BEFORE THE PUBLIC SPACE COMMITTEE OF THE
DISTRICT OF COLUMBIA
Application of Dupont DC Investors LLC

August 25, 2014

STATEMENT OF THE APPLICANT
I.

Introduction

This is the application of Dupont DC Investors LLC (“Applicant”) for permission to
install utility vaults within a portion of the public space abutting the Applicant’s property located
along the 1900-2000 block of T Street NW. The Applicant’s property is located on the same lot
of record as the Washington Hilton. Due to conditions on the property related to the existing
improvements and operations associated with the Washington Hilton, a historic landmark , it is
not possible to locate the utility vaults on private property or elsewhere in public space. The
utility vaults will be surrounded by landscaping and street trees and will provide an opportunity
to improve the pedestrian environment along T Street in front of the Applicant’s property.
II.

Background

The property that is the subject of this application is located on Lot 832 in Square 2535
(“Property”). The Property is located on the grounds of the Washington Hilton. The
Washington Hilton is bounded by Columbia Road NW and Connecticut Avenue NW on the
west, T Street NW and Florida Avenue NW on the south, and 19th Street NW on the east. The
Applicant’s property is generally located in the southeast quadrant of the Hilton site, and fronts
on T Street NW and Florida Avenue NW.
The Washington Hilton is located on a parcel of land that slopes significantly from
northwest to southeast. The main entrance to the Lobby level of the hotel is located off
Connecticut Avenue. The main entrance to the Terrace level, which is one story below the
Lobby level, is located off T Street NW. The Concourse level is located below the Terrace level.
Two levels of underground parking are located entirely below grade, under the Concourse level.
In 2008, the owner of the Washington Hilton secured approval from the Historic
Preservation Review Board to (a) renovate the existing hotel and (b) construct a new residential
addition on the southeast corner of the hotel property (that is, on the Property). As a part of the
renovations, a new hotel ballroom was constructed on the Terrace level of the hotel. The former
hotel ballroom, located one floor below on the Concourse level on the southeast quadrant of the
hotel property, was decommissioned and is planned to be reused as parking for the residential
tower. The residential addition will be located above the former hotel ballroom / proposed
residential parking garage.
The renovations were completed in November 2010, and permits have been issued to
authorize the construction of the residential addition. In 2013, the Applicant acquired the
Property from the owner of the Hilton.
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III.

Existing Conditions

As discussed above, the Property is currently improved with the former ballroom /
proposed parking level for the residential addition, and two below grade levels of parking
associated with the Hilton These improvements are generally constructed to the property line,
which means that the entire Property is occupied with improved structure both at and below
grade.1
The former ballroom space is generally located at the same level as T Street and Florida
Avenue; however, the improvements are behind a large sloped berm and retaining wall that
extends into the public space adjacent to the Property. (Exhibit A: Photographs of Existing
Berm.) As a part of the construction of the residential addition, the Applicant proposes to
reconfigure the existing berm and break down its scale through a series of stepped and
landscaped terraces. The terraces will significantly improve the public space experience along T
Street and Florida Avenue NW by modulating the scale of the berm, increasing visual interest for
pedestrians, and creating a new “front yard” for the residential addition. The changes to the
berm were specifically requested by and developed in consultation with Office of Planning and
Historic Preservation Office staff, and were approved by the Historic Preservation Review Board
as a part of its overall approval of the project. (Exhibit B: HPRB Staff Reports.)
The public space along T Street is currently improved with the berm, an existing 8-foot
wide sidewalk, and six curbside parking spaces that are located in an inset parking lane, similar
to a layby. (Exhibit C: Existing Site Plan) The sidewalk is located adjacent to the parking lane,
so there are no street trees or tree box/furnishing zone.
IV.

