial rates obtainable. However, retail

space needed to relocate displaced businesses wishing
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EAST SITE STAGING
Years
APPROX. TOTAL DEVELOPMENT *
BLOCK NOS. 1 2 3 5 6 7 10 UPON COMPLETION
406 M RETAILSPACE INCLUDING DEPART-
MENT STORE -271,000 5Q. FT.
DWELLING UNITS - 350
1585950 [z
OFFICE $Q. FT. - 134,000
408, 432 DWELLING UNITS -280
(So. half of |_21 RETAIL SQ. FT. - 42,000
407 & 431) OFFICE SQ. FT. 188,000
457 DWELLING UNITS - 400
(Western 55 RETAIL 5Q. FT.-70,000
half) OFFICE $0. FT.-100,000
DWELLING UNITS - 220
w07 T I
OFFICE SQ. FT. - 25000
Temporary Twitem DWELLING UNITS -250
431 Business Housing emp. RETAIL 5Q. FT. - 19,000
bidg. OFFICE SQ. FT. -25000

PHASE |

PHASE I

PHASE Il

RELOCATION & NUMBER OF

BUSINESSES TO BE RELOCATED

CONSTRUCTION
{INCLUDING SITE PREPARATION)

* All Square Footage Représents New Gross Floor Area in the East Site
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to return will be made available to such businesses at
less than prevailing market rates. The actual rents
charged would initially be equal to amounts dis-
placees can afford to pay, based upon operating ratios
obtained from various retail associations and an
analysis of the individual businesses. Over a five-year
period the rents would be increased each year by
approximately equal amount to reduce the difference
between the subsidized rate and the fair market rate.
At the end of five years, if the business has adapted
to its new location, it will be able to pay a fair rate of
rent to the Corporation so that the Corporation will
not incur any deficit for that space in relation to the
rate it is paying to the developer. To the extent
appropriate, the Corporation will include provisions
for minimum base rents (which meet the foregoing
criteria) as well as overage clauses, which will increase
effective rents up to market levels on a percentage
basis, if gross sales increase sufficiently.

The Corporation’s utilization of a retail space lease-
back program will facilitate not only relocation
assistance through rental assistance, but also the
selection of favorable retail uses, both returning and
new, and their appropriate location throughout the
development area. To promote these relocation and
development objectives, the Corporation may also
employ lease guarantee programs, special contingency
clauses in development contracts, and related actions
that do not require an actual leaseback of retail space.

C. Administration

The Corporation’s policy will be to reduce adminis-
trative red tape, and within the framework of law to
assist displacees in every way possible in securing a
successful relocation. Administration will be flexible
and responsive to the individual needs and problems
of dislocatees, while assuring that public relocation
funds are wisely used. Where justified, the Corpora-
tion will assist businesses in obtaining zoning, proce-
dural and regulatory relief. It will be the intent of the
Corporation to provide displacees with as much
advance notice of when they will be required to
vacate their properties as possible, and to time official
notices in a way that does not conflict with peak
business seasons (i.e., Christmas). The Corporation
may contract with an experienced organization to
administer its relocation program. However, the
Corporation’s staff will oversee implementation,
maintain direct contacts with area businesses, and

ultimately arbitrate unresolved grievances. The total
cost of administering the program is estimated to be
$1.5 million.

The administrator of the relocation program will
provide prompt claims processing, professional com-
mercial listing services, effective loan and lease
packaging, and technical and management assistance.
In addition to continuous contacts with the Corpora-
tion’s staff, the administrator would be required to
make a yearly report to the Corporation outlining
the effects of relocation activities and recommended
improvement. Further, the Corporation plans to meet
with representatives of the Small Business Adminis-
tration to determine the availability of Economic
Injury Loans and lease guarantees, and to develop an
agreement that would assure relocatees maximum
access to these programs.

Il. DESCRIPTION OF PHASING PROGRAM

The proper phasing of redevelopment is essential to
minimize the impact of business disruption and at the
same time to allow for project development without
interruption. Since development is a catalytic process,
with each change influencing what occurs next, the
staging could be altered substantially in the process of
execution. {See Staging Plan)

A. East Site

Preliminary estimates indicate that almost one half of
the 74 businesses that will have to be moved in the
east site are likely to return to redeveloped commer-
cial space. About 270,000 square feet would be
contained in a new department store structure that
would be built on square 406. An additional 265,000
square feet would be located on the ground floors of
the residential complex. Until more detailed survey
information is available on business operations in the
area and until policies have been set on space
allocation, it wili not be possible to identify
specifically which businesses would return after re-
development. However, it is hoped that by providing
the interim relocation facility and rent subsidies,
along with required relocation assistance payments,
many businesses will be retained.

The accompanying chart summarizes the preliminary
plan for phasing development in the east site resi-
dential and mixed use area. Because the Corporation

anticipates acquiring most of the land in this area, it
is possible to formulate a fairly detailed phasing
schedule. The schedule is designed to take into
account the following factors:

1. Time required to relocate businesses and prepare
fand for redevelopment.

2. Time required to construct new buildings.

3. The pace at which new residential, commercial
and office space can be leased or sold.

4. Operation of a temporary relocation facility.

6. Coordination of displacement with space available
for relocation

Development would take place in three stages over a
ten-year period. During the first stage, lasting two
years, displacement would begin on Square 406 in
order to provide a site for a new department store.
This space could possibly be used for Kann's Depart-
ment Store, which is now at 7th Street and Penn-

“sylvania Avenue, and would have to be relocated

before construction could begin on the proposed
housing complex. Lansburgh’s Department Store
(Square 431) would also be rehabilitated during this
phase so that it could be used as an interim relocation
facility. Businesses could then be moved from the
area between 6th and 7th Streets and Pennsylvania
Avenue and Indiana Avenue {Squares 459 and 460).
At the conclusion of the first stage, the new
department store would be built, the relocation
facility would be in operation, a two-block site would
be ready for new residential and commercial con-
struction, and major improvements would be made to
public areas.

