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Master Plan Amendment 2

Preface

The General Services Administration (GSA) is amending
the 2008 Master Plan and 2012 Amendment 1 for the
Department of Homeland Security (DHS) Consolidation
at St. Elizabeths West Campus with this Amendment 2.
Amendment 2 relinquishes the East Campus and focuses
on the development of two specific areas of the West
Campus, the plateau and Sweetgum Lane site.

As did the 2008 Master Plan, Amendment 2 continues

to guide planning principles and actions that strike a
measured balance between meeting the exceptional
housing needs of DHS within the context of the exceptional
historic qualities of the St. Elizabeths Hospital National
Historic Landmark (NHL). The intent is for St. Elizabeths
to evolve over the coming years with its historic buildings
strategically rehabilitated, its significant landscape
preserved and renewed, and its new buildings, reflective
of their time, standing compatibly within the context of the
historic campus.

This vision is embodied in the 5.7 million gross square feet
(GSF) Master Plan and Amendment 2 that accommodates
4.1 million GSF of building development plus structured
parking throughout the West Campus. The District of
Columbia has planned development for the St. Elizabeths
East Campus which is not included in this Amendment 2.

The West Campus Master Plan will continue to achieve
the DHS colocation requirement at St. Elizabeths, continue
unprecedented reinvestment in the NHL, and serve as the
catalyst for neighborhood revitalization.

This Amendment 2 document is to be read and used in
conjunction with the 2008 Master Plan.

The following Chapters include:
Chapter I. Executive Summary

» This Chapter provides an overview of the Context,
Purpose, Goals, and Framework for Amendment 2.

Chapter Il. Introduction

»  This Chapter provides an overview of progress on the
Master Plan since 2008, the 2012 Amendment 1, and
a review of contributing buildings on the plateau and
Sweetgum Lane sites.

Chapter lll. Programmatic Requirements and Design
Parameters

» This Chapter provides the proposed revised Personnel
population, Total Building GSF, Total Parking
Structures GSF, Total Parking Spaces, and Total
Campus GSF.

Chapter IV. Existing Conditions Analysis

» This Chapter provides an overview of progress on
the Master Plan since 2008 and a focused analysis
of existing contributing buildings on the plateau and
Sweetgum Lane sites.

Chapter V. Planning Principles and Urban Design
Framework

» This Chapter provides an update to the 2008
Framework Diagrams as they relate to the current
existing condition (in 2020).

Chapter VI. Master Plan

» This Chapter provides a summary of the
Recommended Concepts for the plateau and
Sweetgum Lane sites. The Master Plan Diagrams
have also been revised to incorporate the
Recommended Concepts.

At the beginning of each chapter, the proposed revisions
as they relate to the plateau and Sweetgum Lane sites are
identified. The areas where there are no revisions to the
2008 Master Plan are also identified.

The DHS Headquarters Consolidation at St. Elizabeths
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|. EXECUTIVE SUMMARY

Master Plan Amendment 2 Overview

The General Services Administration (GSA) is amending
the 2008 Master Plan and 2012 Amendment 1 for the
Department of Homeland Security (DHS) Consolidation
at St. Elizabeths West Campus with this Amendment 2.
Amendment 2 relinquishes the East Campus and focuses
on the development of two specific areas of the West
Campus, the plateau and Sweetgum Lane sites.

Amendment 2 also addresses transportation improvement
updates based on the elimination of DHS occupancy on
the East Campus. Amendment 2 consists of the amended
Master Plan report and an updated Transportation
Management Plan (TMP) and Transportation Technical
Report (TTR). Amendment 2 does not amend the 2008
Security Master Plan or the 2008 Preservation, Design
and Development Guidelines.

Amendment 2 has been developed concurrently with,
and is informed by, the National Environmental Policy
Act Environmental Act (NEPA) Environmental Impact
Statement (EIS), and National Historic Preservation Act
(NHPA) Section 106 and 110 processes.

The 2008 Master Plan provided a framework for
addressing DHS objectives of collocation. Amendment

2 addresses the project goals to increase space
efficiencies, reduce costs, and accelerate the completion
of the DHS consolidation at St. Elizabeths. Facilitating the
fundamental mission of DHS continues to be a primary
goal of this Amendment 2.

The entire St. Elizabeths Hospital campus is a National
Historic Landmark (NHL). The 2008 Master Plan set up
a framework for the redevelopment of the site to house
the DHS program composed of administrative and
operations space, support functions and shared uses,
such as a cafeteria, child care center, fitness center, and
parking. The continued redevelopment will consist of the
rehabilitation and reuse of existing contributing historic
buildings, together with the addition of new construction
on the campus.

A supplemental analysis of the existing conditions at the
St. Elizabeths West Campus was conducted to gain a
thorough understanding of the campus’ condition since
2008 including, its historic buildings, landscape resources
and views, its organization, infrastructure and urban
design, as well as its natural environment.

Context for Amendment 2

The foundation for Amendment 2 is an evaluation of
progress and lessons learned since the completion of the
2008 Master Plan, including:

Existing Building Condition:

* Buildings are in far worse condition than originally
anticipated.

+ Comprehensive forensic analysis identified
deficiencies in the original construction and confirmed
advanced deterioration due to prolonged vacancy,
despite mothballing efforts by GSA.

Construction Costs:

+ Costs per square foot for adaptive reuse buildings
have greatly exceeded what was originally budgeted
due to deficiencies in the original construction and
advanced deterioration.

+ Costs have escalated due to soil and slope
conditions.

+ Costs have escalated due to funding delays.
Funding Realities:

+ Since 2008, GSA has been appropriated 43% of
requested campus redevelopment funds.

+ Substantial investment in campus redevelopment has
occurred, though consolidation needs remain in order
to continue to accomplish a majority presence at the
campus.

Consequently, the following objectives have guided the
recommendations proposed in Amendment 2:

+  Maximize new construction to minimize costly leases.

» Deliver more Usable Square Footage (USF) for less
cost.

»  Build authorizers’ confidence that a critical mass
of DHS personnel will be housed on site prior to
proceeding with funding additional adaptive reuse.

Consequently, Amendment 2 focuses on new construction
in two locations, the plateau and the Sweetgum Lane
sites. Amendment 2 incorporates the programmatic need
for the core components of DHS on the campus which
include leadership, operations coordination, program
management, and policy.

The DHS Headquarters Consolidation at St. Elizabeths

Master Plan Amendment 2

The total program accommodates approximately 4.1
million gross square feet (GSF) of habitable space (3.4
million GSF above grade, 0.7M GSF below grade) with
4,448 parking spaces, or approximately 1.6 million GSF
of structured parking, for a total of approximately 5.7
million GSF located on the West Campus. The proposed
action for the plateau site includes 1,200,000 GSF (above
grade) and the Sweetgum Lane site is 175,000 GSF
(25,000 GSF above grade, 150,000 GSF below grade).

Amendment 2 is the result of a planning process that
takes into consideration numerous site conditions,
issues, and constraints, as well as DHS’s increased
space efficiencies. These revisions to the 2008 Master
Plan are addressed in the following: preservation and
reuse of existing historic buildings; the preservation
and enhancement of historic landscapes and views;
transportation access to and from the site; pedestrian
and vehicular circulation; views to, from, and within the
site; and environmental issues including stormwater
management.

This Amendment 2 document is intended to be read and
used as a supplement to the 2008 Master Plan. The
content of each Chapter of Amendment 2 is focused on
the recommended updates for two areas, the plateau
and the Sweetgum Lane sites. At the beginning of each
chapter, the recommended revisions are identified, as is
the content that remains consistent with the 2008 Master
Plan with no revisions proposed.

