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PROJECT SUMMARY 
The United States Department of the Air Force has submitted a final Area Development Plan 
(ADP) for one of Joint Base Anacostia-Bolling’s (JBAB) planning districts, identified as the 
Historic Anacostia District. The District (one of four planning districts) is identified in the JBAB 
Installation Development Plan (IDP), which was reviewed by NCPC for final approval in February 
2022. The district plan shows future notional development for the northernmost portion of the 
installation as the industrial hub of the base, continuing the comprehensive planning process 
established by the IDP through additional details that address mission requirements, planning 
objectives, and command priority changes. The Commission is also reviewing JBAB’s final 
Housing and Support Plan (MP55A) for final approval this month.  

The Commission previously provided comments on the draft Historic Anacostia District Plan in 
September 2022, largely pertaining to future development, flood protection, transportation, and 
historic preservation. Since that time, the Air Force has revised the Plan to respond to previous 
Commission comments. In addition, the Air Force will continue to provide NCPC with additional 
planning information through its future Installation Facilities Standards (IFS) document, which 
will be available during the spring/summer 2023. 

KEY INFORMATION 
• JBAB was formed from two historically separate military installations (the Naval Support

Facility and the Anacostia and Bolling Air Force Base), officially merged in 2010 as part of
the 2005 Base Realignment and Closure (BRAC).

• The Air Force 11th Wing currently serves as the host planning and general administrative
group to the installation, recently starting on October 1, 2020. This new transfer in leadership
from the Navy to the Air Force presents a rare opportunity for a fresh look at the overall
purpose, identity, and vision for JBAB as described in the Installation Development Plan.

At it's January 5, 2023 meeting, the Commission approved an action amending the EDR Recommendations.
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• The Historic Anacostia District Plan was developed through a collaborative process with key
stakeholders, decisionmakers, and leadership, providing input for the Air Force Civil
Engineer Center (AFCEC) Comprehensive Planning Platform (CPP) as the primary planning
tool used by Air Force planners nationwide.

• The Historic Anacostia District Plan is subject to applicable guidance and policy that directs
installation master planning at JBAB including Department of Defense Instruction 4165.70,
Unified Facilities Criteria (UFC) 2-100- 01, Installation Master Planning, and Air Force
Instruction (AFI) 32-1015, Integrated Installation Planning. The Plan includes framework
and regulating plans to help guide development patterns, densities, and transportation
connections within the district.

• NCPC previously approved the JBAB Installation Development Plan, Transportation
Management Plan, and Historic Bolling District Plan (town center) in February 2022. In
addition, the Commission approved the final Sentinels of the Capital District Plan in
September 2022. The Historic Anacostia District Plan is another JBAB district plan, along
with one other plan (Housing and Community Support District Plan) that is currently under
review by NCPC.

RECOMMENDATION 
The Commission: 

Approves the final Historic Anacostia District Plan with comments. 

Notes the Air Force successfully responded to previous Commission comments through revisions 
to the Historic Anacostia District Plan and additional supplemental information that addresses 
flood risk mitigation, future development, renewable energy, and Travel Demand Management. 

Future Installation-Wide Employee Parking 

Notes the Air Force has committed to a long-term 1:3 goal for the installation (by 2041) and 
supports the future implementation of multiple planned Transportation Management Plan 
initiatives, which include high-capacity transit to downtown Washington, DC, and commuter 
ferry/water taxi service. 

Finds that JBAB has recently improved its parking ratio (from 1:1.7 in 2014 to 1:1.9 in 2019), and 
the Air Force plans to continue to improve the overall JBAB ratio through limited parking capacity 
increases at a 1:3 ratio for new projects. 

Finds that while this approach will slowly improve the overall JBAB ratio over time, the 
installation is unlikely to reach its 1:3 goal by 2041. 

Requests that JBAB submit updated data regarding mode share, parking utilization, planned 
accessibility improvements, trip origins, and other relevant data at the time of the National Capital 
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Region Center of Excellence submission, anticipated between 2025-2027, at which time NCPC 
will consider the need for new parking capacity. 

Future Coordination 

Recommends the Air Force initiate early consultation with the DC SHPO and NCPC for all 
planned future demolition and development projects in and around the Naval Air Station Anacostia 
Historic District. 

PROJECT REVIEW TIMELINE 

Previous actions September 2022 – Approval of the draft Historic 
Anacostia District Plan  

Remaining actions (anticipated) None. 