Proposed Utility Vaults and Related Alterations in Public Space

The Applicant proposes to convert the existing lay-by parking lane into space for the
required utility vaults, located within and surrounded by a landscaped and hardscaped tree
box/furnishing zone. (Exhibit D: Proposed Site Plan.) The portion of T Street in front of the
project would be reconfigured and restriped to accommodate the parking lane outside of the
newly established curb line. (Exhibit E: Restriping Plan.)
A. Impact on Streetscape
The proposed modifications will improve the streetscape along T Street over existing
conditions. Currently, there is no amenity zone between the sidewalk and the curb along this
portion of T Street. By recapturing the parking lane, the modifications will allow for the creation
of a landscaped and hardscaped furnishing zone. (Exhibit F: Detailed Streetscape Plans.) The
new furnishing zone will feature six new street trees spaced 30 feet apart. The tree boxes will be
7 ½ feet deep and 10 feet wide. Three grated utility vaults will be located outside of the
pedestrian pathway, between the street trees; the remaining spaces between the trees will be
improved with brick paving. (There is nearby context for the use of brick paving along Florida
Avenue.) The existing eight-foot wide sidewalk will be maintained. The curb extension will
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Ramps associated with the underground garage project beyond the property line into public space pursuant to
established vault agreements with the District of Columbia
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eliminate the layby condition and align the curb along this section of T Street with the curb
location to the east and west.
The location of the vaults within the proposed furnishing zone is important because it
also permits the Applicant to construct the approved landscaped terracing improvements to the
berm on the north side of the sidewalk that will also improve pedestrian conditions. This
landscaping could not be constructed if the utility vaults were located in the public parking area
within the berm. If the Applicant were required to locate the utility vaults within the berm area,
the gentle sloped landscaped terraces would be replaced by a flat area corresponding to the vaults
and a severe 14-foot tall retaining wall (in addition to the existing 4-foot tall retaining wall that
will remain at the sidewalk). (Exhibit G: Alternative Vault Location in Berm.) This alternative
design would also contravene HPRB’s approved plans for the project, which specifically call for
the treatment of the berm with the terraced landscaping described above. Finally, this alternative
design would create a monumental scale that is out of proportion with the proposed residential
addition that is planned for the Property.
B. Impact on Parking and Traffic Operations
Currently, T Street contains one west bound lane and two east bound lanes, including a
dedicated right turn lane. In order to maintain traffic flow, the Applicant proposes to relocate an
on-street loading zone on the south side of T Street to create space for a dedicated right-turn lane
near the intersection. The restriping will not result in unacceptable impacts on traffic operations.
(Exhibit H: Traffic Analysis.) The Applicant has consulted with DDOT regarding the impact of
the proposed reconfiguration on parking and traffic operations and modified the design to
accommodate DDOT concerns. The modified design will be able to accommodate bus and truck
turning radii as well as right turns from regular vehicles. (Exhibit I: Turning Diagrams.)
The relocated loading zone will eliminate three metered parking spaces on the south side
of T Street. However, DDOT is also considering potential modifications along north side of
Florida Avenue adjacent to the Property, which could yield six new potential parking spaces.
V.

Evaluation of Vault Locations

The Applicant is aware of DDOT’s preferred order of location for utility vaults: private
property, then in a public alley, then in landscaped public parking, and then finally within
covered and air conditioned vaults. However, none of these options are possible given the
existing improvements and historic preservation constraints, which create an exceptional and
unique situation for the Property and create complicated challenges in attempting to locate the
vaults in accordance with DDOT’s preferred locations for vaults.
1. Private Property. As discussed above, the entire site is improved with structure at the first
floor as well as below grade, so there is no location on private property to locate the vaults.
2. Public Alley. There is no public alley adjacent to the Property.
3. Landscaped Public Parking. As discussed above, the vaults cannot be located within the
landscaped public parking adjacent to the Property because of the grade of the berm. The
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modifications required to locate the vaults in this area would require a 15-foot tall retaining
wall and contravene HPRB approval for the project.
4. Covered Vaults. The existing improvements and grade again preclude this option. The
eight-foot sidewalk is too narrow to accommodate the vaults and footings for the adjacent
retaining wall.
The Applicant also explored siting the utility vaults in other locations, but concluded that
other locations would not work because of challenges and costs associated with connecting to the
vaults and unacceptable impacts on hotel operations.
The Applicant examined whether the utility vaults could be located further west of the
Property, either in a landscaped island near the T Street entrance to the hotel or within the
entrance driveway itself. (Exhibit J: Alternative Vault Locations on T Street.) Both locations,
however, are a significant distance from the residential addition and would require running 200250 feet of conduit from the vault to the addition. (The location of existing underground
improvements associated with the hotel parking garage preclude relocating the switchgear room
to a closer location.) Grade changes associated with the berm and existing underground utilities
in the sidewalk further complicate the conduit run and connection back in to the residential
addition, and make these alternatives technically challenging as well as financially infeasible.
Finally, the construction of these utility vaults and conduit, which is expected to take months,
would unacceptably impact the hotel by effectively eliminating the use of the T Street entrance.
The Applicant also examined whether the utility vaults could be located further east of
the Property within the existing curb cuts associated with the loading entrances on 19th Street.
(Exhibit K: Alternative Vault Locations on 19th Street.) This location would also require nearly
300 feet of conduit at significant cost to connect the vaults to the residential addition, and a
substantial portion of this conduit would need to be run through the hotel itself, which the
Applicant does not own or control. Even if these operational and financial hurdles could be
overcome, the construction of the vaults would be unacceptable to the hotel because it would
eliminate the use of the hotel’s loading docks during their construction.
VI.