Executive Summary | 1



Purpose and Goals of the
Master Plan Amendment 2

The creation of the DHS has brought together 26
headquarter elements and operating components into

one department. In order to facilitate communication,
coordination, and cooperation across the Department, and
achieve operational efficiency, DHS identified the most
critical components of the Department’s agencies that
need to be colocated in one functional campus.

The goals of the DHS Headquarters Consolidation at St.
Elizabeths Master Plan Amendment 2, are consistent with
the 2008 Master Plan, and include:

e Achieve the maximum build-out of the site for federal
use while maintaining the historic character of the
West Campus;

+ Provide facilities that meet the programmatic needs of
DHS;

* Provide a quality workplace reflecting the P-100 Tier
system;

* Use federal development in ways that consider
community development goals and efforts;

«  Satisfy federal security requirements in a manner that
remains sensitive to neighboring communities;

* Preserve, to a practicable extent, the natural context of
the site;

+ Promote sustainable development by achieving a
“Gold” Leadership in Energy and Environmental
Design (LEED) rating for projects undertaken after
2016, which differs from the “Silver” requirement in the
2008 Master Plan;

» Facilitate an open and inclusive process;
* Improve transportation access to the campus; and

*  Optimize the federal investment.

LEGEND
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Planning Principles and
Urban Design Framework

The 2008 Master Plan included a set of Planning
Principles to inform the development of the St. Elizabeths
campus. These Planning Principles describe the major
defining characteristics of the site and guide the location,
orientation, and massing of new development. The
Planning Principles call for the protection, preservation,
and reuse of the historic resources on-site; for the
integration of both the historic landscape and natural
features into the plan; and for the preservation and
enhancement of site elements and spaces that define
the existing site character. Amendment 2 accepts the
Planning Principles documented in the 2008 Master Plan,
and proposes selective updates for future redevelopment
efforts on the plateau and Sweetgum Lane sites. The
revised Planning Principles listed below are illustrated

in Chapter V (Planning Principles and Urban Design
Framework) and Chapter VI (Master Plan) of Amendment
2.

Site and Development Program

» Site Parcels: Respect the individual and unique
character and history of each site parcel in making
redevelopment decisions.

« Campus Structure and Organization: Retain,
preserve, and enhance site elements and spaces that
define the existing site character.

+ Development Density: Locate new development
density on-site to respect the character of and
relationships among the historic resources.

* Planning Relationships: Organize programmatic
elements on the site to maximize operational
efficiency and effectiveness.

+ Building Water: Optimize the use of potable water
primarily for uses related to human health.

* Green Buildings: Orient and collect buildings
into clusters to maximize their environmental
effectiveness.

Historic and Visual Resources

+ Building Reuse: Protect, preserve, and reuse the
historic resources of the NHL.

+ Landscape: Integrate historic landscape and natural
features into the Master Plan.

* Views: Maintain and enhance historic views both
from outside and from within the site.

Campus Landscape

+ Site Environment: Develop landscape responses
that respect the inherent distinctions between
different zones of the site while preserving the historic
context and restoring ecological functions.

+ Site Habitat: Restore the ecosystem potential of the
West Campus environs allowing organisms within
their biological communities to live and reproduce.

+ Site Hydrology: Accommodate new development
while restoring site hydrology by maximizing pervious
surfaces, managing rainfall where it falls, using
surface water conveyance, and seeking campus-wide
opportunities.

Site Access and Service

* Access and Circulation: Respect and reinforce the
historic address for the site on Martin Luther King Jr.
Avenue. Use historic roadways and paths to reinforce
spatial continuity.

« Parking: Locate parking at the site perimeter to
preserve a pedestrian-oriented site, consistent with
historic precedent.

* Infrastructure and Utilities: Utilize centralized site
utilities for security, redundancy, and operational
efficiency. Consolidate site utilities and below-
grade distribution to minimize impact to the historic
landscape.

« Security: Assure the safety and security of the site’s
occupants and activities while maintaining the site’s
historic appearance. Accommodate limited and
controlled public access to the historic and culturally
important aspects of the site.

The DHS Headquarters Consolidation at St. Elizabeths

Master Plan Amendment 2
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Master Plan Amendment 2

lllustrative Site Plan

Amendment 2’s strategy is to focus new construction in
two areas, the plateau and the Sweetgum Lane sites.

The development on the plateau includes two
buildings. B1, adjacent to the ravine, is approximately
630,000 GSF. B2 is approximately 570,000 GSF

and is located at the south end of the campus. B1

will include landscape improvements with the goal

to transform the ravine from being a physical barrier
into a seam which unites the north and south areas of
the West Campus. The building and landscape at the
ravine will functionally and aesthetically integrate new
construction with adaptively reused, historic structures
and enhanced and accessible landscapes. The south
building on the plateau, B2, is intended to provide a
complementary terminus for the South Lawn.

The Sweetgum Lane site has been identified for a
175,000 GSF building, C1, (25,000 GSF above grade,
and 150,000 GSF below grade) with required functional
proximity to the Center Building DHS Headquarters and
the Douglas A. Munro Building.

Beyond these two sites, the goals and the intent of the
2008 Master Plan remain intact.

LEGEND
I:‘ Master Plan and Amendment 2 f il R e P T SS I‘ N O = . N e ———
Proposed Buildings jirs By ! TR : i = - N T R S IR A
T — “-.M“‘ —
Note: Roofs of existing buildings on lllustrative Site a =
Plan incorporate aerial photography.
Figure 1.2 - St. Elizabeths West Campus lllustrative Site Plan
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II. INTRODUCTION

Master Plan Amendment 2 Overview

The DHS Consolidation at St. Elizabeths Amendment 2
focuses on two distinct areas of the West Campus, the
plateau and the Sweetgum Lane sites. The entire St.
Elizabeths campus is a NHL.

The redevelopment will consist of the reuse of existing
historic buildings together with new construction on the
campus, and parking. The total program accommodates
approximately 4.1 million gross square feet (GSF) of
habitable space (3.4 million GSF above grade, 0.7M GSF
below grade) with 4,448 parking spaces, or approximately
1.6 million GSF of structured parking, for a total of
approximately 5.7 million GSF located on the West
Campus.

Like the 2008 Master Plan, Amendment 2 is the result

of a planning process that takes into consideration
numerous site conditions, issues and constraints, as well
as program and security requirements.

Amendment 2 addresses the location for 1.375 million
GSF of new development on the plateau and Sweetgum
Lane sites, within the overall context of the 2008 Master
Plan’s defined major areas of new development and
parking, reuse of existing historic buildings, transportation
access to and from the site, pedestrian and vehicular
circulation within the site, environmental issues

including stormwater management, and infrastructure
improvements required to support development.

Proposed Updates Included in Amendment 2:

Subject

Purpose and Goals of the MP

Design Process & Methodology
Relationship to Comprehensive Plans
Related Legislation

Availability of Affordable Housing

Community Involvement

Economic Development Community Benefits

The DHS Headquarters Consolidation at St. Elizabeths

Master Plan Amendment 2

2008 Master Plan
Page 11
Page 11
Page 13
Page 16
Page 16
Page 16

Page 18

Amendment 2 Revisions

Revised Text

Revised Text and lllustrations

Consistent with the 2008 Master Plan, no additional info included
Consistent with the 2008 Master Plan, no additional info included
Consistent with the 2008 Master Plan, no additional info included

Revised Text - Consulting Parties and Public Involvement included as part of
2020 SEIS Section 106 Process

Consistent with the 2008 Master Plan, no additional info included

Amendment 2
Page 7
Page 7

Page 9
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Purpose and Goals of the
Master Plan Amendment 2

The creation of DHS has brought together brought 26
headquarter elements and operating components into
one department. In order to facilitate communication,
coordination, and cooperation across the Department,
and achieve operational efficiency, DHS identified the
most critical components of the Department’s agencies
that need to be colocated in one functional campus.

