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Dear Friends and Colleagues:

Great city streets are the very measure of urbanity. They are the stage for
city life, the place of public contact, and the intersection where com-
mercial enterprise and civic aspiration combine. The Champs Elysees in
Paris, Commonwealth Avenue in Boston, and Unter den Linden in Berlin
all demonstrate how cohesive and dynamic streets define and animate
the life of their cities.

South Capitol Street can be such a place. This one-mile stretch from the
U.S. Capitol to a magnificent waterfront terminus on the Anacostia River
has all the potential to rival the great urban boulevards of the world. With
bold vision and creative leadership, South Capitol can be reborn as a
vibrant city street for Washington residents and as a National Capital
destination for all Americans. We envision the Corridor as a bustling mix
of shops, offices, hotels, apartments, civic art, and open space. Where
the street meets the river could be the site of a major civic feature such
as a museum or memorial and offer additional attractions such as restau-
rants, concerts, marinas and waterfront entertainment.

This South Capitol Street and Urban Design Study was a cooperative
effort between the District’s Office of Planning and the National Capital
Planning Commission. It provides fundamental information regarding
design, open space, and land use that will be used in a larger effort, the
South Capitol Street/Gateway Improvement Study funded by Congress
and now underway.

Today we have an unparalleled opportunity to reclaim South Capitol Street
by advancing a daring but achievable vision for one of America’s most
symbolically significant places. We look forward to collaborating with
all stakeholders as we work to make South Capitol Street a place that
reflects the vitality of the city and the strength and beauty of the nation.

Patricia E. Gallagher, AICP Andrew Altman
Executive Director Director
National Capital Planning Commission D.C. Office of Planning
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Executive
summary

-

The Frederick Douglass Bridge spanning the Anacostia River: a great gateway opportunity

Statement of the Problem

The South Capitol Street Urban Design Study outlines recommendations necessary to bring
substantial change to this important corridor in the Nation’s Capital. There is a tremendous gap
between the prominent stature that this corridor aspires to and deserves to be, and its present
condition.

As one of the four great axes extending from the Capitol, South Capitol Street connects to the
Suitland Parkway to provide visitors, area residents, commuters, and nationally important guests
arriving at Andrews Air Force Base their first view of the Nation’s Capital. This ceremonial role
contrasts sharply with the current state of the corridor: both the roadway and the Frederick
Douglass Bridge are in need of repair, sidewalks are minimal and unshaded, automobile-oriented
uses and poorly maintained properties predominate, and high quality open spaces are all but
nonexistent. In the adjacent neighborhoods, high speed traffic, channelized lanes, and the lack
of signalized intersections make South Capitol Street a deterrent to investment and decreases the
quality of life in the city.

Undertaking the revitalization of the South Capitol Street corridor must be done with a view
towards its role as a new growth corridor for the District. In conjunction with the efforts underway
to improve the Southwest Waterfront, the Southeast Federal Center, the Navy Yard and, indeed, the
entire Anacostia River realm, this study points the way to the South Capitol Street Corridor
becoming a great new business, cultural and residential address for the Nation’s Capital.



[-395 Overpass:
withinthe corridor vehicular infrastruc-
ture dominates the landscape

Channelized traffic on South Capitol '
east-west crossings are infrequent for T

automobiles and often dangerous for
pedestrians

-

Pedestrian walkway on Frederick
Douglass Bridge:

anaging structure designed with
dangerously

narrow pedestrian access

Parkland at Poplar Point:
apotentially gracious park currently hard
to get to from Anacostia and Buzzard
Point
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Streetscape at South Capitol and D
Streets:

residential uses are fragmented
throughout the corridor
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Automobile oriented retail:
surface parking lots and drive-through
uses characterize the streetscape
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Buzzard Point waterfront:
current uses diminish and prohibit public
access
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Bridge ramps at Poplar Point:
aconfusing sequence of ramp configu-
rations from the Frederick Douglass
Bridge
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Ten Urban Design
Principles for Revitalizing
the South Capitol Street
Corridor

Commonwealth Avenue, Boston

8|

Transforming the South Capitol Street Corridor into one of the
great urban districts of Washington D. C. will require
coordinating planning initiatives between the many federal and
city interests over the course of several years. The following
ten urban design principles are intended to guide subsequent
planning, particularly the selection of the transportation
improvement alternatives being studied for this corridor. These
improvements will form the framework for revitalization efforts
to come.

Great Urban Boulevard

South Capitol Street is envisioned as a great urban boulevard
that incorporates a broad mix of public and private uses
including active public spaces that serve local neighborhoods,
as well as regional and national visitors.

Ceremonial Public Corridor

South Capitol Street and adjoining blocks provide a
significant opportunity to incorporate commemorative works -
memorial plazas, monuments and museums - especially
at prominent waterfront sites on both sides of the river. A
revitalized South Capitol Street provides one of the best
opportunities to expand civic and cultural facilities beyond
the confines of the existing monumental core.
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Existing Frederick
Douglass Bridge

Potential
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Potential bridge as gateway on Capitol, Potomac Avenue
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s local distributor

Prominent Open Space Connection to the Anacostia River

A'linear open space s envisioned along the entire length of this great
boulevard - connecting Capitol Hill and the Mall to a revitalized
Anacostia Rivemark. Thispublic open space system should include
direct connections to the planned ‘Riverwalk’

Civic Terminus Where South Capitol Street Meets the Anacostia

Asignificant opportunity exists to create civic spaces on both sides
of the river to celebrate this gateway crossing andprovide access
to the waterfront. Moreover, the terminus of South Capitol Street
at the Anacostia River should result in a major civic feature of
national significance.

