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A MESSAGE FROM THE COMMISSIONER ,

During my �rst appointment as Commissioner of Public Buildings under the Clinton administration, the  

Public Buildings Service (PBS) reassessed its approach to preservation. The effort resulted in Held in Public  

Trust: GSA Strategy for Using Historic Buildings (1999), a comprehensive analysis of our preservation 

practices with speci�c recommendations for improvement. Proudly, the volume was prepared entirely by GSA 

employees. Most importantly, it was a fresh and innovative perspective, advocating stewardship strategies 

that would: ensure the �nancial viability of our historic assets; enhance incentives for pursuing private historic 

leaseholds; contribute to livable communities; lift the quality of historic building maintenance and repair;  

and create inviting �rst impressions within GSA�s historic facilities. 

We moved forward with this trend-setting philosophy in GSA�s 2002 Legacy Vision�a policy of preference  

for occupying and investing in buildings that best represent the federal legacy. That report won the National 

Trust for Historic Preservation 2003 John H. Chafee Award for Outstanding Achievement in Public Policy.  

The following year, President Bush issued Executive Order 13287 Preserve America, establishing federal 

stewardship accountability based largely on the strategies GSA pioneered with Held in Public Trust. 

Today, we continue to amplify and re�ne PBS�s preservation legacy. Our track record is impressive. Highlights 

include relocating GSA regional headquarters in Atlanta and San Francisco to vacant, city-center public 

buildings; harnessing the energy and resources of neighborhood advocates in historic Forest Glen, Maryland,  

to champion livable redevelopment of the surplused National Park Seminary; and, in the case of U.S. Custom  

House in New Orleans, continuing the commitment to keep public buildings accessible through rentals  

and the leasing of space to non-federal tenants such as the Audubon Insectarium. 

Especially signi�cant is what we have accomplished with our $5.5 billion American Reinvestment and Recovery 

Act funding, a once-in-a-lifetime opportunity to renew exemplary historic buildings needing reinvestment to 

remain viable. I recall visiting the green-roof terrace on our 1933 courthouse in Boston, GSA�s �rst historic 

building to earn a Leadership in Energy and Environmental Design (LEED) Gold rating; watching as we work 

toward a net zero modernization of the 1918 courthouse in Grand Junction, Colorado; and championing the 

transformation of GSA�s own 1917 headquarters into a model of sustainability, with state-of-the-art resource 

conservation, renewable energy, operable windows, and ground �oor retail accessible to the public. 

You will read about these and many other buildings in this report. What you won�t read about is the hard 

work, dedication, and talent of the PBS staff that have moved these projects from concept to reality. I want  

to thank  all of you for a job well done. Rest assured, preservation and the stewardship of our historic proper-

ties are among our highest priorities and, in that regard, we depend on your continued wisdom and leadership  

in furthering our policies and executing the designs for individual projects. 

Robert A. Peck, Commissioner,  
Public Buildings Service
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PREFACE ,

Excited by the challenge of transitioning into a new role in GSA�s preservation program, I arrived at Cen-

tral Of�ce from our National Capital Region in 2009 to serve as the agency�s federal preservation of�cer.  

GSA�s sophisticated preservation program is grounded in what I shorthandedly refer to as the �three Ps� 

of our effective organization: personnel, policy, and process. GSA personnel are the stalwart foundation 

of our stewardship strategy and its implementation. Each of GSA�s eleven regions is supported by expert  

preservation staff whose quali�cations exceed those promulgated by the Secretary of the Interior for  

preservation professionals. Required regional historic preservation of�cer skills include organizational and 

project management abilities as well as specialized knowledge about historic buildings and preservation 

techniques. GSA�s preservation program works in concert with national and regional program and project 

managers, facilities and disposal professionals, leasing specialists, and asset managers, cultivating collabo-

rative relationships and raising the expertise of all employees whose work may affect historic buildings. 

In 2010, the National Trust for Historic Preservation issued a Section 106 �Back to Basics� report identifying 

GSA as setting �the gold standard� in its sophistication and commitment to preservation through staf�ng and 

planning. GSA was recognized for transforming its approach from dilatory compliance to being �exemplary 

in its planning to protect and maintain historic properties.� Like all agencies, we face limitations to our ability 

to remain ahead of the compliance curve. But we have an impressive network of expertise to draw from, 

positioning GSA to respond effectively to compliance challenges.

PBS leadership at all levels embraces the principals of design excellence, historic property stewardship,  

livable communities, and conservation of natural resources. Teamwork and collaboration are core compo-

nents of GSA culture�and critical to successful, sustainable preservation outcomes. Sustainability is and has 

been at the heart of our preservation ethic as reuse of existing buildings dates to GSA�s inception in 1949.  

GSA�s comprehensive Procedures for Historic Properties, provides the practical framework for integrating 

stewardship values and preservation practice into GSA�s day-to-day business. Among other things, the  

procedures establish clear lines of authority and accountability through networks of leadership and staff 

responsible for their implementation. Building upon this strong policy foundation, GSA relies on well-crafted 

processes to ensure consistency and to position the agency to respond effectively to changing circum-

stances and new requirements. Formal preservation processes are prominent not only in GSA�s preservation 

procedures, but in guidance developed by other GSA business lines, providing multiple opportunities to  

reach program staff with critical direction. 
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All GSA preservation policy is supported by procedures integral with existing GSA business practices,  

mainstreaming stewardship into our daily work rather than relegating preservation to a separate specialized 

activity. For example, the conditions required for using GSA�s Program Comment streamlining Section 106 

review for Select Repairs and Upgrades serve as incentives for GSA project staff to use quali�ed preserva-

tion architects and pursue alternatives that avoid adversely effecting historic materials. Program Comment 

documentation is limited to a Section 106 compliance �short form� that standardizes submissions and saves 

time for us and our stakeholders, an additional incentive for pursuing no adverse effect solutions. 

Our national preservation program collaborates with regional preservation programs that carry out GSA�s 

day-to-day compliance responsibilities by serving as a clearinghouse for solutions to complex challenges 

and providing on call support to resolve unanticipated needs as they arise. These include strategies for  

building consensus when GSA stewardship and tenant agency goals diverge, and exploring alternative  

mitigation approaches for projects politicized by external forces beyond GSA�s control. In resolving our most 

dif�cult con�icts, three enduring principals emerge. The �rst principal is that change is the reliable constant 

affecting GSA activities of all kinds. Effective stewardship relies on adaptability and nimbleness to quickly  

move forward with new solutions when old ones are no longer relevant or realistic. Second, the government 

is held to a high standard. Sound stewardship is ethical, communicative, and committed to achieving multiple 

goals that meet the needs of all stakeholders to the greatest extent possible. Third, responsible steward-

ship is sensible and uses public resources wisely. Every compliance negotiation must be reasonable and 

bear scrutiny from the standpoint of long-term government investment and commitment. Among my great-

est rewards as GSA�s federal preservation of�cer have been the visionary solutions that emerge from our  

challenges and con�icts. Our most valuable resource in the Public Buildings Service is our tremendous 

pool of talent, experience, and imagination. Their dedication made many of the success stories presented  

in this year�s report possible. Within this committed collaborative context, stellar stewardship solutions can 

become customary.

Beth L. Savage, Director, 
Center for Historic Buildings
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chapter1,

EXECUTIVE SUMMARY,

This update to the U.S. General Services Administration�s (GSA) 2008 stewardship report details 

new initiatives and progress on programs that affect historic buildings or may offer opportunities for  

accomplishing federal preservation goals. Despite continuing �nancial constraints, 2008�2011 will stand 

as a banner period of achievements supporting the National Historic Preservation Act (NHPA) and  

Executive Order 13287 Preserve America, with unprecedented successes in several key areas. 

Integrating GSA�s portfolio strategy and GSA�s 2002 Legacy Vision laid the groundwork for stewardship 

efforts by articulating GSA�s philosophy of preference for using and reinvesting in legacy historic build- 

ings. GSA�s capital investment criteria continue to give additional weight to reinvestment in legacy historic 

buildings.  
footnote 1,

  Revenue from nonfederal tenants in GSA historic properties is making a critical difference by 

funding brick-and-mortar repairs and restoration for many historic buildings unable to compete for limited 

capital funds. The American Recovery and Reinvestment Act of 2009 (ARRA) disproportionately bene�tted 

GSA-owned historic buildings. 

Footnote 1 Legacy buildings, an internal GSA designation to establish retention and reinvestment priority,  
includes monumental buildings containing ceremonial interior space and other significant historic 
buildings best representing the federal public building legacy. Regulatory compliance with preservation 
laws and directives is triggered by National Register eligibility, regardless of a property’s standing  
as a legacy or nonlegacy building within GSA.

GSA�s reinvestment program under ARRA demonstrates the potential for harnessing synergies between 

environmental directives focused on creating a sustainable inventory, and economic directives aimed at 

regenerating historic main streets and city centers. Although historic buildings make up only one-fourth of  

GSA�s inventory, they received 40 percent of the nation�s ARRA funding directed toward building mod-

ernizations. When the program draws to a close, GSA will have invested substantially in making its most  

architecturally signi�cant buildings operate more sustainably to remain or become core agency assets.

Major achievements of the 2008�2011 reporting period include:

American Reinvestment and Recovery Act of 2009: Through active preservation involvement, GSA  

made tremendous progress addressing its historic building repair and alterations backlog, investing an  

unprecedented $1.665 billion for comprehensive modernizations and limited scope sustainability upgrades 

at 150 GSA historic buildings.

Legacy Building Turnaround Successes: GSA�s Southeast Sunbelt and Paci�c Rim Regions set an  

example for supporting GSA�s Legacy Vision by relocating headquarters of�ces to vacant GSA-owned  

legacy buildings, enabling the Federal Building at 50 United Nations Plaza in San Francisco and the Martin 

Case 1:25-cv-03969-DLF     Document 7-18     Filed 11/17/25     Page 9 of 153



7

Luther King, Jr. Federal Building in Atlanta to remain viable. GSA�s Washington, D.C., headquarters aban-

doned plans to relocate to lease space in favor of reinvesting in its 1917 historic headquarters building for  

continued GSA occupancy. With ARRA funding for Phase I in hand, GSA reexamined the project to improve 

its sustainability. 

National Register of Historic Places Nominations: GSA�s multiyear Section 110 compliance initiative is 

drawing to a close, with nominations for more than one hundred properties completed, bringing the percent-

age of historic properties listed or pending listing in the National Register of Historic Places to 90 percent. 

The program includes a thematically focused �fty-eight building nomination series recognizing GSA�s historic 

border inspection stations.

Historic Buildings Website: GSA launched a website with interactive pages highlighting the history,  

architectural styles, and features of GSA�s historic federal buildings. 

Building Information Modeling (BIM): BIM emerged as a valuable preservation tool for master planning, 

conservation of historic materials, and design development consensus building. At the 1892 Conrad B.  

Duberstein U.S. Bankruptcy Courthouse in Brooklyn, New York, BIM-generated rooftop topographical maps 

were to detect structural deterioration not visible to the naked eye. At GSA�s 1875 Pioneer Courthouse in 

Portland, Oregon, GSA saved millions of dollars on a base isolation system for seismic protection using  

BIM 4D modeling to help bidding contractors visualize the interplay of project tasks and reliably predict the 

time required to complete their work. In 2009, GSA cosponsored an Association for Preservation Technology 

symposium on building documentation that included a GSA presentation and subsequent publication on 

GSA�s use of BIM for GSA historic building documentation. 

Cultural Landscape Planning and Preservation: During the course of research and planning to protect 

cultural landscape features in the St. Elizabeths campus, GSA developed a forward-thinking approach to land-

scape documentation and planning that will prove valuable to GSA and its tenant agencies for years to come.

Program Comment for Streamlined Section 106 Compliance on Select Upgrades: To accelerate  

Section 106 compliance for sustainability improvement projects funded by ARRA, GSA worked with the 

Advisory Council on Historic Preservation to develop a Program Comment tied to GSA technical preserva-

tion guidelines, as an incentive for GSA project teams to pursue alternatives that minimize or avoid adverse 

effects on historic buildings. The Program Comment is written broadly for use beyond the ARRA program, 

anticipating that future technical guidelines will be added as they are developed, to streamline compliance 

for additional low preservation impact projects. 
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S U M M A R Y1

Lobby Security Design Guide: New guidance on integrating security screening equipment into historic 

building lobbies was released in 2008, featuring nine case studies offering model screening design solutions 

for a variety of historic lobby layouts. 

Sustainability and Preservation: GSA completed its �rst historic building rehabilitation to achieve a  

Leadership in Environmental and Energy Design (LEED) Gold rating at the John W. McCormack U.S. Post 

Of�ce and Courthouse in Boston. The building includes a green roof that provides a downtown amenity for 

Environmental Protection Agency (EPA) employees working in the building. Work is underway on GSA�s 

�rst potential Net Zero historic building in GSA�s Wayne N. Aspinall Federal Building and U.S. Courthouse in 

Grand Junction, Colorado. GSA sponsored a symposium on Sustainability and Historic Preservation held in 

conjunction with the Association for Preservation Technology�s annual conference in Denver, Colorado, in 2010.

Odd Fellows Hall Relocation: In 2010, after repeatedly pausing to address technical challenges, GSA 

successfully moved the historic Odd Fellows Hall in Salt Lake City to a new location across the street from 

GSA�s expanded Frank E. Moss U.S. Courthouse, bringing to a close a decade of consultation effort. The 

hall, which sold soon after the move, is protected in perpetuity by a preservation easement held by the  

Utah Heritage Foundation.

Freedom Riders Museum: The Alabama State Historic Preservation Of�ce opened the Freedom Riders 

museum in the historic Greyhound bus terminal in Montgomery, Alabama, acquired for the Frank M. Johnson, 

Jr. U.S. Courthouse Expansion. The bus station is most famous as the site of 1961 riots spurred by the arrival 

of civil rights advocates seeking to desegregate public transportation in the South.

Clara Barton Missing Soldiers Of�ce: In 2010, GSA concluded a ten-year search for a museum partner 

to open its preservation easement space in downtown Washington, D.C., to the public. While GSA was 

preparing to sell the former Pennsylvania Avenue Development Corporation building in 1992, an em-

ployee discovered an attic �lled with papers, clothing, and other belongings traced to Clara Barton and 

coworker Edward Shaw, who rented rooms in the boarding house to Barton during the 1850s and 60s. 

In 2008, GSA completed a 3D simulation showing the spaces as they may have appeared during Clara 

Barton�s occupancy, as part of the twenty-minute documentary �lm A Call to Service: Clara Barton�s 

Of�ce of Missing Soldiers, produced by GSA in collaboration with the American Red Cross. A friends 

group, established in 2009 to support the museum effort, provided volunteer professional support for a 

temporary window display produced and installed by GSA in 2009. In July 2010, the Public Broadcasting 

Service History Detectives program aired a special feature on Clara Barton�s Missing Soldiers Of�ce,  
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chapter2,

INTRODUCTION,

GSA�s stewardship philosophy is grounded in the NHPA of 1966. The NHPA calls upon federal agencies 

to use and preserve historic buildings and to cooperate with states, local governments, and private enti-

ties to promote preservation. Executive Order 13287 Preserve America, sought to rectify endemic NHPA 

implementation shortcomings by requiring agencies to submit reports every three years on their progress in 

preservation planning, inventory oversight, completing National Register nominations, and promoting public 

access to federal historic properties through heritage tourism. This report has been prepared in part to ful�ll 

GSA�s Executive Order 13287 reporting requirement for the three-year period ending in 2011. Given the time 

required for data gathering and production of the illustrated report, GSA�s overlapping three-year reporting 

cycle began in 2008. The report provides complete information for 2008, 2009, and 2010, and substantially 

complete information for 2011. 

Although communities tend to focus on opportunities the Section 106 consultation process offers to in�uence 

federal actions affecting them, less visible activities governed by Section 110 can have a signi�cant impact on 

the economic health and vitality of an older community, such as decisions affecting where the government does 

its business. GSA has long recognized that proper care of historic properties depends not only on technical 

competence, but on having a revenue stream to maintain and reinvest in the properties. Accordingly, GSA�s 

strategy focuses �rst on use of historic buildings and second on appropriate care of historic properties. To the 

extent that agency mission requirements permit, GSA actively encourages agencies to support historic city 

centers by locating and remaining in historic buildings, especially federally owned historic buildings. However, 

competition with contemporary workspace in recently constructed buildings or newly constructed build-to-suit 

facilities can be formidable, especially when newer buildings offer opportunities for consolidating dispersed 

agency functions or popular tenant amenities like free parking. 

GSA has been recycling buildings for a long time, having begun as the new, central procurement agency 

charged with adapting hundreds of buildings acquired or constructed during World War II to meet the 

needs of a growing postwar federal government. Once the task of absorbing or disposing of World War II  

assets was complete, however, GSA�s next task was to ful�ll a substantial docket of requests for larger 

blocks of space�at a time when the nation was culturally disposed to building new. In response, GSA built 

hundreds of economically constructed of�ce buildings re�ecting the technology, aesthetics, and functional  

sensibilities of their time, when historic buildings with shallow �oor plates, double-loaded corridors, closed 

of�ces, and limited workspace capacity were commonly viewed as functionally obsolete. 

As communities began responding to the livability trade-offs of replacing old buildings, roads, and downtown 

neighborhoods with new construction, GSA�s charge became more complex, with the passage of the NHPA, 

the National Environmental Protection Act of 1969, Executive Order 12072 in 1978, promoting location in 

central business areas, and Executive Order 13006 in 1996, promoting location in historic buildings and city 
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center historic districts. At this point, GSA�s approach to satisfying agency expansion or consolidation needs 

by demolishing older, smaller federal buildings to replace them with larger, newer buildings had also shifted 

to disposing of older buildings as surplus assets and largely meeting new or expanded space requirements 

with new construction. GSA oversaw noteworthy adaptive reuse projects in Washington, D.C., that reclaimed 

the Victorian Court of Appeals building as the Smithsonian Institution�s Renwick Art Gallery; the engineering 

masterpiece Pension Building as the National Building Museum, and the Old Post Of�ce in Federal Triangle, 

using new authority in the Cooperative Use Act to combine a perimeter of federal of�ces around a skylit 

core of festival retail located in the building�s original postal processing area. Communities began appealing 

to GSA to �nd new uses for vacant community icons. In the 1970s, GSA Administrator Jay Solomon even 

attempted to initiate a program of acquiring vacant historic train stations for reuse as federal of�ces but was 

halted by the Of�ce of Management and Budget (OMB) on the basis of legislative authorities that preclude 

speculative acquisition absent a speci�c space requirement. 