During the second stage, covering three years, con-
struction would begin on Squares 459 and 460. In
addition, businesses would be relocated from the
Market Space area (Squares 408 and 432), the
southern half of Squares 407 and 431, and the
western half of Square 457. Excavation could then
begin for the underground storage area proposed for
the National Archives extension. At the conclusion of
the second stage, the first portion of the residential
complex on Square 459 and 460 would be completed
and occupied. Some businesses could move directly
from their existing locations into the new space
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without an interim move. The Archives underground
extension would be ready, and construction could
begin on the second portion of the residential
complex, which would include both the site above
the Archives and also the western half of square 457.

During the third stage, the next five years, construc-
tion would be completed on the second portion of
the residential complex. Additional retail space would
become available on the ground floor of the complex,
which would provide more permanent relocation
space and permit the gradual phasing-out of the
Lansburgh’s facility. Finally, construction would be-
gin on the last portion of the residential complex
between 7th, 9th, D and E Streets (Squares 407 and
431). At the conclusion of the third stage, develop-
ment of the residential, mixed use area would be
completed.

A fourth and final stage of East Site development
could include new development on Square 491,
which is now occupied by the Employment Security
Building and District government offices. New con-
struction on this block would be contingent upon
development of a feasible proposal for the entire
block and would proceed independently from other
activity in the east site.

B. West Site

The staging of development in the west site will be
conditioned largely by the pace of private develop-
ment activities and the market for new office space.
Although it is not possible to state with certainty
which areas would be developed first within the west
site, some assumptions can be made about parcels
that might be most attractive to private developers.
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It is expected that development would occur in four
stages over a period of 12 to 15 years. In the first
stage, major improvements would be made to public
spaces, the Willard Hotel would be rehabilitated and
some private office sites might be redeveloped.

During the second stage development would occur on’

several private parcels that are now underdeveloped
but would take some time to assemble and clear. The
third and fourth stages include construction on
parcels that are currently developed, but occupied by
buildings whose economic life will be exhausted over
the decade. In addition, during the final stages of
development alterations would be made to existing
buildings that are expected to remain, in order to
bring them into harmony with the plan. Throughout
the 12 to 15 year development period the Corpora-
tion will attempt to mesh its activities with private
projects on the west site so that there is space
available for as many dislocated businesses as possi-
ble.

C. Development Completed by 1976

The Corporation does not anticipate that any signifi-
cant new construction will be under way by the 1976
Bicentennial celebration. The amount of time re-
quired to assemble .sites, relocate businesses and
prepare sites for redevelopment is the primary reason
for the lack of new construction by 1976. However,
it is also desirable that the Pennsylvania Avenue area
not be disrupted by major construction activity
during this important national celebration. The
Corporation will work with the D.C. Bicentennial
Office, the D.C. Commission and Assembly, and with
appropriate Federal and District agencies to develop a
program of Bicentennial activities for Pennsylvania
Avenue.
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CHAPTER SIX

Chapter Six

Regulatory Implementation Program

I. BACKGROUND

An effective system regulating public and private
development is necessary to achieve faithful imple-
mentation of the development plan and to insure that
the Congressional objectives inherent in the creation
of the Corporation are satisfied. Congress provided
for this need in authorizing the Corporation to
“establish {through covenants, regulations, agree-
ments, or otherwise) such restrictions, standards, and
requirements as are necessary to assure development,
maintenance, and protection of the development area
in accordance with the development plan.” (Sec. 6(8)
P.L. 92-578; 86 Stat. 1271). In addition, the Corpora-
tion has authority to enter into contracts, leases, and
cooperative agreements, which can serve as measures
to foster development along desired lines.

Balanced against the powers of the Corporation to
regulate development in accordance with the plan, is
the requirement that the Corporation “‘shall comply
with all District of Columbia Laws, ordinances, codes,
and regulations in constructing, reconstructing, re-
habilitating, altering, and improving any project. . .”
(Sec. 9(b), P.L. 92-578, 86 Stat. 1273).

The Corporation, in undertaking any project itself,
however, is exempt from the District of Columbia
zoning regulations. Instead, it is subject to the “in
lieu of zoning’’ authority of the National Capital
Planning Commission under Section 428 of title 5,
District of Columbia Code. Private development
projects within the Pennsylvania Avenue area must
conform both to the plan and to provisions of the
District of Columbia Code and zoning regulations.

The Corporation did not limit itself to the require-
ments of existing zoning regulations in preparing a
comprehensive development plan that is both eco-
nomically feasible and aesthetically responsive to the
ceremonial and historic character of the Avenue. In
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addition, the final plan proposes development which
possibly conflicts with provisions of the Height of
Buildings Act of 1910 (36 Stat. 452, Ch. 263, section
5; 5 D.C.C. 405). As the plan was being prepared
there was close consultation with the District Govern-
ment and the specialized agencies concerned with
development activities in Washington. As a result of
these consultations it is expected that the differences
between proposed development and existing zoning
and other restrictions can be resolved. The final
regulatory system adopted by the Corporation for
plan implementation will be drafted in cooperation
with concerned agencies to eliminate any conflicts
with other statutory and zoning requirements.

A. Height of Buildings Act

The Height of Buildings Act establishes a maximum
height of 160 feet for buildings fronting on Pennsyl-
vania Avenue between 1st and 15th Streets, N.W. The
plan would permit heights up to 160 feet in this area,
measured on a horizontal plane drawn from the
Avenue, but beginning 100 feet north of the new
building line on the north side of the Avenue.
Although the height limit of 160 feet is respected, the
plan does not require that it be restricted to buildings
fronting on the Avenue. In fact, the plan provides
that the maximum height would be achieved well
back from the Avenue, extending as far as the
northern boundaries of the development area. In
limited cases, therefore, proposed construction could
be construed to violate the limitations of the Height
of Buildings Act. It should be noted, however, that
the plan would not result in 160 foot heights at the
northern boundaries of the development area, as the
height is to be measured from the 160 foot elevation
at Pennsylvania Avenue, and would be reduced by the
upward slope of the topography.

If necessary to eliminate a possible conflict with the
Height of Buildings Act, the Corporation may pro-

pose an appropriate amendment for enactment by
Congress. Such an amendment would permit a build-
ing height of 160 feet (measured at the Avenue)
anywhere on a square that fronts on the north side of
the Avenue between 10th and 15th Streets. The
amendment would do no violence to the concept of
the Act in holding heights in the City to an
aesthetically pleasing level. At the same time, it
would assist in the implementation of the develop-
ment plan, which is designed to balance the scale of
construction on both sides of the Avenue, while
preserving an economically satisfactory development
envelope.