Local, Commuter, and Ceremonial Traffic Optimized

The South Capitol Streetcorridor is burdened with ever-increasing
traffic demands. Three distinct needs must be resolved. Atunnel
solution should be explored to accommodate daily through traffic.
The ceremonial approach to the Capitol from the Suitland Parkway
and South Capitol Street requires a more appropriate experience
including an elegant river crossing. Local traffic should be
accommodated through the combination of an appropriately scaled South
Capitol Street urban boulevard, local streets, and public transit.

New River Crossing With Southerly Alignment

The new major river crossing should be moved southto better align
South Capitol Street with Suitland Parkway, minimize the highway
ramp infrastructure, and provide greater flexibility for future
development on Poplar Point.
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Prominent sites for memorials and important civic buildings indicated in red

Executive Summary

Memorable and Convenient Crossing

The new Frederick Douglass Bridge affords the opportunity to design
a beautiful and memorable gateway to the monumental core. A
lower bridge could promote better connections to Potomac
Avenue and other local streets and accommodate a future transit-
Way.

Future River Crossings

A second, local crossing would facilitate ease of movement across
the Anacostia River. This might take several different alignments.

This new transportation infrastructure will provide the framework to develop
vital commercial, retail and mixed-use districts along South
Capitol Street and throughout the corridor. The area has the potential
to become a substantial new address within the District of Columbia.

Higher density housing, together with associated support services,
will revitalize the existing neighborhoods within the South Capitol
Street Corridor. Opportunities to do so exist along New Jersey
Avenue, at Buzzard Point, and in Poplar Point. Land uses along
the Anacostia waterfront are recommended to be mixed-use
residential in association with both active and passive parkland.

South Capitol Street Urban Design Study | 9



Urban Design Scenarios

The purpose of the three urban design scenarios is to suggest a range of design directions with which to achieve a revitalized South Capitol Street
Corridor. These scenarios should be considered reference designs, not definitive alternatives, demonstrating how the ten urban design principles
established in this report can be achieved in different ways. Indeed, characteristics of one scenario can be reassembled with parts of the others
to eventually mold the most appropriate, and most compelling, direction for the corridor.

Scenario A:
Boulevard Within the Existing 130 foot Right-of-Way

This is the most conservative reconfiguration of South Capitol Street. It maintains the present South Capitol Street public right-of-way (ROW) at
130 feet, but limits the street to six lanes of moving traffic from the present eight lanes. The fewer lanes allow more landscaping and pedestrian
amenities along the street converting South Capitol Street from its present highway-like character into an urban boulevard. To achieve the
reduction in lanes a tunnel is recommended to accommodate the regional traffic between 1-295 and 1-395 that currently uses South Capitol
Street. This scenario also creates a seven-acre public space at the intersection of the Anacostia River and the axis of South Capitol Street. A
significant memorial or civic institution could be located at this terminus'. The location of the future Frederick Douglass Bridge is shown slightly
southward of its present alignment, and helps shape the terminus park. This scenario highlights the importance of the Florida Rock properties as
settings for prominent buildings facing both the river and the terminus park. Across the river, the bridge's new alignment would allow potential
mixed use residential development to line Howard Road and the proposed park at Poplar Point.

Scenario B:
Center Median Boulevard with an Expanded 220 foot Right-of-Way

Scenario B incorporates a center median boulevard in an expanded ROW terminating in a nine acre waterfront park . The park is oriented towards
the confluence of the Potomac and Anacostia Rivers and creates a spacious setting at the terminus of South Capitol Street. The bridge frames the
northern approach to this park and moves transportation infrastructure well away from the terminus, which remains open for memorialization and
gatherings at the river. South-bound traffic is directed into a short tunnel below the open space before connecting to the new bridge. The
landscaped central median connects to the waterfront open spaces uninterrupted by major traffic. Prominent civic or private buildings should
surround the waterfront park to create a graceful and active waterfront. Along South Capitol Street the ROW is expanded from 130 feet to 220 feet
allowing for a substantial, 100 foot landscaped public space centered on the axis from the Capitol. This would create a grand urban avenue worthy
of the L’Enfant Plan. It would provide a fine setting for small-scale memorials along the length of South Capitol Street.

Scenario C:

Boulevard Combined with a Linear Park in an Expanded 325 foot Right-of-Way
Scenario C is the most ambitious of the three, creating monumental new public spaces in the study area. The scenario combines an urban

boulevard with a linear park and a waterfront park, each with its own identity. The 140 foot wide linear park to the east of the axis of South Capitol
Street connects Capitol Hill and the National Mall to the Anacostia Riverpark. Locations along the park are appropriate for both memorials and
museums. This scenario locates a new bridge significantly south of its existing location, creating a large amount of developable land at Poplar
Point and moving transportation infrastructure away from the South Capitol Street terminus. Potomac Avenue and Water Street define a twelve-
acre waterfront park with important building sites located to the north and south. A signature vertical element of the bridge could be located on
the axis of the Capitol creating a landmark gateway. Additional memorials can be located within the park itself. This southern location of the new
crossing could also allow an additional future bridge to connect the Anacostia Riverpark with Buzzard Point. In addition, Poplar Point can grow into
a new waterfront mixed-use neighborhood that is better connected with Buzzard Point via a smaller, locally-scaled bridge. Both new bridges
would benefit from a new tunnel that distributes regional traffic between 1-295 and 1-395, thus easing congestion throughout the corridor.

All three scenarios alleviate the burden of heavy traffic on the South Capitol Street corridor, offer varying examples of a

gracious public realm respectful of the site’s important ceremonial axis, and create a powerful connection between the
Capitol, Mall and River.
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Comparative Matrix

121

Next Steps

In considering alternative designs, it is useful to compare these scenarios
against a common set of variables, such as the amount of open space or
prime developable land gained, as described in the accompanying matrix.
Defining characteristics of the three scenarios are placed in rows respond-
ing to the general categories identified in the left hand column. While this
matrix cannot describe the qualitative character of each scenario it clearly
demarcates quantitative variations and the significant differences between
them.