Even as GSA began to raise agency standards for work involving historic federal properties, federal agency 

demand for new construction and space in newer leased buildings continued, exacerbating the challenges 

of lower space utilization rates and a growing pattern of vacancy in many historic buildings. By 2002, under 

pressure from a Congress deeply concerned by Government Accountability Of�ce (GAO) reports on the 

government�s repair and alterations backlog, GSA released a new Portfolio Strategy that called for culling the 

public buildings inventory of buildings unable to generate suf�cient rental revenue to cover their immediate and 

long-term investment needs and reinvesting in strong �nancial performers to create a �nancially sustainable 

inventory. By this time, GSA�s principal preservation challenge was no longer focused on appropriate care of 

historic materials or saving historic public buildings from demolition and replacement, but a more strategi-

cally complex task of turning underperforming historic buildings into strong �nancial performers worthy of 

retention and reinvestment. 

New laws and directives focused on economic and environmental sustainability hold promise for a paradigm 

shift supporting reinvestment in centrally located historic buildings. With the 2005 passage of the Energy 

Policy Act and Executive Order 13514, Federal Leadership in Environmental, Energy and Economic Perfor-

mance, agencies are now called upon to conserve resources by sizing down as much as possible, reducing 

federal reliance on costly leased space, and investing wisely for improved building performance and long-

term sustainability. GSA�s ARRA reinvestment program demonstrates the potential for harnessing synergies 

between environmental directives focused on creating a sustainable inventory and economic directives 

aimed at regenerating historic main streets and city centers. Although historic buildings make up only one-

fourth of GSA�s inventory, they received 40 percent of the nation�s ARRA funding directed toward building 

modernizations. When the program draws to a close, GSA will have invested substantially in making its most 

architecturally signi�cant buildings operate more sustainably to remain or become core agency assets.  

As GSA strives to be an adaptable portfolio manager and steward, we will remain committed to doing all 

we can to ensure that historic buildings offer wise investment choices that bene�t communities, federal  

agency tenants, and American taxpayers. 
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chapter3,

GSA’S HISTORIC BUILDING INVENTORY,

Historic buildings contribute signi�cantly to the variety of spaces and settings the Public Building Service 

(PBS) has to offer its customers. GSA�s public buildings legacy includes custom houses, courthouses, post 

of�ces, border stations, and federal agency of�ces across the United States and its territories. More than 

one-third of GSA�s 1,676 owned buildin
foo

g
tno

s
te 2

   , are more than �fty years old. More than one-fourth of the inventory,  

479 buildings, is listed in or eligible for the National Register of Historic Places, the nation�s list of historic 

properties worthy of preservation.  
footnote 3,

  Among GSA�s eligible properties are more than a dozen buildings con-

structed during the 1960s and 1970s. Several are exceptionally signi�cant architectural icons that have  

been listed in the National Register. Upon reaching �fty years of age, 30 or more may be eligible.

Almost two-thirds, or 301, of GSA�s historic buildings have been listed in the National Register of Historic 

Places. Of these 301 buildings, 85 are National Historic Landmark (NHL) properties�the highest level of 

designation�nationally signi�cant for their architecture, history, association with signi�cant events, or 

their potential to yield information. Of these 85 NHL properties, 11 are individual NHLs, 58 are contributing  

buildings to St. Elizabeths Hospital NHL, and 16 are contributing buildings in NHL Districts, such as the  

Jackson Place houses on Lafayette Square, located across from the White House in Washington, D.C.  
footnote 4,

  

Footnote 2 Owned properties excluding ten undeveloped sites not containing buildings.  
(GSA State of the Portfolio FY 2011) 

Footnote 3 Owned inventory National Register of Historic Places status as of October 2010.  
Increase from 2008 report reflects inclusion of individual contributing buildings on  
the St. Elizabeths West Campus, previously counted as one NHL.

 Footnote 4 Sources: GSA September 2007 R240 Report (Real Property Asset Management)  
and GSA Building Preservation Plan database.

The individually designated NHLs in downtown Washington, D.C., include Blair House, signi�cant for its 

history, and the U.S. Pension Building, now known as the National Building Museum, Montgomery Meig�s 

engineering masterpiece. A recent addition to GSA�s NHL inventory is the Lafayette Building in Washington, 

D.C., representing a World War II Home Front theme for its postwar role in �nancing the government effort  

to redirect wartime assets, such as manufacturing infrastructure and equipment, to peacetime uses.

National Historic Site designations also confer recognition of national signi�cance. GSA owns almost a 

dozen buildings that contribute to National Historic Sites: GSA�s Pennsylvania Avenue National Historic  

Site contains ten buildings, and GSA�s Gnann House in Plains, Georgia, contributes to the Jimmy Carter 

National Historic Site.

The geographic distribution of GSA�s historic building inventory re�ects the demographic development 

of the U.S. in the years prior to World War II. GSA-owned historic buildings are concentrated east of the  

Mississippi, especially along the eastern seaboard, with lower concentrations in the southwestern and 

midwestern states, and a more disbursed scattering of historic buildings in the less populous western and 
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U.S. CUSTOM HOUSE  

PHILADELPHIA, PENNSYLVANIA
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I N V E N T O R Y3

Rocky Mountain states. A disproportionate number of historic buildings are in smaller towns and cities; this 

re�ects the replacement of smaller historic buildings in growing cities with new, larger buildings constructed 

to accommodate expanding space needs. Older public buildings in more remote areas of stable or declining 

population were less likely to be transferred or demolished and replaced with new construction. The great-

est volume of space in historic buildings exists in the National Capital Region, where agency headquarters 

dominate the historic building inventory. 

GSA�s historic buildings are concentrated in city centers within metropolitan areas having populations of 

500,000 or more and are also a prominent presence in small cities and towns. Half or more of the historic 

buildings in these secondary metropolitan areas and towns are courthouses, often serving their tenants as 

the principal monumental presence in the community. In major metropolitan areas, where historic court- 

houses and custom houses are commonly supplemented by large modern of�ce buildings, the government 

may have less of a symbolic presence. GSA�s historic buildings in remote areas (population 2,000 or fewer) 

are generally border stations.  
footnote 5, 

Footnote 5	 Based loosely on OMB 2000 statistical area standards for census reporting, adjusted to provide 
additional classification thresholds for smaller population areas that, while not meeting census thresholds 
(10,000 for core-based area), are commonly organized around a town center. Statistical areas in this 
report are defined as follows: metropolitan: 500,000+; small city: 100,000–under 500,000; towns: 
10,000–under 100,000 (large) and 2,000–under 10,000 (small); and remote: under 2,000. 

Monumental Buildings,

Nearly half (227) of GSA�s historic buildings are monumental structures designed to serve a symbolic and 

ceremonial, as well as functional, purpose�Greek Revival, Second Empire, Romanesque Revival, Beaux 

Arts, Art Deco, and Neoclassical monuments symbolizing the permanence and stature of the federal  

government. The majority of these buildings are courthouses, custom houses, post of�ces, and agency head-

quarters. The monumental inventory includes a number of buildings originally constructed for nonfederal use, 

such as a train station, hotel, sanitarium, school, and insurance company of�ce building. The remaining historic 

inventory is mostly composed of nonmonumental federal of�ce buildings. The oldest buildings in the GSA 

inventory are simple but stately custom houses, post of�ces, and of�ce buildings �nished in brick, stone, and 

stucco. Digni�ed facades and modestly proportioned entry areas with elegant features, such as ornamental 

iron staircases and groin-vaulted ceilings, typify GSA�s pre-Civil War buildings. 

Following the Civil War, as the government sought to reunite a divided populace, the Supervising Architect of 

the Treasury oversaw design and construction of grand and elaborate public buildings intended to express 

the power and stability of the federal government. The U.S. Custom House in Portland, Maine, and the State, 

War, and Navy Building (now the Dwight D. Eisenhower Executive Of�ce Building) in Washington, D.C., 
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both completed in the 1880s, are Second Empire granite edi�ces set aloft on high platforms, with columned 

entrance pavilions and statuary distinguishing them from surrounding commercial buildings. Toward the end 

of the nineteenth century, sturdy Romanesque Revival post of�ces and courthouses with campanile towers 

of rough cut stone, segmental arched entrances, and vast skylit work rooms quickly came into, and went out 

of, fashion. The World�s Columbian Exposition of 1893 in Chicago, with Beaux Arts pavilions illuminated by 

Westinghouse�s new electric lights, spurred the City Beautiful Movement, setting a new standard for inte-

grated urban design that would rede�ne the government�s image for years to come. Only sixty-four buildings 

constructed before 1900 remain under GSA control today, making up 4 percent of the overall owned inventory. 

Close to three-quarters (71 percent) of GSA�s historic buildings were constructed between 1900 and 1941, 

years of great progress in technology, civic planning, and the emergence of America as a leader in Western 

culture. With the beginning of the twentieth century, public buildings were often planned as part of larger 

complexes with important civic buildings around landscaped public spaces. Federal public buildings embod-

ied the Beaux Arts design principles of sophisticated proportioning and space planning, with monumental 

entrances leading to �nely �nished lobbies and generous corridors that graciously welcomed citizens visiting 

the government of�ces. Public building facades, most commonly clad in white limestone or marble, faithfully 

recreated Classical and Renaissance models associated with the great democracies of Greece and Rome. 

Integrated into many of these buildings were sculptural details, murals, and statuary depicting or symbolizing 

the important civic activities taking place within.

A little more than one-quarter (137) of GSA�s historic buildings were constructed between 1900 and 1929. Forty 

percent of GSA�s historic buildings (192) were constructed during the Great Depression. During this time, an 

expanded federal construction program continued to maintain high standards for public buildings. Architects 

designing public buildings began introducing the new aesthetic of industrial design, combining classical 

proportions with streamlined Art Deco detailing. The tremendous body of populist civic art commissioned 

under the Works Progress Administration for new and existing public buildings is a major legacy of this era.

GSA Owned 
Buildings by Era

24%  Early &  
 Depression-era  
 1810–1940

 9% War Years 
 1941–1949

31% Modern Era 
 1950–1979 

11% Contemporary 
 1980–1993 

25% Design Excellence 
 1994–present
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Greek Revival
U.S. CUSTOM HOUSE, SAVANNAH, GA

Second Empire
U.S. CUSTOM HOUSE, PORTLAND, ME

Romanesque Revival
FEDERAL BUILDING AND U.S. COURTHOUSE, MILWAUKEE, WI

Historic Building Styles
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Beaux Arts
FEDERAL BUILDING AND U.S. COURTHOUSE,  

PROVIDENCE, RI

Art Deco
JOEL W. SOLOMON FEDERAL BUILDING AND  

U.S. COURTHOUSE, CHATTANOOGA, TN

Neoclassical
U.S. COURTHOUSE, DES MOINES, IA
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National Historic Landmarks,

Among GSA�s most signi�cant properties are eleven individually designated National Historic Landmarks 

(NHLs), and seventy-four buildings within NHL properties or NHL Historic Districts. Eleven are within  

congressionally authorized National Historic Sites. NHLs are designated by the Secretary of the Interior 

for their outstanding signi�cance to the nation. These include some of GSA�s oldest public buildings such 

as the New Bedford, Massachusetts, U.S. Custom House, built in 1834; architecturally exceptional buildings 

such as Washington, D.C.�s General Post Of�ce by Robert Mills, constructed in 1842; and major engineer-

ing achievements such as the 1882 U.S. Pension Building, with its massive trussed atrium and advanced 

natural air circulation system. Washington, D.C.�s seven-building Federal Triangle complex is part of the  

Pennsylvania Avenue National Historic Site. GSA�s most recently acquired NHL, St. Elizabeths Hospital in 

southeast Washington, D.C., is a 176-acre, park-like campus that includes a historic cemetery, dozens of  

historic buildings, the earliest dating to 1853, and an integral cultural landscape. 
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GSA’s National Historic Landmarks, 
GSA-Owned National Historic Landmarks and 
National Historic Sites,

National Historic Landmarks,

Individual National Historic Landmarks,

U.S. Custom House, 
New Bedford, MA,

Alexander Hamilton U.S. Custom House, 
New York, NY,

U.S. Custom House, 
New Orleans, LA,

Pioneer Courthouse, 
Portland, OR,

White House – West Wing, 
Washington, DC,

Lafayette Building, 
Washington, DC,

U.S. Pension Building (National Building Museum), 
Washington, DC,

Dwight D. Eisenhower Executive Office Building,  
Washington, DC,

General Post Office (Hotel Monaco), 
Washington, DC,

President’s Guest House (Blair House), 
Washington, DC,

Charles Carroll Glover House , 
(Carnegie Endowment for International Peace), 
Washington, DC,

Contributing to a  
National Historic Landmark District,
Savannah National Historic Landmark District, 
Savannah, GA,
U.S. Custom House, 
Tomochichi U.S. Courthouse,

Charleston National Historic Landmark District, 
Charleston, SC,
U.S. Custom House, 
U.S. Post Office and Courthouse,

Dealy Plaza National Historic Landmark District, 
Dallas, TX, 
Federal Building (Terminal),

Civic Center National Historic Landmark District, 
San Francisco, CA, 
Federal Building,

Georgetown National Historic Landmark District, 
Washington, DC ,
West Heating Plant,

Lafayette Square  
National Historic Landmark District, 
Washington, DC, 

Veterans Administration Building,
Dolley Madison House, 
Benjamin O. Tayloe House,
Cosmos Club,
President’s Guest House,
Charles Carroll Glover House,
Jackson Place Complex –  
William Petit Trowbridge House,
Jackson Place Complex –  
James Alden/Henry Reed Rathbone House,
Jackson Place Complex –  
Mary Jessup Blair House,
Jackson Place Complex –  
O’Toole-Steele,
Jackson Place Complex –  
Cornelia Knower Marcy House, 

St. Elizabeths Hospital  
National Historic Landmark District*, 

(58 contributing buildings), 
Washington, DC, 
*The NHL District is limited to the St. Elizabeths  
West Campus, which the GSA controls.

Contributing to a National Historic Site,

Pennsylvania Avenue National Historic Site 
Washington, DC**,

Herbert Clark Hoover  
Department of Commerce Building,
U.S. Court of Military Appeals,
Federal Trade Commission Building,
Internal Revenue Service Building,
Robert F. Kennedy Department of Justice Building,
Ariel Rios Federal Building, 
Nancy Hanks Center – Old Post Office Building,
Environmental Protection Agency East Building  
(former International Commerce Commission 
Building),
Environmental Protection Agency West Building 
(former U.S. Customs Service and Department  
of Labor Building),
Andrew W. Mellon Auditorium (Connecting Wing),
**U.S. Pension Building and General Post Office,  
individual NHLs, also contribute to the Pennsylvania  
Avenue National Historic Site.

Jimmy Carter National Historic Site, 
Plains, GA,

Gnann House,
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Surplus World War II Property,

Although World War II largely halted construction of federal agency of�ce buildings, 9 percent of GSA�s  

owned inventory is war-era construction (1941 to 194
footnote 

9).  6, The war-era buildings represent 23 percent of  

GSA�s owned buildings that are more than �fty years old. By the time GSA was established in 1949,  

billions of dollars in surplus real property and equipment had already been transferred by the War Assets  

Administration to communities, institutions, and private businesses with the intent of sustaining, to the  

greatest extent possible, the economic bene�ts to hundreds of communities and individual citizens  

employed by the wartime production effort, as plants were adapted to serve nonmilitary uses. 

Footnote 6 A majority of these World War II-era buildings, historically constructed for military industrial uses such as 
warship and weapons manufacturing, originally lacked distinction (having been constructed as temporary 
buildings) or have been substantially altered and do not appear to meet National Register eligibility 
criteria. Those buildings formally determined ineligible or determined by GSA as not likely to be eligible 
are excluded from the historic building inventory statistics referenced throughout this report. 

As the agency responsible for the disposition of surplus federal real property, GSA assumed responsibility 

for hundreds of properties still in the federal inventory, which had been constructed or con�scated by the  

Department of Defense for the war effort. Included in these wartime properties were numerous clusters  

of industrial structures constructed for the manufacture, distribution, and storage of weapons, equipment, 

and other war supplies. GSA adapted many of these properties to serve as of�ces for the expanding federal  

government. Among the con�scated properties are some of GSA�s most imaginative examples of com- 

mercial building reuse: the former Vista del Arroyo Hotel in Pasadena, California, now housing the U.S.  

Court of Appeals, and the Kellogg Sanitarium in Battle Creek, Michigan, now the Hart-Dole-Inouye Federal 

Center serving several agencies. In recent years, GSA has disposed of a number of such properties so  

they can be returned to more appropriate community uses, including the Grove Arcade in Asheville, North 

Carolina, since returned to its historic use as a community marketplace, and the National Park Seminary, 

adapted during World War II to serve as an annex to the Walter Reed Army Medical Center Annex in Forest 

Glen, Maryland, redeveloped as private housing. 

Although many of the military-industrial facilities were spartan structures intended for temporary use, their 

availability at a time of unprecedented government expansion after the war was convenient. They lacked  

the monumental presence, ceremonial spaces, and elegant �nishes of traditional public buildings, but  

they provided large �oor plans for �exible workspace con�gurations and tall ceilings and windows for 

light and ventilation. Often, they were structurally capable of supporting nearly in�nite volumes of �les and  

storage and offered plenty of parking spaces to accommodate a growing suburban workforce. 

Master plan documents of the 1950s express pride in the ef�ciency with which GSA converted these  

wartime buildings to of�ce space for the expanding civilian government workforce. Efforts to incorporate 

landscaping and other amenities at these sites foreshadowed the arrival of commercial of�ce parks that  

later emerged to take advantage of lower-cost property in the suburbs.

Many of these former wartime properties lack the architectural merit, integrity, or singular historic importance 

required to qualify for the National Register. A number have already been determined ineligible. A few sites, 

however, such as the former Navy Yard annex in Washington, D.C., now the Southeast Federal Center, include 

earlier military-industrial structures that make them eligible for the National Register as a group. 
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FEDERAL CENTER SOUTH  

SEATTLE, WASHINGTON
Industrial architect Albert Kahn developed innovative 
structural systems and production efficiencies to meet 
the nation’s wartime production demands in the 1940s.
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Modernism in the Great Society,

President Truman created the General Services Administration in 1949 to oversee the federal government�s 

immense building management and general procurement functions at a time when the federal government 

was experiencing tremendous growth. Between 1960 and 1976, GSA undertook more than seven hundred 

projects in towns across the United States. Nearly one-third (31 percent) of GSA�s owned inventory (more 

than 40 percent by square foot area) was constructed between 1950 and 1979. 

Architects of this era embraced Modern design as more ef�cient, state-of-the-art, and technologically honest.  