B. Zoning Regulations

The Pennsylvania Avenue Development area is in-
cluded within two zoning districts, each controlling
height, bulk, lot occupancy, permitted uses, etc. The
greater part of the development area is zoned C-4,
Central Business District. The remainder (Squares
459, 460, 491 and S-633 is zoned C-3-B, High
Bulk-Major Business and Employment Center. The
zoning configuration of the project area is com-
plicated by the presence of certain Federal facilities
on Squares 187, 378, 379, 430 and S-533, which
are exempt from zoning, and are subject instead to
the “in lieu of zoning” authority of the National
Capital Planning Commission.

Another deviation from the standard zoning in the
area is the previous re-zoning of Square 322 for
development under a Sectional Development Plan.
Approved in December 1965, the Sectional De-
velopment Plan provided for development on that
square in accordance with unique provisions for
height, bulk, setback and arcades. A portion of
Square 322 was developed under these provisions,
and features of that development, including the
special sidewalk and landscaping treatment, served in



CHAPTER SIX

part as models for certain elements of the Corpora-
tion’s development plan. However, the viability of the
sectional development plan as a tool for controlling
project-wide development of the Pennsylvania Ave-
nue area has been put into question by subsequent
changes to the District’s zoning regulations, which
modified and restricted the use of Sectional Develop-
ment Plans.

The general land uses proposed in the development
plan are compatible with the uses permitted in the
existing districts zoned as C-4 and C-3-B. However,
the Corporation intends to restrict permitted uses to
a greater extent than is presently done. This proposed
limitation, to be reconciled with the zoning system,
could be of great significance to the implementation
of the plan, and is another facet to be considered in
the establishment of regulatory mechanisms.

1l. PROPOSED REGULATORY MECHANISMS

In seeking a format to control implementation and to
achieve development of the Avenue compatible with
its environs, the Corporation had to take into account
existing regulatory mechanisms and the special au-
thority of agencies like the Commission of Fine Arts,
which have oversight of various development aspects.
The Corporation has been and will be guided by three
principles in adopting a regulatory system. First, any
new system must unify overall development control
under a single coordinating authority. Second, the
imposition of any new regulations must not increase
the burden of the existing, complicated review and
approval process. Third, present regulations and
reviewing authorities must be utilized to the maxi-
mum extent feasible, with modifications where neces-
sary, to foster development in accordance with the
plan without imposing undue delay on developers.
The Corporation’s proposals for a two-tiered regula-
tory scheme is, therefore, designed to mesh with
existing laws, regulations, and authorities.

A. Changes to Existing Regulations

The first tier of the proposed system would create
mechanisms to resolve conflicts between the
standards in the development plan and those pres-
ently in effect for the area.

Rezoning. The Corporation will seek the creation of
the Pennsylvania Avenue Development District as a
special, district under the zoning regulations of the
District of Columbia, in accordance with the proce-
dures for adopting such an amendment to existing
zoning. This action would eliminate the two separate
zoning classifications now within the development
area, and would create a unified system of standards
throughout the area, specifying land uses and other
traditional zoning elements called for in the Plan.

Some features of the proposed Development District,
such as floor area ratios and building heights, would
be less restrictive than under present zoning regula-
tions for C-4 and C-3-B Districts. Offsetting a
liberalization of these standards would be stricter
controls for other features such as parking, public
spaces, and signage. The proposed changes, in sum,
would create a controlled and responsive regulatory
environment for effective implementation of the
plan. The Corporation will cooperate closely with the
staffs of District of Columbia agencies and of the
Zoning Commission in drafting the proposed changes
to the zoning regulations.

Height of Buildings Act Amendment. As discussed
previously, the Corporation may propose a draft
amendment which, if passed, would have a very
minor impact on the Height of Buildings Act, but
would greatly facilitate development in conformance
with the plan.

B. Adoption of Regulations by the Corporation

The second tier of the proposed regulatory system
would be created by published regulations issued by
the Corporation to govern special design and develop-
ment features not ordinarily included in zoning
regulations, or not well suited to the general zoning
system in the District of Columbia. These regulations
would fall into two broad categories of mandatory
and non-mandatory standards.

Non-mandatory Standards. Regulations of a non-
mandatory nature would be used to establish pre-
ferred and recommended design criteria for the
overall appearance of specific projects and to provide
illustrative proposals for development. The criteria
would include guidelines for acceptable materials,
fenestration of buildings, landscaping, and facades.

These guidelines would be made available to potential
developers to assist them in designing the projects
they would later present for final Corporation ap-
proval. The criteria would give the developer direc-
tion on the Corporation’s expectations for com-
patible project development. These regulations would
be guidelines, not rules, and would not stifle innova-
tion in design or use of materials as long as the end
result is compatible with development of the Avenue
as a whole. The Corporation would also take these
regulations into account in the design of its own
projects within the development area.

Mandatory Standards. These regulations, applicable
to all construction in the development area, both
public and private, would provide specific control in
such areas as energy conservation, access and mobility
of handicapped persons, standards for signage and
external illumination, provisions for fine arts ameni-
ties, historic preservation and respect for scale of
landmarks and other architecturally significant build-
ings. These regulations would also impose on the
Corporation such duties as: consultation with the
Environmental Protection Agency on mitigating ad-
verse effects on air quality in design and locations of
parking facilities, review of the overall environmental
conformity of proposed projects, consideration of
measures for noise and air quality abatement during
construction, and consideration and affirmative ac-
tion where necessary for historical and architectural
preservation.

Land Use Review Board. The Corporation proposes
to establish a Land Use Review Board to review
individual project plans for the development area as
to compatibility with the plan. Appointed by the
Corporation’s Board of Directors, the Review Board
would consist of Corporation representatives and/or
outside appointees and would have the power of
approval or disapproval over projects proposed for
the development area. Architectural review would be
performed for the Corporation by the Commission of
Fine Arts.

The Land Use Review Board, supported by the
Corporation’s staff, would assist developers in expe-
diting paper work and obtaining necessary approvals
from District and Federal agencies. The Review Board
would also make itself available for consultation with
developers during any early stages of a proposed
project, prior to formal review. Procedures will be
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provided to allow a dissatisfied developer to appeal a
decision of the Review Board to. the Corporation’s
Board of Directors.