This report is intended to set the stage for subsequent planning. Redevel-
opment of the South Capitol Street corridor will be a multi-faceted process
that will involve partnerships and collaboration among District and federal
agencies, institutional and private sector developers, and surrounding resi-
dential and business communities. Because of the magnitude of the change
that is envisioned improvements will be phased over a long-term period.
The next several important steps that should occur include:

» Complete the South Capitol Street Gateway and Transportation
Improvement Study

« Fund the Environmental Review Process and Design Concepts

« Assemble a South Capitol Street Coordinating Committee

« Establish a South Capitol Street Redevelopment Corporation

« Produce a Final Plan for the South Capitol Street corridor

« Secure Funding for Design and Implementation of Priority Projects



Public Right-of-Way:

Required Land Takings:

Character of South Capitol Street:

Tunnel Desirability:

Probable Tunnel Alignment:

Future Frederick Douglass Bridge Alignment:

New Open Spaces Along South Capitol Street:

Civic Space at Terminus:

Total New Open Space:

Approximate riverfront developable land in the
vicinity of the terminus:

Additional land at Poplar Point:
(Rescued from present ramps etc.)

Major Advantages of Scenario:

Disadvantages of Scenario:

Scenario A

130 feet, as currently exists

Minimum

« None along South Capitol Street

e 22 acres for terminus park at Buzzard Point

« Several publicly held acres at Poplar Point to allow for a
southerly bridge crossing

A six-lane urban boulevard with parking lanes

« 25 foot landscaped sidewalks
» Accommodations for a future transit corridor within ROW

High

Given the constraints of the narrow ROW and limiting

South Capitol Street to no more than six moving lanes

Beneath South Capitol Street ROW

 Approximately 570 feet south of the present span

« Northern bridge abutment to mark the South Capitol Street axis

Minimal, only widened sidewalks

7 acres (in addition to 5 acres of riverwalk promenade)
Opportunity for a major memorial at terminus

12 acres

15 acres
20 acres

 Few land takings
» Modest adjustments to South Capitol Street
e Maximum land for redevelopment

« Lacks a compelling vision for South Capitol Street
« Few opportunities along corridor for memorials, etc.
« Limited incentive for additional investment

Scenario B

220 feet

Substantial

 Approximately 27 acres along South Capitol Street
o 22 acres for terminus park at Buzzard Point
Several publicly held acres at Poplar Point

A six-lane center median boulevard with parking lanes
25 foot - 6 inch landscaped sidewalks plus green median
Accommaodations for a future transit corridor within ROW

High
Given a much expanded ROW additional lanes of traffic could be
added to South Capitol Street diminishing tunnel necessity

Beneath widenend South Capitol Street ROW

« Approximately 350 feet south of the present span

« Bridge landing to the east of the South Capitol Street axis
2 acres within the 100 foot wide median

9 acres (in addition to 5 acres of riverwalk promenade)
Opportunity for a major memorial and waterfront park at terminus

16 acres

14 acres

20 acres

 (Central median can accommodate series of smaller memorials

« Continuity of public realm established between Mall and Anacostia
Riverpark system

« Reinvestment in the area may be attracted by the appearance and
scale of the new South Capitol Street

« Substantial land takings required including existing housing
gast and west of the present South Capitol Street ROW

Executive Summary

Scenario C

130 feet for South Capitol Street plus 195 feet for Linear Park to the East

Substantial

 Approximately 16 acres along the blocks east of South
Capitol Street

* 22 acres for terminus park at Buzzard Point

« Several publicly held acres at Poplar Point

 An eight-lane center boulevard with parking lanes

» 18 foot landscaped sidewalks

 Accommodations for a future transit corridor within ROW
 An adjacent linear park to the East

Moderate

Given a second bridge and a much expanded ROW lanes of traffic
could be added to diminish tunnel necessity

Beneath the new linear park

« Furthest south

« Approximately 1,100 feet south of the present span

10 acres of a linear park parallel to South Capitol Street

12 acres (in addition to 5 acres of riverwalk promenade)
Opportunity for a major memorial and waterfront park

27 acres

7 acres

34 acres

« New monumental public realm

« Continuity of public realm established between Mall and
Anacostia Riverparks system

 Reinvestment in the area may be attracted by the appearance and
scale of the new South Capitol Street environment

« Substantial land takings required east of South Capitol Street

» Most complex and costly of the three to implement

« Requires negotiating with Navy to allow crossing to take place in the
most southerly location

South Capitol Street Urban Design Study
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Understanding The South Capitol Street Corridor
and its Potential

The opportunities for improving the South Capitol Street Corridor are great, but so are the
constraints. This urban design study seeks to identify how to pursue some of these opportunities
by establishing a set of urban design principles to be followed in the formulation of any
redevelopment plan for the corridor. The study also suggests - through three distinct urban
design scenarios - how these principles might be achieved.

While not definitive alternatives, each of the three urban design scenarios focus on three
fundamental components of any revitalization strategy:

1. The scale, location and character of public open spaces throughout the
South Capitol Street corridor
These address the connection between the Mall and the Anacostia Riverpark system, how
the axis from the Capitol might be resolved at the Anacostia riverfront, how wide the public
space of South Capitol Street should be, and the potential along this corridor to create
meaningful sites and settings for memorials, monuments and civic institutions.

2. The mixture of land uses - both civic and privately developed - that
should be distributed in the South Capitol Street corridor
An overarching assumption is that if properly planned, this corridor can become a distin-
guished new address in the District of Columbia for civic, residential and business uses.