However, concerned that the caliber of federal construction was declining, in 1962 President Kennedy  

convened an Ad Hoc Committee on Federal Of�ce Space whose Guiding Principles for Federal Architecture  

would articulate a new philosophy that continues to guide the design of public buildings today. This  

initiative called for design that re�ected �the dignity, enterprise, vigor and stability of the American National 

government, [placing] emphasis� on the choice of designs that embody the �nest contemporary American 

architectural thought.� 

When GSA built Modern at its best, it produced strikingly contemporary designs by Modern masters�Marcel 

Breuer�s sweeping Washington, D.C., headquarters building for the U.S. Department of Housing and Urban 

Development, Ludwig Mies van der Rohe�s sleek Federal Center in Chicago, and Victor Lundy�s muscular 

U.S. Tax Court Building in Washington, D.C., all of which have been entered into the National Register since 

the last report. Most federal of�ce buildings of the time, however, are more derivative than iconic. As GSA 

sought to house legions of federal workers and achieve the goals of standardization, direct purchase, mass 

production, �scal savings, economy, and ef�ciency were often stronger driving forces than architectural 

distinction. The idea of public buildings as a distinct and recognizable building type gave way to an emphasis 

on utility and cost containment. As a result, most buildings GSA constructed during the period re�ect typical 

of�ce design of their time, constructed not as one-hundred-year-lifecycle iconic buildings, but to serve a 

twenty-�ve- to thirty-year lifecycle. 
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U.S. TAX COURT BUILDING  

WASHINGTON, D.C.
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U.S. COURTHOUSE  

SPRINGFIELD, MASSACHUSETTS
Completed in 2008, the colonnaded entry pavilion of the 
new courthouse spirals protectively around historic trees 
while responding to the scale, materials, and detailing of 
neighboring historic residences and institutions. 
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Tomorrow’s Landmarks: The Design Excellence Program,

Seeking to reaf�rm how public buildings contribute to the nation�s legacy, GSA initiated the Design  

Excellence program in 1994. This program is grounded in the philosophy that federal buildings should be  

symbols of what government is about, not just places where public business is conducted. As builder for the  

civilian federal government, GSA�s goal is to shape this legacy and the way people regard their government 

through its public buildings. Consistent with the Guiding Principles, the program encourages design that  

embodies the finest contemporary American architectural thought and that also reflects regional  

architectural traditions.

Speci�c objectives of the Design Excellence program include ensuring that GSA provides high-quality, 

cost-effective, and lasting public buildings for the enjoyment of future generations. Under the program, 

new construction and major repair and alteration projects bene�t from peer review by architects who are  

nationally recognized within the profession. Peers participate in architect selection and are integrally  

involved throughout design development.

The Design Excellence program has produced award-winning federal buildings in Central Islip, New York;  

Cleveland, Ohio; San Francisco, California; and many other cities. The program won a 2003 National  

Design Award of the Cooper Hewitt National Design Museum, Smithsonian Institution; the 2004 American  

Architectural Foundation Keystone Award; and the American Institute of Architects� Jefferson Award for  

Public Architecture in 2010. In 2011, PBS Commissioner Robert A. Peck received the Henry Hope Reed 

Award from the University of Notre Dame School of Architecture; the award is given to �an individual  

working outside the practice of architecture who has supported the cultivation of the traditional city, its  

architecture and art through writing, planning or promotion.� Public buildings completed under the program 

now comprise one-fourth of the owned inventory. 

Case 1:25-cv-03969-DLF     Document 7-18     Filed 11/17/25     Page 28 of 153



26

chapter4,

USING HISTORIC BUILDINGS,

Under the NHPA and Executive Order 13006, federal agencies are required to use historic buildings to 

the greatest extent possible and to give �rst consideration to locating in historic properties and historic  

districts. 

GSA uses historic buildings �ve ways. We 1) reinvest in them so they can serve the modern federal work-

force, 2) reprogram them for new uses when necessary, 3) outlease them to private tenants when there is 

no immediate federal need, 4) lease them from nonfederal building owners, and 5) acquire them to meet  

federal needs.

Reinvestment, 
By reinvesting in federally owned historic of�ce buildings, GSA ensures that they can continue to serve a 

twenty-�rst-century workforce. The chief investments are in safety, building systems improvements, and 

exterior maintenance. 

PBS�s general business policy is to base investment on tenant needs, urgency, �scal soundness, community 

support, and other practical considerations, conditioned on the quantitative criterion of acceptable return-on-

investment. In funding decisions concerned with historic buildings, additional qualitative criteria also come 

into play�building signi�cance, architectural merit, and community bene�ts, along with long-term steward-

ship goals and risks. GSA�s capital investment prioritizing methodology continues to give additional weight to  

historic buildings in ranking projects requiring congressional approval (funding over $2.8 million). GSA 

also continues to provide a 10 percent leasing price preference to offset the potential additional cost to  

rehabilitate historic buildings in compliance with the NHPA.

Having substantially implemented our 2001 portfolio strategy by 2008, GSA has moved beyond the tier-

ing of assets to a more comprehensive core assets analysis. A substantial number of poorly performing 

properties have been transferred or are in the process of disposal, as GSA continues to move forward 

with plans to maintain and invest in its core assets. The Center for Historic Buildings continues to �ag 

�nancially troubled historic buildings with high architectural and community signi�cance and to work with  

regions to explore alternative �nancial remedies and divestment options for underutilized properties facing 
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GSA’s Legacy Vision gives preference to 
reinvestment in historic buildings that best 
represent the nation’s public building legacy. 

BIRCH BAYH FEDERAL BUILDING  

AND U.S. COURTHOUSE  

INDIANAPOLIS, INDIANA 
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Historic Building Reinvestment 
DOLLARS IN MILLIONS
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sustained vacancy or no longer viable for other reasons. Pro�table properties will continue to merit greater 

investment, and extra care is being taken to control costs where cash �ow is limited by low market rent 

rates, small �oor plates, and other endemic constraints. GSA�s priority for less pro�table historic buildings  

will continue to be maintaining each building�s basic usefulness, asset value, and integrity. In a �scally  

constrained environment, GSA�s goal is to preserve the qualities that contribute to each building�s  

signi�cance through low intervention repair approaches and selective restoration, focusing on highly visible 

historic spaces and situations in which work can be accomplished as part of other necessary repairs and 

alterations (e.g., �re safety or mechanical work).

Capital Program,

GSA has discretionary authority over repairs costing less than $2.8 million (prospectus threshold). Repairs 

and alterations costing more than that require congressional line item approval of each project�s major  

components. Projects are funded through the Federal Buildings Fund, a revolving fund established in 1972  

with the advent of market- and occupancy-based rents, making federal agencies accountable for the con-

tinuing costs associated with maintaining all workspace they occupy. 

Congress has remained committed to reinvesting in America�s public building legacy since GAO studies  

began calling attention to the government�s repair and alterations backlog in the late 1990s, prompting GSA 

to issue its portfolio strategy in 2001. A twelve-year trend analysis examining reinvestment patterns since  

GSA began tracking spending on historic properties shows consistent support for a selective capital invest-

ment strategy focusing on pro�table buildings that GSA de�nes as core assets for long-term retention.  

GSA�s core assets investment focus generally limits funding for comprehensive historic building moderniza-

tions to large monumental buildings located in strong real estate markets where rents support substantial 

reinvestment. In the post-millennium era of strict �scal accountability and return-based reinvestment,  

funding for rehabilitation of legacy historic buildings increased from $94 million in 1999, to $157 million in  

2000, $220 million in 2001, and $329 million in 2002�an increase of 230 percent in three years�leveling 

to approximately $225 million and $266 million in 2003 and 2004, respectively. Funding increased with  

construction cost in�ation from 2005 to 2009, to an average of $340 million annually (excluding 2009 ARRA  

funding), a 350 percent increase over pre-2000 levels. Reduced Federal Buildings Fund appropriations  

in 2010 and 2011 of $230 million and $74 million, respectively, were dramatically offset by ARRA  

appropriations, reinvigorating the historic inventory with �ve year�s worth of reinvestment, appropriated in 

2009 for projects to be obligated by 2011 and completed by 2013.  
footnote 7, 

Footnote 7	 Based on the preceding five-year average. 
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American Recovery and Reinvestment Act,

Consistent with NHPA goals, GSA�s ARRA funding disproportionately bene�tted the nation�s public  

building legacy, with a total of $1.665 billion�40 percent of GSA�s ARRA funding�appropriated for 150  

GSA historic buildings. As intended, the ARRA program disbursed rehabilitation funding over a broad  

geographic area, boosting depressed economies in town and city centers throughout the nation. All told,  

a third of GSA�s historic buildings received ARRA funding for major modernizations and limited-scope  

projects focused on reducing GSA�s repair and alterations backlog and improving the sustainability of the 

inventory as a whole.

ARRA funded many high-priority monumental building modernizations that had been deferred as a 

result of the economic downturn, including projects at six historic courthouses; a 1931 custom house;  

Washington, D.C., headquarters for the Departments of Health and Human Services, Commerce, Interior,  

and State; GSA�s own 1917 headquarters; and three monumental federal buildings constructed between  

1918 and 1933. Among these buildings were a number of architecturally exceptional legacy buildings need-

ing reinvestment funding to secure or retain tenants to remain viable for continued federal use, including 

the Beaux Arts-style Federal Building at 50 United Nations Plaza in San Francisco�s Civic Center NHL 

District; the 1918 Neoclassical Wayne N. Aspinall Federal Building and U.S. Courthouse in Grand Junction,  

Colorado; and the grand 1905 Birch Bayh Federal Building and U.S. Courthouse in Indianapolis, Indiana.

ARRA funding was also reinvested in a number of historic buildings retained to functionally complement  

new construction recently completed or under way in Mobile and Montgomery, Alabama; Little Rock,  

Arkansas; Miami, Florida; Brooklyn, New York; and Washington, D.C. Among the least visible but most  

important of these investments is $450 million for infrastructure work required to rehabilitate the  

St. Elizabeths campus. 

Limited-scope projects funded by the ARRA program will improve the long-term viability of countless  

historic buildings throughout the nation through targeted reinvestment for improved performance and  

sustainability; adjusting or upgrading heating, cooling, and lighting systems to be more energy ef�cient;  

reducing heat loss through roo�ng insulation and daylight sensors; conserving water; and generating  

renewable energy to reduce GSA�s energy demand and reliance on the grid. Some of these projects will  

serve as pilots for innovative technology, such as the Ketchikan, Alaska, Federal Building�s biomass boiler 

and a high-performance, low-pro�le insulated roo�ng system for the U.S. Post Of�ce and Courthouse at 

Camden, New Jersey. 
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GSA’s ARRA-funded Green Proving Ground Project will install 
micro-roof insulation that will maintain the appearance of the 
building’s historic facade while conserving energy and reducing 
GSA operating costs.

U.S. POST OFFICE AND COURTHOUSE 

CAMDEN, NEW JERSEY
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Once home to the nation’s fourth largest postal district, the 
twenty-two story tower now houses the Environmental Protection 
Agency and other federal offices. A five-year outlease to the state 
courts enabled GSA to maintain a revenue stream for maintenance 
and repair while awaiting EPA’s scheduled relocation. 

JOHN W. MCCORMACK  

U.S. POST OFFICE AND COURTHOUSE 

BOSTON, MASSACHUSETTS 
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Opportunities will also be taken, in many ARRA projects, to restore compromised spaces and character- 

de�ning features. Suspended ceilings in the corridors of the Herbert Clark Hoover Department of Commerce 

Building in Washington, D.C., and the Wayne N. Aspinall Federal Building and U.S. Courthouse in Grand  

Junction, Colorado, will be removed, reclaiming the elegance of these historically gracious circulation  

systems. Out-of-character replacement windows at the Robert A. Young Federal Building in St. Louis will  

be replaced with energy-ef�cient windows matching the building�s original fenestration. A project at the  

U.S. Custom House in Philadelphia, which contains one of GSA�s most architecturally signi�cant entrance 

lobbies, will restore long-lost revolving doors and ornate cast aluminum gates as part of a full exterior  

rehabilitation that includes masonry repointing and repair, replica window sashes containing blast-resistant 

insulated glass, new insulated roofs (including a 20,000-square-foot green roof), energy-ef�cient boilers,  

and new lamps for exterior lighting that will better highlight the building�s architectural features while  

reducing energy consumption by 50 percent. 

ARRA�s unprecedented contribution to the �nancial and physical health of the nation�s monumental  

public buildings will be felt for years to come in improved building performance and reduced demand for 

limited resources. 

Where and how did GSA spend during the 2009�2011 reporting period? Consistent with GSA�s strategic 

priority of reinvesting in monumental and architecturally exceptional historic buildings for continued federal 

use, ARRA and Federal Buildings Fund appropriations will complete seventeen major modernizations to  

bring monumental historic federal buildings up to current standards, along with modernizations at other  

historic buildings such as a group of former commercial buildings on State Street in Chicago, and many 

rehabilitation projects for improved building performance.

Recurring repair and alterations funding below the $2.8 million prospectus threshold has remained �at for 

more than a decade, a potential challenge for many historic buildings that rely entirely on below prospectus 

funding for ongoing repairs and upgrades. With the exception of a funding dip to $65 and $68 million in 2010 

and 2011, respectively, annual funding for recurring repairs and alterations at GSA�s historic buildings has  

remained consistently close to the $84 million twelve-year average, while purchasing power has declined  

due to substantially increased costs for materials and labor.  
footnote 8, GSA�s national preservation program continues  

working with its regional preservation staff to develop strategies for approaching building needs as cost  

effectively as possible, setting major and minor repair and alteration investment priorities strategically to keep 

legacy buildings occupied and viable. Reduced spending after the ARRA program winds down will continue 

to pose a challenge for buildings with signi�cant repair needs that are already on the margin �nancially. 

Footnote 8	 Appropriated funding for recurring repairs and alterations below the prospectus  
threshold (BA 54), multiplied by a factor of 25 percent, representing the proportion  
of the national inventory that historic buildings make up in gross floor area.
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GSA’s ARRA-funded sustainability upgrade will 
install energy efficient windows matching the 
building’s original fenestration in place of 
out-of-character replacement windows. 

ROBERT A. YOUNG  

FEDERAL BUILDING  

ST. LOUIS, MISSOURI 
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GSA has continued investing in historic courthouses that are 
prominent landmarks in their communities (ARRA funds except 
where indicated as FBF for Federal Buildings Fund):

2009,
Everett McKinley Dirksen  
U.S. Courthouse, Chicago, IL (FBF), 
U.S. Post Office and Courthouse,  
New Bern, NC (FBF),
Thurgood Marshall U.S. Courthouse, New 
York, NY (ARRA supplementing 2005 and 2008 
FBF appropriations),
Robert S. Vance Federal Building  
and Courthouse, Birmingham, AL,
Birch Bayh Federal Building and  
U.S. Courthouse, Indianapolis, IN,
Hippolito Garcia U.S. Post Office  
and Courthouse, San Antonio, TX,
Frederico Degetau Federal Building  
and U.S. Courthouse, Hato Rey, PR,

Support for monumental office buildings, mostly agency 
headquarters in Washington, D.C., continued through the ARRA 
program. More than half of GSA’s 2009–2011 capital project 
expenditures modernized Cabinet agency headquarters buildings 
in Washington, D.C., where occupancy of government-owned 
buildings offers clear location and financial advantages:

2009,
Dwight D. Eisenhower Executive Office 
Building, Washington, DC (FBF),
Herbert Clark Hoover Department  
of Commerce Building, Washington, DC, 
(Phases II and III),
U.S. Department of the Interior Building, 
Washington, DC (Phase IV),
U.S. General Services Administration 
Building, Washington, DC,
Mary E. Switzer Federal Building 
(Department of Health and Human Services), 
Washington, DC (Phase II),
Harry S. Truman Federal Building  
(State Department), Washington, DC,
Lafayette Building, Washington, DC,
White House West Wing, Washington DC (FBF), 
Federal Building and U.S. Post Office,  
Hilo, HI (Supplements FBF project),
Robert A. Young Federal Building,  
St. Louis, MO,

2010,
Dwight D. Eisenhower Executive Office 
Building, Washington, DC (FBF),

2011,
White House West Wing, Washington, DC,
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Reprogramming (owned inventory),
As federal space needs change, GSA keeps buildings viable by reprogramming them to serve new  

functions. The keys to successful reprogramming are anticipating changing tenant needs and opportunities, 

such as expiring leases, and matching available buildings to suitable tenants. The best �t is one in which 

GSA�s tenants are able to make the most of a building�s historic architectural features and minimize the  

need for costly alteration that compromises historic character. Bankruptcy courts, for example, are ideal  

back�ll tenants for historic courthouses and custom houses, since they do not require separate circulation 

and other security features that criminal courts do. Former postal workspace in GSA federal courthouses 

continues to provide convenient expansion space for growing courts�convenient not only because it  

eliminates the need to construct space outside of the existing building envelope, but also because the 

high ceilings, abundant natural light, and unbroken spaces that characterize historic postal work areas are  

well-suited for build out as ceremonial space.

Recent successes include the Winston E. Arnow U.S. Courthouse in Pensacola, Florida, and the Strom 

Thurmond U.S. Courthouse and Federal Building in Columbia, South Carolina�courthouses originally  

serving district courts and now principally housing bankruptcy courts and other agencies. 

The Romanesque Revival-style Conrad B. Duberstein U.S. Bankruptcy Courthouse, originally the General  

Post Of�ce of Brooklyn, New York, has housed an expanding court presence since it opened in 1892.  

In 2005, GSA completed a $200 million comprehensive rehabilitation and new construction, adding three 

courtrooms to supplement a 1933 addition that had increased the building�s courtroom capacity from four 

to six. Designated by the New York City Landmarks Preservation Commission in 1966 and listed in the  

National Register of Historic Places in 1974, it continues to house a postal retail presence, along with nine 

courtrooms for bankruptcy courts, the U.S. Attorney�s Of�ce, and other courts-related agencies. The reha-

bilitation provided an opportunity to restore the building�s ornamental public spaces, cast-iron roof cresting, 

and streetlights, along with critical roo�ng and terracotta repairs necessary to keep the building habitable. 

GSA�s John W. McCormack U.S. Post Of�ce and Courthouse in Boston underscores the adaptability of  

well-located historic post of�ces and courthouses. A superb example of Art Deco civic architecture, the  

twenty-two-story, ziggurat-stepped tower originally housed the nation�s fourth largest postal district, 

along with courts and other federal agencies. Using NHPA Section 111 authority, GSA leased the building 

to the Massachusetts state courts for several years to keep it occupied and generating revenue prior to  

rehabilitating the structure to house the Environmental Protection Agency (EPA) and other federal of�ces. 

Former courtrooms now provide gracious meeting space and of�ces �nished in walnut wainscotting and  

oak parquet �oors for these agencies. The EPA�s �Greening EPA� website proudly reports reusing  

99 percent of the historic exterior
footnote 

.  9,  GSA dramatically showcased these accomplishments in a documentary 

�lm, Boston�s Dazzling Cliff: John W. McCormack U.S. Post Of�ce and Courthouse, released in May 2011  

to coincide with National Historic Preservation Month. 

Footnote 9 “Greening EPA,” http://www.epa.gov/greeningepa/facilities/boston-hq.htm, June 20, 2011. 
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By supplementing rather than disposing of historic 
buildings in favor of new construction, GSA can 
meet agency expansion needs while minimizing space 
acquisition costs and recapturing the government’s 
investment in quality construction of the past.