The goals defined for the 2008 Master Plan have
continued to be a foundation for the Master Plan
Amendment 2, including:

*  Achieve the maximum build-out of the site for federal
use, while maintaining the historic character of the
West Campus;

*  Provide facilities that meet the programmatic needs
of DHS;

* Provide a workplace of world-class design created by
the nation’s leading architects;

»  Use federal development in ways that consider
community development goals and efforts;

»  Satisfy federal security requirements in a manner that
remains sensitive to neighboring communities;

* Preserve, to a practicable extent, the natural context
of the site;

* Promote sustainable development by achieving a
Gold Leadership in Energy and Environmental Design
(LEED) rating;

» Facilitate an open and inclusive process;
* Improve transportation access to the campus; and

*  Optimize the federal investment.

Design Process & Methodology

The 2008 Master Plan for St. Elizabeths West

Campus was developed through a collaborative
multidisciplinary planning process. GSA engaged

a team of urban designers/planners, architects,
preservation and landscape architects, architectural
historians, environmental scientists, civil engineers,
transportation planners, community engagement,
economic consultants, and project managers. The plan
was developed concurrently with, and is informed by, the
National Environmental Policy Act Environmental Impact
Statement (NEPA EIS) and National Historic Preservation
Act (NHPA) Section 106 and 110 processes. The result of
this effort is the 2008 Master Plan documents consisting
of the Master Plan report, a Security Master Plan, the
Preservation, Design and Development Guidelines,

and Transportation Management Plan, together with an
Environmental Impact Statement.

Amendment 2 was developed in a similar inclusive
process involving the client, GSA; the tenant, DHS; the
design team; officials from local District of Columbia and
federal agencies; the Section 106 Consulting Parties,
made up of local and national organizations; and
representatives of the local community. These entities
came together in numerous scoping, stakeholder, and
public meetings. These included meetings with local
Advisory Neighborhood Commissions (ANCs), the
general public, and the consulting parties under the
Section 106 process.

GSA has employed a tiered approach in the development
of the Master Plan. As a result, following the 2008

Master Plan, Amendment 1 focused on East Campus
development which was approved by NCPC. This
Amendment 2 document is intended to supplement

the original 2008 Master Plan for two focus areas - the
plateau and the Sweetgum Lane sites - while it also
supersedes the Amendment 1 as the St. Elizabeths East
Campus will no longer be used for DHS Consolidation.

The DHS Headquarters Consolidation at St. Elizabeths

Master Plan Amendment 2

oy S

Figure 2.1 - Existing Conditions - 2018 Aerial

Existing Conditions Analysis

The 2008 Master Plan included a thorough investigation
of the West Campus site. GSA conducted numerous
detailed studies of different aspects of the site and
buildings before and during the planning process. The
resulting Master Plan incorporated pertinent available
studies, site surveys, and field inspections to provide an
understanding of site conditions and context.

As this Amendment 2 relates to two distinct geographic
areas, the plateau and the Sweetgum Lane sites, the

additional analysis has been included as updates within
the Existing Conditions Analysis chapter of this Report.

Introduction | 7



Planning Principles

The 2008 Master Plan Planning Principles describe the
major defining characteristics of the site and guide the
location, orientation, and massing of new development.
The Planning Principles call for the protection,
preservation, and reuse of the historic resources on the
site; for the integration of both the historic landscape
and natural features into the Master Plan; and for the
preservation and enhancement of site elements and
spaces that define the existing site character.

For this Amendment 2, the design team built upon the
2008 Planning Principles to inform the development
concepts for the plateau and Sweetgum Lane sites.

Concept Alternatives

With the existing conditions information, the program
information from DHS and the framework of the Planning
Principles, a number of concept alternatives were
developed by the design team for review with GSA, DHS,
and the Consulting Parties. The alternatives are included
in the Draft EIS.

These alternatives were tested against program, functional
organization, and impact to the historic and cultural
resources of the NHL. Three-dimensional massing models
of the alternatives were created in order to test the various
alternatives and look at views from the neighboring
community, larger city, and within the West Campus.

The various alternatives were revised and refined,
resulting in the two action alternatives that are analyzed in
the Draft EIS.

Amendment 2 Preferred Alternative

GSA selected the Alternative B from the EIS as the
Preferred Alternative for the plateau and the Sweetgum
Lane sites. Detailed information about this Illustrative
Master plan and its component elements is found in the
Master Plan section of this report.

LEGEND

|:l Existing Buildings

E Master Plan & Amendment 2 New Development

E Below-Grade Development
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Community and Stakeholder Involvement

Overview

As part of its Community Involvement Plan, GSA has and
continues to conduct strategic public outreach to inform
key elected and appointed stakeholders, the Ward 8
community, and the general public about the Master Plan
and EIS processes and status.

In addition to the EIS public meetings required under
NEPA and the establishment of a project-specific website
over the past 12 years, GSA has made presentations and
participated in numerous meetings in Ward 8 to provide
periodic updates, identify issues, and solicit support.

Purpose

The purposes of community involvement in this
Amendment 2 are to conduct strategic public outreach to
inform key elected and appointed stakeholders, the Ward
8 community, and the general public about Amendment 2
and EIS processes and status; and to comply with NEPA
and NHPA Section 106 requirements, identify issues, and
provide periodic updates.

Consulting Parties Meetings

Section 106 of the NHPA requires federal agencies to
afford the Advisory Council on Historic Preservation
(ACHP), State Historic Preservation Office (SHPO), and
other Consulting Parties a reasonable opportunity to
comment on proposed actions that have the potential

to affect cultural resources. If the evaluation of an
undertaking’s impact results in a finding of adverse

effect on a historic property, the proponent federal
agency would continue consultations to address those
effects. GSA has sought input from Consulting Parties
regarding the impacts on the historic resources and ways
to avoid and minimize adverse impacts. GSA has been
meeting with the Consulting Parties associated with St.
Elizabeths since September 2005. As those meetings
have progressed, GSA has continued to further refine its
development plans for DHS at St. Elizabeths. Summaries
of the Consulting Party meetings may be found in the EIS
Appendix G.

Actions to Date in Ward 8
EIS Public Scoping Meeting

During the scoping process for Master Plan Amendment
2, a public meeting was held on November 29, 2018,

at R.1.S.E. Demonstration Center on the St. Elizabeths
East Campus during which comments and concerns
were officially documented. The scoping period and
meeting were announced in the newspapers with the
NOI and were also announced on the project website at
www.stelizabethsdevelopment.com/nepa.html. The EIS
Appendix A contains a Scoping Summary documenting
the scoping materials, the NOI for the EIS, and comments
received during the public scoping period.

Prior Community and Stakeholder Involvement

Both the 2008 Master Plan and Amendment 1 were
developed with significant community and stakeholder
involvement. Please refer to the 2008 Master Plan and
Amendment 1 documents for a description of the public
outreach actions, activities and listings of public meeting
presentations.