3. The nature of transportation improvements that should be undertaken in
the South Capitol Street Corridor.
This  component includes analysis of how much through traffic
South Capitol Street should carry while better serving its immediate surroundings and
fulfilling its role as an important approach to the Nation’s Capital from the south. Tunnel
options, location of future bridges, best use of the street grid, increased transit choices,
and enhanced pedestrian amenities are among the variables.

The following chapter describes the study boundaries, existing open spaces, land uses / zoning,
and transportation. This provides base data from which the scenarios that follow emerge.

1. Context

South Capitol Street Urban Design Study
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Pedestrian walkway on Frederick Douglass Bridge
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General Description of the Study Area

The study area is generally bounded by Independence Avenue on the north, 1-295 and the
Suitland Parkway on the south, 2" Street SE on the east and 3" Street SW on the west. For the
purpose of this report, the South Capitol Street study area is divided into five smaller subareas (p.
17). The divisions of the study areas follow natural and infrastructure boundaries that currently
existalong the overall corridor, including 1-395, M Street, Potomac Avenueg, the Anacostia River
and 1-295 are such boundaries to be removed.

While this study focuses primarily on the South Capitol Street Corridor and the important
crossing of the Frederick Douglass Bridge, it also takes into account the adjacent neighbor-
hoods on both sides of the River. Taken together, the study area encompasses approximately 950
acres. The length of the South Capitol Street Corridor, approximately two miles from the Capitol
to the 1-295 interchange, is roughly equivalent to the distance between the Capitol and the
Lincoln Memorial, and the same as the distance between the Capitol and RFK Stadium. In sheer
size, itis comparable to the scale of other great urban spaces such as Commonwealth Avenug in
Boston, between the Common and the Fens, or the Champs Elysees in Paris, between the
Tuilleries and the Etoile.

The character of South Capitol Street varies greatly, encompassing residential neighborhoods,
major highways and bridges, local neighborhood parks, industrial uses, and auto-oriented
retail. Important planning efforts such as the Legacy Plan and the Anacostia Waterfront Initiative
have highlighted the great potential of the corridor and its intersection with the waterfront. These
studies, and the improvements taking place along M Street, the Southeast Federal Center and the
Navy Yard, along with the eventual replacement of the Frederick Douglass Bridge, set the stage for
significant change within the study area. Increasingly important connections to the south, along
the Suitland Parkway and I-295, amplify the perception of this part of the city as an important
gateway to the original I'Enfant City.
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Parkland at Poplar Point
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Existing Open Space

In a city that is characterized by an abundance of beautiful parks, gardens and parkways, the
South Capitol Street study area represents a notable exception. However, several regional and
local open spaces exist at the edges of the study area, or in the case of Poplar Point, within the
study area. These existing open spaces are described in greater detail below and highlighted on
the plan on the following page.

Regional parks
The Capitol Grounds and the National Mall

Directly north of the study area are the grounds of the Capitol and, to the west, the
beginning of the National Mall. The grounds of the Capitol provide a beautifully
manicured and grandly appointed landscape designed by Frederick Law Olmsted. The
Capitol Grounds are mostly ceremonial, and public access is partially limited for
security concerns.

Poplar Point

The condition of the open spaces within the 100 acres of Poplar Point vary greatly.
Along the water’s edge a small park road and minimal maintenance provide at least a
publicly accessible green space that connects to the more actively used Anacostia
Park to the east. Site contamination exists on non-accessible parts of Poplar Point as
well as on some areas currently considered wetlands. Poplar Point is generally cut off
from the surrounding neighborhoods by 1-295 and the Anacostia Freeway. Open
spaces adjacent to the Frederick Douglass Bridge are mostly the remains of land
carved out for exit ramps and access roads.

Small scale neighborhood parks
Garfield Park

This park of approximately 8 acres is typical of the small neighborhood parks located
along the great diagonal avenues set out by L'Enfant as a way of providing relief to the
urban fabric. Parks such as these are plentiful in the residential areas to the east of
Capitol Hill. Garfield Park is however severely compromised by the Southeast/South-
west freeway, constructed directly on top of its southern edge. Nevertheless, it is
widely used by local residents, and provides running paths and landscaped open
spaces.

Randall Playground

This community park provides local neighbors with venues for active recreation.
Tennis courts, a swimming pool, basketball courts, and two softball fields enjoy
active use as conditions permit. While these active recreational areas appear to be well
maintained, the paved open space along | Street does not. While this park is easily
accessible from the neighborhoods to the southwest, both the exit ramp from the
Freeway and the width of South Capitol Street preclude access from the north and
gast.

N Street Park

Defined on two sides by streets that were previously canals, this 3.3-acre park con-
tains tennis courts and open space for adjacent neighbors.
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Existing open spaces
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Existing Land Uses

Land uses along the South Capitol Street Corridor vary greatly. North of I-395, a number of large
underutilized properties front the street. A few residential units are located to the east and the edge
of the Southwest Federal Center office buildings are located to the west of the corridor, beyond
the open ramps of 1-395 north. South of I-395 to the Anacostia River, light industrial and auto-
oriented uses are established east of South Capitol Street and along the waterfront. Southwest
residential neighborhoods lie directly west of South Capitol Street between M and P Streets.
Most of the open space is found on Poplar Point between 1-295 and the water. Inland of [-295 the
blocks of the historic Anacostia neighborhood begin.

The South Capitol Street study area is one of the few sectors of the city that allows industrial
uses, an important component of the economic diversity found in the District. Typically the
uses are low density and can be relocated, but only if other suitable areas in the city are
identified. Long -term planning for industrial and service-oriented uses for the District of
Columbia must take place in order for significant change to occur in the South Capitol Street
Corridor. Each of the land uses within the study area is described below and reflected on the

land use map on the following page:
Commercial Uses

*  Along South Capitol Street, fast food and gas stations are a predominant feature,

typically with substantial paved areas and surface parking lots.
. mall-Scale neighborhood services including liquor stores, hair salons, and conve

nience shopping stores are located in the blocks adjacent to the residential area between
M and P Streets.