Conclusion

For the reasons set forth above, the Applicant requests that the Committee approve the
proposed location of the utility vaults. The vaults will not substantially interfere with pedestrian
or vehicular traffic or otherwise endanger the public, and the proposed modifications to T Street
will improve existing conditions through the addition of street trees and improved landscaping.
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Exhibit A

T Street Driveway

T Street Berm & Sidewalk looking east

Berm & Sidewalk looking east down Florida Ave

T Street Berm & sidewalk looking north

Sidewalk & Berm at Florida at T St Intersection

Exhibit B

HISTORIC PRESERVATION REVIEW BOARD
STAFF REPORT AND RECOMMENDATION
Landmark/District:
Address:

Washington Hilton Hotel
1919 Connecticut Avenue NW

(x) Agenda
( ) Consent Calendar

Meeting Date:
H.P.A. Number:
Date Received:
Staff Reviewer:

October 2, 2008
08-309
5/21/08
David Maloney

(x)
( )
( )
(x)

Alteration
New Construction
Subdivision
Conceptual Design

Lowe Enterprises Real Estate Group-East, Inc. seeks conceptual review of a proposed renovation
and addition to the Washington Hilton Hotel at 1919 Connecticut Avenue, NW. Beyer Blinder
Belle Architects & Planners LLP are the project architects, and Rhodeside & Harwell the
landscape architects. The proposal involves a full rehabilitation of the hotel and construction of
an apartment addition with about 160 units.
Washington Hilton Hotel
The Board designated the Washington Hilton Hotel as a historic landmark in the D.C. Inventory
on July 24, 2008, acting on an application submitted by the owner. The 1100-room hotel was
completed in 1965 as the local flagship of what was then the world’s largest hotel chain. It is
significant as one of the city’s largest and most prominent examples of the expressionist mode of
mid-century modernism, though when compared with other landmarks of the style like Eero
Saarinen’s Dulles and TWA terminals, it has not received acclaim as an architectural
masterwork. It is also significant as a fine characteristic example of the buildings of the prolific
and influential hotel architect William B. Tabler, whose work is noted for the kinds of
innovation in hotel planning and design that are evident here.
The most notable aspects of the building’s architecture are its sweeping winglike form and the
repetitive contoured gridwork of its curved concrete facades, which are perfectly expressive of
both the functional array of guest rooms and the glamour of jet-age travel. Balancing the
dominant window pattern in the curved facades are smooth-surfaced end walls and entrance
canopies, the latter probably most directly inspired by the eggshell shapes (and thin-shell
technology) of Saarinen’s TWA terminal, completed in 1962. Each wing of the hotel creates an
arc of space devoted to landscape: one a formal, sunken entry court off Connecticut Avenue and
the other an informal recreational terrace overlooking Florida Avenue and city views in the rear.
Tabler’s design is ingenious in adapting a massive building to an oddly shaped sloping site.
Half of the building—including its service areas, parking, conference facilities, and ample
ballroom—is underground, allowing the above-grade building to appear less ponderous. The
impressive scale of the building is evident in aerial photographs, but in street views the aboveground wings curve away from each other and are mostly revealed in separate views almost as
disconnected buildings. The entire complex is never really visible in totality, at least not since
construction of the Universal North building across T Street.
Despite the elegance of its curvilinear form, the configuration of the hotel is far from perfect,

particularly as it relates to the surrounding neighborhoods whose development preceded it by
half a century. The Hilton was also built at a time when concerns of automobile travel were
paramount and attention to the amenities of traditional city streets and pedestrian-oriented
urbanism were on the wane. The hotel floats above the created landscape of an artificial
platform, seeming separate and aloof from the city around it.
Undoubtedly the most troublesome fault of the original design is its concentration of parking and
loading entrances on 19th Street just north of Florida Avenue. These entrances are located on a
residential side street of apartments and rowhouses that are now included in the Washington
Heights Historic District. This may have been an eminently sensible location from the logic of
the hotel layout, especially in an era when current standards of urbanism did not apply. By
current standards, however, the loading docks are inadequate and their disruptive effect on the
adjacent neighborhood is undisputed.
The loading docks are not the only shortcoming of the original design. Another is the high
earthen berm along T Street and Florida Avenue, which rises from a substantial retaining wall
along the sidewalk to the surface of the recreational terrace 20 feet above. The result is a meager
and unfriendly pedestrian environment devoid of much visual interest or activity. Pedestrian
access from Connecticut Avenue is similarly unwelcoming, and there is an unresolved
architectural ambiguity about which entrance the unfamiliar pedestrian should aim for.
Adjacent Historic Districts
The Hilton property is surrounded by five historic districts—Sheridan-Kalorama across
Connecticut Avenue, Kalorama Triangle across Columbia Road, Washington Heights across 19th
Street and to the north, Strivers’ Section across Florida Avenue to the east, and Dupont Circle
across Florida Avenue to the south. While the proposal involves few changes on the Kalorama
side, construction of the apartment building and remodeling of the recreational terrace will
constitute a substantial change on the eastern and southern sides facing Washington Heights,
Strivers’ Section, and Dupont Circle.
Proposed Renovation and Addition
The Hilton renovation and addition is a multi-year project that will occur in phases so that the
hotel can continue in operation as the work proceeds. Interior room renovation has already
begun in some areas and will continue sequentially in different parts of the hotel over the next
several years. Construction of the proposed apartment building is scheduled to follow after
construction plans are prepared and permits obtained.
The major programmatic change proposed for the Hilton itself is the construction of a divisible
junior ballroom to increase the hotel’s operational flexibility and to ensure it remains
competitive with other comparable hotels. This ballroom would be built on the level of the
existing recreational terrace, with its roof serving as a new terrace accessible from the hotel
lobby above. The new crescent-shaped apartment structure, concentric with the hotel but rotated
in the opposite direction, would enclose the outer side of this new terrace. Vehicular parking for
the apartment building would be carved from an existing lower meeting room level, and on the
outer side of the apartment wing, the remainder of the existing terrace would be relandscaped
with a relocated swimming pool at the corner of 19th Street and Florida Avenue.
The largest exterior change contemplated for the property is the construction of the new