The system of regulatory mechanisms outlined above
would assure the efficacious and faithful implementa-
tion of the development plan, while providing safe-
guards against arbitrary action by private developers
or the Corporation itself. The Corporation’s regula-
tions and the proposal for a zoning amendment to
establish the special district for the area require
additional work and coordination with local agencies.
They will not be promulgated, however, prior to
completion of review and approval of the develop-
ment plan by Congress.

lIl. TRANSITION OF AUTHORITY UPON COM-
PLETION OF PLAN

One of the required elements of the development
plan specified in the Corporation’s enabling Act is the
consideration of long-term arrangements to insure
continuing conformance to the plan. This recognizes
that the Corporation, at some time in the future, will
have to provide for a transition of its authority over
the development area to another, ongoing entity. It is
premature at this time to recommend how that
transition should be accomplished. However, Congres-
sional legislative action will probably be necessary to
transfer remdining authority and responsibilities to
another agency when development is successfully
completed. The exact nature of the transition would
be determined at that time, ba§ed on a clear under-
standing of the remaining functions necessary to
maintain the development thdt has been achieved,
and based on the future roles "of Federal or District
agencies most likely to succeed to those Corporation
functions.

Control could pass to an agency or corporation
within the District of Columbia Government. This is
one viable alternative in view of the zoning, taxing,
public works, and public safety aspects of the
development, which would fall within the natural
purview of the local government. If Federal control
should be ultimately desirable (or split, with aspects
of District of Columbia control) several possibilities
exist, but the determination may depend upon the

changing roles of the various Federal agencies. Federal
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control could be legislatively passed to the National
Capital Service Director, as the newly established
“enclave” includes Pennsylvania Avenue itself. Simi-
larly, the Department of the Interior, with its respon-
sibilities for parks in the development area and the
Pennsylvania Avenue National Historic Site, could be
an appropriate successor. The General Services Ad-
ministration would also be well suited to assume
some remaining responsibilities, as landlord for the
Federal establishment.

Finally, it may be desirable to replace the dissolved
Pennsylvania Avenue Development Corporation with
a lesser body, such as a "“Pennsylvania Avenue Area
Administration”. The Corporation will continue to
study these and other possibilities, and will make
recommendations to Congress at the appropriate
time.
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WASHINGTON
A Planned City in Evolution

AN ADDRESS BY

Majy. GEN. ULysses S. GRANT, 3rd, Chairman
National Capital Park and Planning Commission

AT A MEETING OF THE

JOINT COMMITTEE ON THE NATIONAL CAPITAL

February 18, 1944

5

“This embryo Capital where fancy sees
Squares in morasses, obelisks in trees,

Which second-sighted seers cven now adorn
With shrines unbuilt and heroes yet unborn”

—ToM MooRE, 1804
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Courtesy, National Park Service
Here lies L’Enfant, ‘second-sighted seer’,
High above the city he planned,
Who would not compromise his ideals,
Who won his fight after the lapse of a hundred years.
In the distance, a shrine on a morass, an obelisk in trees.



WASHINGTON
A Planned City in Evolution

By
Mag. GEN. UrLysses S. GRANT, 3rd

All good Americans are interested in Washington as their
National Capital. However, for those who have an interest in
our civic development and the proper development of our cities,
it has a special and unique interest in being our only city which
was planned before construction began and which has continued
to have a plan, although from time to time the plan has been
lost sight of for periods of years. To them it stands out as the
living and constantly evolving expression of our civilization
as expressed in architecture, in educational and inspirational pos-
sibilities, in a suitable reconciliation of utilities and economics
with those amenities of life necessary for what we have recog-
nized as an'inalienable right of the citizen, namely, “the pursuit
of happiness.”

We owe it to the wisdom of George Washington that the
city was located at the head of tidewater and navigation on the
Potomac River, on a reasonably flat peninsula surrounded by a
frame of hills. We also owe it to him that a complete plan for
the new National Capital was made before its settlement was
begun and that a very competent engineer, Major Charles Pierre
L’Enfant, who had served in our Revolutionary War, was chosen
to make the plan.

Convinced that the comprehensive, consistent and coordi-
nated plans of the National Capital which the National Capital
Park and Planning Commission is charged by Act of Congress
to make and maintain, must be an evolution of the original plan
and a continued application of its leading principles, so modified
as to recognize new and changed conditions, the Commission
made a very detailed study of L’Enfant’s plan and of his reports
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and correspondence indicating what he had in mind, what he
was trying to achieve.

It is interesting to note that he selected a number of “prin-
cipal places” largely for topographical reasons and joined them
with straight lines, in his own quaint words,

~ ““as avenues to and from every principal place, wishing
by this not mearly to contrast with the general regu-
larity, nor to afford a greater variety of pleasant seats
and prospects, which will be obtained from the advan-
tageous ground over which the avenues are chiefly
directed, but principally to connect each part of the
city, with more efiicacy if I may so express it, by
making the real distance less from place to place, by
menaging on them reisprocity of sight and making
them thus seemingly connected, promote a rapide
stellement over the whole extent . . .”

That he was particularly concerned with the effects which
could be obtained by judicious use of the existing topography
may be shown by quoting from his first report: X

“My whole attention was given to a combination
of the general distribution of the grand locale, an
object of most immediate moment, and of importance,
and to this I yielded every other consideration.”

And again in his objection to a regular assemblage of
houses laid out in squares and forming streets all parallel and
uniform, which he thought might do well enough

“on a well-level plain, where no surrounding object
being interesting, it become indifferent which way
the opening street may be directed * * * such regular
plan, indeed however, answerable they may appear on
paper * * * become at last tiresome and insipide, and
it never could be, in its origin, but a2 mean continence
of some cool imagination wanting a sense of the real
grand and truly beautiful, only to be met with were
nature contribut with art and diversify the objects.”

On top of this avenue system he imposed the usual grid
system of streets, taking care to bring multiple intersections at
the principal places. These he proposed to develop as open
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plazas, shown rectangular in form on his original map, but sub-
sequently generally changed to circles in the Ellicott plan. Of
these he says:

“The center of each square will admit of statues,
columns, obelisks, or any other ornaments such as the
different states may choose to erect, to perpetuate not
only the memory of such individuals whose counsels
or military achievements were conspicuous in giving
liberty and independence to this Country; but also
those whose usefulness hath rendered them worthy of
general imitation, to invite the youth of succeeding
generations to tread in the paths of those Sages, or
Heroes whom their country has thought proper to
celebrate.”

