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GOVERNMENT OF THE DISTRICT OF COLUMBIA 

MAYOR'S AGENT FOR HISTORIC PRESERVATION 

1100 4TH STREET SW, SUITE E650 

WASHINGTON, D.C.  20024 

 

 

In the Matter of: 

 

WALTER REED ARMY MEDICAL CENTER, 

BUILDING 38 

        HPA No. 18-308 

Square 2950, A&T Lot 817 

 

 

DECISION AND ORDER 

 

The applicant, TPWR Developer LLC (“Applicant”), brought this application to demolish 

Building 38, a contributing building to the Walter Reed Army Medical Center Historic District.  

The Applicant asserts that the proposed demolition is necessary in the public interest because it 

is both consistent with the purposes of the D.C. Historic Landmark and Historic District 

Protection Act (“Act”) and is necessary to allow construction of a project of special merit, as 

provided for in the Act. Pursuant to notice, the Mayor's Agent for Historic Preservation Hearing 

Officer (“Mayor’s Agent”), held a public hearing on September 28, 2018, to consider the 

application. The Mayor’s Agent conducted the hearings in accordance with the provisions of 10-

C DCMR §§ 400, et seq. (2004) and D.C. Code §§ 2-501, et seq. (2012 Repl.) to consider the 

application for demolition under D.C. Code § 6-1105.  For the reasons stated below, the permit 

will be CLEARED.  

Historic Preservation Proceedings 

Applicant applied for a permit to demolish Building 38 and at the same time applied for 

conceptual review for the planned roadway intersection of Dahlia and 12th Streets, NW.  The 
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raze permit and road concept application were reviewed by the Historic Preservation Review 

Board (“HPRB”) at its June 28, 2018 meeting under case numbers HPA 18-308 and 

HPA 18-368. HPRB found that the demolition is inconsistent with the purposes of the Act, 

because Building 38 is a contributing resource within the Historic District.  HPRB also gave 

conceptual approval to the proposed alignment of 12th and Dahlia Streets.  The staff report, 

which the Boardadopted, notes that the proposed alignment will encroach on Building 38, but 

asserts that razing a contributing building is contrary to the purposes of the preservation law and 

would harm the integrity of the Historic District.  The staff report also suggests that the 12th 

Street right of way be reviewed by the Mayor’s Agent as a special merit project.  HPRB does not 

make a recommendation about whether a project is one of special merit. 

HPRB adopted the staff report finding that the demolition is inconsistent with the 

purposes of the preservation law because the demolition would “not retain, enhance or adapt this 

contributing building.”  However, Board members expressed some support for the demolition on 

balance. Chair Marnique Heath summarized: “[W]e all concur that there’s not really an argument 

to say that this isn’t a contributing building, but that you all have made really compelling 

arguments for why keeping the building is not the right solution.” HPRB Tr. at 53. She 

concluded the hearing by stating: “Good luck with the Mayor’s agent.” Id. at 54,  

The Applicant then brought this application before the Mayor’s Agent for demolition of 

Building 38, contending that the demolition is necessary in the public interest because it is 

consistent with the purposes of the Act and will allow for a project of special merit.  A hearing 

was held on September 28, 2018.  The Applicant presented the following witnesses in support of 

it application: Vicki Davis, Urban Atlantic / TPWR Developer LLC; Katie Wiacek, Hines / 

TPWR Developer LLC; Emily Eig, of EHT Traceries, who was recognized as an expert in 
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architectural history and historic preservation; Erwin Anders, of Gorove/Slade, who was 

recognized as an expert in transportation planning, and Ryan Brannan, of Bowman Consulting 

who was recognized as an expert in civil engineering. 

Additional witnesses appearing in support of the application included Randall Clarke, 

Director of the Walter Reed Local Redevelopment Authority (“LRA”); Rey Sully, Director of 

Real Estate Development and Asset Management, Howard University; Irene Thompson, Project 

Director, Children’s National Medical Center; Alice Giancola of the Walter Reed Community 

Advisory Committee; and Faith Wheeler.  Resolutions in support of the demolition application 

from ANC 4A and ANC 4B were entered into the record.  A letter in support was also entered 

into the record from the Children’s National Medical Center.  Tim Dennee, of the Historic 

Preservation Office, provided testimony in opposition to the concept that the demolition of a 

contributing building in a historic district could be consistent with the purposes of the Act and 

instead suggested that special merit is the appropriate standard. No person or organization sought 

recognition as a party in opposition, and no person offered comments opposing the permit.  

At the conclusion of the hearing, the Applicant was invited to submit proposed findings 

of fact and conclusions of law, which it did in a timely manner. 