CONRAD B. DUBERSTEIN  

U.S. BANKRUPTCY COURTHOUSE 

BROOKLYN, NEW YORK 
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U.S. POST OFFICE AND COURTHOUSE  

NEW BERN, NORTH CAROLINA
New Bern’s three hundredth anniversary celebration included a 
reenactment of the precedent-setting Bayard and Singleton Case of 
1787 depicted in one of the building’s three historic murals. The city’s 
integral involvement underscores how important a federal presence 
within a focal, city-center landmark can be.
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Other recent reprogramming successes in GSA�s monumental inventory include reuse of Atlanta�s Martin  

Luther King, Jr. Federal Building�the city�s former main U.S. Post Of�ce�for GSA�s Southeast Regional  

Headquarters and the stunning rehabilitation of the New Orleans Custom House NHL following Hurricane 

Katrina to house the Department of Homeland Security (DHS), U.S. Tax Court, and U.S. Department of  

Commerce, along with the Audubon Society Insectarium located on the building�s ground �oor. 

One of the most sizable reprogramming efforts in GSA history is the adaptive use of the St. Elizabeths  

Hospital West Campus NHL in southeast Washington, as the consolidated DHS headquarters. Founded  

in 1852 as the nation�s �rst federal psychiatric hospital, the West Campus retains a well-scaled array of  

picturesque Victorian buildings in a naturalistic 176-acre setting offering spectacular views of the capital  

city across the Potomac River. After decades of steady growth and thoughtful expansion, the hospital  

declined with the deinstitutionalization of care for the mentally ill in the 1960s, until by the late 1990s the  

campus population had shrunk to less than 10 percent of its peak population of 7,500, leaving the oldest  

buildings of the West Campus largely vacant. Although the magnitude of the agency�s space and security  

needs have challenged the design team and preservation community, the project will infuse billions in 

infrastructure reinvestment, new construction, cultural landscape renewal, architectural restoration, and  

rehabilitation funding to reuse 52 long-vacant nineteenth- and early twentieth-century brick buildings,  

several of which predate the Civil War. For details on the project�s imaginative use of BIM for master 

planning and iterative design development to dramatically reduce the impact of new construction, see  

Chapter 5, Building Information Modeling.
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Historic building outlease revenue is funding space build 
out for a National Archives and Records Administration 
education and research center that will bring the building 
to full occupancy for the first time since the U.S. Customs 
Service vacated the National Historic Landmark in 1971. 

ALEXANDER HAMILTON  

U.S. CUSTOM HOUSE 

NEW YORK, NEW YORK
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Outlease earnings from nonfederal tenants funded 
woodwork restoration that will help to maintain the 
courtroom’s appeal as a popular filming location. 

GUS J. SOLOMON U.S. COURTHOUSE 

PORTLAND, OREGON
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Although available since the 1980s, Section 111 outleasing authority remained untapped by GSA until the 

late 1990s. Until that time, nonfederal activities in GSA buildings were generally limited to cafeterias, news-

stands, and other tenant retail services primarily serving the federal building. Today, the revenue generated 

by the broader outleasing authority of Section 111 is funding restoration of irreplaceable historic �nishes, 

reclamation of unsympathetically altered spaces to again serve as ceremonial gateways, and critical repairs 

at historic GSA buildings unable to compete for prospectus-level reinvestment or recurring repair and al-

teration funds. One of GSA�s most successful reinvestment strategies for smaller legacy buildings unable to 

compete for capital program funding has been to combine rehabilitation funds from several smaller sources�

typically from GSA�s Minor (Below Prospectus Threshold) Repair and Alterations program, historic building  

outleasing revenue, and tenant agency Reimbursable Work Authorizations (RWAs), which can fund tenant 

build-out as well as restoration projects and alterations.

Declining outleasing revenue as GSA relocates tenants from expiring leases or culls the inventory of  

underutilized buildings is a healthy re�ection of progress toward a sustainable portfolio. GSA�s 800,000- 

gross-square-foot John W. McCormack U.S. Post Of�ce and Courthouse, for example, once the agency�s 

largest outlease earner, is now modernized, fully occupied by federal agencies and again contributing to  

the Federal Buildings Fund. Outleasing revenue declined 30 percent between 2008 and 2011, due in part 

to space reclaimed for federal use or redevelopment (220 State Street in Chicago) and in part to market  

conditions. Security requirements hindering open and convenient access continue to present a challenge, 

making outlease space less marketable where separate entrances are not practical. However, thanks to 

increased sharing of outleasing information and expertise across business lines and regions, recent data 

corrections, and anticipated income from rooftop telecommunications equipment, outleasing revenue is 

projected to climb in the foreseeable future.

Although a small sum compared to the Federal Buildings Fund, strategically invested outlease revenue  

makes a critical difference in GSA�s ability to meet stewardship priorities. In awarding funds, priority is given 

to activities necessary to maintain a legacy building�s physical or �nancial viability. In that regard, one of  

GSA�s most important investments during the 2008�2011 reporting period has been the award of $530,000  

in outlease revenue to relocate the National Archives and Records Administration (NARA) from leased  

space to the Alexander Hamilton U.S. Custom House in lower Manhattan. Designed by Cass Gilbert and 

prominently situated in New York City�s Bowling Green, the Beaux Arts masterpiece is one of GSA�s most 

architecturally signi�cant buildings. The relocated agency will occupy the last remaining vacant space  
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After time-critical repairs, GSA’s outleasing program 
gives funding priority to restoration in high visibility 
locations, such as replication of historic entrance doors, 
a small investment that yields high returns in building 
marketability and tenant satisfaction.

RICHARD SHEPPARD ARNOLD  

U.S. POST OFFICE AND COURTHOUSE  

LITTLE ROCK, ARKANSAS
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since the building�s 1980s rehabilitation to house the Bankruptcy Courts and the National Museum of the 

American Indian. Projected for completion in late 2012, the project includes an educational center, public 

research room, and archival storage center. In addition to strengthening the �nancial performance of an 

important asset, the new center will meet NARA�s stringent archive requirements and provide visibility  

valuable to both NARA and the museum, increasing its strength as a destination. In front of the custom 

house, outlease-funded conservation of Daniel Chester French�s Four Continents sculptures was recently 

completed, restoring one of GSA�s most magni�cent public building gateways to serve its intended function 

�as a symbol of the civilization, culture, and ideals of our countr
footnote 

y.�  10,

Footnote 10 Cass Gilbert construction correspondence, about 1904, NARA.

GSA�s Great Lakes Region again reports success strategically investing outlease revenue to facilitate  

marketing vacant space to federal tenants. At the Gerald W. Heaney Federal Building and U.S. Courthouse  

in Duluth, Minnesota, outlease revenue will fund main entrance and lobby restoration under GSA�s First  

Impressions program, which raises curb appeal awarness to improve visitor impressions and tenant satisfac-

tion. At the early twentieth-century Renaissance Revival Federal Building in Minneapolis, accessibility will 

be improved with a cleverly con�gured ramp sloping downward to a lower-level elevator. A new side lobby 

will provide a graciously accessible entry connecting the ramp and elevator. Ceiling heights and crown  

details, long concealed by contemporary suspended ceilings, will also be restored in the main entrance and 

second �oor stair lobbies. Outlease revenue will also restore historic lighting and the entrance lobby at the  

1920s Hart-Doyle-Inouye Federal Center (once a gateway to the posh Battle Creek, Michigan, Sanitarium).

Outlease revenue continues to make an important difference through smaller reinvestment efforts, with 

priority given to prominent locations where repairs and restoration yield a high return in marketability  

and tenant satisfaction. At GSA�s Federal Building and U.S. Courthouse at Gadsden, Alabama, $16,500  

funded reconstruction of the building�s original historic doors at primary and secondary entrances. Similar  

First Impressions investment efforts will restore wooden entrance doors in the 1858 Lewis F. Powell  

U.S. Courthouse in Richmond, Virginia, and ornamental aluminum doors at the 1930s Federal Trade  

Commission Building in Washington, D.C.�s Federal Triangle, the Richard Sheppard Arnold U.S. Post Of�ce 

and Courthouse in Little Rock, Arkansas, and the Joel W. Solomon Federal Building and U.S. Courthouse  

in Chattanooga, Tennessee.

Funding priority is also given to reinvesting in outlease earners. At the Gus J. Solomon U.S. Courthouse in 

Portland, Oregon, a long-term outlease earner, GSA invested $186,000 to restore hand-rubbed, fumed oak 

woodwork that contributes to the monumental courtrooms� appeal as �lming locations. Featured in the �lm 

Men of Honor and TNT network�s Leverage television show, the courtrooms are popular tourist attractions 

in open houses periodically hosted by the region. 
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Brick-and-mortar repairs to maintain building envelopes remain important uses of GSA�s outlease revenue 

as well. Replacement of the standing-seam metal roof at the 1810 Robert C. McEwen U.S. Custom House 

in Ogdensburg, New York, the oldest building in GSA�s inventory, was completed in 2009, along with repairs 

to the cortile of the U.S. Custom House in Charleston, South Carolina, and stone entry columns at the U.S. 

Courthouse in Des Moines, Idaho. Water-damaged lobby ceilings in the Federal Building at Monroe, Louisiana, 

and Robert Grant Federal Building in South Bend, Indiana, are now being restored using outlease funds. 

Outlease funding can enable GSA to take advantage of one-time restoration opportunities that arise when 

artwork or unique ornamental �nishes are discovered during the course of a repair or rehabilitation project. 

Among the most dazzling such events in GSA history was the uncovering of elaborately decorated ceilings 

in the 1888 west wing of the Dwight D. Eisenhower Executive Of�ce Building in the midst of major modern-

ization work replacing systems throughout the building in the mid-2000s. Given the extent of unanticipated 

conditions in any modernization involving a rehabilitation of such scale and complexity, no funds were avail-

able for restoration in the congressionally approved budget. Through an advance on the region�s anticipated 

outlease earnings, GSA was able to restore two of the most elaborately decorated ceilings in the public 

buildings� inventory. 

Coordinating complex outleases that involve highly signi�cant property generally requires time and special 

expertise to develop a marketing strategy, generate requests for proposals and developer quali�cations, evalu-

ate reuse options, undertake GSA�s �nancial analysis of development costs, and involve the public. Leases for 

less signi�cant and less visible GSA historic property can often be negotiated more quickly and easily, since 

they are less likely to contain elaborate spaces that might be compromised by a change of use. The more 

important a property and the greater GSA�s legal and public relations exposure, the more time the process 

merits. The �exibility to outlease vacant space within underutilized historic buildings is expected to continue 

having a signi�cant impact on GSA�s ability to sustain the historic inventory in the long term. 
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Outleasing proceeds from rooftop antennas 
and retail tenant services in GSA’s National 
Capital Region enabled GSA to restore long-
concealed ornamental ceilings uncovered 
during the building modernization.

DWIGHT D. EISENHOWER  

EXECUTIVE OFFICE BUILDING 

WASHINGTON, D.C. 
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Constructed in 1810 for private use, then leased and later acquired 
by the government, GSA’s oldest building received a new standing seam 
metal roof using Section 111 outleasing proceeds. 

ROBERT C. MCEWEN  

U.S. CUSTOM HOUSE 

OGDENSBURG, NEW YORK
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Leasing,

When space is not available in government-owned buildings, historic buildings receive �rst preference in 

searching for leased space. GSA leases roughly 175 million square feet in 7,106 buildings. Of these, approxi-

mately 74 are historic buildings, providing GSA more than 2 million square feet of space. More than a third of 

these buildings are owned by the U.S. Postal Service; a few are controlled by the National Park Service. The 

remaining are privately owned.  
footnote 11,  

Through an interagency Memorandum of Agreement (MOA), GSA cooperates with the U.S. Postal Service  

to keep historic post of�ces occupied and viable as public buildings in areas where the government main- 

tains a federal presence. These leases have a critical impact on older central business areas by keeping  

signi�cant civic buildings in public use. Postal inventory downsizing puts some of these leaseholds at risk.  

At the same time, federal interest in maintaining a tenancy will likely be seen by some developers as  

advantageous by providing immediate cash �ow from an existing tenant. GSA�s principal post of�ce build-

ing tenant is the U.S. Courts, which occupy nearly half of GSA�s historic post of�ce leases. Generally, these  

are historic buildings that have housed federal courts for many years but remain controlled by the U.S.  

Postal Service because the postal service is the principal occupant. In some locations, such as New 

Bern, North Carolina, the courts have expanded to become a primary tenant, prompting GSA to acquire 

the building they occupy. Other major GSA tenants in post of�ce buildings are the U.S. Customs Service  

(12 percent), congressional of�ces (12 percent), and the Federal Bureau of Investigation (11 percent). 

In 2000, when GSA was reassessing its price preference policy in the wake of the new locational hier- 

archy established by Executive Order 13006, the Center for Historic Buildings undertook a study of GSA 

historic building leasing to assess the merit of continuing or modifying GSA�s 10 percent lease price (cost) 

preference.  
footnote 12, The preference allows offerors of qualifying property to compete for lease awards at a leas-

ing rate 10 percent higher than the lowest offer meeting the federal agency�s requirements. Goals of the 

study were to determine the impact of the price preference on lease selection and to develop strategies  

to increase leasing of space in historic buildings. 

 Footnote 11 Leases identified by available STAR data and a survey of Regional Realty Specialists,  
reported in “GSA Historic Building Leasing,” GSA Historic Buildings and the Arts,  
June 2000; updated in 2007 using current STAR data.

 Footnote 12 The preference allows an additional 10 percent lease cost, to compensate for the  
additional expense of conforming to Secretary of Interior Rehabilitation Standards,  
as required by the NHPA and to comply with NHPA mandates requiring the government  
to give first consideration to using historic buildings to meet agency space needs. 
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Although most historic buildings leased through competitive space procurement had, for the most part,  

won the leases on their own merits, the 10 percent lease cost advantage was suf�cient to tip the balance  

toward historic buildings in a number of important cases, showing that the preference, while not making 

the critical difference for most historic building leases, remains important where the presence of the fed-

eral government in the historic town center is an important stabilizing element. The �nal lease acquisition 

rule, published in the October 19, 2001 Federal Register, retained the 10 percent lease price advantage for  

historic building offerors, adding a 2.5 percent lease price advantage for undeveloped sites in historic  

districts located within city centers. 

Despite potentially greater distance between regional preservation staff and realty transactions as a result  

of its national broker contract, GSA is pleased to report noteworthy successes during the 2008 to 2011  

reporting period as the Internal Revenue Service (IRS) and NARA continue seeking opportunities to locate  

in historic properties within downtown historic districts. IRS regional consolidations have infused federal  

investment into historic town and city centers at three major processing locations, spurring welcomed 

economic development. In March 2011, the IRS �nished settling into the newly rehabilitated 1935 Main Post 

Of�ce in downtown Philadelphia, the culmination of a 10-year effort that began when plans were under way 

to relocate postal processing operations and sell the property to the University of Pennsylvania as part of  

the University City Gateway revitalization. The IRS expressed interest in the post of�ce as early as 2002 and 

GSA entered into an arrangement to lease the property for the IRS after it was sold by the University for 

private redevelopment, allowing the project to qualify for preservation tax credits. The $252 million project 

restored entry rotundas containing elaborate mosaic domes and rehabilitated the 880,000-square-foot struc-

ture to house 5,000 employees, a day care center, a credit union, and a large cafeteria, adding a 200-foot-long  

atrium to admit daylight into the center of the 400-foot-deep �oor plate. The University City Gateway initia-

tive brings together public and private stakeholders to make the most of the transit and university hub at  

the juncture of Philadelphia�s historic Market Street corridor and Schuylkill River.

Earlier IRS consolidations reactivated Kansas City�s historic Main Post Of�ce, completed in 2006, and two 

turn-of-the century warehouses in Ogden, Utah, near the con�uence of the Ogden and Weber Rivers. The 

Twin Rivers Complex, a brown�eld redevelopment consisting of a rehabilitated historic furniture warehouse 

and a compatible new building completed in 2002, together with the Scowcroft Building, a rehabilitated  

historic warehouse completed in 2004, transformed Ogden�s 80 percent vacant central business district, 

spurring adaptive use of the nearby historic American Can Building as a high-tech education and research 

center and the rehabilitation of other historic buildings within the town�s Twenty-�fth Street historic business 

district and Jefferson Avenue residential historic district. In turn, this redevelopment provided the impetus 

for the development of a multimodal transit center across from the Twin Rivers Complex. The Twin Rivers  
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Privately funded redevelopment of downtown Philadelphia’s  
main post office will restore elaborate mosaic domes and provide 
880,000 square feet of space to house 5,000 IRS employees,  
a day care center, cafeteria, and 200-foot long atrium to admit 
daylight into the building’s 400-foot deep floor plate. 
DESIGNED BY BOHLIN CYWINSKI JACKSON

MAIN POST OFFICE  

PHILADELPHIA, PENNSYLVANIA
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Complex earned GSA and the developer a Heritage Award from the Utah Heritage Foundation in 2003. The  

Scowcroft Building won the Heritage Award in 2004, while also earning a LEED silver rating, a federal tax  

credit for a certi�ed rehabilitation, a 2007 Energy Star Award, and a pro�le in the EPA online success stories  

of brown�eld development. Together, these projects have brought 1,500 IRS employees to Ogden�s central 

business district.

GSA has also found support for relocating to historic buildings in the nation�s caretaker of federal documents. 

In 2009, NARA joined the IRS in relocating to a historic building in Kansas City�s historic central business 

district. Lease redevelopment of the 1914 Adams Express Building, adjacent to the city�s recently redeveloped 

Union Station, will include public exhibit space, the NARA gift shop, public workshop space accommodating 

up to 150 people, and 5,000 square feet of stacks where materials are stored in state-of-the-art environmental 

conditions. NARA�s relocation provides a level of public visibility and access the agency has not been able to 

offer since moving to GSA�s suburban Bannister Road Federal Complex in 1969.

GSA�s 15,000-square-foot lease for the Social Security Administration in Poughkeepsie, New York, illustrates 

how leases that are small by GSA standards can be meaningful where they breathe economic life into 

struggling Main Streets. Once a thriving department store and centerpiece of Poughkeepsie�s Main Street 

commercial district, the Lucky Platt Building had been vacant for close to twenty years when GSA secured 

the street-level retail lease in the newly rehabilitated mixed-use building for occupancy in 2009. By January 

2010 the city reported that the building was 70 percent occupied and announced plans to invest $2.3 million 

in �Restore New York� block grant funds to support the neighborhood and help to ensure sustainable success 

for the Lucky Platt Building. 