*  Long- and short-term storage facilities in older, previously industrial buildings are
present near P Street.

» Auto repair and storage facilities are located throughout the study area.

¢ Nightclubs and adult entertainment establishments are present east of South Capitol
Street in the largely industrial areas.

e A commercial district exists along Martin Luther King, Jr. Avenue in the neighboring
Anacostia community.

Industrial Uses

«  Light industrial uses found throughout the blocks east of South Capitol Street and along
the waterfront include auto-servicing and repair, small-scale manufacturing, concrete
crushing, gravel yards, bus storage, city salt storage facilities, and oil storage.

« A Pepco Power station is located south of Potomac Avenue adjacent to Fort McNair.

Residential Uses

«  North of 1-395 and along New Jersey Avenue, the Capitol Hill neighborhood is a low-
density residential neighborhood that has seen a significant increase in new and rehabili-
tated housing.

«  Between M and P Streets, the residential area that extends from the southwest is predomi-
nantly low-income with a significant number of subsidized housing units. While residen-
tial units along South Capitol Street suffer from exposure to high volumes of traffic, units
located on the next blocks, such as Carrollsburg Place, are well maintained and fully
occupied. Rowhouses and low-density apartments are typically found in this area.

«  The historic neighborhood of Anacostia borders the southern portion of the study area east
of the Suitland Parkway and is also a low-income neighborhood with a significant share of
subsidized housing. West of the Suitland Parkway are the Barry Farms Homes owned and
operated by the DC Housing authority.
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Channelized traffic on South Capitol and M Stréets

Bridge ramps at Poplar Point
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Existing Transportation

More than any other aspect of the study corridor, transportation issues predominate. Future land
uses and open space configurations will be the result of decisions made about transportation
enhancement in this corridor. Given the current South Capitol Street ROW and expected future
increases in vehicular volumes, little open space is possible without significant changes to the
way in which vehicles, pedestrians, and transit moves through the corridor. The Gateway Study
currently in progress will evaluate various options for transportation improvements on South
Capitol Street and the Frederick Douglass Bridge. Key transportation aspects are described in
greater detail in the Transportation section of this report.

Regional Network

South Capitol Street functions as an integral part of a larger highway system including 1-295, the
Anacostia Freeway, the Southeast/Southwest Freeway, Barney Circle, 1-395 and the Frederick
Douglass Bridge. The Suitland Parkway joins this network and connects to South Capitol Street
at the I-295 interchange. Traffic volumes across the entire interchange are approximately 100,000
cars daily. The Southeast/Southwest Freeway, I-395 and their attendant exit ramps to and from
South Capitol Street are a significant feature within the study area.

Transit

The study area is served by several Metrorail stations along the green line. North of the Anacostia
River the Navy Yard and Waterfront-Southeast University stations are located along M Street.
South of the River, the Anacostia Metrorail Station and Metrobus facility are located adjacent to
the 1-295 interchange. The Anacostia Station serves as a park and ride stop, with a large capacity
garage. Because of its location and the existing access roads, this station is difficult to access
both for pedestrians and drivers. Existing Metrobus service along South Capitol Street provides
the only means of public transit for many residents of the study area.

Vehicular Transportation

The existing 130 foot South Capitol Street ROW contains eight vehicular lanes of traffic and
medians which together account for approximately 110 feet of the total ROW. Four center lanes
are channelized by concrete barriers into a high-speed throughway. The Frederick Douglass
Bridge contains five lanes of traffic, two south-bound and three north-bound. Traffic along
South Capitol Street moves unimpeded from the Suitland Parkway until a signalized intersection
at | Street. A grade separation at M Street allows through traffic to maintain highway speeds.
Frontage roadways on each side of the high-speed lanes access local streets and provide on-
street parking. There are no designated bicycle lanes along South Capitol Street and pedestrian
amenities are few.

Local Connections and Pedestrian Conditions

A few local streets, including | Street, M Street, and P Street connect across the South Capitol
Street corridor. Crossing is difficult by car, foot or bicycle. Of these east-west crossings, M Street
carries significant traffic from the Navy Yard to the Southwest Waterfront. Roadway improvements
and development incentives are underway along M Street. Along the South Capitol Street
Corridor sidewalks are narrow, typically 10 feet wide. There are few street trees and minimal
landscaping. Narrow pedestrian paths on each side of the Frederick Douglass Bridge are inad-
equate and dangerous. Pedestrian conditions improve only at the northernmost blocks of the
study area, a few blocks south of the Capitol grounds.
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Land Ownership

There are over 120 individual property owners along the South Capitol Street corridor, making any acquisition and assembly of parcels a challenge.
While there are a number of large tracts of land belonging to public agencies, individual blocks can have as many as 15 owners. A review of the owners
reveals that a number of Limited Liability Corporations own properties along the corridor possibly indicating land banking by private parties in
anticipation of future development. Significantly, four companies privately own the 16.5-acre waterfront parcels directly adjacent to the Frederick
Douglass Bridge.

With the exception of three areas of public ownership, concentrated near the Capitol, I-395, and Poplar Point, the majority of land along the corridor
itself is privately owned. The Architect of the Capitol controls blocks in the study area south of the Capitol as well as the Capitol Power Plant and
associated rail yards located adjacent to 1-395. Park space owned by the District’s Parks and Recreation Department is located on the northeast corner
of South Capitol and | Street, just south of I-395. At Poplar Point along the Anacostia River north of the Frederick Douglass Bridge, the National Park
Service and the District own large tracts of land. South of the Frederick Douglass Bridge, ownership is divided between the U.S. Navy and Bolling Air
Force Base.