Findings of Fact 

The Walter Reed Army Medical Center was a famous Army medical campus, serving the 

nation from 1909 until 2011.  It is located in the northern reaches of the District of Columbia 

between Georgia Avenue and 16th Street, NW.  The entire 110-acre site was designated as a D.C. 

historic district in 2014.  The Historic District includes numerous contributing historic buildings, 

structures, and landscape features, which remain largely intact on the sprawling, previously 

isolated medical campus.  A 66.25 acre portion of the Historic District (“Site”) was transferred 
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by the Army to the District of Columbia, which selected the Applicant, TPWR Developer LLC, a 

joint venture partnership of Hines, Urban Atlantic, and Triden Development Group, to redevelop 

the Site under the oversight of LRA.1  The Project is one of the District’s highest priority 

development projects, with the District overseeing redevelopment in accordance with D.C. 

planning goals and objectives. 

The Site has been the subject of extensive planning with significant community input.  A 

small area plan was developed by the Office of Planning, based on substantial professional 

analysis and extensive input from the community following numerous public meetings and 

outreach efforts. The public planning processes culminated in the current master plan and related 

design guidelines for the Site, called the Parks at Walter Reed Master Plan (“Master Plan”).  The 

Master Plan reaffirmed the overarching goal of preserving the historic character of the Site and 

identified 13 historic buildings to be retained and adapted for current use, as well as numerous 

historic landscape features including the Great Lawn - the largest open space on the Site 

consisting of six acres of rolling hills, wooded groves and open lawn.  In total, the Master Plan 

contemplated new development of approximately 3.1 million square feet in a mix of residential, 

retail, office, medical, educational, and arts and cultural uses (the “Project”).  The plans included 

a new “Town Center,” including a mix of residential, office, and retail uses, including a full 

service grocery store, which is anticipated to generate revenue to support the preservation of 

historic resources and affordable housing on site.  

                                                 

1 The State Department also acquired 32 acres for foreign missions, and the Children’s National Medical 

Center 12 acres for a new facility. 
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Over 2,000 units of housing is planned to serve a diverse mix of incomes and households.   

More than twenty percent of the total residential units onsite will be affordable, and 114 units 

will be targeted to households earning 30 percent of the area median income and below –well in 

excess of the City’s inclusionary housing program requirements. MA Tr. at 22.  The affordable 

housing component will include housing for special populations who have high priority needs: 

seniors and homeless veterans. Affordable senior housing is a high priority for the surrounding 

community where there is a large senior population. Id at 24. The Plan also provides for nearly 

half a million square feet of space for community serving entities, including two new public 

charter schools (the D.C. International School and the Latin American Montessori Bilingual 

Public Charter School) and a new ambulatory care facility operated by Howard University.  

Finally, the Master Plan provides for approximately 14 acres of open space, parks and plazas, 

which are accessible to the public, including the historic Great Lawn and the Town Center plaza. 

Another planning goal was to integrate the formerly gated campus into the surrounding 

communities. A new street network has been designed to integrate the Site into the adjacent 

neighborhood and the City as a whole. The new street network included a new section of 12th 

Street as a north-south connector through the Site and a new east-west Dahlia Street connector to 

intersect with 12th Street in the Town Center. A modern, internal roadway network for the Site is 

essential for the success of the Project.  The planned modernization of the existing roadway 

network includes bringing the roads up to DDOT standards and providing for pedestrian, bike, 

and transit (i.e., multi-modal) circulation in addition to vehicular circulation.  Key elements of 

the design include bike lanes, turns lanes, street trees, planted stormwater collectors (a key 

element of the project’s sustainability goals), sidewalks, and curb bulb outs.  
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The 12th Street and Dahlia Street connections provide access to the planned, new mixed-

use development, including the Town Center.  They also provide convenient access to Howard 

University’s ambulatory care unit and a new Children’s National Hospital on the western side of 

the Campus. Convenient access to medical services was identified in the planning process as a 

high priority for the community.  Both medical uses have entrances on these road extensions. 

The 12th Street connector and the intersecting east-west Dahlia Street connection are key 

components of the Master Plan.  The new 12th Street connector incorporates curvilinear 

segments that are designed to safely handle areas of steep grades, integrate green spaces, and 

minimize potential impacts to historic buildings and landscapes of primary significance.   

The Applicant contends that the proposed 12th Street alignment necessitates the 

demolition of Building 38. Building 38 was initially used by the Army as a guard house but later 

was converted to administrative use. Constructed in 1922 as a small one-story building, a south 

wing was added in 1928 and a second floor in 1944. Further additions and alterations were made 

outside the historic district period of significance.  The alterations have dramatically changed the 

building’s appearance.  Because most of Building 38 was constructed during the historic 

district’s period of significance (1905-1956), it was identified as a contributing resource to the 

Historic District.  But it is undisputed that the building has only minor historical significance.  