PROJECT ANALYSIS 

Executive Summary 

The final Historic Anacostia District Plan generally aligns with many Comprehensive Plan policies 
around preserving open/recreational space, enabling infill development, and promoting alternative 
modes of travel. The Plan is founded on the approved Installation Development Plan (IDP) and 
vision statement for Joint Base Anacostia-Bolling (JBAB) as an urban waterfront military 
community that enables readiness and resilience, with an integrated and efficient development 
pattern organized around complete transportation and park networks. The district is currently 
developed as the industrial hub of the installation with multiple industrial and administrative 
missions. One major area of focus is the plan’s proposal to develop a new Navy Ceremonial Guard 
campus to support the unit’s unique mission and to improve the design of the area. Staff is satisfied 
with the final plan submission, which adequately responds to previous Commission comments as 
described below. Therefore, staff recommends that the Commission approve the final Historic 
Anacostia District Plan with comments. 

Background / District Plan 

Joint Base Anacostia-Bolling (JBAB) has a current overall population of approximately 17,000 
military and civilian employees, in addition to their families and many mission and tenant units. 
The installation currently supports over 70 different military missions with approximately 1,000 
privatized homes, four dorms, three Child Development Centers (CDCs), two fitness centers, and 
approximately 200 other facilities on 966 acres. JBAB’s existing development pattern allows for 
infill opportunities to densify development in some areas, and its waterfront location offers 
benefits such as unobstructed views, recreational space, and close proximity to downtown 
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Washington, DC. However, JBAB’s location is isolated from the surrounding city by major 
highways/roads to the east and the Potomac and Anacostia Rivers to the west. 

A majority of the Anacostia District’s land area is dedicated to administrative/mission and light 
industrial/logistics uses, with several community support nodes, bachelor housing, and 
recreational/open space. Most of the district’s open/recreational space is situated in its northern tip 
(owned by the Navy) and along the raised levee waterfront area where there is a paved hiker/biker 
path. Other notable development includes bachelor housing, the Navy Ceremonial Guard campus, 
a Child Development Center (CDC), National Guard buildings, and maintenance vehicle facilities. 
In addition, there is a large eight-acre, in-ground solar array that generates power for JBAB, 
operated as part of a Power Purchase Agreement. The Firth-Sterling Gate currently provides direct 
access for employees and is one of three operational gates at the installation.  

A portion of the district encompasses one of the installation’s National Register historic districts, 
known as the “Naval Air Station Anacostia (NAS) Anacostia Historic District.” The area is 
historically significant based on its early development and contribution to the previous Naval 
installation (known as Naval Support Facility Anacostia), which was merged with Bolling Air 
Force base in 2010 to form the current joint base installation. The NAS Historic District is located 
adjacent to the existing sea wall/raised levee, with multiple historic buildings and contributing 
resources. Several of the historic buildings are unused, in poor condition, and are experiencing 
subsidence based on the soil conditions. 

District planning objectives align well with many NCPC Comprehensive Plan policies around 
preserving open space, enabling infill development, and promoting alternative modes of travel. 
These objectives are founded on JBAB’s larger planning vision as an urban waterfront military 
community that enables readiness and resilience, with an integrated and efficient development 
pattern organized around complete transportation and park networks. Notable objectives, which 
remain unchanged from the draft Plan, include: 

• Enabling mission partners and unique NCR missions;
• Enhancing base security and force protection;
• Adapting to and mitigating climate change and sea level rise;
• Providing complete, multimodal transportation networks;
• Connecting and enhancing park-like corridors with trails, open space amenities, and

increased tree canopy; and
• Improving gate security and efficiency.

The Historic Anacostia District Plan builds on these planning objectives (founded upon the larger 
IDP goals and objectives) with framework and regulating components to help guide development 
patterns, densities, and transportation connections within the district. Based on these, the Air Force 
previously formulated three potential future development scenarios (Conservative, Moderate, 
Transformative), with a “preferred” future scenario that includes “planning actions” from the three 
development alternatives. This remains unchanged from the previous September 2022 Plan. 
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The Anacostia Plan shows future development that includes a reconstructed Firth-Sterling Gate; 
new Navy Ceremonial Guard campus; updated vehicle maintenance facilities; and a new notional 
warehouse. The future projects would improve facilities for the existing missions; improve base 
security; and bicycle, pedestrian, and transit connectivity within the district. Most of the district 
resides within the 100- and 500-year floodplains, so river flooding, stormwater drainage, and 
building subsidence are major development concerns in the area. In response, the Air Force plans 
to rehabilitate and upgrade the existing seawall/raised levee (with a potential increase in levee 
height) to reduce flood risk. In addition, the Air Force plans to design all future development per 
Executive Order 13690 (Federal Flood Risk Management) and District Department of Energy and 
Environment (DOEE) stormwater requirements. 