The DHS Headquarters Consolidation at St. Elizabeths

Master Plan Amendment 2
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2020 Master Plan

Cumulative

Master Plan 2008 Master Plan 2012 Master Plan
| | | . AM E N D M E N T 2 Program Summary Amendment 1 Amendment 2 Results
P RO G RA M M AT I C Personnel Assigned 14,000 14,000 14,900 +6.4%
Q U S Standard shift DHS 13,750
D E S I G N PA RAM ET E RS Non-Standard shift
DHS 750
: GSA Support &
Amendment 2 Overview Contrastors 400
Amendment 2 is a focused update to define areas for new ) Above Below Above Below Above
construction on the p|ateau and Sweetgum Lane sites. Development & Parklng Grade Grade Total GSF Grade Grade Total GSF Grade Below Grade Total GSF
The programmatic need to house the critical elements
of DHS’ constituent components on a unified Campus is West Campus 3,228,474 601,912 3,830,386 3,228,474 601,912 3,830,386 3,480,784 661,956 4,142,740 +8%
to be met with the 2008 West Campus Master Plan as Building Development T ’ D B ’ B B ’ o °
further defined with this Amendment 2, Figure 3.1.
East Campus 619,939 95133 715072 650,000 100,000 750,000 0 -100%
GSA/DHS Mission Building Development ’ ’ ’ ’ ’ ’ °
GSA is consolidating DHS headquarters at the West Total Building 0
Campus with a focus on three major policy goals: Development GSF 3.8M 0.7M 4.5M 3.8M 0.7M 4.5M 3.4M 0.7M 4.1M -9%
* Meet the National Capital Region demand for housing West Campus
federa| agencies requiring a secure Setting; Parking StrUCtUreS 478,900 737,600 1 ,21 6,500 478,900 737,600 1 ,21 6,500 478,900 1 ,112,900 1 ,591 ,800 +30%
* Maintain and augment the location of major East Campus
government agencies within the District of Columbia; Parking Structures 271,250 271,250 271,250 271,250 0 -100%
* Maintain and preserve St. Elizabeths as a NHL. Total Parking
.8M M 1.5M .8M .M 1.5M .5M 1.1M 1.6M +69
Other goals of the DHS Consolidation have been Structures GSF 0E 0 2 BE ¢ g 02 € e
described in the 2008 Master Plan and the preceding c
sections of this Amendment 2. West Campus 2,090 1,369 3,459 2,090 1,369 3,459 2,090 2,358 4,448 +29%
Parking Spaces
Within these goals, the major objectives of the Master
Plan are to provide a high-performance workplace for the East Campus 775 775 775 775 0 -100%
federal government, a maximum build out to provide an Parking Spaces
economically feasible development including restoration
and reuse of historic structures and landscape, a Total Parking Spaces 2,090 2,144 4,234 2,09 2,144 4234 2,090 2,358 a448 139 Employee
development that will serve a particular tenant, and also a Parking Ratio
reasonable real estate strategy for changes of tenants in
the future. Standard shift DHS 3,438 1:4 Parking Ratio
DHS Program Requirements Non-Standard gzg 250 1:3 Parking Ratio
The programmatic need to house the critical elements
of DHS' constituent components on a unified Campus is GSA Support & 75 1:5 Parking Ratio
met with the 2008 West Campus Master Plan and this Contractors
Amendment 2. Within the overall campus program, the c Visit 505
exact fit of function to space provided will be determined ampus Vistors
by final programming. It should be assumed that the detail
. e Government
of programmatic needs within any of the components Vehicles 160
on campus will need to include the ability to adjust to
changing organizational requirements over the coming Total GSF 4.6M 1.4M 6M 4.6M 1.4M 6M 3.9M 1.8M 5.7M 5%

years with the implementation of individual components of
the Master Plan.

Figure 3.1 - Program Summary. The table above provides a summary comparison between the 2008 Master Plan, Amendment 1 which
is now voided, and Amendment 2 for: Personnel Assigned, Total Building Development GSF, Total Parking Structures GSF, Total Parking
Spaces, and Total Campus GSF.

The DHS Headquarters Consolidation at St. Elizabeths
Master Plan Amendment 2
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Population and Statistics

The DHS components to be housed entirely on the
West Campus will accommodate approximately 14,900
personnel assigned to this location. The design of
workplaces for federal agencies of today demands
flexibility, effectiveness, and efficiency, while balancing
aesthetics, functionality, and safety.

For the purpose of the Amendment 2, it is assumed the
campus will be manned at all times, 24 hours a day and
365 days a year. During periods of increased activity

or major national events, the campus will operate at
whatever level of activity is required.

Security Requirements Summary

Amendment 2 is consistent with the Master Plan
regarding Security Requirements.

Transportation Requirements

The alternatives evaluated in the Amendment 2 EIS
reflect traffic impacts on the surrounding area beyond the
actual boundaries of the DHS St. Elizabeths Campus.

Please refer to Appendix D for the Draft Supplemental
EIS Transportation Technical Report.

12 | Programmatic Requirements
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V. EXISTING
CONDITIONS ANALYSIS

Master Plan Amendment 2 Overview

As part of the 2008 Master Plan, a detailed analysis of the
existing conditions at the St. Elizabeths West Campus was
conducted in order to gain a thorough understanding of the
site, its historic buildings, landscape resources and views,
its organization, infrastructure and urban design, as well
as its natural environment. This analysis helped determine
the opportunities for and constraints to redevelopment on
the site, and shape the Planning Principles which form the
basis of the original 2008 Master Plan.

This section provides a focused analysis of proposed
revisions included in Amendment 2 as they relate to the
2008 Master Plan and the proposed new development
on the plateau and Sweetgum Lane sites. The additional
analysis included in this Chapter is identified to the right.

Updates Included in Amendment 2:

Subject

Regional Context

Local Context

Land Use

Local Access & Public Transportation
North Parcel

Site Overview

National Historic Landmark (NHL) Status
The St. Elizabeths West Campus Today

Site Parcels
Site and Building Elevations

Historic and Visual Resources

Contributing and Noncontributing Buildings

Structures Condition and Reuse Assessment

Building Reuse Potential
Historic Landscape
Archaeological Survey
Relationship to Topographic Bowl
Views
Regional Views
Neighborhood Views
Views from and Within the Site
Site Access and Circulation
Site Environment
Site Topography
Geology and Soils
Habitat
Hydrology

The DHS Headquarters Consolidation at St. Elizabeths

Master Plan Amendment 2

2008 Master Plan

Page 25
Page 26
Page 27
Page 28
Page 29
Page 30
Page 30
Page 32

Page 33
Page 34
Page 35
Page 35
Page 38
Page 39
Page 40
Page 45
Page 46
Page 48
Page 48
Page 52
Page 56
Page 64
Page 65
Page 65
Page 66
Page 67
Page 68

Updated Information Amendment 2

Included in Amendment 2

St. Elizabeths East Campus is not included as part of DHS consolidation

A summary of improvements since the 2008 Master Plan, Page 15
including projects completed and projects approved.
Assessment of Buildings related to Plateau and Sweetgum Lane Sites Page 16

Views identified in 2008 have been used for views in Chapter VI Master Plan

Existing Conditions Analysis | 13
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The St. Elizabeths West Campus Today 2 5*‘ o/ LY BT "o
Since the approval of the 2008 Master Plan, several z "f é_ , i B e
projects have been implemented, with some projects G a7 W 3 ..': .
approved though not yet implemented. ";».,;“‘ e it ¥ il

it Tt . i "‘-d.".
Currently all of the buildings have been stabilized and are ¢ 7 val § 1} T

in varying states of deterioration. Some of the buildings are
in fair condition, while some are in very poor condition with
rotted floors and deteriorating walls. Today, with the 2019
completion of the Center Building, the West Campus is
partially occupied.

Projects that have been completed, or are in progress
include:

Buildings:

Center Building (1-8)

Atkins Hall (31)

Dining Hall & Kitchen (33, 34) i :

Hitchcock Hall (37) SR T { wl

Construction Shops (49) OnE EA W 3 é‘
5o

Gymnasium (48) LM .
Douglas A. Munro Building (50) A
DOC - partially complete (51) i
West Addition NN ;
Child Development Center (208)

Central Utility Plants 1 (58) & 2 (CUP2)
Gatehouses 1 (21) & 2 (78)

Gates 3, 4, 5 & 6 and related Screen Facilities
Gate 4 Parking Garage (35)

wl

S

%

- By, \ Eagle Zone

Roadway and Site Improvements:

Firth Sterling Intersection (A)

On-Site Access Road (B)

[-295 / Malcolm X Avenue SE Interchange (C)
Landscaping and internal roadway repaving
Slope stabilization and stormwater management

Some of the projects that were included in the 2008 Master
Plan, though are not yet completed include:

Administration Buildings (71-75)

Gates 1 & 2 Parking and Screening (PG1 & 2)
Allison Cluster (23-26)

The Warehouse (F2)

LEGEND - PROJECT STATUS KEY

. Project completed

. Project underway

@ Project in future

I:| Roadway Improvement Project Figure 4.1 - St. Elizabeths West Campus plan
Image at lower right: Figure 4.13 - Existing St. Elizabeths West Campus Plan from the 2008 Master Plan
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Historic and Visual Resources

The historic resources of the existing St. Elizabeths West
Campus NHL consist of three main elements: buildings,
landscapes, and views. These are extensively described in
the 2008 Master Plan.