Since 2008, GSA has made substantial inroads in its efforts to track historic building leases, having estab-

lished construction dates as a mandatory data �eld for new or renewing leases as the migration to a new 

space billing database begins in July 2011. As a result, GSA can now account for 406 leases in historic build-

ings, more than double what it had estimated during the previous reporting period. Historic building leases 

average less than 30,000 square feet. Continuing challenges include inconsistent use of standard solicita-

tion clauses outlining Section 106 requirements and realty specialist dif�culties �agging potentially eligible 

mid-century buildings or nonmonumental buildings, such as warehouses. A solution that has been proven 

effective in GSA�s Mid-Atlantic Region, where leases in historic buildings make up a substantial portion of 
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the overall leased inventory, is a space acquisition database designed to ensure that required preservation 

and environment compliance actions are completed in a timely manner. The electronic Space Acquisition 

(eSAC) system includes prompts and linking capabilities that allow relevant documents to be reviewed and 

exchanged through an email checkpoint �agging system developed in cooperation with regional preser-

vation and environmental staff. It also includes standard responses (�need more information�) so that all  

participants can be kept informed on the status of a leasing action. Most signi�cant, it ensures that regional 

preservation staff members have an opportunity to review and participate in all lease actions before solicita-

tions are issued and decisions are made. Since the database was launched, compliance omissions within 

the region have decreased substantially. GSA is exploring adapting the prototype as a national application 

in its new Google cloud environment. The national preservation program is also participating in training held 

periodically for GSA lease brokers, and planning for more in-depth Section 106 compliance training tailored 

speci�cally to the needs of GSA realty specialists is in development. 

Realty specialists can tip the balance toward reuse by encouraging clients to think creatively about their 

space needs and consider the unique qualities historic buildings offer. Establishing relationships among 

tenants, project teams, and the community also builds agency awareness of the government�s potential to 

contribute to the economic health and vitality of older towns by reinvesting in vacant historic buildings and 

existing infrastructure. 
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The conversion of the 1850s Memorial Hall, donated by the City 
of Natchez to serve as a federal courthouse, demonstrates that 
downsizing can result in a net preservation gain, with cooperation 
between government and community advocates.

U.S. COURTHOUSE  

NATCHEZ, MISSISSIPPI
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Acquisition,

GSA works closely with communities to make the most of historic properties that it has the opportunity to 

acquire. One of the most important precedents in GSA�s ongoing effort to integrate its preservation and 

portfolio strategies has been the exchange of a larger historic courthouse for a smaller historic landmark, 

enabling a shrinking federal court to maintain a monumental presence. Federal court functions in Missis-

sippi moved from Vicksburg to Natchez in early 2004. GSA worked with of�cials of both cities to transfer 

the partially vacant Vicksburg courthouse out of the inventory and acquire the Greek Revival Memorial Hall 

from the city of Natchez. 

GSA�s 2008 �lm A Homecoming in Natchez documents the city�s lengthy search for a suitable reuse and  

the value of a federal presence in the heart of historic Natchez, a city of antebellum mansions and historic 

commercial buildings substantially dependent on heritage tourism. Natchez reigned, not only as the rich-

est town in the South, but as the richest per capita in the entire United States, when the Natchez Institute, 

the city�s public school system, built the auditorium known as Memorial Hall on donated land in 1853. One 

hundred and �fty years later, the Historic Natchez Foundation was pleased to donate the property to the 

federal government for a high-pro�le public use that would preserve the building and stimulate the local 

economy. To help underwrite the costs of rehabilitation, the county and city contributed $1.8 million in bonds, 

while the state contributed $400,000 through its Archives and History grant program. The balance of the 

project, completed in October 2007, was funded through historic building outlease revenue, GSA minor 

repair and alterations funding, and funding provided by the future tenants, the U.S. Courts and the U.S.  

Marshals Service. Completed in 2007, the adaptive use success demonstrates that transfers of underutilized 

federal historic property can result in a net preservation gain, with cooperation between federal and local 

government programs and community advocates.

Another recent acquisition and reinvestment that generated tremendous community good will is GSA�s 

rehabilitation of the Georgian Revival U.S. Post Of�ce and Courthouse in New Bern, North Carolina. At the 

time of the building�s 1935 completion, the new courtroom, conspicuously ornate for a building of modest size, 

prompted humorist Will Rogers to remark that the local politician spearheading the project had brought home 

the bacon and the concrete, too.  
footnote 13,  In 1992, the Post Of�ce vacated the 40,000-square-foot building, placing 

the courts in jeopardy of losing their location in a popular local landmark that had long met their needs. Amid 

energetic lobbying by the courts, GSA acquired the building in 2004 and received $10 million in capital program 

funds to rehabilitate the building. Planned as part of the town�s 300th anniversary celebration, the September 

2010 ribbon-cutting ceremony included a reenactment of the precedent-setting Bayard and Singleton Case 

of 1787, depicted in one of the building�s three historic murals. Like Natchez, the city�s integral involvement 

underscores just how important a federal presence within a focal, city-center landmark can be.

Footnote 13	 “Please Pass the Pork” from a series of articles Will Rogers published weekly  
in papers nationwide during the Great Depression (1935).
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A recurring Section 106 compliance challenge is the reduced general public access that can result from 

post of�ce relocations out of prominent public buildings that the postal service and federal courts (and 

other agencies) have shared for many years. GSA works with the U.S. Postal Service and community orga-

nizations to seek solutions, such as a reduced postal retail presence, that allow continued public access to 

important community landmarks. At the Pioneer Courthouse in Portland, Oregon, GSA�s Section 106 Memo-

randum includes regularly scheduled tours and other events as a measure of sustained support allowing the  

community to bene�t from the government�s investment in the building�s restoration and rehabilitation. 

One of GSA�s most signi�cant commercial building acquisitions in recent years was substantially completed 

in Atlanta, Georgia, in 2010. When GSA was �rst exploring alternative space expansion solutions for the  

Elbert P. Tuttle U.S. Court of Appeals Building in 2001, the courts expressed doubts about the potential for any 

existing building to meet their program needs. Community interest in preserving adjacent historic buildings 

prompted GSA to undertake a detailed feasibility study examining options for reusing the adjoining block 

of early twentieth-century commercial buildings in the city�s Fairlie Poplar National Register historic district. 

Despite initial concerns about the challenges of consolidating multiple buildings of differing construction types, 

�oor levels, and layouts, the courts came to embrace the community�s preferred alternative of reuse and GSA 

moved forward with adaptive use planning in 2005. Renamed and rededicated in 2011, the rehabilitated John 

C. Godbold Federal Building met the courts program needs and LEED rating requirements for sustainable 

design. Interagency Security Standards were met by reinforcing the building with a structural mesh.

The year 2011 also brought to fruition the restoration and interpretation of a small but singularly important 

community landmark acquired as part of GSA�s Frank M. Johnson, Jr. U.S. Courthouse annex construction in 

Montgomery, Alabama, completed in 2002. The former Greyhound bus station is famous as the site of 1961 

riots spurred by the arrival of civil rights advocates known as Freedom Riders seeking to desegregate public 

transportation throughout the South. GSA leased the 8,000-square-foot building, constructed in 1951, to the 

Alabama Historical Commission to serve as a civil rights history museum. The Freedom Riders Museum opened 

to the public on Friday, May 20, 2011, at 10 a.m.��fty years to the hour after the twenty-one young riders met 

an angry mob at the station. To ensure appropriate security for the nearby federal courts, GSA�s outlease 

agreement with the historical commission reserves the right to close the museum to limit public access to 

the property during times of heightened security, a solution that has successfully met federal security and 

stewardship goals for the site. The station was entered into the National Register on May 16, 2011.

GSA�s acquisition and relocation of historic Odd Fellows Hall in downtown Salt Lake City illustrates extraor-

dinary measures the federal government can occasionally take to respond to strong community sentiment 

about its heritage. Located on the selected site of GSA�s Frank E. Moss U.S. Courthouse annex in Salt Lake 

City, the elaborately decorated 1891 building is important to Salt Lake City citizens for the role the fraternal 

organization once played in the lives of the city�s non-Mormon residents, as the South Main Street anchor 

of commercial and social life outside of Temple Square. In the days before government welfare and social 

Case 1:25-cv-03969-DLF     Document 7-18     Filed 11/17/25     Page 59 of 153



57

Despite the challenges of consolidating multiple 
buildings of differing construction types, floor 
levels, and layouts, the courts came to embrace the 
community’s preferred courthouse annex alternative 
of reuse over clearing the lots for new construction.

JOHN C. GODBOLD FEDERAL BUILDING   

(TUTTLE COURTHOUSE ANNEX) 

ATLANTA, GEORGIA
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services, fraternal organizations often provided the only social insurance support available to many families. 

GSA plans to move the hall across the street for sale with preservation easement protection faced an array 

of technical challenges before the 2,500-ton building was successfully moved to its new lot in 2009. Time 

lapse videos posted on YouTube show the 48-foot Romanesque brick building, encased in protective steel 

banding, being lifted off its foundation, rolled by 55 dollies containing 440 tires onto the adjacent lot, spun 

180 degrees to face the courthouse, and rolled across the street to its new Market Street location across 

from the courthouse. The building sold in August 2010 for $1.2 million. The Utah Heritage Foundation, which 

holds the preservation easement on the building, will oversee the building�s ongoing maintenance, repair, 

and adaptive use. 

Most challenging are expansion sites in premium urban markets where pressure for �nancially optimal site 

utilization is greatest, given GSA�s need to justify and recapture its site acquisition and construction costs 

in market-based rents. Consultation continues on State Street buildings adjoining GSA�s Chicago Federal 

Center in the Chicago Loop historic district, where the future of two historic skyscrapers remains uncertain. 

GSA acquired the 1.3-acre site, directly east of the Everett M. Dirksen U.S. Courthouse, in 2005 to provide 

opportunities for expansion to relieve space pressures in the Chicago Federal Center, extend the federal 

presence within the Chicago Loop, and improve security for the courthouse, a paramount concern following 

the 9/11 attacks. The north half of the site, containing two noncontributing commercial buildings and two 

early twentieth-century high rises, has been the subject of a series of feasibility studies aimed at determin-

ing the optimal balance of site utilization and preservation for meeting the needs of GSA�s federal tenants, 

while addressing stewardship goals for the Chicago Loop historic district. Both terracotta-faced buildings 

are contributing buildings in the historic district. 

Prior to acquiring sites containing historic buildings, GSA works with agencies to consider reuse options and 

to explore other sites when reuse is not possible. In some cases, such as GSA�s site selection for expansion 

of the Lewis F. Powell, Jr. U.S. Courthouse in downtown Richmond, Virginia, a community may place greater 

priority on locating a federal presence where it will stimulate a depressed central business area, justifying 

some preservation tradeoffs. In Richmond, locating the courthouse in a priority economic development area 

was more important than locating elsewhere to avoid demolishing a block of historic buildings. Informal 

consultation with preservation advocacy groups and city planners initiated well before formal Section 106 

compliance begins can help to shed light on local priorities to arrive at locational decisions that achieve the 

best possible balance for the government and community. 
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Integrating GSA’s Portfolio and Stewardship Strategies,

GSA began working toward its portfolio strategy in the early 1990s with the National Performance Review. 

Initial efforts to improve PBS�s �scal performance concentrated on eliminating non-revenue-producing 

space and giving preference to use of government-owned space over leased space. GSA overhauled its 

rent-pricing policy to pass above-standard costs, such as those required to meet the specialized needs of 

federal courts and border stations, to the tenant agencies requesting them. These pricing changes enabled 

GSA to recoup leasing and new construction costs, but not necessarily to recoup all GSA costs for investing 

in government-owned space.

Responding to GAO studies expressing alarm at the federal government�s backlog of repairs and aging 

inventory, GSA released a new Portfolio Strategy in 2001. The strategy called for reshaping and reinvesting 

in the owned inventory, culling it of poorly performing assets, to ensure the inventory�s long-term �nancial 

sustainability.

Recognizing that government interests necessarily go beyond those of private investors, GSA�s Center for 

Historic Buildings and Of�ce of Real Property Asset Management began working together to integrate  

GSA�s stewardship strategy for keeping historic buildings occupied and viable with portfolio management 

initiatives for �nancially sustainable management of the owned inventory. In August 2002, they jointly  

issued, under the Commissioner of the Public Buildings Service, GSA�s Legacy Vision, a policy of preference 

for historic properties, especially monumental and architecturally signi�cant buildings that best represent  

the federal public building legacy. The goal of the Legacy Vision is to position the government�s �nest  

buildings to be the strongest �nancial performers possible, by taking a second look at historic buildings that 

are not performing well and exploring speci�c turnaround measures to make them �nancially viable.

GSA�s 2002 Restructuring Initiative categorized buildings as performing, under-performing, and non- 

performing using quantitative measurement methods to assess �nancial performance on the basis of a  

building�s market value, physical condition, and �nancial return. 

Results of this analysis place buildings in one of three performance tiers calling for reinvestment,  

corrective effort, or disposal as follows: 

Tier 1. Strong �nancial performers for which GSA anticipates a long-term customer need are given  

priority for long-term retention and reinvestment.

Tier 2. Mixed performers that might be improved with appropriate reinvestment will be considered for  

capital investments on the basis of projected return. 

Tier 3. Poor performers for which future �nancial prospects remain poor are priorities for third party  

reinvestment financing or disposal. Includes some buildings awaiting repair and alteration project  

completion to restore income stream.
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Historic Building Performance,

Since the tiering was established, the Center has been tracking nonperformers and under-performers to  

better understand their shortcomings and identify the most effective turnaround strategies. On the whole,  

the strongest performers among GSA�s historic buildings are large buildings (more than 50,000 sq. ft.)  

located in major metropolitan areas. Weaker performers tend to be smaller buildings located in smaller 

towns where rent rates were lower. Over the whole inventory, Tier 1 buildings average 103,941 square feet 

compared with Tier 3 buildings averaging 77,149 square feet. More than half of the smaller historic buildings 

in smaller cities are poor performers being considered for disposal, with high concentrations in the Southeast 

Sunbelt and Southwest Regions, especially areas where population has declined, often resulting in greater 

vacancy and lower market rate rents. Nearly one-fourth of GSA�s historic buildings initially classi�ed as Tier 3  

nonperformers were more than 50 percent vacant. 

At the end of FY 2010, approximately one-quarter of GSA�s historic buildings ranked as Tier 1 performing (core) 

assets, chie�y legacy buildings in strong urban markets, up from 15 percent in 2003. Another quarter were 

categorized as Tier 2 nonperforming (transitional) assets, properties that can often be raised to Tier 1 through 

targeted investment or marketing efforts. Close to half of GSA�s 479 historic buildings ranked as Tier 3 under-

performing assets, a handful of which are actually core assets being modernized or awaiting redevelopment. 

As competition for limited capital investment funds continues, proactive strategies for sustained positive 

cash �ow remain more important than ever. Troubled building turnaround efforts will continue to focus on 

portfolio-wide solutions to endemic problems and building-speci�c remedies to address obstacles such as 

low market rent, inef�cient space layouts that effect rental rates, and repair and alteration needs that keep 

many signi�cant buildings from performing.
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Performance Challenges and Remedies,

GSA regions continue to struggle with contradictory customer desires, design directives, and policy goals.  

In the face of these challenges, GSA�s commitment to giving preference to occupancy in historic buildings,  

as required by the NHPA and Executive Order 13006, offers the best hope for keeping treasured public 

buildings public. This commitment begins by planning well in advance of prospectus project development 

to ensure that new construction supplements, rather than replaces, important historic buildings�especially 

courthouse expansion. Equally important is a commitment to applying tenant requirements �exibly so that 

available historic buildings are not summarily dismissed without appropriately analyzing their adaptability  

to serve new functions. 

GSA�s Legacy Vision dovetails appropriately with the Obama Administration�s June 2010 Presidential  

Memorandum calling for the government to dispose of unneeded federal real estate and reduce its reliance 

on costly leased space. Implementation of the Portfolio Strategy had already culled hundreds of substantially 

vacant properties from the inventory when the Memorandum was issued and GSA responded by af�rming 

its plans to reinvest in its core assets, turn around or dispose of transitional assets, and seek opportunities to 

relocate agencies from leased space to government-owned buildings. To that end, GSA�s national preservation 

program is collaborating with regional preservation staff and asset management teams to develop Regional 

Action Plans focused on identifying and implementing turnaround strategies for at-risk legacy buildings. 

Concurrently, GSA is working to protect the federal government�s leasehold interests in ten surplus post 

of�ce buildings in which GSA tenants are primary occupants. Funds to acquire Postal Service property are 

limited, but discussions are under way to explore acquisition of high-priority landmarks such as the Frank R. 

Lautenberg Post Of�ce and Courthouse in Newark, New Jersey, where the federal courts remain a primary 

tenant in space constructed speci�cally for them that has recently undergone a successful restoration.  

Backup strategies include leasehold guarantees that would convey properties with a requirement that  

transferees allow federal tenants to remain throughout the length of the lease agreement. 

GSA is also taking a second look at planned space actions, including lease actions and new construction 

projects that await funding, in light of the Memorandum�s imperative to minimize waste. The directive may 

provide an opportunity for revisiting construction plans that will make legacy buildings redundant, including 

some located in depressed markets that may not easily absorb additional vacancy. 

Often it is assumed that historic buildings are more expensive to own and operate than nonhistoric  

buildings. Yet GSA data on operating costs and targeted reinvestment successes suggest that smaller his-

toric buildings can offer certain �nancial advantages over economically constructed contemporary buildings.  

To start with, historic buildings operate at a lower cost than nonhistoric buildings. In 2008 historic buildings 

represented close to one-third of the owned inventory and generated one-third of GSA�s Federal Buildings 

Fund revenue, while operating at a cost of only $4.08 per square foot, 16 percent lower than the inventory�s 

average of $4.87 per square foot. Smaller buildings require much less in rehabilitation funds as well. An 

investment of one or two million dollars can be suf�cient, in a small monumental building, to fund critical 

systems, code compliance, or space improvements needed to retain or secure a tenant. For example, $7.5 

million, partially matched by $2.2 million in state and local funding, bought a top-to-bottom rehabilitation 
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for the U.S. Courts at the 1853 Natchez Memorial Hall. The project may or may not have passed standard  

return-on-investment criteria, but at the close of the project, GSA had a fully occupied building positioned 

for positive cash �ow that contributes to the Federal Buildings Fund. In examining the �nancial health 

and viability of the monumental inventory, it is important to consider absolute costs and the government�s  

long-term interests as well as commercial performance benchmarks.

A leading cause of high building vacancy has been continuing tenant relocation to leased buildings or  

new government-owned construction. Despite recent directives, tenant desires to expand or consolidate 

in a single larger building or to take advantage of amenities offered by leased buildings, such as free 

parking, still trigger relocations that vacate more sustainably located legacy buildings. Negative tenant 

opinions of declining city centers contribute to the attractiveness of new leased construction outside of city  

centers�opinions that can be often be changed with effective marketing. In some cases, historic building 

vacancy can be substantially reduced or avoided by adjusting agency housing plans to give preference 

to historic buildings, as Executive Orders 13006 and 13287 call on federal agencies to do. This requires 

identifying federal tenants in both owned and leased space willing to consolidate in GSA historic buildings.  

Where a diminished federal presence may be too small to support continued housing in federally owned 

property, an appropriate outlease arrangement may be made to rent out unoccupied space and cover  

the income gap. 