Defense Boulevard serves as primary north-south “spine” road through the district, connecting 
Firth-Sterling Gate to local district uses and other locations to the south. Thomas Road and 
Mitscher Road SW serve as secondary east-west and north-south roadways respectively, and the 
other roads are classified as smaller local streets. One Air Force planning action (Action D) would 
improve the pedestrian and multimodal transportation environment along Defense Boulevard to 
encourage pedestrian, bicycle, and multimodal travel. The Plan also includes a future project to 
reconfigure Firth-Sterling Gate with the purpose of better accommodating delivery truck traffic 
(with a screening facility) and a transit hub. This information remains unchanged from the draft 
Plan. 

Staff Analysis 

During its review of the draft Historic Anacostia District Plan, the Commission previously 
transmitted a number of comments to the Air Force related to flooding, future development, 
transportation/parking, and historic preservation. Staff finds the Air Force responses are sufficient 
given the district plan’s broader scope and information available at this time. The following 
sections describe each comment and subsequent response. 

Flood Risk Mitigation 

The Commission recommended that future development be planned in accordance with Executive 
Order 13690, which is intended to improve the resilience of communities and federal assets against 
the impacts of flooding. The Anacostia District is especially vulnerable to potential flooding since 
much of its land area resides within the 100- and 500-year floodplains. In response, the Air Force 
added language to the final Plan that clarifies that future development would be planned, designed, 
and developed pursuant to the Executive Order. In addition, JBAB has initiated a study to improve 
its sea wall/levee as additional protection against future flood risk.  

Firth-Sterling Gate Improvement 

The Commission requested early consultation with the Air Force on the proposed Firth-Sterling 
Gate improvement project to help NCPC staff understand the future site layout, potential 
alternative configurations, and design assumptions. The Air Force has met with NCPC and DDOT 
staff to discuss their current concept design and JBAB will continue to coordinate additional design 
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development with Commission and DDOT staff through the NEPA process and future pre-review 
submission consultations.  

Downtown Washington, DC Connection 

The Commission recommended the Air Force explore the feasibility of establishing a new 
pedestrian/bicycle gate in the installation’s northern tip (through the perimeter security fence) to 
facilitate travel between the waterfront/levee trail and downtown Washington, DC via the 
Frederick Douglass Memorial Bridge. The Air Force plans to establish an alternative east-west 
connection between the waterfront trail, through the reconstructed Firth-Sterling Gate, which 
would allow access to South Capitol Street and the Frederick Douglass Bridge. The Air Force 
clarified that a new connection through the northern-most point of JBAB would not be feasible as 
the land is under the control of the Navy and may be redeveloped in the future. 

Renewable Energy Production 

The Commission previously requested a future briefing by the Air Force on its efforts to implement 
additional renewable energy production at JBAB. The Air Force did agree to the Commission 
briefing and provided the following additional information related to their program: 

• JBAB has a purchase power agreement with a private solar provider, which has funded the
installation, maintenance, and operation of multiple solar arrays on the installation. These
arrays currently generate approximately 10% of JBAB’s total power needs, and the Air Force
will re-evaluate the program to determine whether future changes are necessary. The Navy
established the current agreement as the previous JBAB leadership.

• There is interest in establishing additional solar power arrays on a mission-by-mission basis.
The Air Force considers a number of factors when assessing the feasibility of new solar
installations including the potential to impact JBAB air operations and flights operating out
of Reagan National Airport; proximity to existing underground utilities; compatibility with
potential future development; and funding availability.

• The Air Force plans to evaluate the technical requirements of increasing battery storage for
JBAB’s existing solar arrays to provide backup power during grid outages.

Travel Demand Management 

The Commission requested JBAB’s latest parking inventory, employment population, and TMP 
performance information based on Comprehensive Plan Policy T.D.3, which encourages federal 
agencies to monitor their TDM programs. In addition, the Commission advised the Air Force to 
develop a means for tracking its planning decisions and their potential to result in excess parking. 
The Air Force will share its latest TDM/parking information with NCPC staff in early 2023 and 
will continue its policy of parking increases based on a 1:3 (one new space for every three new 
employees) ratio. The installation will need to rely on a number of planned off-site transit services 
to reduce parking demand such as future commuter ferry/water taxi service and frequent direct 
transit service to downtown Washington, DC. 
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Navy Ceremonial Guard Campus 

In light of the Air Force’s plan to develop a new Navy Ceremonial Guard campus, which overlaps 
with the Naval Air Station Anacostia Historic District, NCPC recommended future consultation 
with the DC SHPO and NCPC early in the planning, development, and design process. The Air 
Force stated its commitment for early consultation. 