Other publicly held lands located several blocks east and west of South Capitol Street exert a strong influence on its character. Along M Street,
transportation facilities owned by the District government include the DC Vehicle Inspection Station and a WMATA storage facility. Located south of
M Street and to the east of South Capitol Street is the Southeast Federal Center and the Navy Yard. To the west of South Capitol Street below M Street,
the DC Housing Authority owns and manages several public housing developments. West of 2 Street and south of P Street, the U.S. Army’s Fort
McNair and the PEPCO facility cover a significant amount of land. In terms of overall land area, the federal presence within the study area is already
significant. While there are many individual land owners along South Capitol Street itself, the properties are relatively small in comparison to the very
large federally owned tracts such as Fort McNair, Bolling Air Force Base, National Park Service Park Space, land controlled by the Architect of the
Capitol, and the Navy Yard.
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Existing Zoning

Existing zoning varies a great deal within the study area. Recent zoning changes include the
Buzzard Point/Capitol Gateway Area overlay district that allows for the continuation of existing
industrial uses, but prohibits the expansion of these industrial uses, and promotes residential
and mixed-use development. Other visitor-related uses such as retail, service, entertainment,
cultural and hotel and inn uses are also encouraged under the new zoning guidelines. Key
aspects of the existing zoning are described below. Existing zoning districts are shown on the
accompanying table and map.

« Inthe blocks outside of the Buzzard Point/Capital Gateway Area (indicated by the BP prefix)
zoning reflects existing land use patterns.

«  Blocks zoned for residential uses exist largely to the west of South Capitol Street south of
M Street. Among these, zoning districts along South Capitol Street have greater floor-area-
ratios (FARs), allowing a higher density of development.

«  Commercial uses are encouraged in the large district areas northwest and southeast of I-
395. Along M Street, current zoning allows for high-density commercial development east
of South Capitol Street.

«  The Transfer of Development Rights (TDR) receiving zone located north of M Street, com-
pensates for development areas limited elsewhere in the city. Currently this area has the
highest FARs, 9 and 10, of the study area.

«  Amixture of uses is permitted in the Buzzard Point/Capitol Gateway Area overlay blocks that
extend adjacent to South Capitol Street and along the waterfront. In these districts, residen-
tial FARs are higher than those for other uses in order to provide incentives for housing
development.

»  Federal land is not subject to local zoning requirements.

Throughout the study area, lot occupancy requirements range from 75% to 100% ensuring a
relatively dense urban fabric. Height restrictions are consistently 90°, typical for D.C., with the
exception of important transitional zones. At the waterfront, heights are reduced to 60’ in the
interest of providing views and reducing bulk. Heights are reduced in C-3-A and BP/W-1 to
provide a transition to lower rise buildings at Fort McNair and Greenleaf Town Houses, respec-
tively, and at the C-M-1 area at Poplar Point to preserve significant views of the city from the
Suitland Parkway. A 75’ setback from the water’s edge is required in the BP/W-2 district to allow
continuous public access along the waterfront.

DISTRICT LISE FARRES.| FAR QTHER | LOT QCCUFR, HEIGHT
BPRAN-1 residentsal, comimeraial, indusliial 245 1 S0% A0 max.
BRMY-2 residential, commmaercial, industrial i 2 TE, G0 mac,
EFAY=3 residentesl, commercial, industrial a] u] = 90 max,
c-2-C office, retail, residentizl =] 2 S0% 90 .
TSR relail, office 4 2.5 Ta% G5 max.
C-3-C alfice, relal, housing, mixed use B.h B.5 130% a0 max.
C-3-C [TOR BEEC) office. retail, heusing, mixed Use 6.5 g 120% S0 max,
BRAC-3-C (TR RES) |office, retail. housing, mixed use £.9 10 190% 80 max
BRICH residential, commercial, indwstrial G 3 To% 80 max,
C-M-1 commenczial, mannfacturing a 3 100% 40 max.
FED = = = = =
R-5-E residentisl. commercial, industrial B 5 TEN B0 .
W3 residential, commercial, industrial A 5 TE 80 max.

% |




Context

-t
——

-q_q__—k_:lszn

= e

'_| ||»F=r

[
L | =
| el RS
|o . |
ol —
bl T
| D—

—
_T[h:nm:mnnu oonoos
=

-

i |

Sl K =4y

L, W 1)
/2 cd i’ N YR

Zoning Map

South Capitol Street Urban Design Study | 27



2 |



Understanding Potential of Civic Open Spaces Along
The South Capitol Street Corridor

L’ Enfant’s vision of graceful boulevards and commodious green spaces still characterizes major
parts of the nation’s capital. The introduction of gracious open spaces into the South Capitol
Street setting along one of the major axes of the city should be an important objective. The scale,
configuration and use of these spaces will surely define the future character of this corridor.

The three urban design scenarios presented in this report explore a variety of open space
configurations and scales. Four distinct open space typologies are presented:

1. a Suitland Parkway extension

2. a waterfront promenade and South Capitol Street terminus
3. a linear park for monuments and memorials

4. a great urban boulevard

Each of these typologies forms the basis for a particular South Capitol Street future. One of the
principal reasons for improving South Capitol Street is to provide a better civic connection
between the National Mall and the 1,600 acres of open space along the Anacostia River. It is
such a continuity of landscape that characterizes the best public realm qualities of Washington,
D.C.

2. Open Space
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1. Suitland Parkway Extension

Beginning in Maryland east of the study area, the Suitland parkway continues uninterrupted as
a well-landscaped parkway for nearly nine miles only to end in the ramps leading to the
Frederick Douglass Bridge. The Suitland Parkway is a limited access roadway that serves
commuters approaching the nation’s capital from the east and those traveling between
Andrews Air Force Base in Prince George’s County, Maryland, to Bolling Air Force Base, and
to the monumental core. It is a dual-lane roadway used by visitors and commuters. The White
House frequently uses the Parkway along with congressional and military personnel, as well as
foreign dignitaries who fly into and out of Andrews Air Force Base. The Parkway corridor is
often the first physical image foreign heads of state form of the United States. The Parkway is
listed on the National Register of Historic Sites.