apartment building. This structure would match the height of the existing hotel and echo its
curvilinear form, although its mostly glass facades would contrast with the Hilton’s concrete
gridwork. It would occupy much of the rear terrace and significantly change the present views
of the hotel from the south and east, as well as the openness of the property when seen from the
west.
The hotel project would also incorporate changes intended to improve the urbanistic and
functional relationship to the surrounding neighborhoods. As described in the applicant’s
narrative, the project includes five major improvements:
1) the building’s new residential entrance will engage the street, break the berm, and help
activate the streetscape;
2) the corner at 19th Street and Florida Avenue will be redesigned to break the berm and
provide new stair and elevator access to the swimming pool deck;
3) a new “green wall” façade will enclose and enhance the new pool area and loading docks
below;
4) the remainder of the berm will be redesigned and relandscaped; and
5) the loading dock will be reconfigured to improve its operations and reduce its external
impact.
Staff and Community Review to Date
From its initial discussions with the applicants, the staff has stressed both the importance of
achieving compatibility with the historic landmark and the need to address long-standing
community concerns about the impact of the hotel design and operations on its neighbors. Some
of these concerns relate more to urban planning than historic preservation issues, but in the
context of a multi-year project representing the most substantial change to the building since its
completion, a thorough consultation on these issues with all interested parties has seemed the
only appropriate course of action.
Lowe Enterprises has presented the project to three affected ANCs and various community
organizations, and continues to engage in direct discussions with representatives of these groups.
The staff has received a large number of written comments on the case, including several ANC
resolutions, Councilmember letters, and communications from more than 25 organizations and
individuals.
Briefly, the most frequently cited objections to the project design concern the size of the
proposed apartment structure, its contrasting scale and architectural character relative to the
surrounding historic districts, its effect on views of the landmark hotel, and the loss of the
existing landscaped recreational terrace. The effects of the hotel’s loading operations,
inadequate parking, changes to the swimming pool and open space amenities, and congestion
from additional residences are the most frequently cited planning concerns.
On the other side, the economic importance of the hotel to the community, its urgent need to
modernize, and the potential for improved operations and physical conditions have been cited in
support of the project.

Planning Issues

The proposal for the Hilton does not appear to require any zoning variances or special planning
approvals. Even so, the Office of Planning has taken the position that such a substantial
modification of the property should include improvements that address justifiable concerns of
the surrounding community provided such improvements are feasible. Lowe Enterprises has
accepted this challenge and continues to consult with OP and the hotel’s neighbors on these
issues.
In response to concerns about vehicular parking, Lowe has proposed to increase parking capacity
and to make it more efficient through restriping, new management, and valet operations. To
address the issue of loading and parking entrances on 19th Street, the project architects have
developed a series of five alternatives for reconfiguring the existing arrangement. The preferred
plan (Option A) eliminates one of two parking exit ramps in order to allow for more truck
loading bays in a better arrangement. The internal off-loading area would be greatly expanded
and several docks deepened in order to accommodate the largest trucks and trash pickups
entirely within the building. Three other options show different reshuffling, and one (Option B)
would increase the number of loading bays by relocating the parking entrances onto Florida
Avenue (see plans X00 to X05).
At the request of the community, Lowe has also studied the option of constructing a loading
dock area entirely within the building, reachable by a tunnel entering from T Street and exiting
on 19th Street. This has included a calculation of the likely construction and revenue costs of this
option, which appear to be cost prohibitive. Lowe has agreed to analyze a possible dock location
on T Street, and has stated it would consider other locations if a better alternative can be
developed.
Lowe is also negotiating with the City on an agreement to divert or reduce a substantial portion
of the truck deliveries from the 19th Street loading docks. A voluntary agreement with the City
could address aspects of the loading operation as well as other physical and operational
improvements for the property.
Project Evaluation
The proposed project is an important and exciting opportunity to preserve and enhance a
prominent landmark of mid-century modernism in Washington. It is also likely to be the best
opportunity for the foreseeable future to improve the physical relationship between the hotel and
its surrounding historic neighborhoods, and to address the affect of its operations on adjacent
residential streets.
The preservation concerns with respect to the physical treatment of the landmark exteriors are
relatively straightforward. The facades appear to be in good condition and are likely to require
little repair. The existing windows are not original and unfortunately do not match the lighter
appearance of the brushed aluminum originals, but they are not to be replaced. Most other
changes to the property have little effect on the integrity of the historic facades.
In the areas where new construction is to be attached to the landmark, the alterations do not
substantially affect the integrity of the original design. All of the attachments are at the lobby
level or below, so that they do not interrupt the continuity of the main gridded facades. The
junior ballroom addition will conceal most of the battered piers of the basement level façade
from outside view, but many will remain visible in the public spaces and meeting rooms of the