Another continued challenge is the market-based pricing system that provides the revenue for the Federal 

Buildings Fund. It is dif�cult to recover repair and alteration costs for small monumental buildings located in 

depressed markets, since these buildings cost essentially the same to maintain in a poor market as they do 

in a strong market. Fortunately, there are precedents and limited authorities for charging above-market rent 

rates for rehabilitation in which agency-speci�c requirements demand a higher than standard investment 

level. For example, space that meets the requirements of the Court Design Guide demands specialized lease 

construction or construction of new federal space that cannot be procured at market rates. GSA and the 

courts have reached agreement to allow return-on-investment pricing for repair and alteration meeting Court 

Design Guide Requirements as well as new construction. This action helps to �level the playing �eld� when 

comparing rehabilitation and new construction options, by exploring payback for reuse at higher than market 

rates, to take into account the cost of adherence to the Court Design Guide and other customer-speci�c 

requirements. Although not used widely yet, the return-on-investment pricing model has had limited success 

at historic buildings such as the �nancially performing Pioneer Courthouse in Portland, Oregon. Special 

pricing tools have also been used for remote facilities, such as border stations, where no comparable space 

exists upon which to base rent. GSA sets the rent rate at these locations to cover operating and repair costs. 

Security requirements prompting tenant demands for increased setbacks or sites in less vulnerable  

locations are another challenge. Sometimes these concerns can be addressed by placing vulnerable activi-

ties in protected locations within the building, such as of�ce space adjoining enclosed courtyards. In some 

instances, security setback requirements can be met through adaptive use solutions that bring new life to 

functionally obsolete historic properties in campus settings, such as the transformation of St. Elizabeths 

Hospital NHL in Washington, D.C., into a secure, consolidated headquarters for DHS. 
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GSA’s Southeast Sunbelt Region Administrator’s Office and 
Public Buildings Service set an example by relocating to a 
substantially vacant, downtown legacy building. The building 
officially reopened in 2011 with a ceremony featuring speeches 
by members of the King family and veteran civil rights leaders.

MARTIN LUTHER KING, JR. FEDERAL BUILDING 

ATLANTA, GEORGIA 
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Turnaround Successes,

By focusing on GSA�s most signi�cant assets and regular progress tracking, the Legacy Vision is helping to 

put valuable heritage property back in the black while supporting GSA�s restructuring and core assets initia-

tives to achieve a �nancially sustainable inventory. A substantial proportion of GSA�s �nancial turnaround 

successes have resulted from meaningful interventions to restore balance to a building�s income-to-expense 

ratio, through operating expense reductions, energetic marketing to back�ll vacant space, and tenant consoli-

dation. Progressive leadership decisions by GSA regional and national headquarters to relocate in or af�rm a 

commitment to legacy historic buildings can be expected to yield widespread public bene�ts for years to come. 

GSA�s Southeast Sunbelt Region led the way, making a decision to restore and relocate its headquarters 

PBS o�ices to Atlanta�s substantially vacant Martin Luther King, Jr. Federal Building in 2001. GSA acquired 

the property when the Postal Service vacated the building in 1983. It served has home to a variety of federal 

agencies, including the Federal Bureau of Investigation, U.S. Immigration and Naturalization Service, U.S. 

Customs Service, and DHS, and began suffering �nancially as tenants left the building for more secure 

quarters in newly constructed buildings. In 2011, the building of�cially reopened with a ceremony featuring 

speeches by members of the King family and civil rights leaders who had worked with Reverend King prior 

to his death in 1968. The $63 million project restored the 1933 building�s limestone facade, original windows, 

and generous postal lobby while improving its operational sustainability with building system improve-

ments and energy conserving features, such as low �ow or waterless �xtures and a new insulated roof  

topped with white marble ballast to reduce solar gain. Space vacated by GSA in Atlanta�s Peachtree Summit 

Building will be back�lled with other federal agencies.

GSA�s new West Coast Regional headquarters at 50 United Nations Plaza is scheduled for completion and 

occupancy in 2014. Beginning in 2001, the regional of�ce began a series of feasibility studies to explore reuse 

options for the architecturally distinguished Federal Building in San Francisco�s Civic Center District NHL. 

Plans to rehabilitate the Beaux Arts landmark were scrapped when the building failed GSA�s return-on-

investment assessment, made bleaker by San Francisco�s market downturn, and federal tenant reluctance to 

locate in the blighted Civic Center District. After exploring options for outleasing or disposing of the building 

for redevelopment as housing, GSA determined that anticipated lease expirations could provide an opportunity 

for GSA to locate its regional headquarters into the Second Renaissance Revival icon. A $121 million ARRA 

project now underway will bring the building up to current codes for earthquake resistance and access for 

the disabled while providing sustainable workspace that meets new GSA standards for resource conserva-

tion and operational ef�ciency. Relocating federal tenants from leased buildings to GSA�s back�ll space at 

450 Golden Gate Plaza, built by GSA in 1998, supports GSA�s core business goal of achieving a sustainable 

inventory of high-performing assets that contribute to the Federal Buildings Fund. Citizens, legislators, and 

city of�cials (who once offered GSA $1 to take the building off the government�s hands), now praise GSA for 

contributing to the Civic Center�s economic renewal. 
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After exploring leasing alternatives to make its well-situated headquarters building available to other  

agencies, in 2006, with design substantially under way, GSA announced plans to reinvest and remain in its 

stately 1917 headquarters building four blocks from the White House. Responding to new directives focused 

on improving the sustainability of the federal inventory, GSA began reexamining the project in 2009 to iden-

tify additional opportunities to conserve resources while optimizing the building�s operational and �nancial 

performance, space utilization, functionality, and urban engagement. The result is a substantially trans- 

formed project with many energy-saving features, increased provisions for onsite renewable energy, and  

a new retail storefront on the building�s extended rear facade that will serve GSA tenants, along with other 

agencies and institutions surrounding Rawlins Park in downtown Washington. 

GSA�s Midwest Regional of�ce secured an anchor tenant to back�ll the partially vacant 1915 Neoclassical 

Minneapolis Federal Building, using graphic simulation to market architecturally compromised spaces as 

they will appear restored for tenant occupancy. Suspended ceilings installed during the 1960s conceal barrel  

vaulted ceilings and monumental arched windows. In May 2012, the Military Entrance Processing Station 

(MEPS) of Minnesota will return to its former downtown location after a forty-year sojourn in Fort Snelling. 

The military processing agency, which administers regional army enlisting, vacated the building for the safety 

of the military base after anti-war protestors exploded a bomb on the property in 1970. The MEPS will occupy 

approximately one-third of the building, joining the new Minneapolis Passport Agency, which provides passports 

on short notice. Planning is under way for the National Labor Relations Board to make the stately building 

its home in 2012 or 2013. GSA combined $2 million in stimulus funding for roo�ng, ventilation and metering 

improvements that will make the building perform more sustainably with $1 million in outlease revenue to 

restore the interior and provide entrance accessibility compliant with Architectural Barriers Act requirements. 

At the Alexander Hamilton U.S. Custom House in New York City, aggressive marketing efforts and carefully 

targeted reinvestment have eliminated the building�s non-revenue-producing space for the �rst time since 

the Customs Service vacated the building in 1973. Space build-out for the National Archives and Records 

Administration�s new education and research center, scheduled to open in late 2012, was funded by $530,000 

in historic building outlease revenue. NARA joins the U.S. Bankruptcy Courts, which relocated to the build-

ing in 1987, and Smithsonian�s National Museum of the American Indian, which opened to the public in 1994.

GSA�s New England Regional of�ce continues exploring rehabilitation options to assist in making the 1836 

U.S. Custom House NHL in New Bedford, Massachusetts, sustainably occupiable since the National Park 

Service announced plans to relocate to another historic property in the New Bedford Whaling National His-

torical Park. Outlease-funded feasibility studies are assessing the costs and bene�ts of alternative retro�t 

technologies and rehabilitation approaches for bringing the building up to current standards and increasing 

its marketability in the region�s picturesque, but depressed, marine economy. 
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After exploring options for outleasing or disposal, GSA determined  
that anticipated lease expirations could provide an opportunity to  
locate its regional headquarters in the Second Renaissance Revival icon. 
Rehabilitation now underway will help GSA achieve a sustainable inventory 
of high-performing assets that contribute to the Federal Buildings Fund. 

FEDERAL BUILDING  

SAN FRANCISCO, CALIFORNIA 
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Promoting Urban Location and Reuse, 
Executive Order 13006, issued in 1996, calls upon federal agencies to �utilize and maintain, wherever  

operationally appropriate and economically prudent, historic properties and districts, especially those located 

in our central business areas.� GSA responded to the directive by issuing guidance promoting location in  

city center historic buildings and districts, revising its leasing price preference to re�ect the new hierarchy, 

and modifying its standard leasing solicitations with new stipulations and guidance. 

Using these incentives, GSA has achieved noteworthy lease-reuse successes, such as the adaptive use 

of the Boyle furniture warehouse and Scowcroft Building in Ogden, Utah, the early twentieth-century 

Boys Club building in Roxbury, Massachusetts, the Strawbridge Department Store building in Philadelphia,  

Pennsylvania, the 1914 Adams Express Building adjoining Kansas City, Missouri�s Union Station, and the  

reuse of main post of�ces in Kansas City and Philadelphia for IRS space consolidations. 

General Services Acquisition Regulation (GSAR) clause 552.270-2, published in September 2004, revised 

GSA�s historic leased building price preference clause to re�ect the 13006 tiered hierarchy of consideration. 

The new clause continues the 10 percent preference for historic buildings, but also gives a price preference of 

2.5 percent for undeveloped sites within historic districts, which are given second consideration after historic 

properties within historic areas. Historic properties outside of historic districts are given third consideration 

and a 10 percent price preference. Locational policy re�nements under way will take advantage of the op-

portunity provided by Executive Order 13514 Federal Leadership in Environmental, Energy, and Economic 

Performance, issued in 2009, extending the preference to historic town center main streets as well as city 

center historic districts. The change will address a sustainable location policy gap that Executive Order 13006 

created, probably inadvertently, precluding application of the 10 percent price preference to towns and cities 

below the OMB metropolitan population threshold of 50,000. Recognizing the value of locating in town cen-

ters, for locational actions falling under the Rural Development Act, and in city centers, for locations falling 

under Executive Orders 12702 and 13006, will help to reconcile the con�icting directives with sustainable  

location principles that apply to all agency space actions.

GSA�s Legacy Vision, issued in 2002, complements Executive Orders 13006 and 13514 by giving priority to  

use of GSA legacy historic buildings that are nearly always located in historic town or city centers. 

Rising new construction costs and recent directives calling for agency use of government-owned space 

over leasing also support using already owned properties �rst. GSA regional headquarters are setting an 

example by locating in downtown legacy buildings. GSA�s Southeast Sunbelt Region led the way, relocating 

its headquarters to the historic Martin Luther King, Jr. Federal Building beginning in 2001. Fully occupied in 

2010, the 1933 landmark was rededicated in 2011, with King family members in attendance. A Recovery Act 

modernization now under way will relocate GSA�s Paci�c Rim of�ce to the vacant Beaux Arts federal of�ce 

building at 50 United Nations Plaza in the heart of San Francisco�s Civic Center. On the other side of the 

country, ARRA funding will modernize GSA�s Central Of�ce so that the agency can remain in its historic 

Washington, D.C. headquarters, a 1917 building originally constructed for the U.S. Department of the Interior.

The EPA and federal courts have also stepped forward to support reuse of city and town center legacy  

buildings. EPA employees at the John W. McCormack U.S. Post Of�ce and Courthouse moved into the 
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rehabilitated Art Deco tower in 2009 to �nd a green roof terrace, restored ceremonial spaces, and sustain-

ably designed workspace, along with access to public transportation and other bene�ts of the building�s 

location in the heart of downtown Boston. Courts expansion within the historic main post of�ce in down-

town Brooklyn funded repair of the building�s century-old roof and terracotta facade, while maintaining a 

federal presence in the borough�s historic business district. Federal court willingness to relocate to Natchez,  

Mississippi�s long-vacant 1850s Memorial Hall reclaimed a threatened landmark and reactivated a focal part 

of the antebellum historic district. A block of early twentieth-century commercial buildings adjoining GSA�s 

Elbert P. Tuttle U.S. Court of Appeals Building in Atlanta, Georgia, reopened in 2010 as the John C. Godbold 

United States Judicial Administration Building. 

Acquisition of sites for lease construction or new federal construction can present greater challenges to 

reuse than leases involving existing buildings, since the simplest approach to meeting client requirements 

in a new construction project is usually to clear the site and begin with a clean slate. Agency space require-

ments tend to be prescriptive; requiring design standards, solicitations, and scopes to allow �exibility so 

that alternate solutions can be considered is critical. Showing agencies how their requirements have been 

met in similar historic buildings can give them greater con�dence in the ability of a historic building to meet 

their needs. Feasibility studies can also pave the way by requiring reuse solutions among the alternatives  

explored for the space action. 

Noteworthy reuse successes have, at times, been initiated and championed by GSA�s federal agency tenants, 

such as the Richard Chambers U.S. Court of Appeals Building in Pasadena, California, named for the judge 

who conceived converting the former La Vista del Arroyo Hotel to a courthouse. Helping an agency to visual-

ize a courthouse in a much more modest (or badly deteriorated) historic building can be more challenging. 

Most such successes ultimately come about as a product of Section 106 consultation involving a galvanized 

community of stakeholders with visibly strong sentiments. 

Among the most formidable challenges to reusing historic buildings, especially those not already owned by 

the federal government, are security setback requirements not easily met in urban historic properties. GSA is 

leading the way in reexamining how security standards are applied, using its 1917 headquarters modernization 

to set an example for responsible reinvestment. By carefully examining each assumption behind the building�s 

security risk level ranking, GSA determined that reasonable safety could be provided with substantially less 

intervention and lower cost than originally assumed. As a result, the rehabilitated building will have operable 

windows and a greatly reduced number of impact-resistant bollards. GSA encourages its tenant agencies to 

examine each circumstance individually and consider reuse of historic buildings where reasonable security 

can be achieved. 

Despite the challenges of disrupted commuting patterns and negative perceptions about depressed business 

areas, GSA tenants have shown a willingness to relocate to downtown sites where their basic space needs 

can be met. Working with tenants and community leaders can help to raise awareness of the government�s 

potential to act as a catalyst for social and economic good. Agencies that lease space in historic districts 

often receive such a warm community response that they will seek out historic buildings to meet subsequent 

space needs. 
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Stewardship Planning for Historic Properties  
Leaving the Federal Inventory,

When market conditions, demographics, long-term government space needs, and community interest do 

not support retention of property in the federal inventory, GSA works with state and local governments and 

community groups to identify appropriate uses and reliable stewards. 

Many historic building transfers use either the public bene�t or historic monument transfer provisions of GSA�s 

disposal authority under 40 U.S.C. 550. Public bene�t disposals include transfer to government entities or 

nonpro�t institutions for recreational, park, educational, or other public purposes, including government of�ces. 

These authorities allow transfer at below market value to provide public bene�ts, including preservation and 

continued public access. Historic monument transfers also allow reversion of transferred properties to gov-

ernment ownership should a transferee fail to preserve the property as stipulated in the transfer agreement.

GSA has developed a range of model procedures to better ensure that exceptional historic properties are 

transferred to capable stewards for compatible uses, with oversight provisions to address stewardship risks 

and unexpected challenges. Transfer documents for GSA�s conveyance of the U.S. Courthouse in Cedar 

Rapids, Iowa, to the city of Cedar Rapids included provisions obligating the transferee to retain preservation-

quali�ed architects and construction contractors. In response to concern that quali�cation restrictions might 

hinder competition, the terms were written �exibly enough to allow architects and contractors multiple ways 

to meet the quali�cation requirements, such as prior project approvals through tax act or local historic area 

work permit review. The MOA included implementation time limits for the building�s not-yet-determined future 

use, to ensure against damage or loss that may result from an extended building vacancy. Sadly, before the 

transfer could be completed, Cedar Rapids suffered the worst �ood in city history. The Iowa Flood of 2008 

submerged thousands of downtown buildings, including the 1933 courthouse, where water rose four feet  

above the �rst �oor. Faced with an absence of power, potable water, and heat, GSA moved quickly to clean, 

sanitize, stabilize, and dehumidify the damaged building before freezing weather set in. While repairs were 

under way, GSA also took the opportunity to restore the building�s elaborate ornamental ceiling, wood-

work, Kasota stone walls, and remaining postal boxes, even restoring long-covered WPA-era murals in the  

courtroom. Had GSA not responded rapidly and capably, much of the courthouse�s ornamental interior might  

have been lost, putting the viability of the building in jeopardy. Instead, in 2010, the building transferred to  

the city ready for occupancy and the project team was recognized in a GSA Design Excellence Preservation  

Award Citation. 
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When the Iowa Flood of 2008 submerged GSA’s 1933 courthouse, GSA moved 
quickly to clean, sanitize, stabilize, and dehumidify the damaged building 
before freezing weather set in. GSA also took the opportunity to restore 
the building’s ornamental ceiling, woodwork, stone walls, postal boxes, 
and long-covered courtroom murals, so that the building would remain 
viable for reuse by the city after its transfer out of federal ownership. 

FEDERAL BUILDING  

AND U.S. COURTHOUSE  

CEDAR RAPIDS, IOWA
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Despite many conveyance success stories, over the years it has become increasingly evident that MOAs 

and covenants alone do not always provide suf�cient protection, resulting in the deterioration and occasional 

loss of historic buildings that are ancillary to planned development or other uses for which a property was  

acquired.  
footnote 16,

  GSA�s �rst in-depth disposal compliance policy and guidance document, released in 2008, describes 

innovative transfer provisions and mitigation measures that GSA has developed to address stewardship 

risks associated with historic property conveyance. Jointly prepared by GSA�s Center for Historic Buildings,  

Of�ce of Disposal, and General Counsel, the Historic Property Disposal Guide is available online to GSA staff, 

and as a spiral bound handbook, with annotated sample documents illustrating each approach described in 

the guide. GSA, in collaboration with the Advisory Council on Historic Preservation, has also begun a series 

of intensive onsite training sessions that provide GSA�s regional disposal specialists opportunities to learn 

about precedent-setting transfers nationwide and discuss the applicability of approaches detailed in the 

handbook to a range of real life scenarios.

GSA�s historic monument and public bene�t conveyance authorities provide �exibility to collaborate with 

governments and certain institutions to make �best preservation �t� historic building transfers possible.  