Contributing and Non-contributing Buildings

There are currently 69 existing buildings located on the

St. Elizabeths West Campus, 57 of which are identified as
contributing to the NHL. They are arranged in the following
two principle groupings:

The first and older grouping was constructed between
1852 and 1899. It is dominated by the large Gothic
Revival Center Building and occupies the bluff overlooking
the confluence of the Potomac and Anacostia Rivers.
These buildings illustrate two seminal approaches to the
treatment of the mentally ill: the early Kirkbride plan of
individual patient rooms combined with treatment, staff,
dining, and recreational facilities in a single building;

and the cottage plan of dormitory-style living facilities,
separated from treatment, dining, and recreational. Both
types of facilities separated patients by gender and type of
illness. Both relied on the thoughtful setting of buildings in
natural surroundings and on the therapeutic benefits of the
landscaped grounds.

The second grouping dates from the early 1900s and was
built as part of a major congressionally-funded expansion.
These buildings are configured as cottage style facilities,
and their placement was influenced by the ideas of
Olmsted and Associates, the successor to Frederick Law
Olmsted’s renowned landscape architecture firm.

In addition to treatment and residential facilities, the
contributing buildings include support structures, such
as the Bakery, Power House and Ice House, Staff
Residences, and Administrative buildings.

LEGEND
@ Contributing buildings
@ Non-contributing buildings

D Cemetery
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Figure 4.2 - Contributing and non-contributing buildings plan
Image at lower right: Figure 4.18 - Historic Building Analysis from the 2008 Master Plan
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Contributing Buildings Located on the
Plateau and Sweetgum Lane Sites

During the development of the alternative concepts, GSA,
DHS, and stakeholder agencies, including the DC State
Historic Preservation Office, the National Capital Planning
Commission, and the U.S. Commission of Fine Arts re-
evaluated the plateau area and the Sweetgum Lane site to
identify which contributing buildings were most critical for
preservation and adaptive re-use.

Plateau Site

Figure 4.4 - Plateau Site - Area impacted
by potential 6:1 Slope Stabilization shown
in Green

The preliminary consensus was that Buildings 64, the
Power Plants (56 & 57), and the Smoke Stacks were the
most physically defining contributing buildings that should ;
be retained. In contrast, Buildings 60, 66, 67, 68 and 69, s
while contributing, were evaluated as buildings that could -
be considered for removal due to several factors: soils [

stabilization requirements, their location on the site, other Hitchcock |
buildings on the Campus represent their particular time 37 -
period and architectural significance, building deterioration , W

or difficulty in adaptive reuse. Building 69's proximity to
the exterior perimeter wall and the new school that has
been developed since 2008, on the adjacent property,
does not meet the minimum required offset distance and
could require extensive modifications. These findings were
shared with the Consulting Parties for use in developing
the conceptual alternatives and the Preferred Alternative
included in this Amendment 2.

T L A ., _J—-mg.* -\--!—

Sweetgum Lane Site i
During test fits of the 175,000 GSF facility on the
Sweetgum Lane site, it was identified that Building 15 was
not a candidate for adaptive reuse due to size, location
and deterioration. Please refer to Figure 4.2 for Building 15
site context near the Douglas A. Munro Building.

Section 106

Figure 4.5 - Plateau Site - Extent of Fly
Ash shown in Red

Concurrent with the Amendment 2 process, the Section
106 process, meeting with the Consulting Parties,
assessed the adverse effects for these two sites, to
define potential mitigation and an update to the first
Programmatic Agreement.

LEGEND

D To Be Removed

D Existing to Remain

h ! L
N \

2

Figure 4.3 - Plateau Site - Building Summary
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V. PLANNING
PRINCIPLES AND URBAN
DESIGN FRAMEWORK

Master Plan Amendment 2 Overview

This section of Amendment #2 describes a set of Planning
Principles and an urban design framework for the West
Campus based on the 2008 Master Plan.

The principles that follow represent the broad physical
design objectives which can be applied to subsequent
development on the site, with an overall purpose of
integrating new construction with existing historic buildings
and landscapes, and the natural environment.

This section provides a focused update to the 2008 Master
Plan Framework Diagrams to establish a context for 2020.
Proposed revisions to the Diagrams, as they relate to the
plateau and Sweetgum Lane sites, are included in Chapter
VI.

Proposed Updates Included in Amendment 2:

Subject 2008 Master Plan
Site Parcels Page 73
Campus Structure and Organization Page 74
Development Density Page 75
Planning Relationships Page 76
Historic and Visual Resources Page 77
Building Reuse Page 77
Landscape Page 78

Campus Landscape / Site Environment Page 83

Views Page 79
Site Access and Circulation Page 81
Access Page 81
Circulation Page 81
Parking Page 82
Site Infrastructure Page 86
Security Page 87

The DHS Headquarters Consolidation at St. Elizabeths

Master Plan Amendment 2

Amendment 2

Consistent with the 2008 Master Plan
Consistent with the 2008 Master Plan
Consistent with the 2008 Master Plan
Consistent with the 2008 Master Plan

With the exception to removal of Buildings

60, 66, 67, 68, 69,
no additional changes proposed

With the exception to removal of Buildings

60, 66, 67, 68, 69,
no additional changes proposed

Consistent with the 2008 Master Plan
Consistent with the 2008 Master Plan
Consistent with the 2008 Master Plan
Consistent with the 2008 Master Plan
Consistent with the 2008 Master Plan
Consistent with the 2008 Master Plan
Consistent with the 2008 Master Plan
Consistent with the 2008 Master Plan
Consistent with the 2008 Master Plan

Amendment 2
Revisions Included

Revised Diagram/Text
Revised Diagram/Text
Revised Diagram/Text

Revised Diagram/Text

Revised Diagram/Text

Revised Diagram/Text

Revised Diagram/Text

Amendment 2

Page 21
Page 22
Page 23
Page 24

Page 25
Page 26

Page 27
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Site and Development Program -
2008 to 2020

Site Parcels

Principle: Respect the individual and unique character
and history of each site parcel in making redevelopment
decisions.

While there have been both the demolition of existing
buildings and the addition of new construction on the West
Campus, the division of the site into the following five
parcels and the intent of this principle remain unchanged
from the 2008 Master Plan.

Site Parcel 1 contains the most significant views towards
DC and Virginia, housing the majority of buildings in the
historic core including the Center Building, which acts as
a focal point for the campus. It also contains the primary
gateway to the campus along Martin Luther King Jr.
Avenue SE.

Site Parcel 2 includes the South Lawn surrounded by
some of the most important historic structures on the site.

Site Parcel 3 contains the greenhouses on the upper
plateau and a few residences along its steeply-sloped
forested areas.

The 2008 Master Plan identified new below-grade parking
near Martin Luther King Jr. Avenue SE, and loading along
the west edge of the Campus.

Site Parcel 4 includes the Power House buildings whose
stacks can be seen from various regional points beyond
the campus.

The 2008 Master Plan identified the Douglas A. Munro
Building and structured parking in this zone, both of which
have been implemented.