Staff is satisfied with the Air Force’s responses to previous Commission comments from the draft 
Historic Anacostia District Plan review. The Applicant provided its responses both through 
revisions to the Plan document and through a supplemental memorandum. Therefore, staff 
recommends the Commission note the Air Force successfully responded to previous 
Commission comments through revisions to the Historic Anacostia District Plan and 
additional supplemental information that addresses flood risk mitigation, future 
development, renewable energy, and Travel Demand Management. 

Future Installation-Wide Employee Parking 

The JBAB Transportation Management Plan (TMP), which was approved by NCPC in February 
2022, shows a long-term 20-year (by 2041) employee parking goal of 1:3, which is consistent with 
the NCPC Comprehensive Plan. The Air Force plans to attain the 1:3 goal by supporting multiple 
planned TMP initiatives, which include high-capacity transit to downtown Washington, DC, and 
commuter ferry/water taxi service. Staff recommends the Commission note the Air Force has 
committed to a long-term 1:3 goal for the installation (by 2041) and supports the future 
implementation of multiple planned Transportation Management Plan initiatives, which 
include high-capacity transit to downtown Washington, DC, and commuter ferry/water taxi 
service. 

The most recent Air Force TMP data shows JBAB at a 1:1.9 ratio, which is an improvement from 
the installation’s previous 1:1.7 ratio in 2014, and the Air Force plans to continue to improve the 
overall JBAB ratio by limiting new parking capacity (based on employment increases) to a 1:3 
ratio. However, the Air Force will need to limit new parking even further (over and above 1:3 
ratio-based capacity increases) to attain JBAB’s overall 1:3 goal by 2041. Therefore, staff 
recommends the Commission find that JBAB has recently improved its parking ratio (from 
1:1.7 in 2014 to 1:1.9 in 2019), and the Air Force plans to continue to improve the overall 
JBAB ratio through limited parking capacity increases at a 1:3 ratio for new projects. In 
addition, staff recommends the Commission find that while this approach will slowly improve 
the overall JBAB ratio over time, the installation is unlikely to reach its 1:3 goal by 2041. 

NCPC should consider all future parking increases within the context of the overall JBAB ratio, 
as well as factors such as mode share data; existing parking utilization; planned accessibility 
improvements; trip origin information; and other relevant data. This will ensure that our 
Commission is able to review planned new projects based on the (future) conditions that exist at 
the time of each proposal. Staff notes a planned future project at JBAB - the National Capital 
Region Center of Excellence - which would be designed as a six-level, 650,000 square foot, anchor 
development in the Historic Bolling District, with anticipated design submissions to NCPC from 
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2025-2027. Though the project is still a concept at this point, the Air Force anticipates that new 
parking will need to be constructed as part of the project. Therefore, staff recommends the 
Commission request that JBAB submit updated data regarding mode share, parking 
utilization, planned accessibility improvements, trip origins, and other relevant data at the 
time of the National Capital Region Center of Excellence submission, anticipated between 
2025-2027, at which time NCPC will consider the need for new parking capacity. 

CONFORMANCE TO EXISTING PLANS, POLICIES AND RELATED GUIDANCE 
Comprehensive Plan for the National Capital 

As noted above, staff analyzed the final submission for compliance with the Transportation, Parks 
and Open Space, Environment, Urban Design, and Workplace Elements of the Comprehensive 
Plan. In summary, the proposed final district plan is generally consistent with these policies. The 
recommendations and analysis provided are intended to support continued alignment with 
Comprehensive Plan policies as more detailed site and project plans are developed in the future. 

National Environmental Policy Act (NEPA) 

The Air Force plans to develop a future programmatic Environmental Assessment (EA), with plans 
to assess potential impacts from future development through project specific EAs unless the project 
qualifies for a Categorical Exclusion. As part of its previous review of the JBAB Installation 
Development Plan (IDP), the Commission requested to be invited to participate in all future 
project-related Environmental Assessments to ensure that the project is consistent with its 
Comprehensive Plan policies. 