ballroom level (see aerial photo on sheet A10 and plan on sheet A10). Strategic placement of
skylighting along the old exterior wall line would help both to light to the public spaces on this
new level and preserve the sense of these elements as part of the historic exterior façade.
A much more significant change is proposed to the recreational terrace on the southeast side of
the building. The existing terrace would be lost by the addition of the new ballroom and
apartments, and the space would be substantially reconfigured, losing its expansive character and
open views. Even though the landscape was apparently not designed by William Tabler, the
space itself is a notable original feature that would be replaced by a new configuration of two
separate spaces, one largely enclosed and the other much reduced in size. The continued use of
these areas for similar recreational purposes, including a relocated pool area, would at least be
consistent with the original design intent.
The redesign of the corner at 19th Street and Florida Avenue is a related alteration, creating a
new garden enclosure for the relocated swimming pool. The proposed “green wall” also serves
double duty as a means of softening the appearance of the loading docks. While clearly a new
element, it is a compatible alteration that relates well to the historic hotel and markedly improves
the relationship of the building platform to the street.
The proposed apartment building is of course the most dramatic change. It is clearly bold in
conception, creating a new counterpoint to the original architecture in a way that leaves the
original building essentially intact while making it part of a larger composition. Like the
original hotel, the proposed addition is architectural sculpture on a grand scale, and the effect of
the addition is not to be subordinate but to balance the landmark structure in a relationship of
more nearly equal interactive parts.
Admittedly this approach does not follow the standard preservation guidance that additions to a
historic structure should generally be subordinate. But there are many successful exceptions to
this rule here and in other cities. Some local examples on a similar scale include the four-story
apartment addition atop the Tenleytown Sears, the new wing of the Kennedy-Warren, the Ronald
Reagan Building in the Federal Triangle, the Michael Graves addition to the U.S. Courthouse on
Pennsylvania Avenue, and the newly enclosed Patent Office courtyard. These projects share
some features in common: there has been a programmatic need for a major addition, the existing
landmarks have offered few options for expansion, large and sometimes centrally placed spaces
have been underutilized, and the landmark structures have a strong or even uncompromising
design character that tends to demand an equally strong response.
Why should the proposed Hilton addition be considered in this league? The answer lies in the
elemental harmony of shapes, the skill and conviction with which a bold idea is executed, and
the careful positioning of the addition so that it preserves essential views of the landmark while
at the same time creating the kind of new architectural juxtapositions that are often the cutting
edge of preservation.
The crescent shape of the new apartment is obviously inspired by the geometry of the landmark
hotel, and it extends that geometry in an almost fluid relationship—on the T Street side as a
sinuous reverse curve, and on the 19th Street side as a concentric inner ring. Without question
the new building is large and has a substantial impact on some views of the hotel, but in many
places these views—of a uniform repetitive window grid—are already obstructed because the

hotel sits so far back from the crest of the high berm on Florida Avenue (see sheet A22). But
most importantly, the building is placed where it preserves the views that are most critical to
conveying an understanding of the shape and architectural composition of the hotel—namely the
frontal views of the solid end walls with the curves sweeping back away from them (see sheets
A19, A20, A22 and A24).
The placement of the apartment building also minimizes its effect on the surrounding historic
districts. Other than the hotel itself, its closest neighbor is the high-rise Universal North
Building. The addition is placed as far from the viewsheds along Florida Avenue and 19th Street
as possible without compromising the landmark (see sheet A04).
The staff recommends continued study of some specific aspects of the concept design. These
include:
•

Continued refinement of the apartment wing. Ensuring a compatible relationship between
the hotel and new apartment wing is the most critical preservation concern of the project.
The architects have made considerable progress from earlier schemes in shaping the
building form and developing carefully modulated façades that keep such a large addition
in proper proportional relationship with the original hotel. Key elements have included
setbacks at the top floors and arrays of balconies and bands to emphasize an intermediate
scale. At the urging of the staff, the crescent shape has been rotated to increase the gap
between the old and new buildings at the main entrance, and to reveal the inside surface of
the crescent more fully to Connecticut Avenue views. The base of the building has also
been undercut on T Street in order to help give it the same floating lightness as the original
hotel. A similar recess of the bottom floor facing south toward Florida Avenue could
enhance this effect and should also be considered (see sheets A19 and A23).