Building 38 is located adjacent to the future intersection of 12th and Dahlia Streets on a 

north-south axis to the east of the Main Hospital Building and just north of the Main Barracks 

Building which are contributing buildings of major historic significance. The alignment is 

designed to address a number of site constraints and conditions, including the need to mediate 

challenging elevation changes, align with existing segment of 12th Street to the north of the Site, 

respect the historic Main Hospital and Main Barracks Buildings, and reinforce the dramatic north 
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and south facing viewsheds framed by those buildings.  Of particular concern was potential 

adverse impact to the Main Hospital Building, which the National Register nomination 

determined  to be both a major contributor to the historic district and so significant as to warrant 

listing as an individual landmark. HPRB Tr, at 15,   The design of the 12th Street connector was 

determined in consultation with DDOT and OP to achieve a design that meets DDOT’s 

requirements for a safe, public road and the planning connectivity objectives, while limiting 

adverse impacts to the Site’s historic resources. 

The Applicant’s expert civil engineer demonstrated that limiting adverse historic impacts 

requires careful grading in the construction of the 12th Street connection to address the 

challenging topography of the area.  The grade change between Main Drive and Dahlia is 

approximately 20 feet, and 12th Street must accommodate this grade change safely and in 

accordance with DDOT standards.  The new 12th Street connection is designed so that it is 

steepest in the location of Building 38 in order to compensate for the more gentle slope needed to 

avoid adversely impacting the Main Hospital and Barracks buildings.  On the east-west axis 

between the two building entrances, this will enable the road to be roughly level with the Main 

Hospital entrance, which is about 10 feet lower than the Main Barracks building entrance.  The 

more gentle slope in the new road segment adjacent to the Main Hospital and Barracks Buildings 

will limit intrusive grading next to these buildings. 2  

                                                 

2 Dahlia Street is also an important component of the redevelopment circulation plan.  The Dahlia Street 

connection will serve as the main access to the new retail uses in the Town Center from the 

neighborhoods to the east and west of the Campus.  It will also become a major east-west connector from 

Georgia Avenue leading to the planned Howard University Ambulatory Care Center and Children’s 

Hospital facility on the western half of the Campus, and to Alaska Avenue.  The Applicant asserts that 

Dahlia Street is the best option for providing an adequate east-west connection for access to the Town 

Center due to siting of existing historic buildings and landscape features that will be preserved and 

rehabilitated to the south of the Town Center, the lower density residential development to the north of 

the Town Cent 
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Like the public planning that preceded it, the Master Plan identified the intersection of 

12th and Dahlia Streets as key to the success of the Project and especially the Town Center 

redevelopment.  According to the Master Plan, the intersection is to become the “front door” and 

the active hub for the new Town Center, which will include a new full-service grocery store and 

other retail uses.  The Applicant’s civil engineer testified about the importance of this 

intersection as a safe four-way stop intersection. (MA Tr. at 50). It links the north, east, west, and 

south sections of the Site and activates the area.  In fact, according to the Applicant, the viability 

of the Town Center and the retail uses largely dependent on the quality of the intersection as the 

high quality retail tenants require adequate access, visibility and adjacent, active public spaces to 

support continued viability. 

The Applicant contends that the demolition of Building 38 is necessary to implement the 

critical circulation plan because Building 38 is located in the path of a portion of the Site that is 

needed for the construction of the 12th Street connection.  The Applicant’s historic expert, Emily 

Eig, testified that this demolition allows for the connection of 12th and Dahlia Streets in a way 

that is consistent with and reinforces the historic character of the Campus, and that the loss of 

Building 38 will not destroy that character. (MA Tr. at 84). Ms. Eig also testified that as planned 

the street network avoids potential adverse impacts to historic buildings of primary significance 

including the Main Hospital and Barracks buildings. (Id.)  

The Applicant’s transportation and civil engineer experts testified that alternatives to the 

demolition of Building 38 were studied. The alternative of shifting the intersection to the west 

was not acceptable because the intersection became an “offset condition,” that is, an intersection 

at which one street is interrupted and must jog, which posed safety hazards and failed to meet the 

need for a high quality intersection as need to support the Town Center. (MA Tr. at 61.)  The 
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alternative of leaving the intersection in the planned location but retaining Building 38 was also 

found to be unacceptable because it would require a 13-15 foot retaining wall with a 3 foot 

guardrail on top around the building in the best case or the potential damage to the building in 

the worst case. (Id. at 63-64.)  