NCPC’s authority is advisory for development within the Bolling-Anacostia Tract (pursuant to 
Public Law 93-166) and therefore, the Commission does not have an independent review 
responsibility under NEPA. 

National Historic Preservation Act 

The Air Force plans to comply with the Section 106 process on a project-by-project basis in the 
future and would consult with the District of Columbia State Historic Preservation Office (DC 
SHPO) as required. NCPC’s authority is advisory for development within the Bolling-Anacostia 
Tract (pursuant to Public Law 93-166) and therefore, the Commission does not have an 
independent Section 106 responsibility. 

CONSULTATION 
Without objection, the Committee forwarded the proposed final master plan to the Commission 
with the statement that the proposal has been coordinated with all participating agencies. 
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The DC SHPO understands that many of its previous comments have been incorporated into the 
plan and appreciates that Building 91 (and the c. 1991 non-historic Building 399) was removed 
from the list of buildings proposed for demolition. The DC SHPO further understands that JBAB 
is continuing to recommend demolition for Building 93 because it was not constructed on bedrock 
and is sinking into the ground. The DC SHPO requests JBAB initiate Section 106 consultation 
regarding Building 93 as soon as possible so that any reasonable alternatives which may avoid 
adverse effects can be evaluated while time may still allow. The DC SHPO is coordinating subject 
to the initiation of the Section 106 review process for Building 93 in the near future and for the 
rest of the plan as it is implemented. In light of the previous DC SHPO comments, staff 
recommends the Commission recommend the Air Force initiate early consultation with the 
DC SHPO and NCPC for all planned future demolition and development projects in and 
around the Naval Air Station Anacostia Historic District. 

DOEE had no additional comments, noting the reference to EO 13690 for mitigating flood hazard 
risks. DOEE is glad that there are so many directives, executive orders and policies that help ensure 
buildings are flood resistant. In addition, DOEE also urged the Air Force to work with its housing 
management company to protect on-site military housing from future flooding as well. 

ONLINE REFERENCE 

The following supporting documents for this project are available online at www.ncpc.gov: 

• Project Synopsis
• Draft Housing and Community Support District Plan

Prepared by Michael 
Weil 12/29/2022 

POWERPOINT (ATTACHED) 

https://www.ncpc.gov/
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Project Summary

The United States Department of the Air Force has submitted a final Area Development Plan (ADP) for one of Joint Base Anacostia-Bolling’s (JBAB) 
planning districts, identified as the Historic Anacostia District. The District (one of four planning district) is identified in the JBAB Installation 
Development Plan (IDP), which was reviewed by NCPC for final approval in February 2022. The final document is a detailed, long-range plan for the 
northernmost portion of the installation as the industrial hub of the base, continuing the comprehensive planning process established by the IDP 
through additional details that address mission requirements, planning objectives, and command priority changes. The JBAB installation supports 
17,000 military and civilian employees as well as their families, military dependents, and many mission and tenant units.

The Commission previously approved the draft Historic Anacostia District Plan at its meeting in September 2022, with comments related to flooding, 
future development, transportation/parking, and historic preservation. The Air Force submission responds to NCPC’s comments through several plan 
revisions and a supplemental memorandum, which is included on Slides 20-22.

MP55B

Michael Weil

Open Session

Approval of Final Master Plan

Approval of Master Plans for use by the Commission 40 U.S.C. § 8722(a) and (b)(1)

January 5, 2023

File: MP55B

Project Summary



National Capital Planning Commission3 File: 8070

Project Location

Historic Anacostia District

Existing Land Use

File: MP55B



National Capital Planning Commission4 File: 8070

District Context

File: MP55B

Opportunities / 
Constraints



National Capital Planning Commission5 File: 8070
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District Context
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District Context
Historic Structures / Districts Floodplains
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Installation Development Plan (IDP) Planning Vision, Goals, Objectives
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Existing District Development

File: MP55B



National Capital Planning Commission9 File: 8070

District Planning Objectives
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Future Planning Actions
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Course of Actions (COA) Evaluation
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Future District Development
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Future Honor Guard Campus / Parade Ground

Previous Plan

CURRENT Plan
Building 91 retained

Building 91 retained
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Future Parking Removal

Future Illustrative Plan

JBAB TMP – Parking Inventory
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Future Defense Boulevard Cross Sections
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Future Mitscher Road Improvements
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Additional Information / Plan Revisions
(in response to previous NCPC draft review comments)
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Additional Information / Plan Revisions
(in response to previous NCPC draft review comments)
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Additional Information / Plan Revisions
(in response to previous NCPC draft review comments)
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