•

Reconfiguration of the berm along Florida Avenue. The concept plans include a promising
idea to bring down the scale of the berm and make it more visually appealing through the
introduction of a series of stepped terraces (see existing conditions on plan X06, concept
studies on X10, and precedent studies on A29). Discussions with the applicant included
ideas about a more sculptural, functional treatment of the berm that might be both more
conducive to a livelier streetscape and provide more of a visual focal point from
Connecticut Avenue. These or comparable ideas should be explored further.
Reconfiguration of the berm can help further integrate the proposed addition with the
landscape. The design should also incorporate salvage and re-use of stone from the
original retaining walls.

•

Refinement of access and visibility to the upper terrace. The proposed new terrace on the
roof of the junior ballroom will be raised above the present level, making access to the
terrace more difficult and affecting visibility of the hotel façade beyond. Views are also
affected by the curved link between the hotel and apartment wing (see plan A11 and views
on A24). This link is added for zoning purposes, but it also provides an opportunity for
sheltered access from the sidewalk or ballroom lobby up to the terrace level. This
condition should be studied further, with the aim of enhancing openness to the terrace and
visibility of the hotel façade beyond.

•

Improved pedestrian access from Connecticut Avenue and Columbia Road. The concept
plans show the introduction of external pedestrian stairs giving access from Connecticut
Avenue and Columbia Road down to the oval in front of the lobby entrance. This is a
welcome improvement that should be further refined as plans progress. A developed
version of the concept could direct pedestrians more in the direction of the sidewalk around
the north side of the oval. A complementary pedestrian path from the intersection of
Connecticut Avenue and T Street around the south side of the oval could also eliminate the
need for pedestrians to walk down the driveway from Connecticut (see Site Plan A03).

Recommendations
The preservation law’s purposes with respect to historic landmarks are to retain and enhance
historic landmarks, to encourage their adaptation for current use, and to encourage their
restoration. Most preservation projects meet these goals through a combination of restoration,
rehabilitation, and adaptation as preservation strategies. With some further design refinement
and appropriate agreements addressing the planning issues discussed in this report, the Hilton
project should achieve a reasonable balance of these approaches.
Given the acknowledged urbanistic deficiencies of the Hilton, few would argue that a full
restoration of the hotel to its original appearance would be appropriate. For example, the Florida
Avenue berm is fully landscaped and retains its handsome original retaining walls, but
reconfiguration of the berm as well as the loading docks and is clearly preferable in this case.
On the other hand, some elements previously included in the concept design, such as the
construction of a full-height link connecting the apartments and hotel on each floor, and the
conversion of the 19th Street end wall of the hotel from a solid surface to a bank of apartment
windows would have been inconsistent with an appropriate level of restoration. Both of these
have been eliminated at the urging of the staff, and the facades of the hotel will thus remain
mostly unchanged. Any additional restorative work on the hotel’s facades would of course be
welcome.
Adaptation for current use is a key component of this project, and the proposed upgrading of the
hotel facilities is expected to allow the hotel to remain competitive as market needs change.
Tourism and convention business are vital to the local economy, and the long-term viability of
the Hilton as a hotel is both desirable as historic preservation and clearly in the best interests of
both the city and the surrounding community.
Most of the contemplated adaptations to the Hilton could be considered normal in the course of
business. In contrast, a major reconfiguration of elements like the loading docks and Florida
Avenue berm are not necessary adaptations of the hotel itself, but improvements being
undertaken primarily to make the building a better neighbor. It is only realistic that in any
business model the owners would expect to support changes of this magnitude through
additional development of the property. The construction of the proposed apartment addition
will help defray the cost of these critical improvements.
In the context of multiple public objectives and the physical attributes of the historic property
discussed in this report, the staff believes that the conceptual plans can be considered consistent
with the purposes of the preservation law when fully developed to include a resolution of the
planning concerns raised by the community and elected officials. Alternatively, for those who
find the proposed apartment building too large or too prominent to be considered compatible

with the historic landmark, the staff believes that the applicant could credibly argue that the
additional building is necessary to construct a project of special merit as defined in the
preservation law.
The staff recommends that the Board encourage the applicant to pursue an expeditious
agreement in its discussions with community groups and the City, and to continue with its
development of architectural plans for the project.
The staff further recommends that the Board encourage the applicant to return for concept
approval as soon as possible after the conclusion of an agreement and after refinement of the
concept plans in accordance with the above recommendations and any further direction provided
by the Board.
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Lowe Enterprises Real Estate Group-East, Inc. returns to the Board for continued conceptual
review of a proposed renovation and addition to the Washington Hilton Hotel at 1919
Connecticut Avenue, NW. Beyer Blinder Belle Architects & Planners LLP are the project
architects, and Rhodeside & Harwell the landscape architects.
The Board previously reviewed the project on October 2, 2008, and requested that the applicants
return for concept approval after the conclusion of a traffic management agreement with District
officials and after refinement of the concept plans in accordance with the Board’s comments.
Revised Concept Plans
The applicants have revised the concept plans as requested during the previous Board meeting.
These revisions include:
•