Visitors to the nation’s capital often remark upon the abundance of graceful landscapes
woven throughout the city at its monumental core, its many parks and plazas, along its
waterways and along its busy avenues, streets and parkways. While Poplar Point, the
Anacostia Park, and the Suitland Parkway contribute to this experience, areas along South
Capitol Street north of the Anacostia River do not. An abrupt change in the visual environ-
ment currently occurs as one travels from one side of the river to the other.

A revitalized South Capitol Street corridor should provide a continuity of experience from the
Suitland Parkway to the monumental core, reflecting the transition from the Maryland suburbs

Suitland Parkway NPS Photo

to the higher density urban corridor. A generously planted urban boulevard stretching the
length of South Capitol Street, and a more graceful, less highway-like Frederick Douglass
Bridge would provide such continuity, and also transform South Capitol Street into a
landscaped corridor more characteristic of Washington, D.C.
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2. Waterfront Promenade and South Capitol Street Terminus

The Anacostia Waterfront Initiative (AWI) describes in detail the new Anacostia Riverpark, through
which South Capitol Street and the Frederick Douglass Bridge pass. Ample open space will abut
the seven-mile stretch of the Anacostia Riverpark. From the natural setting of Kingman Island
and the National Arboretum at the northern reaches of the river to Poplar Point, landscaped green
space will abound. In contrast, Buzzard Point, the Southeast Federal Center, and the Navy Yard
provide an opportunity for an urban waterfront. Like Alexandria and Georgetown, these areas
could be some of the special places where the city meets the river. A 75 foot wide promenade is
mandated by the zoning code in these areas, and the AWI recommends suitable programming.
Similar promenades offer one of the defining characteristics of the best known waterfronts in
cities throughout the world. Active uses enliven such edges as these, providing sweeping views
of the water and amenities close at hand.

As a spatial counterpoint to the urban promenade, the terminus of the Capitol axis at South
Capitol Street can offer a landscaped opening and an invitation to travel further inland along a
greenway. Such a variety of spatial and programmatic diversity is found in the best waterfronts,
including Chicago’s Grant Park on Lake Michigan and New York's Battery Park City. Linear urban
promenades, marinas and plazas, residential pocket parks, and large recreational spaces all
occur along Battery Park’s three-quarter-mile stretch.

As one of the prime sites identified in the Memorials and Museums Master Plan , the Capitol axis
terminus of South Capitol Street at the Anacostia River provides a rare opportunity for a monu-
ment, memorial or civic feature of national significance. As important as the Lincoln Memorial
is in terminating the west axis from the Capitol, the Capitol axis terminus at the Anacostia River
should serve as a gateway to the Monumental Core from points south. A wide range of options
exists for the form of this terminus. Like the Mall, many sites along the South Capitol Street axis
can be appropriate for memorials. At the terminus, a waterfront space that relates to the larger
Anacostia Park trail system can complement an architecturally significant bridge structure
further south that reflects at night in the water. A significant feature should engage the open
space at the water’s edge, taking priority over roadways and infrastructure; and it should be a
place of celebration and remembrance as is appropriate for its prominent location. Design
excellence should be promoted through the entire corridor and especially at this important civic
site. The best designers should be called upon to create structures and landscapes of beauty and
significance, appropriate for the Nation’s Capital in the 21st century.

The ensemble of open spaces along the length of the Anacostia River should provide a variety of
different yet complementary experiences. Memorial opportunities, active recreation, tranquil
parks, and busy marinas all should be found along its shores. Thus, the waterfront park proposed
for the terminus of South Capitol Street should complement, but not replicate, the proposed re-
uses of Poplar Point.

Open Space

Washington Harbour

Waterfront trail system and open spaces
proposed by the AWI Framework Plan, “Heritage
Basin” indicated by dashed circle
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3. Linear Park for Monuments and Memorials

There is a scarcity of landscaped, public open space within the South Capitol Street study area
north of the Anacostia River. As the area redevelops and becomes more dense, additional open
space will be needed. Throughout much of Washington, green spaces promote gracious and
stable neighborhoods. It is important to achieve a similar condition in this area. The South
Capitol Street Corridor should better connect two significant open space systems: the National
Mall and the Anacostia Riverpark. To provide a suitably scaled connection, green space for the
adjoining neighborhoods, and sites for future museums and memorials, a significant open
space corridor is desirable, most likely requiring an expansion of the existing right-of-way
(described later in this chapter).

A green connection from the Mall to the waterfront accessible to joggers, strollers and bicyclists
would be a welcome benefit to the city. At the local scale, this public space could provide a
substantial amenity for additional development investment in the area. To complement this linear
park, smaller neighborhood parks located several blocks east and west of South Capitol Street
would enhance the adjoining neighborhood. These smaller parks would be appropriate for dog
runs, playgrounds and local celebrations.

Dupont Circle

Meridian Hill Park in Northwest Washington, D.C. is a 12 acre park west of 1 6fh Street NW, similar in width to the proposed linear park
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4. A Great Urban Boulevard

The L’Enfant Plan is relatively silent in describing the urban characteristics of the southeastern
quadrant of the city and in particular South Capitol Street. Productive canals traversed this
district south of the Capitol for several blocks, characterizing the site’s history as an industrial
sector. Unlike East Capitol and North Capitol Streets, South Capitol Street was never developed
as one of the District’s great avenues. These great diagonal avenues, such as Pennsylvania and
Massachusetts, have right-of-ways (ROW) of 160 feet (the ROW is the distance between property
lines, including sidewalks, roadways, and planting areas). North Capitol Street and East Capitol
Street also have a 160 foot ROW, but South Capitol Street has a narrower ROW of 130 feet. Grid
streets in the District, the numbered and lettered streets, typically have a 95 foot ROW.