Site Parcel 5 is heavily forested in steep slopes and
contains the cemetery.

The site continues to provide a heavily forested buffer
along the steep southern slopes of the campus. The Munro
Building and structured parking also occupy part of this
parcel.

JJ #
#

L S
et ¢ site Parcel 1
R g

Figure 5.1 - Amendment 2 Site Parcels diagram
Image at lower right: Figure 5.0 - Planning Site Parcels from the 2008 Master Plan

The DHS Headquarters Consolidation at St. Elizabeths
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Campus Structure and Organization -
2008 to 2020

Principle: Retain, preserve, and enhance site elements
and spaces that define the existing site character.

The intent of this principle remains unchanged from the
2008 Master Plan. However, given that building and site
development has evolved, Amendment 2 refines the
campus structure and organization for the two sites.

LEGEND
:’ Plateau
:] Reinforce Upper Plateau
— Landscape
O The Point, and the Cemetery
& Plateau Front Doors

- Building Frontage
=== == Direction of Plateau Expansion

—=—.=—.—:  Plateau Axial Relationships
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Image at lower right: Figure 5.1 - Campus Structure and Organization from the 2008 Master Plan
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Development Density - 2008 to 2020

Principle: Locate new development density on-site to
respect the character of and relationships among the
historic resources.

The 2008 Master Plan - guided by the 2006 NCPC
Comprehensive Plan for the National Capital - established
the following three density zones in order to maximize the
development of the campus while respecting the character
of the existing site and the basic relationship of the existing
historic resources to the maximum extent practicable.

Zone |: Medium Density

Major development including taller structures with larger
footprints should be located in this zone. Building heights
up to eight floors are appropriate.

Zone lI: Moderate Density

This zone includes the historic core of the campus. Any
additional development in this zone should be placed
such as to respect the character of the historic buildings,
landscapes, and views. Building heights up to five floors
are appropriate.

Zone llI: Low Density

This zone is appropriate for low scale development or no
development. In some locations, this zone will act as a
buffer area between the campus and adjacent residential
communities. In other cases, this zone will reinforce the
regional character of the site as a part of the topographic
bowl. Building heights up to three floors are appropriate.

Figure 5.3 - Amendment 2 Development Density diagram
LEGEND Image at lower right: Figure 5.2 - Density Diagram from the 2008 Master Plan

- Zone |: Medium Density

) Zone II: Moderate Density

L 0 | Zone III: Low Density
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Planning Relationships - 2008 to 2020

Principle: Organize programmatic elements on the site to
maximize operational efficiency and effectiveness.

The intent of this principle remains unchanged from the
2008 Master Plan.

A critical element of the site organization is the creation of
the appropriate links and adjacencies of program elements
to each other. All program elements on site will be related
to the campus center and the core shared uses, but the
operational relationships among the major components

is the critical planning principle for DHS’s effectiveness in
carrying out its mission.

The campus center will act as the hub of activities common
to all the program elements located on the campus.

This center will be the point at which personnel from all
elements are provided the opportunity to meet, mix, and
form a common identity among the operational centers.
This opportunity is key to transforming the culture of the
many agencies into a single culture that is DHS.
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Image at lower right: Figure 5.3 - Planning Relationships from the 2008 Master Plan
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Landscape - 2008 to 2020

Principle: Integrate historic landscape and natural features
into the Master Plan.

The intent of this principle remains unchanged from the
2008 Master Plan.

The 2008 Master Plan, referencing the 2007 St. Elizabeths
West Campus Cultural Landscape Report (CLR),
considered the functional aspects of the St. Elizabeths
Hospital’s historic landscape, as well as the individual
features that constituted that landscape. It divided the
campus features into the following functional landscape
units: therapeutic, ornamental, agricultural, and service.

Throughout these landscape units are significant open
spaces, such as “the Point” and the South Lawn; clusters
of buildings constructed to implement evolving therapeutic
philosophies; circulation patterns developed over the
hospital’s history and the processional experiences these
patterns influence; vegetative features, such as the oak
allée adjacent to the Center Building; and man-made
features, including the cottages, that embody the hospital’'s
history.
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Figure 5.5 - Amendment 2 Landscape diagram
Image at lower right: Figure 5.5 - Historic Resources - Landscape from the 2008 Master Plan
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Campus Landscape - 2008 to 2020

Site Environment

Principle: Develop landscape responses that respect
the inherent distinctions between different zones of the
site while preserving the historic context and restoring
ecological functions.

The intent of this principle remains unchanged from the
2008 Master Plan.

The site environment framework must balance the
demands of historic and cultural resource protection,
environmental and sustainability goals, and the functional
requirements of new construction and tenant-specific
needs. To do so, the site environment framework depicts
these seven zones, each of which will require a different
landscape response.

Landscape and cultural resource protection are of primary
importance on the plateau, while resource management
and restoration of habitat are key objectives for the
western slopes. However, because the landscape on the
plateau affects the environmental quality of the western
slopes, practices on the plateau must address resource
management for the wooded slopes. This is particularly
relevant for the management of rainwater. Varying
approaches to stormwater management, landscape
preservation, and habitat restoration will be emphasized
depending on the landscape zone.
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Site Access and Service - 2008 to 2020

The intent of the following principles remains unchanged
from the 2008 Master Plan.

Access

Principle: Respect and reinforce the historic address for
the site on Martin Luther King Jr. Avenue SE.

The main public frontage to the St. Elizabeths West
Campus remains along Martin Luther King Jr. Avenue

SE which will be the primary regional public “address”
for DHS. The existing West Campus entries along

Martin Luther King Jr. Avenue SE, Gates 1 and 2, will be
upgraded to serve the new garages, potential shuttles
and pedestrian entries, while maintaining their historic
character to the maximum extent possible. Gate 3 is
designated to be used for EMS and emergency purposes
only.

Since the 2008 Master Plan, additional ingress/egress
to/from the West Campus has been provided via a new
access road along the western portion of the site, between
Firth Sterling Avenue SE and the Malcolm X Avenue SE
ramp from |-295. Gate 4 is currently a primary employee
and visitor entrance. Gate 5 is for Child Development
Center drop-off, and Gate 6 is for official vehicle screening
and deliveries.

Adequate and efficient access for public transit to the
campus should be provided. Public transportation vehicles,
bicycles, and pedestrians will have access to the campus
at Gates 1, 2, and 4.

Circulation

Principle: Use historic roadways and paths to reinforce
spatial continuity.

The plan should maintain the historic character of the
pedestrian circulation within the campus. Employees

and visitors accessing the campus by automobile will

be immediately directed to parking garages. Within

the campus, vehicular circulation will be limited to fully
screened vehicles only, including VIPs and internal
shuttle buses. The plan encourages primarily pedestrian
movement across the campus and the use of the existing
campus roadways and campus “loops.” These will provide
clear access to all areas of the campus and will act as an
orienting device for employees and visitors.
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Figure 5.7 - Access and Circulation diagram
Image at lower right: Figure 5.10 - Site Access and Circulation from the 2008 Master Plan
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VI. MASTER PLAN

Master Plan Amendment 2 Overview

Amendment 2 is the result of the process of studying
existing conditions, identifying planning constraints

and opportunities, revisiting the 2008 Master Plan
Planning Principles, and accommodating programmatic
requirements to define the potential for new construction in
two areas, the plateau and the Sweetgum Lane sites.

As part of the planning process, a wide range of initial
concepts were developed and reviewed by GSA, DHS,
and the Consulting Parties. A list of the Consulting Parties
is included in the Acknowledgments section of Amendment
2. Comments from GSA, DHS, and the Consulting Parties
informed the alternative concepts; and Amendment 2
reflects the modifications and refinements accordingly.
Using this iterative process, a Preferred Alternative,
Alternative B in the EIS, was selected and developed for
the plateau and the Sweetgum Lanes sites included in
Amendment 2.