These authorities do not allow GSA to directly negotiate transfer arrangements favorable to a number of 

nonpro�t organizations, however, such as historical or cultural foundations. Such transfers generally rely on 

legislative intervention (Galveston Custom House to Texas Historical Foundation) or a municipal or state 

government able to sponsor a nonpro�t reuse (Grove Arcade to the City of Asheville, North Carolina) or 

private redevelopment on behalf of a state or local government that will provide amenities important to the 

community (U.S. Mint to City of San Francisco, U.S. Post Of�ce and Custom House to the City of St. Louis).  
footnote 17,

 

Footnote 16 Examples include the deterioration of historic bungalows from the La Vista Del Arroyo Hotel property in Pasadena, California, sold to a developer when the main hotel 
building was restored for reuse as the U.S. Court of Appeals, and by the burning of the U.S. Naval Asylum NHL in Philadelphia, sold for commercial redevelopment and 
vandalized repeatedly during a period of extended vacancy. Historic buildings at a number of public benefit recreational properties, such as the 1908 Wood Island Life 
Saving Station in Kittery, Maine, have also suffered, with citizens appealing to GSA for assistance exerting pressure on financially stretched state or municipal government 
property owners. 

Footnote 17 The Galveston Historical Foundation leased the U.S. Custom House, GSA’s oldest building west of the Mississippi, for ten years prior to legislative transfer in 2010.  
During the outlease term, the foundation restored significant spaces and established an educational center providing increased opportunities for public access to the 
building. The City of Ashville maintains retail activity in the historic Grove Arcade through the nonprofit Grove Arcade Public Market Foundation. Once the center of Ashville 
commercial and civic life, the 1929 arcade was confiscated by the federal government during World War II, closing seventy-four shops and 127 offices, then transferred 
to the city in 1997. The City of San Francisco has entered into a ground lease arrangement for private redevelopment of the National Historic Landmark as a museum and 
entertainment center. Through the nonprofit Missouri Development Board, the City of St. Louis entered into a similar ground lease redevelopment arrangement that funded 
restoration and rehabilitation of the St. Louis U.S. Post Office and Custom House for use by the state courts, a city library, Webster University, a local newspaper, and retail. 
The building was fully occupied soon after reopening in 2009.

When a public bene�t or historic monument transfer is not an option, GSA can condition a public sale on 

bidder acceptance of preservation requirements such as covenants, third party oversight, development team 

quali�cations, a preservation easement, or public interpretation. In a public sale, GSA cannot give preference 

to a particular use, but can provide details on how conditions will be applied to a particular property, to aid 

bidders in determining the types of uses for which a property may be adapted. GSA�s transfer documents for 

the Middle River, Maryland, Depot included a Question and Answer (Q & A) appendix, created in cooperation 

with the Maryland State Historic Preservation Of�cer, explaining what kinds of changes would be acceptable 

under the property�s preservation easement. The Q & A helped developers and bidders estimate the cost of 

adapting the property to serve new uses. As a result, the property sold for substantially more than anticipated, 

demonstrating that preservation easements and covenants do not necessarily reduce a property�s market 

value. GSA can also test the market using a two-step solicitation process, re�ning or eliminating conditions 

that cannot be met under current market conditions. 
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Another option available under the NHPA is outlease-disposal under Section 111. Through the outleasing 

process, GSA can issue solicitations allowing the government to weigh a variety of factors and select the best 

value for the government, balancing stewardship and other goals such as �nancial return and long-term viability. 

Such outleases create an opportunity for an adaptive-use trial run allowing the government to assess a prom-

ising reuse option, while also allowing the transferee time to garner support for a legislative transfer solution. 

GSA�s recent transfer of the 1861 Galveston, Texas, U.S. Custom House to the Galveston Historical Founda-

tion is a model example of an outlease, followed by disposal to a stewardship-committed nonpro�t providing 

a public amenity. Through congressional legislation, the property transferred after a twelve-year outlease 

occupancy during which the foundation raised funds to restore signi�cant architectural features and suc-

cessfully establish a public education center that provides community access to the landmark. Because the 

foundation does not qualify as an educational institution under public bene�t criteria, had GSA not opted to 

outlease the underutilized custom house, the foundation would have had to rely on the city or state govern-

ment to pursue a negotiated sale with subsequent transfer to the foundation, or hope for the best in a public 

sale on the open market. 

Another example of sympathetic outlease-disposal for commercial reuse is GSA�s transfer of the San Antonio 

Arsenal, containing buildings dating to the 1860s and 1870s, to the Texas-based HEB grocery store chain. 

During their fourteen-year outlease of the property for warehouse and parking use, HEB proved a commit-

ted and capable steward, expanding GSA�s National Register nomination for the site from eight to fourteen  

buildings in 2000 (HEB had already nominated its own historic corporate headquarters nearby). HEB�s use 

of the property was appropriate and their maintenance and upkeep exemplary. In exchange for GSA�s un-

derutilized arsenal, HEB will fund construction of a parking garage for the historic Hipolito F. Garcia Federal 

Building and U.S. Courthouse, a legacy historic building across from the Alamo, alleviating GSA�s burden 

on the city of San Antonio, where parking, critical to the viability of the retail district, is in short supply. The 

HEB-funded garage, in turn, will help to ensure full occupancy of GSA�s 1937 Garcia Courthouse, where a 

major modernization is under way to restore and sustainably upgrade the property for continued federal use. 

Re�ning Section 111 to authorize direct disposal to Section 111 lessees would simplify the process by eliminating 

the need for legislated transfer or state or local government sponsorship when lessees have already proven 

their stewardship commitment through successful reuse.

Emerging issues include acceleration of GSA efforts to dispose of underutilized property in suburban federal 

centers, in response to the June 2010 Presidential Memorandum,  
footnote 18, and disposal complexities introduced by the 

large number of mid-century buildings now within or approaching the National Register�s �fty-year eligibility 

threshold. Properties less than �fty years old must be exceptionally signi�cant to qualify for the Register, gener-

ally eliminating less distinguished buildings from consideration. As properties reach �fty years of age, eligibility 

must be assessed and will be more dif�cult to resolve for the larger but less distinguished pool of buildings.

Footnote 18 June 10, 2010, “Presidential Memorandum–Disposing of Unneeded Federal Real Estate” found at  
http://www.whitehouse.gov/the-press-office/presidential-memorandum-disposing-unneeded-federal-real-estate.
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At risk buildings in the former girls’ finishing school were saved 
by including land for redevelopment in the transfer to support 
stabilization and restoration of the deteriorated structures.

NATIONAL PARK SEMINARY  

(WALTER REED ARMY MEDICAL CENTER ANNEX) 

FOREST GLEN, MARYLAND 
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Having substantially culled the inventory of individual nonperforming buildings, GSA is now turning to the 

challenging and lengthy process of incrementally disposing of underutilized suburban federal center properties 

acquired from the War Assets Administration after World War II. These properties typically do not meet GSA 

sustainability standards for proximity to public transportation and urban centers, and their disposal can be 

hampered by contaminants from war-era or post war-era industrial uses and a mixed array of federal tenants, 

potentially requiring different agency-speci�c housing solutions. At GSA�s Bannister Road complex in suburban 

Kansas City, Missouri, the departure of GSA�s regional headquarters is providing an opportunity for GSA to 

collaborate with the city in choosing a new headquarters site that will stimulate investment in a downtown 

area targeted for sustainable redevelopment. At the same time, GSA anticipates that establishing consensus 

on which buildings in the Bannister complex merit preservation protection will involve lengthy consultation, 

because opinions differ, even among experienced preservationists, on the signi�cance of buildings quickly 

constructed for the war effort or constructed by GSA and other agencies working to put the surplus military 

properties to practical use following the war. 

Among the most valuable lessons GSA has learned in monitoring the outcomes of high-pro�le and more 

routine historic property disposals is the importance of anticipating challenges that may arise after disposal, 

particularly the �nancial demands of maintenance, repair, and rehabilitation work required for reuse. Transfers 

involving very deteriorated or damaged historic properties usually require a revenue-generating redevelopment 

component or public funds commitment to underwrite preservation costs. At the former National Seminary in 

Forest Glen, Maryland, a private girls� school seized during World War II for use as a U.S. Army rehabilitation 

facility, historic buildings at risk were saved by including land for redevelopment in the transfer to support 

stabilization and restoration of the deteriorated structures. The agreed upon reuse program includes provi-

sions for public access and interpretation. 

The transfer, a collaboration of federal, state, and county governments and a private developer committed 

to the property�s preservation and renewal, allowed for private redevelopment that could make use of tax-

credit incentives, with overlapping preservation oversight by the State of Maryland, which holds a preserva-

tion easement on the property, and Montgomery County, under its Historic Work Area permitting process. 

Architecturally compatible condominium construction on the adjoining Army parcel enabled the developer 

to preserve every signi�cant structure on the property�an accomplishment otherwise unachievable. When 

costly rehabilitation of the badly damaged larger structures drained the project budget, the developer is-

sued preservation-focused solicitations, delegating restoration and rehabilitation responsibilities for smaller 

structures, such as the whimsical pagoda and windmill buildings, to individuals purchasing them as homes. 

Today, the complex thrives as a work in progress supported by a robust friends group made up of community 

advocates who are residents of the condominiums and surrounding neighborhood, as well as more distant 

supporters who are fans of the seminary�s imaginative setting, created to provide a stimulating environment for 

the girls� intellectual development. The friends group sponsors regularly scheduled lectures and �lm events in 

the seminary�s historic ballroom, has already funded conservation of two signi�cant sculptures on the property, 

and is currently raising funds to conserve a third sculpture, the subject of a recent lecture. 
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By the time America’s first land border inspection stations were 
constructed, between 1930 and 1943, repeal of the Eighteenth 
Amendment had effectively eliminated liquor smuggling, but the 
increasing flow of automobile traffic justified continued concern 
with immigration control, protection of the nation’s food supply 
against pests and diseases, and tariff evasion.

U.S. BORDER INSPECTION STATION 

NACO, ARIZONA 
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Under the program, 135 nominations encompassing 190 buildings have been completed since 2004. Close 

to 90 percent of GSA�s eligible properties are now listed, awaiting listing, or in �nal review for acceptance 

by State Historic Preservation Of�cers and submission to the National Park Service for listing. GSA  

anticipates completion within a year of its initial effort to formally list all clearly eligible properties.

The remaining 10 percent of GSA�s eligible buildings are principally World War II-era military-industrial  

complexes that GSA adapted for of�ce use after the war or mid-century modern buildings that are nearing 

or recently past the �fty-year general eligibility threshold. Because many of these buildings are less archi-

tecturally distinguished, on the whole, than GSA�s pre-World War II public buildings, additional research may  

be required to assess their eligibility within a broader context of the history and construction of the era  

during which they were built.

A collateral bene�t of the nomination effort is that it directly supports Section 106 compliance at properties 

where major changes are anticipated, including dozens of historic border inspection stations where major 

alterations are under way nationwide to meet new security requirements. Bundling all thirty-three National 

Register-eligible border inspection stations in a single contract saved thousands of dollars in research,  

writing, and travel costs that would have otherwise been incurred to undertake separate research and trips 

to geographically remote locations across the nation�s northern and southern land borders. 

Emerging from the national context study forming the core of each nomination is the story of a unique 

American building type responding to nationwide concern over control of illegal immigration after Congress 

placed controls on immigration by sea in the early twentieth century. Mounting concerns about the vulnerability 

of America�s land borders escalated during the 1920s with the rise of automobile traf�c and bootlegging in 

response to passage of the Eighteenth Amendment prohibiting the sale or manufacture of alcohol. By the 

time the border inspection stations were constructed, from 1930 to 1943, repeal of the amendment had all 

but eliminated bootlegging of liquor, but the steadily increasing �ow of automobile traf�c justi�ed continued 

concern about smuggling in general. Combined with inspection station nominations already under way or 

listed when the project began, the multiple property nomination entitled U.S. Border Inspection Stations, 

States bordering Canada and Mexico (1930 to 1943) will list thirty-nine GSA inspection stations containing 

a total of sixty buildings, primarily stations, garages, and residences for station employees. 

To aid GSA in setting national preservation priorities and handling ongoing Section 106 compliance for  

this subset of the historic building inventory, the nomination project also produced an illustrated matrix of 

historic and descriptive information to serve as a compact guide for quickly comparing properties in rela-

tion to the larger group. The matrix has proven such a valuable project planning tool that U.S. Customs and 

Border Protection (CBP), which operates the border inspection stations (now known as land ports of entry) 

and is responsible for a number of stations not controlled by GSA, quickly adopted the format as a reference  

guide to the historic border properties it controls. GSA and CBP have been collaborating since the start of the 

project to share research with the intent of submitting complementary National Register eligibility �ndings in 

a joint effort to meet the government�s 110 compliance requirements. GSA also created a border inspection 

stations brochure and web feature promoting this little recognized historic building type. 
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Original 1960s furnishings and finishes in Lyndon B. 
Johnson’s Presidential Suite have been preserved for 
the enjoyment of tenants and visitors to the building. 

J.J. PICKLE FEDERAL BUILDING  

AUSTIN, TEXAS 
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Restoration underway while the locomotive is stored 
in GSA’s Federal Supply Service Warehouse Depot will 
return the ATSF 2926 to active use powering steam 
excursion trains in the southwest.

ATCHISON, TOPEKA AND SANTA FE  

RAILWAY LOCOMOTIVE NO. 2926

ALBUQUERQUE, NEW MEXICO
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Assessing World War II and Modern-Era Buildings,

GSA�s nationwide review of its 557 modern-era buildings constructed from the 1950s to 1970s is well under 

way. Of seventeen modern-era buildings for which National Register nominations have been completed,  

nine (including the six now listed) are less than �fty years old. All regions are using GSA�s Eligibility  

Assessment Tool developed as part of GSA�s Modernism national context study for capital project plan-

ning involving buildings constructed during the 1950s through the 1970s. Three regions have undertaken  

preliminary eligibility studies to assess all regionally controlled buildings constructed during this era, along 

with selective evaluations undertaken by �ve regions, evaluating a total of 120 modern-era buildings. Among 

these 120 buildings subject to GSA�s preliminary analysis, 15 were determined as meeting NR Criterion G  

for exceptional significance and eligible for the National Register; 48 were determined potentially  

eligible on turning �fty; 56 were determined not eligible and 1 required further study. 

Concurrently, GSA regions are evaluating a number of federal center properties containing buildings  

constructed for the war effort during the 1940s, along with additional construction undertaken after the 

war as each site assumed new functions. Of forty-two World War II-era buildings evaluated, fourteen were  

determined eligible for the National Register, eleven of which are located within Washington, D.C.�s Nebraska 

Avenue complex, a center of the Army�s successful effort to decode the Enigma encrypting device. Within  

these military-industrial complexes, four buildings constructed after the war for subsequent uses were deter-

mined potentially eligible on reaching �fty. Twenty-four were determined to lack the signi�cance or integrity 

to ever qualify for the National Register. 

As GSA begins due diligence to dispose of many underutilized suburban federal center properties, some 

eligibility evaluations are made more challenging by character-changing alterations affecting integrity and 

by inconsistencies in how National Register criteria are applied to buildings of the recent past. Most of these 

properties originated as factory complexes that were wartime production centers and supply depots for military 

aircraft, vehicles, equipment, and supplies needed to win the war. Complexes may contain one or two buildings 

noteworthy for their engineering, architectural, or historical associations, along with undistinguished support 

buildings and structures built after the war. Substantial buildings were often compromised to serve postwar 

uses or project an up-to-date appearance for marketability. War-era buildings noteworthy for engineering 

or design are frequently among hundreds designed and quickly constructed by the same �rm. Placing such 

buildings within a broader context that may include hundreds of buildings nationwide presents a daunting  

task beyond the budget of most pre-disposal eligibility determinations. Buildings that were constructed  

after the war or that may have acquired signi�cance after the war due to associations with signi�cant federal 

activities also call for a broader national context, an important subject of future GSA research. 
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To help address these challenges, GSA is consolidating its own national research with that of other agen-

cies, along with regional research �ndings that may shed light on national trends, and scrutinizing eligibility 

determinations to set a high standard for consistency and scholarship in every determination. Placing regional 

federal centers within a national context will also bene�t from thematic studies undertaken by the National 

Park Service on the World War II home front and research by the U.S. Army on the history of its war-era 

construction program. To appropriately recognize eligible properties and avoid encumbering properties that 

do not merit listing, GSA�s national preservation program will continue to work with its regional counterparts 

to encourage appropriate professional judgment and examine individual federal complexes within a national 

context. Key evaluation factors include whether complexes tangibly represent a signi�cant activity, whether 

they maintain suf�cient integrity to convey their signi�cance, and whether buildings of potential architectural 

or engineering signi�cance merit eligibility within the architect�s larger national body of work. 

JAMES A. MCCLURE FEDERAL BUILDING  

AND U.S. COURTHOUSE

BOISE, IDAHO
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Building Preservation Plans and Historic Structure Reports,

GSA�s program of creating and updating Building Preservation Plans (BPPs) remains focused on the need 

for up-to-date information to support capital projects, buildings undergoing substantial under-prospectus 

repairs and alterations, and recently modernized buildings, to provide current documentation for ongoing 

maintenance. In addition to documenting condition changes and alterations undertaken since the last BPP 

inspection, GSA�s standard scope of work for updating a BPP includes replacing low-resolution digital images 

to take advantage of improvements in digital documentation technology since the database was launched 

in 1991. Between 2008 and spring 2011, GSA completed forty-six new BPPs and updated forty-one BPPs. 

For buildings meriting more in-depth study, GSA supplements a BPP with additional analysis or a tradi-

tional Historic Structure Report providing more detailed documentation, conditions analysis, and treatment 

recommendations. At the St. Elizabeths West Campus NHL in Washington, D.C., GSA supplemented 

twenty BPPs providing general preservation zoning guidance for buildings of lesser signi�cance with 

thirty-eight Historic Structure Reports, for historic buildings of primary or secondary signi�cance, contain-

ing interior spaces and architectural features meriting more detailed documentation and guidance. The 

Historic Structure Reports will provide more detailed analysis of the primary buildings� initial construction 

and subsequent alterations, along with in-depth material assessment, to determine appropriate treat-

ment approaches and aid property managers in responding to tenant alteration requests, complying with 

changing codes and requirements, and maintaining historic materials. Upon completion, all contribut-

ing buildings on the campus will have the bene�t of campus-wide planning laid out in the Master Plan 

Preservation, Design, and Development Guidelines and the Cultural Landscape Report for St. Elizabeths, 

along with building-speci�c preservation guidance for ongoing repairs, alterations, and maintenance.  

Together, the campus-wide and building-speci�c preservation reports provide philosophically consistent 

and technically sound preservation approaches for conservation, redevelopment, and renewal of this NHL. 

Other noteworthy BPPs include three providing preservation zoning and guidance for modern-era buildings 

designed by Ludwig Mies Van der Rohe in the Chicago Federal Center, and three recently acquired com- 

mercial buildings bordering the Federal Center located on State Street. 
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Building Design Standards and Custodial Guides,

In the interest of better managing buildings of all eras, GSA has begun creating Building Design Standards 

(BDSs) to help building managers and project teams respond to tenant requests and changing requirements 

in a consistent manner that maintains the long-term value of each asset. BDSs establish guidelines for the 

use and maintenance of public spaces as well as workspace alterations and upgrades, to ensure that every 

change is well-integrated into the building as a whole and does no harm to architecturally signi�cant design 

attributes or features.