Compared with East Capitol Street, South Capitol Street has twice as many vehicular lanes and
an ROW narrower by 30 feet. The goal is to transform South Capitol Street into a great urban
boulevard that maintains the vitality of an active street within a landscaped realm. Three kinds of
boulevards are described on the following pages:

A boulevard within the existing 130 foot South Capitol Street right-of-way,
A center median boulevard with an expanded 220 foot right-of-way, and
A boulevard combined with an adjoining linear park in an expanded 325 foot right-of-way

The characteristics of the street may even change along the 1.5-mile distance from the Anacostia
River to the Capitol. But whichever is ultimately selected, it must meet the often conflicting
needs of vehicular circulation and a landscaped setting suitable for a public corridor of national
significance.

Each of these roadways distributes traffic and open space differently across increasingly wider
ROWSs. While the first typology would require a substantial reduction of traffic capacity in the
corridor without requiring an expanded ROW, the two other roadway types require a greatly
expanded ROW, resulting in a substantial increase in landscaped open space. Precedents of
other great boulevards in Washington and other cities form the basis for the three configurations
described on the following pages.

Open Space
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Aerial view of East Capitol Street

Boulevard Within the Existing 130 foot Right-of-Way

With an ROW of 160 feet, East Capitol Street provides a local, historically sympathetic precedent
for a possible transformation of South Capitol Street. Here a 43 foot wide roadway contains four
lanes of traffic on axis with the Capitol. Generous 20 foot wide sidewalks flank the roadway and
38 foot wide building yards (required by setback, yet privately owned) extend to the building
faces. While this example provides a precedent developed in the L'Enfant Plan, two exceptions to
its direct application to South Capitol Street exist. First, the scale of the roadway, while appro-
priate for a residential precinct, is too small. For commercial development to be feasible along
South Capitol Street, this report recommends a minimum of three lanes in each direction, in
addition to transit. Thus landscaping would have to be significantly reduced even in the 160 foot
ROW, compromising its qualities as a boulevard. Second, the landscaped building yards, again
appropriate for residences, would not function with ground floor retail. Individual property
owners are largely responsible for the maintenance of these yards, leaving the quality and
character of the landscaping to chance. This may not be appropriate or helpful to the expanded
public realm of a nationally significant gateway.

The cross-sections shown on the bottom of the next page indicate the application of this
typology to the South Capitol Street corridor. Here the existing ROW of 130 feet is maintained,
the number of roadway lanes reduced to six with a center left turn lane, and the sidewalks are
expanded to 30 feet. This wider sidewalk area could accommodate a wider range of activities and
uses appropriate for high density commercial and residential uses, as well as a planting strip
adjacent to the roadway. Sites for memorials could occur at intersections or traffic circles in this
scenario, yet not along the widened sidewalks. The application of this typology within the
existing ROW provides a greener, more quiet boulevard, and does not require land takings. While
it may be the most historically appropriate configuration, in the manner of other streets in the
Capital, the scale may be inconsistent with the larger aspirations for the corridor.
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Open Space
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Commonwealth Avenue, Boston

Center Median Boulevard with an Expanded 220 foot Right-of-
Way

Commonwealth Avenue in Boston is a densely planted, center median boulevard, located in a
late 19th-century residential neighborhood. A 100 foot wide linear greenway occupies the center
of the 200 foot ROW on Commonwealth Avenue. Three cartways, two travel lanes, and one
parking lane are located on each side of the center median, with sidewalks and small building
yards extending to the building face. Given that the Commonwealth Avenue ROW is 70 feet wider
than South Capitol Street, and has fewer traffic lanes, substantial open space is possible in this
typology. A balance between landscaped open space and vehicular movement is evident. The
relatively wide ROW allows for a commodious greenspace suitable for quiet recreation. In
addition, this central median is occupied by small-scale memorials and commemorative sites.
This makes it an appropriate model for South Capitol Street, which would benefit from additional
memorial sites. Both traffic and a generous landscaped area are graciously accommodated in
this typology.

Applied to South Capitol Street the ROW is expanded by approximately 45 feet on each side of
the present South Capitol Street. A 100 foot wide landscaped median would result along the
central axis with three lanes of traffic located on each side. Sidewalks are expanded to 25 feet -
six inches, a dimension that adequately accommodates street trees and a generous pedestrian
realm. At 100 foot wide, the central median would be a suitable location for small-scale memo-
rials and passive recreation, as well as generous landscaping. While the precedent is located in
a largely residential area, it can work equally well as a mixed-use or commercially oriented
boulevard. Hardscaping within the central median may increase to accommodate this transfor-
mation. Notable examples include the Via Julia and the Ramblas Catalunya in Barcelona.
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Multilane boulevard, Paris
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Boulevard Combined with an Adjoining Linear Park in an
Expanded 325 foot Right-of-Way

This archetypal boulevard separates faster moving through traffic from local-access traffic and
parking lanes. Green space is provided on two medians of varying size, depending upon available
ROW, and separates the central lanes from the side lanes. In addition to accommodating a variety
of landscaped spaces, this typology provides significant traffic-calming advantages. Pedestrian
crossing is separated into three parts allowing refuge on the medians, and sidewalk activity is
substantially protected from faster moving traffic. The quieter sidewalks facilitate land uses
along the Avenue de la Grand Armee in Paris that are characterized by small-scale businesses
such as bakeries, cafes, and delicatessens. This is unusual for a street with such high traffic
volumes. Even though the traffic volumes that this Parisian boulevard carries are similar to those
on South Capitol 