This section provides a focused summary of changes
included in Amendment 2 as they relate to the 2008 Master
Plan and the proposed new development on the plateau
and Sweetgum Lane sites.

Proposed Revisions Included in Amendment 2:

Subject

Site Development Plan Elements
Land Use and Zoning

St. Elizabeths East Campus
North Parcel
Master Plan Concept - West Campus

Development Parcels Relationships
Density

Building Heights

Site and Building Sections

New Access Road

Programmatic Requirements & Design Parameters

Building Use by Functional Division
Landscape
Site Environment

Stormwater

Views
Regional Views
Neighborhood Views
Views from Within the Site

Access and Circulation
Pedestrian Circulation
Vehicular Circulation
Parking

Pavement Improvements

Site Infrastructure
Security

Development Phasing

The DHS Headquarters Consolidation at St. Elizabeths
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2008 Master Plan

Page 91
Page 92
Page 93

Page 93

Page 94

Page 95
Page 97
Page 98
Page 99
Page 103
Page 104
Page 105
Page 109
Page 125
Page 125

Page 111
Page 111
Page 114
Page 118
Page 120
Page 122
Page 123
Page 123
Page 124

Page 129
Page 130
Page 131

Amendment 2
Revisions

Updated Development Design Drivers
No Proposed Revisions

East Campus Not Included in
DHS Consolidation

East Campus Not Included in
DHS Consolidation

Plateau and Sweetgum Lane Sites

Plateau and Sweetgum Lane Sites
Plateau and Sweetgum Lane Sites
Plateau and Sweetgum Lane Sites
Plateau and Sweetgum Lane Sites
Consistent with the 2008 Master Plan
Revised Development Program
Consistent with the 2008 Master Plan
Plateau and Sweetgum Lane Sites
Consistent with the 2008 Master Plan

Consistent with the 2008 Master Plan intent
to meet current regulatory requirements.

Plateau and Sweetgum Lane Sites
Plateau and Sweetgum Lane Sites
Plateau and Sweetgum Lane Sites
Plateau and Sweetgum Lane Sites
Consistent with the 2008 Master Plan
Consistent with the 2008 Master Plan
Consistent with the 2008 Master Plan
Consistent with the 2008 Master Plan
Consistent with the 2008 Master Plan

Consistent with the 2008 Master Plan
Consistent with the 2008 Master Plan

Phasing for Plateau and Sweetgum Lane sites

Amendment 2
Modifications to 2008

Revised lllustrative Plan

Revised Diagram and
Concept Design information

Revised Diagram/Text
Revised Diagram/Text
Revised Diagrams/Text

Revised Diagrams/Text

Revised Table in Section Il

Revised Diagrams/Text

Revised Plan Diagram/Text

Relevent Revised Views included
Relevent Revised Views included
Relevent Revised Views included
Revised Plan Diagram

Revised Plan Diagram

Revised Plan Diagram

Amendment 2

Page 31

Page 32
Page 39
Page 40
Page 41
Page 42

Page 44

Page 46

Page 48
Page 52
Page 54
Page 55
Page 56

Page 57
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Master Plan Amendment 2
Site Development Design Drivers

Subsequent to the refinement of the Planning Principles,
the Amendment 2 Preferred Alternative proposes revisions
to the Master Plan plateau and Sweetgum Lane Sites
based on the following Design Drivers developed with
input from GSA, DHS, and the Consulting Parties.

Campus Context:

Scale: Consider the total number of buildings, and how
building height should address both the South Lawn and
the western slope of the plateau.

Views: Consideration of important internal and external
views is critical.

Landscape: The new buildings should be sited to consider
outdoor placemaking, and the spaces between buildings.

Habitat: The siting of new development should be sensitive
to the Topographic bowl and habitat.

Quality & Operations:

Workplace Efficiency: The new development should
optimize daylighting for workplace quality, and allow
for potential buildings to accommodate flexibility within
departments.

Identity: The new development should be programmed by
department units to accommodate component identity and
security.

Performance: The new buildings should be sited to
maximize solar orientation and daylighting, and heating
and cooling efficiency.

Feasibility:

Site Soils, Stabilization and Hydrology: The new
development, both buildings and landscape, should be
designed to efficiently and effectively ensure stabilization,
soil remediation efforts, and prevent potential water
infiltration and inundation.

Cost, Flexibility, and Efficiency: The new development
should be cost-effective and reflect GSA's P100 standards
for bay dimensions, cores, and shared spaces.

LEGEND
: Existing Buildings
E Master Plan & Amendment 2 New Development

E Below-Grade Development
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Figure 6.1 - Amendment 2 - Preferred Alternative

Image at lower right: Figure 6.6 - lllustrative Master Plan from the 2008 Master Plan
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Plateau Site Design Principles

The Preferred Alternative for the plateau was
developed through an iterative process with GSA,
DHS, and six Consulting Parties’ meetings, based on
the following design principles:

Site Programming

* The new construction should be accommodated
into two components (630K GSF and 570K GSF)
and consider adaptive reuse of Buildings 56, 57,
& 64.

Plateau Viewsheds

*  The buildings should be located toward the
western edge of the plateau, and be sited to
provide visual porosity from the South Lawn
towards the plateau.

Hitchcock Hall Axial Connection

*  With the removal of Building #69 at the south
end of the lawn, the new construction has the
potential to be a signature building with a visual
relationship to Hitchcock Hall.

Ravine Building & Landscape

+ Use the construction of the Ravine Building and
adjacent landscape improvements to provide
slope stabilization along the Ravine.

* Relate lower massing of new construction to the
scale of the adjacent power plant, and explore the
integration of new construction foundations and
walls with site retaining walls.

* Regrade ravine to create a naturalistic connection
to the South Lawn from the north end of the
Campus, with places of pause along paths and
edges.

*  Frame views from the lower Ice House level
through the Ravine toward Hitchcock Hall.

Building Massing and Height

»  Focus building height toward the west edge of
Plateau and allow for open space between new
construction on the South Lawn and the existing
Administration Row.
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Plateau Site - Preferred Alternative

The two-building concept of the Preferred Alternative
illustrates the potential maximum gross square footage
and height to be developed above ground. During the
detailed design phase, should the specific program be
evaluated and allow for more below-grade space, the
overall building envelopes may be reduced accordingly.

The Ravine Building, to be holistically designed with the & >
landscape, is intended to utilize the building foundations = b igmr S AE N YENL !
and landscape walls to efficiently stabilize the slope, while Figure 6.5 - Preferred Alternative Plateau Site Development overlaid on
also providing daylit workspace. The design will also existing conditions and potential soil layback zone

need to address site hydrology to prevent potential water

infiltration into the building. The connector between the

Ravine Building and Building 57 should be designed to be

architecturally and functionally complementary with the

adaptive reuse of Building 57.
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Plateau Site - South Lawn

The Preferred Alternative maintains and reinforces the
form of the Existing South Lawn, a key place within the
Arboretum landscape characterized by a generous lawn
and ample shade trees. The existing and proposed trees
provide a healthy canopy long term that reinforce this
spatial structure, improves air quality and provides critical
shade for pedestrians. These tree plantings also mediate
the visual impact of the new construction in relation to the
South Lawn, preserving the view from Hitchcock Hall to
the trees on the southern portion of the South Lawn.
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Figure 6.6 - Key Map - Future view toward South Lawn and plateau Figure 6.7 - Future view across South Lawn toward new construction
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Plateau Site and Ravine Design
Concept

The Preferred Alternative preserves the
historic Ice House and Power Plant and
addresses the unstable slopes along the

edge of the plateau through the design of

a new building that structures the eastern

wall of the Ravine. The dramatic topography
of the northern and western slopes of the
Ravine are transformed into an accessible
connection through a continuous series of
sloped paths and landings. Canopy trees
frame the view from the top of the slope down
to the historic power plant and its dramatic
towers and to the Potomac River beyond. It
also creates a view of the buildings adjacent
to Hitchcock Hall from a new plaza adjacent to
the historic power plant. Grass and perennial
plantings provide further seasonal interest and
encourage the infiltration of stormwater.