“The situation of these squares is such that they are
the most advantageously and reciprocally seen from
each other and as equally distributed over the whole
City district, and connected by spacious avenues round
the grand Federal Improvements and as contiguous to
them, and at the same time as equally distant from
each other, as circumstances would admit. The settle-
ments round these squares must soon become con-
nected.”

“This mode of taking possession of and improving
the whole district at first must leave to posterity a
grand idea of the patriotic interest which promoted it.”

Naturally the first principal place selected was for the
Capitol:

“After much menutial search for an elligible situa-
tion, prompted, as I may say, from a fear of being
prejudiced in favor of a first opinion, I could discover
no one so advantageously to greet the congressional
building as is that on the west end of Jenkins heights,
which stands as a pedestal waiting for a monument.
* * % Some might, perhaps, require less labor to be
rendered agreeable, but, after all assistance of arts,
none ever would be made so grand.”

The site of next importance was manifestly that for the
“Presidential Palace,” a hill about 114 miles to the northwest of
the Capitol and having access to the city street system to the
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north almost on grade, but looking down a gentle slope to the
south and then over the estuary of the Tiber and the Potomac
River to Alexandria, an established town in the southernmost
angle of the 10-miles-square District. On this site he saw the
possibility of constructing a building “adding to the sumptious-
ness of a palace the convenience of a house and the agreeableness
of a country seat.”

Along the line drawn westward through the site of the

- Capitol and the line drawn southward from the proposed Presi-
dent’s Palace, Major L’Enfant planned broad park areas to con-
tain the necessary public buildings and other public or semi-
public institutions. At the intersection of these two lines he
suggested an equestrian statue of Washington. Thus it was
proposed that the major axes of the new city should be two
great parks meeting at a central point marked by a monument
to the founder of the city, instead of having the city built as
usual about two commercial streets. Provision was made for a
main commercial street in the avenue leading diagonally to the
White House, called Pennsylvania Avenue after the state in
which Congress had sat for so many years, and as part of Thomas
Jefferson’s carefully related system of state names for major
avenues. ‘

It is interesting to note a sketch made by Jefferson at this
time, in which he proposed a2 very much more limited and con-
gested plan. To be sure, it was one of the main objections to
the L’Enfant plan for more than half a century that it was so
grandiose as to be impossible of achievement. However, today
we are grateful to him for his foresight and ample provision of
street space. If the city had been begun on the Jefferson pro-
posal, it would have had to be rebuilt towards the end of the
19th century. :

The immediate problem was to find funds for the construc-
tion of the Federal Government’s buildings and to bring to the
new city the people necessary to service and care for the Federal
Establishment. In order to accomplish this, Washington made
a bargain with the original owners of the land, in the area to
be occupied, for their cession to the Federal Government of title
to the streets and to every other lot. This bargain included an
agreement on the part of the land owners to accept the Presi-
dent’s prescription “for regulating the materials and manner
of the buildings and improvements generally in the said city,
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or in particular streets or parts thereof for convenience, safety,
and order.” Thus, Washington saw a need for architectural
control in such a city and for a power which was suspended by
President Monroe in 1822, but which had to be reasserted in
1930 by the Federal Government, in order to protect its new
building program and major park system against injury by un-
controlled private developments on adjoining property (Ship-
stead-Luce Act).

Of course the L’Enfant plan, although it only covered the
flat and gently sloping part of the District of Columbia, was on
a scale far exceeding what could be usefully developed for about
three-quarters of a century. Considerable criticism and ridicule
of it was, therefore, to be expected in the interim, but today his
foresight is paying dividends in savings for street construction,
etc. For instance, he retained in public ownership the 90 to
160 feet between building lines of streets, so that street pave-
ments can be widened to these widths without cost of acquiring
additional property.

It was also natural that many things should be done which
were inconsistent with the plan, although in general it was ad-
hered to. For instance, the President’s House was set back from
the axis of Pennsylvania Avenue and the Treasury Building
site was advanced across the axis so that, when the latter was
finally developed with the south wing added, it interposed
between the White House and the Capitol, thus closing one of
the important vistas provided by the L’Enfant plan. Subse-
quently, the Library of Congress, completed in 1897, was built
across Pennsylvania avenue, screening the view of the Capitol
from the southeast.

Also very little was done toward a suitable development of
the park system, and when in 1853 the first steps were taken
toward the development of the Mall, between the Capitol and
the Washington Monument, an informal landscape park treat-
ment was adopted, instead of the “grand avenue” proposed by
Major L’Enfant. The Washington Monument itself, when
started in 1848, was not located exdctly at the intersection of
the two major axes of the city, but was placed on nearby high
ground 123 feet to the south of the Capitol axis, and 375 feet
to the east of the White House axis. -

~ Perhaps the most serious departures from the L’Enfant plan
were the failures adequately to canalize the Tiber Creek along
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the south side of B street, and to utilize available streams for
the cascade which was to keep the canal fresh and reclaim the
tidal flats of its broad estuary as a part of the central park
system. This prevented the residential development of the pen-
insula south of the Mall, and left the estuary of the Tiber as an
objectionable barrier to communication between the south end
of the city and its center. Consequently undesirable settlements
developed, as they do along the edges of cities, on the north
bank of the Tiber, and this locality, which should have been
along a great central park, gained a very unsavory reputation
and the nickname of “Murder Bay.” The unbalancing of the
city by intensive residential development to the northwest was
undoubtedly partly due, therefore, to this failure to carry out
an important element of the original plan, as well as by the high
prices asked for land. This fact emphasizes by actual experi-
ence the way the best of plans may fail when not carried out
in a logical manner.

The introduction of railroads about the middle of the cen-
tury brought in a new clement, and as their importance and
growth could not be foreseen, it was perhaps not surprising that
the Baltimore & Ohio tracks were allowed to be laid in the
immediate vicinity of Capitol Hill, and the Pennsylvania Rail-
road was permitted to build its tracks across the Mall and a
station in the Mall itself, with the condition that it be as good a
station as it had built at Lebanon, Pennsylvania.