Legal Standards 

The Mayor’s Agent can clear a permit for the demolition of a contributing building in a 

historic district only if he finds that a proposed demolition is “necessary in the public interest.” 

D.C. Code §§ 6-1105(e), -1106(e).  “Necessary in the public interest means consistent with the 

purposes of this act as set forth in section 2(b) or necessary to allow the construction of a project 

of special merit.” Id. at § 6-1102(10).  The Act defines a project of special merit as “a plan or 

building having significant benefits to the District of Columbia or to the community by virtue of 

exemplary architecture, specific features of land planning, or social or other benefits having a 

high priority for community services.” Id. at § 1102(11). If the Mayor’s Agent finds that a 

project has special merit, he must balance that special merit against the harm to historic 

preservation values that would result from the demolition.  Citizens Comm. To save Historic 

Rhodes Tavern v. DC Dep’t of Housing and Community Development, 432 A2d 710, 715-16 

(D.C. 1981).  Preservation benefits can play a role in special merit analysis by reducing net 

preservation losses to be balanced against the special merit community benefits of a project. 

Friends of McMillan Park v. D.C. Zoning Comm’n, 149 A.3d 1027, 1041 (D.C. 2016).  Finally, 

the Mayor’s Agent must find that demolition is “necessary” to construct the project of special 

merit. 
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Discussion 

Special Merit 

The Parks at Walter Reed Master Plan clearly qualifies as a project of special merit. It 

features both exceptional land planning features and the provision of high priority District and 

community benefits that would not be ordinarily expected.  It is uncontroverted that that the Site 

has been the subject of extensive public planning and community input and that the Master Plan 

is the culmination of that process.  The extensive public planning process involved in bringing 

the Master Plan to fruition underscores the high priority given to the land planning features and 

benefits of the Project by the District and the community.  

The Project qualifies for special merit status based upon the integration of the previously 

isolated and inaccessible Army campus into the City and the surrounding communities.  The 

Master Plan accomplishes this via a well-planned street network which is both designed to 

connect to the existing D.C. street grid and respect the historic setting of the Campus. This is no 

minor feat.  The Site currently has had only a very limited internal roadway which does not meet 

contemporary safety standards or multi modal requirements.  The key, new 12th Street and 

Dahlia Street connections have been carefully designed to connect to the external street grid and 

intersect in an optimal manner to support the Town Center. The 12th Street connector also 

features a curvilinear design that manages the steep grade in this area of the Site, protects and 

supplements historic green areas, and limits adverse grading impacts on the historically-

significant Main Hospital and Barracks buildings.  

The Project also provides a notable affordable housing component, which significantly 

exceeds the City’s inclusionary zoning requirements and offers affordable housing to several 

special need groups, including seniors and veterans.  Affordable housing which exceeds standard 
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City requirements has been previously been recognized as a significant element of special merit. 

See, e.g., In re 2228 MLK LLC, HPA 14-221 & 14-222 (2014). Affordable senior housing was 

identified by the community as a high priority need. The community medical facilities being 

developed by Howard University and the full service grocery store also represent a community 

benefits specifically identified by the community in the planning process as a high priority need. 

Taken together, the planning process, the Plan for the campus, including the road system, the 

affordable housing, and other community benefits make the Project one of special merit.  

As a second step, the Mayor’s Agent must balance the benefits of the special merit 

project against the harm to the historic preservation values that would result from the demolition. 

In so doing, a project’s historic preservation benefits must be assessed to determine a project’s 

net historic preservation loss.3  The balance in this case is clearly in favor of the Project’s special 

merit. The Project’s special merit benefits as described above are very substantial and the net 

historic preservation losses are real but modest.  The preservation benefits include the retention, 

restoration, and adaptive reuse of 13 contributing buildings on the Site as well as approximately 

70 contributing landscape features and 14 acres of open space including the historic Great Lawn. 

The demolition of Building 38 is a loss, as is the demolition of any contributing building in a 

historic district. But Building 38 has much less significance for the district than do several of the 

other contributing buildings which are being preserved, notably the Main Hospital Building and 

Main Barracks Building.  The road design protects these buildings of greater significance and 

                                                 

3 If the project’s historic preservation benefits exceed its historic preservation losses, the Mayor’s Agent 

may find that the project is consistent with the purposes of the Act and clear a permit without considering 

whether the project constitutes a project of special merit. Friends of McMillan Park, supra, 149 A.2d at 

1041.  
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invites the public into the Site to appreciate and enjoy its historic resources.  The Master Plan has 

previously received a concept approval from HPRB which underscores the compatibility of the 

Plan with the Historic District. 