Refinement of the apartment wing. The design of the proposed apartment building has been
modified as recommended in the earlier staff report. A slight recess at the base of the
building has been extended along the entire south side in order to enhance the floating
visual effect similar to the original hotel. The row of columns at the base of the building
along T Street has also been refined so they are slimmer and more elegant than in the
earlier version.

•

Reconfiguration of the berm along Florida Avenue. The plans for reshaping the Florida
avenue berm have been more fully developed. The revision modulates the scale of the
berm and relates it to the architecture of the apartment building through the introduction of
a series of smaller terraces arrayed in gentle arcs. Some of the terraces are sloped like
ramps, and in fact one follows the roof of the parking ramp as it descends from T Street
into the garage. The redesign significantly improves the visual interest of the berm while
also giving it the appearance of a fully landscaped front yard—a quality missing from the
original design. The rippling effect of the curves also contrasts well with the rectilinear
“garden wall” around the pool structure, echoing the contrast of the rectilinear ends and
long curved facades of the hotel. More space is added to the sidewalk, and the transition
from Florida Avenue to T Street is improved. With the redesign of the berm, the Florida
Avenue frontage for the first time achieves the appearance of a main front to the property,
comparable to the Connecticut Avenue entry to the hotel (see sheets B01 and B02).

•

Improved pedestrian access from Connecticut Avenue and Columbia Road. The revised
concept plans show a refinement of the new pedestrian access stair from Connecticut
Avenue and Columbia Road down to the oval in front of the lobby entrance. This stair is
fashioned in a cantilevered style reflective of the 1960s design aesthetic, and becomes a
design feature along the existing curved wall. As requested, a sidewalk is also added on
the south side of the driveway from Connecticut Avenue. This sidewalk should be
extended all the way around the south side of the oval to the main entrance.

•

Refinement of access and visibility to the upper terrace. The architects have further studied
the curved link between the hotel and the west end of the apartment wing. This link is
added for zoning purposes, but it also provides an opportunity for sheltered access from the
sidewalk or ballroom lobby up to the terrace level. As developed, the concept shows an
upper-level pergola above a solid base, with plantings along the pergola suggesting the
landscaped terrace beyond. An exterior stair would lead up to the glass enclosure
underneath the pergola, and from there out through a vestibule in the link to the new hotel
terrace.
This sequence helps retain an important spatial relationship and circulation pattern of the
original architectural design, by making the new terrace accessible both from the lobby of
the hotel and from the sidewalk near the T Street entrance. The quality of the terrace as a
semi-public green oasis was a key part of the original hotel design, and from the evidence
of many comments heard at the last meeting, it has been a much beloved space in the
community. Even though the new stair access is somewhat more circuitous, and the terrace
itself is of course redesigned, the addition of a visible means of access reinforces the same
concept that this is an important hotel amenity into which the public is welcomed.
While this concept is promising, it needs to be more fully worked out in the design
development phase. In one sense the architects have made good use of a necessary evil,
shaping the link into a visual clue of the terrace beyond while also using it to provide
clerestory lighting into the exhibit space below (see sheet C01). Ideally however, the
treatment could be more commodious (double doors rather than single doors into the
vestibule, for example, and the long runs of the double-flight stair shortened—see the T
Street partial elevation on sheet A03). This could perhaps be accomplished either through
manipulation of the ground plane or possibly reshuffling the location of stair and multiple
egress doors. For the transparency of this link to be successful, it is also essential for the
glass enclosure inside the pergola to be highly transparent, with minimal framing (see for
example the architect’s conceptual sketches on sheets C02 and C03). The Board has
recently reviewed several examples of clear glass enclosures that are very successful,
including the Sidney Harman Shakespeare Theater and the glass entry to the D.C. Court of
Appeals, now nearing completion.
Initial concepts for landscaping within the terrace area also help to reinforce the nature of
the space as a garden visible from the street. A cluster of tall plantings or a sculptural
object at the center of the landscaped area would not only provide design interest and
articulation of the space within the courtyard but also give another visual clue from the
sidewalk, in the same way that the tree plantings on the existing terrace are visible from the
street. These landscape ideas should be further developed during the next design phase.