A resume of the governmental history of the District of
Columbia seems necessary at this point. The Board of Com-
missioners appointed by President Washington to lay out the
new city was done away with in 1802 and the custody of Fed-
eral buildings and grounds transferred to a Superintendent of
Public Buildings and Grounds; the functions of municipal gov-
ernment were provided for by another law, authorizing the citi-
zens resident in the city of Washington to incorporate a munici-
pal government in the usual form. The municipality of George-
town continued as a separate community.

At the end of the Civil War the population of 100,000 or
so largely filled the area covered by the original plan of Major
L’Enfant, but very few municipal improvements had been
made. The inhabitants were still dependent upon local springs
for their water supply, there was no general system of sewage
disposal, very few streets were lighted, and these only with oil
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lamps; the broad avenues and streets, mostly unpaved and in
many cases ungraded, were happy playgrounds for street urchins
and roamed by domestic cattle,—they were hardly what those
of a great capital should be; and, finally, the little city parks,
for which ample areas had been reserved from the beginning,
were unimproved and neglected. Contemporaneous verbal ac-
counts and pictures alike confirm this; even the poplars planted
along Pennsylvania avenue by President Jefferson appear not to
have been réplaced as they died.

Doubtless the many soldiers, politicians, and business men
who necessarily passed through Washington during and imme-
diately after the war, spread the news_ about the condition of
the National Capital and helped to popularize the idea that the
Nation at large would have to sec to its being built in a worthy
manner. The first step was to turn over in 1876 to an officer
of the Corps of Engineers the office of Superintendent of Public
Buildings and Grounds, followed by the city parks in 1898,
since when their improvement and development have advanced
as rapidly as appropriations have permitted. In 1933 these re-

sponsibilities were transferred to the Interior Department; the
" parks are now under the National Park Service and the Federal
Buildings are under the Public Buildings Administration. The
separation of the parks from other municipal functions was at-
tended with the same success as in other cities and these special
ornaments of the Capital now receive their proper share of
attention.

President Grant became especially interested in the develop-
ment of the Capital, and was successful in obtaining legislation
in 1871 doing away with the old town government and estab-
lishing a territorial government. The first territorial governor
remained in office but a short time, and was succeeded by his
Commiissioner of Public Works, Alexander R. Shepherd, whose
determination and energy in getting the most essential work
done carned for him the appellation of “Boss” Shepherd. In
only a couple of years he accomplished a herculean task; grad-
ing and paving went on apace, a general sewage d15posa1 system
was inaugurated, the old Tiber Creek was inclosed in a brick
sewer, the water-supply conduit tapped for immediate distribu-
tion, 3,000 gas street lamps installed, and a park commission set
up which planted some 60,000 trees in the streets, thus laying
the foundation of the present tree growth (now about 130,000)
which, to a great extent, gives Washington its unique appear-
ance.

[9]
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But all this work cost money, and Governor Shepherd as-
sumed obligations which frightened the conservative citizens.
Besides, so much work going on at once inconvenienced many. -
A serious squabble was started and efforts made to stop him.
Legal proceedings to do this having failed, recourse was had to
congressional action. This agitation finally ended with the act
of June 11, 1878, which superseded the territorial government
with the present commission of three. An interesting fact is
that, however unpopular the Shepherd government made itself
by its aggressive activity and rapid expenditure of funds, the
work was well done and well worthwhile. The addition of
$8,000,000 to the funded debt, and assumption of not more
than $10,000,000 in less formal obligations, produced municipal
improvements which increased the assessed values 65 per cent
in five years, in spite of the panic of 1873 and the consequent
depression, and made possible an increase of 75 per cent in
the population between 1870 and 1890.

The increase in population immediately after the Civil War
resulted in the building up, without adequate thought and with-
out effort to conform to the principles of L’Enfant, of a num-
ber of unrelated subdivisions outside the limits of his plan.
The evil effects of this were recognized too late in many in-
stances and legislation in 1893, modified in 1898, started the
extension of the street plan and set up a Highway Commission
for the purpose.

Some important park projects were adopted, notably for
purchase of the land for Rock Creek Park (1890) and for the
Zoological Park (1889), and the filling in of the tidal flats to
make the nearly 1,000 acres of the Potomac Park system. But
the adoption of items of major importance only could be ob-
tained individually in this way, and the Highway Commission
being concerned with streets, did not plan for parks. It re-
mained for Colonel T. A. Bingham, officer in charge of Public
Buildings and Grounds, to get Major L’Enfant’s plan out of
the files in 1899 and to show not only that no provision was
being made for parks in the new parts of the city, but also that
some of L’Enfant’s major projects had been entirely lost sight
of and were about to become forever impracticable. Although
the architects may associate Colonel Bingham mainly with his
plan for remodeling the White House, he was responsible for
focusing their attention upon National Capital needs and with
having brought the L’Enfant plan out of the archives where it
had been forgotten for a century.

[12]
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No nation had ever before the opportunity offered them of '
deliberately deciding on the spot where their Capital City should
be fixed, or of combining every necessary consideration in the
choice of situation, and although the means now within the power |
of the Country are not such as to pursue the design to any great
extent, it will be obvious that the plan should be drawn on such a
scale as to leave room for that aggrandizement and embellishment
which the increase of the wealth of the nation will permit it to
pursue at any period however remote. . . . "

L'Enfant’s Letter to Pres. Washington, Sept. 11, 1789.
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On the occasion of the Centennial celebration (1900) of
the installation of the Federal government in the District of
Columbia, the American Institute of Architects made the ade-
quate development of the Capital a major issue. Recommenda-
tions by leading architects, with supporting contributions from
the professions of landscape architecture and sculpture, were
published later as a Senate Document which records the Insti-
_ tute’s proposal for a special commission of experts to consider
“the location and grouping of public buildings and monuments
and the development and improvements of the entire park
system.” Elihu Root, then Secretary of War, and Senator
McMillan, Chairman of the Senate Committee on the District of
Columbia, became actively interested and the latter secured
authority and funds for the proposed commission. The exact
phrasing is quoted to show that the McMillan Commission did
not purport to be a general planning commission and that the
“Plan of 1901” was not a city plan in the accepted sense.