Figure 6.8 - View of the Ravine toward Hitchcock,
June 2016

Ay

Figure 6.9 - Ravine Plan

Figure 6.11 - Future view through enhanced Ravine toward Hitchcock Hall, framed by the Ice House and B1 Ravine Building

Figure 6.10 - Ravine Landscape Circulation Plan

Figure 6.12 - Ravine Building and Landscape - Future view from the top of the Ravine toward the B1 Ravine Building and Building #56 & 57
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Sweetgum Lane Site

The Preferred Alternative, C1, for the Sweetgum Lane
site will accommodate a 175,000 GSF new building with
25,000 GSF above ground, the Headhouse, and 150,000
GSF below grade. The illustrated building’s massing

is intended to preserve views toward the river from the
Center Building and be sensitive and deferential to its
relationship and proximity to the Munro Building. The
majority of the building’s roof will be a green roof similar
in grade to the adjacent site so as to minimize the visual
impact for this part of the Campus.

t
The programming of this building requires mission ¢ Bjirlldier:

adjacencies to the Center Building and DOC.

weetgum
Lane Site

e
\f\ead“o“s

Figure 6.13 - View in 2018 from DHS Secretary’s Office in the Center
Building (prior to Center Building opening), toward Munro Buildng
and the Sweetgum Lane site (obscured by trees)

Figure 6.14 - Enlarged Plan of Sweetgum Lane Site Area - Preferred Alternative Additional Sweetgum Lane site studies reviewed with Consulting Parties
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Figure 6.15 - Preferred Alternative illustrating Design intent for
maintaining the view from the West toward Center Building Tower.
The design of the building may also utilize the site topography to
increase daylighting on the western face of the building. Note - all
existing trees on slope not included in illustration in order to provide a
view of the building massing.

The DHS Headquarters Consolidation at St. Elizabeths

Master Plan Amendment 2

Principles for Future Detailed Design

During future Detailed Design Phases, the development
program will need to be assessed to identify specific
criteria for the functionality of the building, daylighting
requirements of below-grade work spaces, and potential
below-grade connections to adjacent buildings.

The Preferred Alternative illustrates the maximum above-
grade envelope. Studies included in this section reflect

additional input from the Consulting Parties toward defining

Principles for Future Detailed Design.

These Principles, intended to guide the future design’s
specific site location, orientation, and protection of views,
include:

» reduce the height of the headhouse to maximum
extent possible;

maximize setbacks from the cemetery;

* minimize impacts to existing tree canopy on the slope
by locating below-grade structure primarily in the lawn
area; and

+ the design of the headhouse should be deferential
to Munro, though does not need to “mimic” it's
architecture, nor be rectilinear in form.

To facilitate review by the Consulting Parties of the
potential Detailed Design, the process should include the
following:

+ detailed ground-level views from the Center Building
and the cemetery, including summer and winter views;

+ illustration of the perimeter of the building design and
adjacent site to understand the relationship to existing
grading, and potential daylighting of interior work
spaces; and

+ strategies for meeting interior daylighting requirements
for below-grade work spaces.

Study 1: Reduce Headhouse to‘1. story, located toward the west
edge of the building, and deferential in height to Munro.

Study 2. Reduce Headhouse to 1 story and relocate to the north of
the site, extending east of Munro frontage. Shift the below-grade
structure eastward with landscaped light wells along the west side
of the building.

Study 3. Reduce Headhouse to 1 story and relocate to the north
of the site, aligned with Munro. Below grade building may shift
east or west. Rotate the below-grade structure to maximize solar
access and to reduce the frontage facing the cemetery.

Figure 6.16 - Additional Sweetgum Lane site studies reviewed
with Consulting Parties Sweetgum Lane Site
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Master Plan Amendment 2 Concept

This site development plan element is revised in
Amendment 2 to reflect the evolution of the site and
building development on the West Campus since the 2008
Master Plan and to illustrate the new development at the
plateau and Sweetgum Lane sites.

Respecting the 2008 Master Plan, the Amendment 2
concept is rooted in the Planning Principles discussed in
the previous chapter. The plan continues to distribute new
development largely around the perimeter of the historic
core of existing buildings and landscapes. Formal open
spaces such as “the Point” and the South Lawn continue
to be reinforced.

The West Campus will continue to be a pedestrian-focused
campus with limited vehicular circulation. Employees and
visitors access parking immediately upon entering the
campus. Circulation follows the historic roadways of the
campus and pedestrians can utilize both historic roadways
and paths around the campus.

Within the historic core, new development continues to be
limited to small additions and new buildings, scaled with
the existing structures, that complement the landscape
patterns.

The proposed new development on the plateau will have
higher concentration on the western slopes, creating and
reinforcing the cluster-building relationship with the existing
structures.

Proposed new development at Sweetgum Lane is sited to
be complementary and deferential to the Munro Building
with the majority of the structure below grade to respect
the context of the site.

With the exception of the future earth-sheltered warehouse
at Gate 6, development will not happen along the
vegetated slope areas, preserving an important portion

of the Anacostia Hills and its plateau with unique vantage
points towards the monumental core of Washington, DC.
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Figure 6.17 - Amendment 2 concept diagram
Image at lower right: Figure 6.4 - Concept Diagram from the 2008 Master Plan
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Planning Relationships
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While the site and building development have evolved

on and around the St. Elizabeths West Campus, this site
development plan element remains largely consistent with
the intent of the 2008 Master Plan.

Amendment 2 is guided by the Planning Principle that
programmatic elements on-site must maximize operational
efficiency and effectiveness. The DHS Headquarters
program is accommodated within the following planning
relationships on the campus.

The focus in Amendment 2 for the campus prioritizes
new construction for state-of-the-art office space while
continuing the 2008 Master Plan principle to reuse as
many of the existing buildings as possible. New buildings
will contain agency administrative offices and related
spaces.

Existing buildings will contain administrative space as well
as the majority of the shared uses.

The locations of uses are based both on-site layout and
program adjacency requirements.

The area to the south of the Center Building will serve
as a “campus center” where most of the shared uses will
be located in existing historic buildings oriented to the
enhanced Ravine landscape. This centrally located area
will be easily accessible to the employees and visitors.
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LEGEND Figure 6.18 - Amendment 2 Planning Relationships

New development Image at lower right: Figure 6.20 - Building Use by Functional Division from the 2008 Master Plan
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Development Density

While the site and building development have evolved on
and around the West Campus, this site development plan
element remains largely consistent with the intent of the
2008 Master Plan.

Consistent with the Planning Principle to locate new
development density to respect the character of and
relationships between the historic resources, perimeter
areas of the site are developed to a higher density with
new buildings housing state-of-the-art office space.

The new buildings will contain agency administrative
offices and related spaces. Existing buildings will contain
administrative space as well as shared uses such as a
campus cafeteria and meeting facilities.

The density descriptions are consistent with the Planning
Principles and based on the definitions in the DC
Comprehensive Plan District Elements.

Medium Density development is located on the Plateau
site, along the west edge of the campus, south of the
central Ravine.

Moderate Density development is located west of Gate
2, in close proximity to the central assembly of historic
buildings and landscapes, to the south of the Center
Building, and on the western slopes west of the Center
Building.

Low Density development is located in the lower
elevations of the site adjacent to the 1-295 right-of-way.
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Figure 6.19 - Amendment 2 Developme