As a final step, the Mayor’s Agent must determine whether the demolition of Building 38 

is necessary to construct a project of special merit. The Applicant’s evidence established the 

need for the alignment of the 12th Street connection and the intersection of 12th and Dahlia 

Streets.  The steep grade conditions and requirement for a safe and well-functioning multi-modal 

intersection justify the placement, especially given the importance of the Town Center in 

generating the revenues needed to subsidize the restoration and preservation of the historic 

landscapes and elements elsewhere on the Site.  

 The Applicant’s civil engineering expert testified about how the planned construction of 

12th Street required the demolition of Building 38. He testified that the necessary grading 

adjacent to Building 38 would require at least a tall retaining wall, a solution that would pose 

safety hazards to pedestrians, destroy the setting the building,4 and risk the building’s collapse.   

Alternative alignment and intersection designs were studied by the Applicant’s experts and found 

to be less safe and functional, and also to risk adverse impacts on the Main Hospital and 

                                                 

4 Building 38’s chief historic significance seems to be its place within the overall setting of the historic 

district. One member f the HPRB stated during he earlier hearing in this case: “:  “The contribution of a 

minor contributing building to a larger Historic District really has a lot to do with its setting actually.  

And if you’ve lost the setting, there really isn’t, I don’t think, necessarily a good argument for keeping the 

building itself.  So in terms of going forward to the Mayor’s Agent, it may be best to say that honestly 

from a historic preservation perspective, you may actually be better off tearing it down.”  D.C. Historic 

Preservation Review Board, Transcript of Case #18-308, June 28, 2018, 51-52. 
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Barracks buildings. Thus, it seems clear that the demolition of Building 38 is necessary to 

construct the street network essential to implement the Master Plan.   

Consistent with the Purposes of the Act 

The Applicant also argues that the Master Plan and the Project is consistent with the 

purposes of the Act because the preservation benefits proposed outweigh the preservation harms.  

The HPRB found that the demolition is not consistent with the Act, and Mr. Dennee of the HPO 

staff argued at the Mayor’s Agent hearing that the demolition of a contributing building in a 

historic district can never be consistent with the Act.  This seems in tension with the Court of 

Appeals more general statement that a project is consistent with the purposes of the Act if its 

preservation benefits exceed its preservation harms. Friends of McMillan Park, 149 A.3d at 

1041. Resolution of this issue requires sensitive legal analysis of the purposes of the Act as they 

relate to historic districts. See D.C. Code §1101(b)(1).  This important issue should not be 

adjudicated in a case that lacks full adversarial advocacy. In view of this and my determination 

that a permit should be cleared for demolition of Building 38 under the special merit prong, there 

is no need to consider whether the demolition also meets the consistency standard. 
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Conclusion 

Accordingly, the permit to demolish Building 38 is hereby CLEARED.  

Date:  March 7, 2019 

Confirmed: 

 

J. Peter Byrne         Andrew Trueblood 

Mayor’s Agent Hearing Officer    Mayor’s Agent 
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CERTIFICATE OF SERVICE 

I HEREBY CERTIFY that a copy of the foregoing Order was served this 7th day of March 2019 

via electronic mail to the following: 
 

TPWR Developer LLC 

c/o Cynthia A. Giordano 
Cynthia.Giordano@saul.com  
 

Advisory Neighborhood Commission 4A 
4A01@anc.dc.gov 

4A02@anc.dc.gov 

4A03@anc.dc.gov 

4A04@anc.dc.gov 

4A05@anc.dc.gov 

4A06@anc.dc.gov 

4A07@anc.dc.gov 

4A08@anc.dc.gov 

karrye@usa.net 

4A@anc.dc.gov  
 

Advisory Neighborhood Commission 4B 
4B01@anc.dc.gov 

4B02@anc.dc.gov 

4B03@anc.dc.gov 

4B04@anc.dc.gov 

4B05@anc.dc.gov 

4B06@anc.dc.gov 

4B07@anc.dc.gov 

4B08@anc.dc.gov 

4B09@anc.dc.gov 

dnbrenda808@yahoo.com 

4b@anc.dc.gov  
 

David J. Maloney 

District of Columbia State Historic Preservation Officer  
david.maloney@dc.gov  
 

Marnique Heath, Chair 

Historic Preservation Review Board 
Marnique.heath@dcbc.dc.gov  
 

Leah Prescott 

Associate Law Librarian for Digital Initiatives and Special Collections 

Georgetown University Law Center Library 
lp627@law.georgetown.edu    

 

   

 

 

______________________________ 

Julianna Jackson 
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