It is only necessary to name the members of this commis-
sion, which has since usually been known as the McMillan Com-
mission or the Commission of 1901, to indicate the quality of
its work: Mr. Daniel H. Burnham, Mr. Frederick Law Olmsted,
Jr., Mr. Charles F. McKim, and Mr. Augustus Saint-Gaudens.
After very careful and intensive study they reaffirmed the
soundness of the L’Enfant plan and recommended its extension
in a manner inspired by its spirit and on a scale more adequate
to the greater capital of a greater country. “This action re-
flected credit not only on the genius of L’Enfant, but also on
the commission itself, which had the wisdom to recognize the
supreme merit of the original plan and the good sense—and
modesty—to build upon it.”* The Commission of 1901 pro-
duced a report (S. Doc. 166, 57th Cong., st sess.) of greatest
interest and value, which has naturally been the basis for all
projects adopted since; for, although the 1901 plan was never
adopted as a whole, it was so convincing and sound that it com-
manded respect and inspired the execution of its major projects.

Although the report of the McMillan Commission was re-
ceived with enthusiasm in civic and professional circles, it also
had its opponents; and it soon became evident that, lacking
understanding interpretation by leaders of the professions con-
cerned, the application of the plan would be blocked. Again

* Charles Moore in Foreword to L’Enfant and Washington.
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the professions crusaded and enlisted the support of the Presi-
dent, Theodore Roosevelt, who, by Executive Order in January
1909, appointed a Council of Fine Arts. This was revoked by
President Taft in the following March, as not in the province
of the Executive. One year later, however, Congress gave its
approval to a bill introduced by Elihu Root, then Senator from
New York, and established the National Commission of Fine
Arts with powers directed specifically and solely to the review
of proposed statues, fountains and monuments, subsequently
enlarged by Executive Orders of Presidents Taft and Wilson to
include public buildings and parks. This Commission became -
the advocate and exponent of the Plan of 1901 and deserves the
gratitude of the Nation for its help in getting the major projects
of the plan adopted, for the high standards of design and execu-
tion it has established, and for the bad and mediocre under-
takings that it has prevented.

The more important of these projects adopted before 1926
were: The removal of the Pennsylvania Railroad station from
the Mall and the construction of a new Union Station, through
which, like a great portal to the city, the traveler enters on the
edge of the enlarged Capitol Plaza and in sight of the Capitol
itself; the Lincoln Memorial and its reflecting pool; the Arling-
ton Memorial Bridge; the Grant and Meade Memorials, as main
features of the great Union Plaza at the foot of the Capitol; the
Rock Creek and Potomac Parkway, joining these two major
park systems; the Anacostia Park development; some parts of
the Fort Drive.

The officers in charge of public buildings and grounds, suc-
cessors to Colonel Bingham, naturally followed the Plan of 1901
as far as practicable and gave their support to those of its proj-
ccts which have been adopted. Gratifying as the progress was,
it was very inadequate. The method of secking legislation for
one project at a time, thereby lining up against it the backers
of other projects as well as the enemies of the particular one
under consideration, proved inadequate. For instance, no parks
were acquired from 1791 to 1889, two parks (Zoo and Rock
Creek) were authorized 1889-90, one more in 1896 (Potomac
Flats), one in 1907 (Piney Branch) and, except mrinor triangles,
only Rock Creek and Potomac Parkway and Anacostia Park
from 1913 to 1923. Of fifty-three sites recommended in
1901, only six were acquired up to 1925. This was sheer
extravagance, since in the first 25 years of the century the
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assessed value of land in the District of Columbia increased
nearly 240 per cent—that is, ten times as fast as the park area.

Recognition of this situation brought about the formation
of the National Capital Park Commission in 1924, for the syste-
matic and planned purchase of park land.

Congress is always ready to pass progressive legislation for
the District of Columbia when the local authorities and public
opinion agree as to the advisability of the measure. It is not
surprising, therefore, that a law limiting the height of build-
ings to the width of the street plus 20 feet was adopted in 1910,
or that a zoning law was passed and a Zoning Commission set
up as early as 1920. Zoning is an essential element of the
community plan, for it controls land use and development, and
population density.

In Washington there is a special reason for preventing high
buildings. Great stress was laid by Major L’Enfant, President
Washington, and all those who have followed in their footsteps,
upon the location of the Capitol on a hill in the center of, and
overlooking the city. If buildings in the business district were
allowed to be built to a height exceeding that now set by the
Zoning Commission, even to the maximum height of 130 feet
permitted by law, their roofs would be from 6 to 8 feet above
the roof of the Capitol building, diminishing its dominance and
completely obscuring it from large areas of the city. Even the
dome of the Library of Congress, as seen from the west, seems to
rest on the House of Representatives’ wing of the Capitol.

The newly instituted Park Commission was confronted
with the inevitable close relationship between parks and streets
and other elements of the City. The highway plan had been
adopted in the days of animal transportation and required quite
thorough revision in the areas outside of L’Enfant’s plan to meet
the needs of, and take advantage of, the change to automobile
transportation and the latest developments in city planning.
It had never been reconciled with the plan of 1901, and many
features of the latter itself had become impracticable because of
expensive building developments which were inconsistent with
it. The rapid increase in population after World War I again
started new subdivisions, this time with some outside the limits
of the District of Columbia, requiring planning and control to
fit them into a proper city and regional plan.

To solve these problems and to prepare and maintain for
the National Capital and its environs “a comprehensive, con-
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sistent and coordinated plan,” and in response to recommenda-
tions of the American Civic Association and supporting profes-
sions, the Park Commission was expanded and changed into a
National Capital Park and Planning Commission in 1926. To
give effect to its efforts for a sound and logical regional plan,
Virginia and Maryland jurisdictions have set up local planning

commissions to cooperate with it.

One of the first major accomplishments of the Park and
Planning Commission was in line with its first instructions—to
coordinate the planning of the Capital and its environs. The
presentation of the first stage of the regional plan was the occa-
sion of a notable gathering at a convention of the American
Society of Landscape Architects to which President Hoover sent
a message emphasizing the need of cooperation. The Governors
of Maryland and Virginia spoke in similar vein, pledging their
support. The regional plan, like all other elements of planning,
inside the District and out, is and always will be subject to
modification in order to conform to changed conditions and
special local needs of the suburban settlements as rapidly as they
become known.