The topography of the ground surface on the new terrace also needs to be studied in the
next design phase. The terrace will not be flat because it rises to accommodate the elevated
ceiling of the junior ballroom (see the rectilinear outline of the raised area on sheet F06).
Unfortunately the orientation and configuration of the ballroom is not related to the circular
geometry of the hotel as was suggested in earlier plans (compare the key plans on sheets
E01 through E05 with the reoriented geometry on F06). More information is needed on
how this elevated feature will relate to the geometric character of the landmark and the new
landscaped terrace.
Building Height and Placement
Since the last meeting the applicant has also considered the comments from the Board suggesting
a lowering of the height or repositioning of the new apartment building relative to the hotel. As
requested, the architects have prepared a series of views showing how removing two floors from
the structure would impact visibility of the hotel. These renderings show that because of the
upward angle of view from the lower streets to the southeast, the reduction would have a
minimal effect on visibility at the east end of the hotel. Although views from the southwest are
not shown, the situation is roughly symmetrical and the result would be comparable.
The applicant and staff have also discussed the issue of repositioning the apartment building to
increase the openness of the gaps between it and the hotel. These options are constrained in part
by the need to avoid construction directly above the new junior ballroom. To gain a larger space
at the 19th Street end of the hotel, the apartment block cannot be shifted westward without
intruding on the ballroom. To gain a larger space at the T Street entrance, the apartment block
cannot be rotated counterclockwise without causing the same conflict.
The only other option would be to cut back the west end of the apartment block slightly in order
to open up the view into the hotel courtyard. From both the architectural and preservation
viewpoint, the west end is the more critical relationship, and an adjustment would offer multiple
benefits—enhancing views of the hotel, revealing more of the inner circumference of the
apartment building, widening out views from the inner ring of apartments to Connecticut
Avenue, and establishing a greater separation from the T Street hotel entrance. It would also
allow the west end of the apartment block to terminate in a cantilever, as does the hotel block
that it faces, with a more pronounced expression of the narrower profile at the end elevation (for
example, see on sheet A02 how the minimal corner notch casts the end extension in shadow).
Reduction of a half bay or about 15 feet in the outer layer of the block, and about 10 feet at the
end of the wing would make a substantial improvement in design compatibility with a minimal
loss of floor area. It would give the more prominent west end of the apartment building, which
is now somewhat bluntly sliced off, the same sense of dynamic rotation that is attained on the
less visible eastern end. This is a key feature of the design inspiration in the sculptural forms of
Richard Serra or the dynamic streamlined forms of early modernism.
Community Consultation and Planning Issues
Lowe Enterprises has continued its discussions with representatives of the affected ANCs and
community organizations. Most recently, there has been a suggestion from the community to
accommodate at least some off-street loading functions from a covered service drive along the

north side of the hotel. In concept, this idea would probably have little effect on characterdefining features of the landmark hotel, but it may raise other concerns about impacts on
neighboring properties to the north.
Lowe also continues to work with city officials on an agreement to divert or reduce a substantial
portion of the truck deliveries from the 19th Street loading docks. That agreement is still under
review at the time of this report, but it is anticipated before the Board meeting.
Recommendations
The staff recommends that the Board approve the project in concept with the minor adjustment
to the west end of the apartment block.
The applicant should also submit design development plans for preliminary review by the staff
before submitting final plans. These plans should include developed façades and more detailed
designs for the landscape and site features.
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Lowe Enterprises Real Estate Group-East, Inc. returns to the Board for review of refinements to
the concept plans for the proposed renovation and addition to the Washington Hilton Hotel at
1919 Connecticut Avenue, NW. Beyer Blinder Belle Architects & Planners LLP are the project
architects, and Rhodeside & Harwell the landscape architects.
The Board approved the project in concept on October 23, 2008, with specific directions on the
west end of the apartment wing, the “link” between the apartments and hotel, and the landscape
designs.
Revised Concept Plans
The applicants have revised the concept plans to address the massing of the apartment wing and
the treatment of the link element.
The west end of the apartment block has been cut back as recommended at the October meeting.
The reconfiguration is shown on the revised plan submitted for Board review. Although a
modest adjustment, it helps to widen out the gap between the apartment and hotel, and to
increase the visibility of the end elevation of the new building from Connecticut Avenue. The
result is a better design relationship between old and new structures.
At the same time, the plans make a slight adjustment to the east end of the apartment plan. This
adjustment has no real impact on the building design or compatibility, but improves the internal
apartment layout.
The link element has been refined in two respects. The solid trellis roof has been replaced by an
all-glass roof to increase visibility of the hotel façade. The access from the sidewalk to the hotel
terrace has also been made more commodious. A first flight of wide steps leads to an
intermediate landing, where there are double doors entering into the glass link, and then second
flight of steps inside the glass enclosure leads up to the terrace level. Overall, the arrangement is
a more inviting means of access to the terrace, and a better architectural resolution of the design
for this new element.
Refined landscape designs will be submitted for review as they are developed.
Recommendations
The staff recommends that the Board approve these modifications of the approved concept plans,
and delegate final approval of project plans to the staff.
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