GSA�s Midwest Region has begun developing prototype guidance combining BDSs and Building Preservation 

Plans, including those of the 1915 Minneapolis Federal Building, where GSA invested in a simulation showing 

how lobbies and workspaces would look restored, to attract needed tenants. The intent of the hybrid guid-

ance and plans is to protect GSA�s investment and to support continued occupant satisfaction by maintaining  

high standards for upkeep and tenant-initiated alterations. 

BDSs �ll an important maintenance gap by addressing the many kinds of routine activities and alterations 

that can erode any building, old or new, if undertaken in an expedient or inconsistent manner. The principles 

behind GSA�s BDSs are also re�ected in GSA�s First Impressions Program, aimed at creating inviting building 

gateways, through well-integrated design and elimination of clutter. 

For buildings containing highly ornamental �nishes and features, such as the James R. Browning U.S. Court  

of Appeals Building in San Francisco, California, and the Dwight D. Eisenhower Executive Of�ce Building 

(EEOB) in Washington, D.C., the most elaborate building in the inventory, GSA has also commissioned custodial 

plans detailing the locations of all historic �nishes and materials requiring special care, along with procedures 

for maintaining them and guidance for responding to requests from visitors and tenants that may affect historic 

materials. In addition to educating maintenance staff to be mindful of the need to protect decorated walls 

from damage by ladders and equipment, the custodial guides arm service personnel with constructive advice 

for anticipating and managing common risks, such as inadvertent but costly damage caused by television 

crews seeking quick solutions for supporting lighting and camera equipment. 

The EEOB Maintenance and Occupancy Plan includes color-coded �oor plans and wall elevations for each 

ornamental space and a key indicating which materials correspond to which colors, such as green for plaster, 

orange for bronze, blue for canvas, yellow for wood, and pink for stone. Custodial guidance provided for each 

space includes detail drawings identifying differing materials or components within signi�cant ornamental 

features, with guidance explaining recommended weekly, monthly, and annual maintenance (dust, vacuum, 

wipe), including recommended techniques, special cautions, and specialized tools or equipment required to 

avoid damaging fragile �nishes. The plan also includes summary maintenance cards for use as quick reference 

guides to the care of each ornamental space, including recommended treatment frequencies. Also included 

is a risk management card keying ornamental surfaces and interventions to be avoided, such as spraying 

proprietary cleaners, hammering nails into paneled walls, wearing spike high-heel shoes, or dragging furniture 

across decorative parquet �ooring.
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Building Information Modeling,

Since 2003, GSA has led the nation in supporting the development and application of 3D, 4D, and BIM  

for new construction and major modernization projects. During the past few years, use of laser scanning  

and BIM in GSA historic building documentation and design projects has increased as GSA teams learn  

how to use the technology effectively. 

GSA uses laser scanning to document high-value sculpture and assess entire historic facades, sometimes 

focusing on a particular material (terracotta) or component (windows) requiring major repair. Laser scans of 

sculpture and architectural features can be used to provide baseline documentation for future repair or repli-

cation. GSA is also using laser scanning to create as-built documentation on historic buildings and sculpture 

for which drawings are not available. Three-dimensional BIM models have a particular value to challenging 

preservation projects, as a tool that enables stakeholders to visualize design options for construction of ad-

ditions, interior space recon�guration, and other alterations. 

Creating a streamlined method to procure laser scanning and BIM services using a best value inde�nite 

quantity contract overseen by the National 3D-4D-BIM program has made using the technology easier. 

Within months after the contract was awarded in 2009, three of GSA�s eleven regions initiated laser scanning 

programs to document sculpture and historic buildings, including Daniel Chester French�s Four Continents 

sculpture at the Alexander Hamilton Custom House NHL in lower Manhattan and his works Commerce 

and Jurisprudence at the Howard M. Metzenbaum U.S. Courthouse in Cleveland. At the 1930s Philadelphia 

Custom House, point cloud data was used to generate 3D models for high-accuracy �eld measurement of 

eight roofs and 1,050 windows in a comprehensive building envelope repair project. Laser scanning for a 

major terracotta repair project at the 1892 Conrad B. Duberstein U.S. Bankruptcy Courthouse in Brooklyn,  

New York, enabled a level of assessment accuracy otherwise not possible, yet critical to ensuring appropriate 

and complete repair while reducing unpredictability to contain project costs. 

In New Bern, North Carolina, GSA used laser scanning to create an accurate current condition record for 

major modernization and ongoing repair and alterations at the 1935 U.S. Post Of�ce and Courthouse. As-built 

drawings did not exist for the complete exterior and some interstitial spaces. Exterior scanning recorded the 

entire facade, site topography, trees, paving, fence lines, curbs, and utility features such as manhole covers, 

drain funnels, utility poles, and power boxes. Interior scanning was used to document existing conditions and 

coordinate proposed building systems under design. Areas of signi�cance, such as the central lobby and 

courtroom, were scanned at a higher level of accuracy for design modeling. 
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Areas of concentrated concentric 
lines and dimensional notations in the 
pyramidal roof represent depressions 
indicating a likelihood of deteriorated 
framing beneath the slate. 

CONRAD B. DUBERSTEIN  

U.S. BANKRUPTCY COURTHOUSE  

BROOKLYN, NEW YORK 

GSA’s 3D model is a composite of laser 
scanning from adjoining building rooftops 
and surrounding locations on the ground, 
taken over an eight-day period. 
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GSA’s animated 4D phasing model details the sequence 
of overlapping construction activities required to 
excavate and install seismic base isolators beneath the 
building. Color-coded building components correspond 
to color notations specifying work to be performed, 
time frames, and the percent completed for each task 
during the construction day depicted in the 3D image.
[ CLICK HERE TO WATCH THE VIDEO ]

PIONEER COURTHOUSE 

PORTLAND, OREGON 
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In technologically complex or high-risk engineering retro�ts at historic buildings, 3D modeling combined 

with the graphic overlay of time in 4D phasing can reduce project cost and risk by providing highly accurate 

information on existing conditions and enabling project planners to optimize project sequencing. At the  

1875 Pioneer Courthouse in Portland, Oregon, the oldest federal public building in the Paci�c Northwest,  

4D phasing illustrated a detailed and ef�cient approach for excavation, shoring, and installation of seismic 

base isolators under the building. The availability of 4D modeling enabled bidding contractors to visualize  

their prospective project tasks and needs with suf�cient reliability to substantially reduce the range of the 

bids during negotiation, resulting in a more competitive and predictable project, free from the construction 

phase delays commonly associated with unseen and unknown conditions in old buildings. 

GSA�s reuse plan for the St. Elizabeths Hospital NHL campus illustrates integration of laser scanning to  

record existing buildings and historic landscape with BIM technology to aid planners, building users, and 

oversight agencies in assessing redevelopment and mitigation approaches for master planning, design,  

and construction. The 176-acre West Campus, vacated in the late 1980s, is now being redeveloped as the 

consolidated DHS headquarters. GSA will reuse most historic structures on the campus; the balance of 

space needs, totaling 3.8 million square feet of workspace, must be met with sympathetic new construction.

The overall master plan strategy for reducing the impact of the extensive new construction required to meet 

DHS program needs was to concentrate denser new development outside of the campus�s most highly 

signi�cant historic core, to submerge structured parking to the extent possible, to maintain consistency 

with surrounding historic roo�ines and materials, to visually break up the massing of new construction to 

blend with existing historic construction and respect the site�s topography, and to offset the impact of added  

density with high-impact landscape rehabilitation and renewal. Three-dimensional BIM models were used 

to show the incremental impact of design re�nements in an evolving effort to make new construction as 

sympathetically scaled as possible.

The BIM simulation, placing the new construction realistically within its context, enabled stakeholders to 

visualize the placement of denser new construction outside of the campus�s historic core, in locations where 

denser construction has existed in the past. The simulation also showed the impact of manipulating the  

massing, orientation, roo�ng, and other components of the headquarters design to preserve the character 

of the historic campus and respect the historic topography by building into the landscape and incorporat-

ing sustainable features such as acres of green roo�ng. The design fully integrates the landscape with 

the building and minimizes impact to the Anacostia Hills, a signi�cant component of the topographic bowl  

surrounding the city. 
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Master Planning and Information Management,

In the redevelopment of the St. Elizabeths campus in southwest Washington, D.C., to serve as DHS head-

quarters, the most complex and challenging reuse project in GSA history, many forms of documentation�

including narrative materials, drawings, maps, and photographs�have been integral to the planning, design, 

and construction process. The magnitude of the project offered an opportunity to create a comprehensive 

approach for managing and integrating multidisciplinary planning documents, archival documentation,  

and the results of GSA�s state-of-the-art laser scan recording and BIM modeling efforts.

The federally controlled West Campus, where the hospital�s historic development originated and which  

contains the historic core of the hospital, includes sixty-two historic buildings in a 176-acre therapeutic land-  

scape that retains its nineteenth- and early twentieth-century historic character and integrity to a rare degree. 

St. Elizabeths Hospital is nationally signi�cant not only because of its exceptional historic character and  

integrity, but also because it survives as one of the nation�s earliest institutions illustrating a revolutionary 

change in medical treatment for the mentally ill that began in the mid-nineteenth century. After seeing  

mentally ill individuals con�ned in jails under inhumane conditions, social reformer Dorothea Dix became the 

nation�s foremost advocate for the more humane care of the mentally ill, championing the establishment of 

mental hospitals throughout the nation during the 1840s and 1850s. 

When St. Elizabeths Hospital was established in 1852, the Association of Medical Superintendents of  

American Institutions for the Insane (AMSAII) had organized around a new approach to mental health treat-

ment, re�ected in the design of St. Elizabeths. Under the leadership of Thomas Kirkbride, the AMSAII pro-

mulgated site principles and design guidelines de�ning the essentials of an ideal moral treatment program, 

the basis of the initial design of St. Elizabeths. At the core of the new therapeutic landscape design approach 

was a focus on creating a peaceful natural setting, removed from the complexities and conditions of urban 

life, with the potential to be self-sustaining and to serve as a retreat to help patients rehabilitate. Kirkbride  

and his followers advocated a unique building plan that remains visible in the shallow �oor plate, ample 

windows, and stepped wings of the Gothic Revival West Campus Center building, arranged to provide ample 

light and air, and maximize views of the surrounding landscape. 

At St. Elizabeths, the �rst superintendent, Charles H. Nichols, modi�ed the Kirkbride plan to facilitate a tiered 

hierarchy of patients based upon the degree of illness. Under the hospital�s second superintendent, William W. 

Godding, a series of small free-standing cottages was added in the 1870s to promote a healthy environment 

and orderly separation of patient groups (grouped by sex and illness), shifting from institutional to domestic 

architectural imagery. During the 1850s and 1860s, cemeteries were added, �rst for indigent �friendless pa-

tients,� later for Civil War soldiers residing at the hospital. Expansion of the campus landscape and hospital 

continued into the early twentieth century with continuity and care that built upon previous efforts. At the turn 

of the century, the third superintendent, Alonzo B. Richardson, invited Frederick Law Olmsted Jr. to visit the 

campus, implementing a number of Olmsted�s recommendations to create a more picturesque landscape by 

adding meandering paths and removing structures to create a large lawn with turf, trees, and a circular pond. 
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Because campus development involving major new facilities shifted to the East Campus in 1970, the  

West Campus remains remarkably intact with its naturalistic landscape, low-scaled brick buildings, and 

panoramic views of the Potomac�a feature that had initially attracted Dorothea Dix and Charles Nichols to 

the prospective hospital site. 

In the master planning effort, preserving not only individually signi�cant buildings and landscape features  

but also the relationships between landscape and architecture, including views into and out of the  

campus, remained of paramount importance. Coordinating design disciplines to meet multiple requirements�

security, access, systems integration, functional ef�ciencyrequired an ef�cient structure for collaboration 

among urban planners, architects, preservationists, landscape architects, environmental scientists, civil  

engineers, transportation planners, project managers, and community stakeholders. The result is a com-

prehensive, integrated series of Master Planning documents that include a Master Plan Report; a Security  

Master Plan; Preservation, Design and Development Guidelines; and a Transportation Management Plan. 

As a �rst step in documenting the St. Elizabeths campus prior to design of the DHS headquarters, GSA 

retained a team to prepare building, landscape, and archaeological assessments for the entire property. 

The building assessments included narrative descriptions of each building and its condition, photographic  

documentation, and a database of conditions. GSA�s Cultural Landscape Assessment identi�ed �ve 

landscape designs with character-de�ning landscape elements re�ecting the institution„s development 

history. A Phase I archaeological assessment identi�ed areas with potential underground resources, as  

the basis for subsequent archaeological recovery and research while development continues.

In preparing these reports, it became clear that the tremendous amount of documentation of St. Elizabeths 

from many sources was not organized and not as comprehensive as a redevelopment of this magnitude  

required. Photographs, drawings, and maps were located in many repositories, but there were no reliable  

plans for the buildings. To address these issues, GSA had the project team develop a database of all the  

available photographic and plan documentation, including scans of the items. To evaluate the landscape 

properly, GSA prepared a full Cultural Landscape Report, building on the previous assessment, which evalu-

ated the signi�cance and integrity of the landscape and presented treatment guidelines. A three-volume 

Landscape Preservation, Integration and Management Plan will guide ongoing design, construction, and 

long-term management of the landscape elements. 

Historic Structure Reports or BPPs were prepared for all contributing buildings according to GSA and Na-

tional Park Service standards, and Historic American Buildings Survey documentation using the scanned 

plans and elevations will be completed for all contributing buildings and for any buildings to be demolished.

GSA�s information management initiatives have proven a sound investment, helping GSA to make the best 

possible use of available resources, identify information gaps in a timely manner, facilitate collaboration among 

design disciplines, and ensure that future occupants and caretakers of the property will bene�t from the 

government�s intensive documentation and planning efforts for years to come. Comprehensive information 

on the site, project, and discoveries, including many documents developed during the project, is available to 

the public on a GSA-hosted website at www.stelizabethsdevelopment.com.
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Aerial view of St. Elizabeths Hospital, Washington, D.C., 
1937, showing the Center Building in the lower left, 
extending southeast and westward, along with compatibly 
scaled residential and support buildings and the 
therapeutic cultural landscape, including the reservoir 
and pond created south of the Center Building in 1877. 

ST. ELIZABETHS WEST CAMPUS 

WASHINGTON, D.C. 

1937
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The proposed U.S. Coast Guard Headquarters shows 
optimal placement of denser new construction outside 
of the campus’s historic core and manipulation of massing 
corresponding to topography of site. 

RENDERING OF PROPOSED DESIGN 

OF ST. ELIZABETHS WEST CAMPUS 

WASHINGTON, D.C. 

2009
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Cultural Landscapes,

GSA acceptance of the surplussed St. Elizabeths West Campus in 2004 brought to the Public Buildings  

Service new responsibilities and opportunities of great importance and magnitude. The property demands 

were unique. Urban landscapes surrounding federal courthouses and of�ces, by contrast, were typically  

limited to trees and perennials in front or side setbacks and courtyards. Suburban-style landscaping on  

federal center campuses adapted from World War II factory sites were typically created during the 1950s 

and 1960s as GSA sought to make war assets marketable for use as government of�ces. A few GSA  

campuses�a girls� seminary, a sanitarium, a resort hotel�came to GSA with landscaped grounds ready to 

accommodate government needs, especially demand for parking.

When a new use for the troubled campus �nally materialized in 2007 with the DHS decision to consolidate  

at St. Elizabeths, GSA faced the daunting task of working with its new tenant and vocal stakeholders to  

accommodate a program that many saw as moving from one extreme of underutilization to another of 

overutilization. Making the most of the property�s exceptionally signi�cant cultural landscape would require 

a forward thinking, coordinated approach for assembling all information and expertise needed to bring  

about the best possible outcome: balancing preservation goals and federal housing needs. 

Throughout the campus�s landscape development, beginning in 1852 and mostly completed by the 1940s, 

the therapeutic focus of landscape and building design remained integral to the philosophy, treatment, and 

sustainability of the hospital. Spacious, tree-rimmed lawns, naturalistic plantings, abundant crops, and pictur-

esque vistas were fundamental to creating a curative environment for healing and rehabilitation. Humanely 

scaled buildings complementing the naturalistic landscape were designed to provide generous light, air, and 

views. Long, formidable corridors were avoided by extending wings in an offset or stepped con�guration. 

Patients participated in the maintenance of the landscape as a therapeutic activity, cultivating agricultural 

crops, orchards, �owering trees, and shrubs�a program that in turn helped to sustain the hospital operation. 
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Even after twenty years of decline and twenty more of disuse, visitors today are struck by the natural beauty 

and vistas of the former hospital grounds. Positioned on bluffs overlooking the con�uence of the Potomac 

and Anacostia Rivers, the 176-acre property commands an impressive panorama. Inside the campus, curv-

ing roadways beckon visitors to stroll beyond the nineteenth-century gatehouses to discover a vast bucolic 

setting of stately Gothic and Renaissance Revival buildings set among expansive lawns and grand old trees 

that are habitats for crickets and songbirds. Evidence of inspired site selection, thoughtful site planning, and  

development of grounds integrating the landscape with the medical treatment of patients remains as a  

testament to the profound innovation that the tranquil hospital environment represents, marking a funda-

mental shift from a social response of incarceration toward active therapeutic treatment of mental illness.  

The remarkably intact setting survives to document, in physical form, the evolution of medical treatment for 

mental health patients in the United States. Changes necessary to sustain the legacy of St. Elizabeths by 

reactivating the West Campus had to be informed by the best possible understanding of that legacy and 

carried out by a talented and collaborative design team committed to its preservation.

Establishing a comprehensive body of landscape preservation resources began with GSA�s Cultural Land-

scape Assessment of the 176-acre West Campus, identifying historical landscape designs, broken down 

into �ve landscape units, and 134 character-de�ning landscape elements and remaining ancillary elements. 

The assessment was the basis for the comprehensive Cultural Landscape Report documenting the history,  

evolution, existing conditions, historically signi�cant characteristics and features, overall signi�cance, and 

integrity of the cultural landscape, with treatment and interpretation guidelines based on original design 

intent, relative signi�cance of the landscape units and their components, and the landscape integrity. The 

Landscape Report will serve as the primary tool for long-term management of the cultural landscape, including 

recommendations on landscape features to preserve, opportunities to enhance historic character through 

replacement or reconstruction, and sympathetic approaches to new development.

GSA also prepared Historic American Landscapes Survey (HALS) documentation that provides detailed 

historical and physical information about the buildings and landscape, including photographic and narra-

tive documentation examining landscape, tree, circulation, element, and object plan sets for 1937 and 2009.  

These documents reside in the Library of Congress as part of the National Park Service HALS catalogue 

and are available on GSA�s St. Elizabeths development website. 
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Beginning with the hospital’s founding in 1852, the therapeutic 
focus of landscape and building design remained integral to the 
philosophy, treatment, and sustainability of the institution.

ST. ELIZABETHS WEST CAMPUS

WASHINGTON, D.C.
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