Consequently, a very carefully designed system of regional
parks was given legislative approval by passage of the Capper-
Cramton Act in 1930 and the Commission’s plan for radial
highways, cross-connecting highways, airports, sewerage and
drainage, and water. supply have been generally accepted as
guides in designing projects of the kind.

Because of the rapid suburban growth and the extent of
building operations since World War I, the question of acquir-
ing lands needed for the regional park system was most urgent,
and plans for this system therefore received special attention and
first priority. A series of maps was prepared which began, of
course, with one showing the areas having grades of 15 per cent
or more in their natural condition, that is, lands especially favor-
able for park use because of their picturesqueness and generally
wooded character, and, on the other hand, especially unfavorable
for building development so that their use for parks would
make the least deduction from ultimate taxable values.

In planning the park system careful study was made to
preserve as far as possible points and areas of special interest—
points of geological, ornithological, and biological interest;
points connected with the history and life of the aborigines
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before and immediately after the advent of the white man;
points of historic interest, such as the old battlefield of Bladens-
burg and the old dueling ground; points of architectural inter-
est, such as Washington’s old home at Mount Vernon, the Octa-
gon House, once the home of President Madison, and the house
said to have been used by L’Enfant as an office in planning and
laying out the new Federal city; and points of engineering in-
terest. Among these last are the Cabin John bridge, built from
1857 to 1864, and for many years the longest single masonry
arch in the world; the old foundry in Foundry Branch Valley;
and foremost of all, the remains of the old Potomac Canal and
its locks near Great Falls, which was organized by George Wash-
ington and built to a considerable extent under his personal
supervision—probably the only remains of any engineering work
that we are sure was done by him. A surprising number of
these special values are contained in the Potomac Valley from
Great Falls to Mount Vernon, the acquisition and preservation
of which, as the George Washington Memorial Parkway, has
been authorized by law, but for the completion of which addi-
tional funds will be required. :

Manifestly, the planning of these projects required close con-
sultation and cooperation with the appropriate local authorities
in Maryland and Virginia, and their gradual realization is de-
pendent upon the continuation of this cooperation together with
contributions ‘to the cost. The project of outstanding impor-
tance is the George Washington Memorial Parkway.

Within the District of Columbia, the park system as pro-
posed, includes neighborhood recreation centers for all kinds of
sports in residential districts approximately two miles apart, with
playgrounds for small children at distances of a little over a
half mile; a circumferential parkway including and joining the
remains of the old Civil War forts, which, because of the lat-
ters’ commanding positions, combines special scenic and his-
torical interest with provision for the necessary cross connections
between arterial highways in the outlying residential areas; and,
together with appropriate extension of the small city parks
planned by L’ Enfantz' a special park-plaza development at each
entrance of the main radial highways into the National Capital.
Finally, the regional plan included the extension of certain
park projects, like Rock Creek Park, into Maryland where they
will add materially to residential values. Up the Anacostia and
Indian Creek valleys there is a great opportunity for a parkway,
similar to the Bronx Parkway, all the way to Baltimore.

[17]
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Of special interest was the development of public build-
ings, started by the Federal Government in 1926 at the instiga-
tion of the Public Buildings Commission. The sites selected for
these buildings were in accordance with the McMillan Commis-
tion of the Public Buildings Commission. The sites selected for
city which had become blighted. To assist the Supervising
Architect of the Treasury in their design, Mr. Mellon appointed
a specially selected Advisory Board of Architects. They decided
very wisely that the major group as a whole should be designed
as a single coordinated composition, while each building should
be designed individually by a single architect in conformity with
the general plan. Surely the results were happy, and both
monotony and discord were avoided.

It seems pertinent to mention in this connection that the
McMillan Commission had indicated the general type of archi-
tecture for Federal buildings and that since 1901 such incon-
gruities as the Post Office, State Department Building and Pen-
sion Office have been avoided. Among non-governmental build-
ings, the Washington Terminal, Chamber of Commerce, and
Constitution Hall may be listed as of the general classic type
projected; the Academy of Science and Pan-American Union
as distinctive but harmonious types; while the Folger Library
is an outstanding example of modern design in wholly consistent
classic spirit.

The impact of the present war is creating serious new prob-
lems. As in former wars there has been an enormous influx of
population, 42% in 2Y; years. Of these it is to be expected
that at least half will remain after the victory is won. A hous-
ing shortage must be met; enormous traffic congestion and park-
ing problems with return of the free use of the automobile must
be provided for. New government office buildings must be lo-
cated to the east along and near East Capitol Street to relieve
the streets north of the Mall, to reduce the burden on public
transportation in the northwest and to rehabilitate the residential
areas east and south of the Capitol. Additional recreation
grounds, schools, and libraries must be provided.

To solve these problems the Planning Commission proposes:

a. The construction of new federal and public use build-
ings along East Capitol Street and to the north of the
Capitol.
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b. Legislation for urban redevelopment of slum and
blighted areas, providing for all possible construction
by private enterprise and public housing for the low-
est income groups.

c. Early completion of the Fort Drive.

d. Street development in accordance with a well thought
out thoroughfare plan.

e. Completion of the George Washington Memorial
Parkway.

- f. A new crossing of the Potomac River at Alexandria
to provide additional access to the eastern part of the
city and a by-pass to the north.

g. Completion of the Baltimore Parkway.

h. Removal of federal laboratories, semi-industrial estab-
lishments (except the Government Printing Office
and Bureau of Engraving and Printing) to suburban
locations.

i. Prompt demolition of temporary war buildings.

It is hoped that the foregoing brief sketch may sufficiently
establish the fact that our National Capital is a very precious
inheritance, which merits the continued interest and thought of
all good Americans; that it will not and can not inspire emula-
tion by other cities without the thoughtful advice and united
assistance of our best professional experience and good taste;
and finally, since the Congress of the United States is its legis-
lative body, that it must depend upon educated, national public
opinion for its continued development as the living and vivid
expression of American Civilization.
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Coat of Arms devised by the Staff of The 1901
“Commission Rampant”—McKim (top); St. Gaud-
ens (bearded); Burnham (center); Olmsted.
Guerin (artist); “Pedrix” (Partridge-Staff Chief);
“Soc et Tuum” (To be translated phonetically)





