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and public spaces. Housing, including affordable housing, is particularly 
encouraged and should be a vital component of the future land use mix. 304.11

Policy LU-1.1.6: Central Employment Area Historic Resources
Preserve the scale and character of the Central Employment Area’s historic 
resources, including the streets, vistas, and public spaces of the L’Enfant and 
McMillan Plans as well as individual historic structures and sites. Future 
development must be sensitive to the area’s historic character and should 
enhance important reminders of the city’s past. 304.12

Please consult the Historic Preservation and Urban Design Elements for 
related policies.

Policy LU-1.1.7: Central Employment Area Edges
Support the retention of the established residential neighborhoods adjacent 
to the Central Employment Area. Appropriate building setbacks, lot 
coverage standards, and a stepping down in land use intensity and building 
height shall be required along the edges of the CEA to protect the integrity 
and historic scale of adjacent neighborhoods and to avoid creating sharp 
visual distinctions between existing and new structures. 304.13

Please refer to the Urban Design Element for additional guidance on the 
appropriate transition of intensity at the edges of Downtown.

Action LU-1.1.A: Central Employment Area Boundary
Encourage the National Capital Planning Commission to amend the 
boundary of the CEA depicted in the Federal Elements to match the 
boundary shown in the District Elements of the Comprehensive Plan. 304.14

Action LU-1.1.B: Downtown Action Agenda
Update the 2000 Downtown Action Agenda to reflect changing conditions, 
priorities, and projections (the Agenda is Downtown’s strategic plan for 
future growth, improvement, and conservation). The revised Agenda should 
define Downtown more broadly to include the multiple business districts 
that comprise the Central Employment Area. 304.15

More specific policies for this area are contained in the Central 
Washington Area Element and the Lower Anacostia Waterfront/Near 
Southwest Area Element.

LU-1.2 Large Sites and the City Fabric 305

During the next 20 years, about 15 percent of Washington’s housing growth 
and 10 percent of its job growth will take place on ten large sites outside of 
the Central Employment Area. The large sites include properties in federal 
ownership, District ownership, and private ownership. The status of each site 
varies; redevelopment on a few is imminent, but may be over a decade away 
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on others. Some still contain vital, active uses. Others have been dormant 
for years. 305.1

Four of the ten sites are owned (at least in part) by the federal government. 
Consequently, policies in the District Elements for these lands are 
not binding, and are intended only to express the District’s vision for 
these properties. The District will work collaboratively with the federal 
government in future planning and development decisions to ensure that 
development on these sites is compatible with adjacent neighborhoods and 
furthers the goals and policies of the District Elements. 305.2

The large sites are shown in Map 3.4 and are listed in Table 3.2 below. The 
Area Elements should be consulted for a profile of each site and specific 
policies for its future use. The policies in this section focus on broader issues 
that apply to all sites. As shown on Map 3.4, several of the sites fall within the 
boundaries of the Anacostia Waterfront Initiative, an economic revitalization 
and environmental protection program now being implemented by the 
Anacostia Waterfront Corporation. 305.3

Table 3.2:  

Large Sites* 305.4

Site Acres Consult the following Area 
Element for more detail: 

Armed Forces Retirement Home 276 Rock Creek East
DC Village 167 Far SE/SW
Fort Lincoln (remainder) 80 Upper Northeast
Kenilworth-Parkside 60 Far NE/SE
McMillan Sand Filtration Site 25 Mid-City

Poplar Point 60
Lower Anacostia Waterfront/ 
Near Southwest

Reservation 13 67 Capitol Hill
St. Elizabeths Hospital 336 Far SE/SW

Southwest Waterfront 45
Lower Anacostia Waterfront/ 
Near Southwest

Walter Reed Army Medical Center 113 Rock Creek East

The 55-acre Southeast Federal Center does not appear on the list, as 
it is within the Central Employment Area. Policies for its use are in the 
Lower Anacostia Waterfront/Near Southwest Area Element.

Policy LU-1.2.1: Reuse of Large Publicly-Owned Sites
Recognize the potential for large, government-owned properties to 
supply needed community services, create local housing and employment 
opportunities, remove barriers between neighborhoods, provide large and 
significant new parks, enhance waterfront access, and improve and stabilize 
the city’s neighborhoods. 305.5

*
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Map 3.4:  

Large Sites 305.6
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Policy LU-1.2.2: Mix of Uses on Large Sites
Ensure that the mix of new uses on large redeveloped sites is compatible 
with adjacent uses and provides benefits to surrounding neighborhoods and 
to the city as a whole. The particular mix of uses on any given site should be 
generally indicated on the Comprehensive Plan Future Land Use Map and 
more fully described in the Comprehensive Plan Area Elements. Zoning on 
such sites should be compatible with adjacent uses. 305.7

Policy LU-1.2.3: Federal Sites
Work closely with the federal government on re-use planning for those 
federal lands where a change of use may take place in the future. Even where 
such properties will remain in federal use, the impacts of new activities on 
adjacent District neighborhoods should be acknowledged and proactively 
addressed by federal parties. 305.8

Policy LU-1.2.4: New Methods of Land Regulation
Recognize the opportunity afforded by the District’s large sites for 
innovative land regulation (such as form-based zoning) and the 
application of sustainable design principles (green building and low impact 
development) on a large scale. 305.9

Policy LU-1.2.5: Public Benefit Uses on Large Sites
Given the significant leverage the District has in redeveloping properties 
which it owns, include appropriate public benefit uses on such sites if and 
when they are reused. Examples of such uses are affordable housing, new 
parks and open spaces, health care and civic facilities, public educational 
facilities, and other public facilities. 305.10

Policy LU-1.2.6: New Neighborhoods and the Urban Fabric
On those large sites that are redeveloped as new neighborhoods (such as 
Reservation 13), integrate new development into the fabric of the city to the 
greatest extent feasible. Incorporate extensions of the city street grid, public 
access and circulation improvements, new public open spaces, and building 
intensities and massing that complement adjacent developed areas. Such 
sites should not be developed as self-contained communities, isolated or 
gated from their surroundings. 305.11

Policy LU-1.2.7: Protecting Existing Assets on Large Sites
Identify and protect existing assets such as historic buildings, historic site 
plan elements, important vistas, and major landscape elements as large sites 
are redeveloped. 305.12

Policy LU-1.2.8: Large Sites and the Waterfront
Use the redevelopment of large sites to achieve related urban design, open 
space, environmental, and economic development objectives along the 

Sites like Poplar Point offer 
opportunities for exciting new 
waterfront development and parks.
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Anacostia Waterfront. Large waterfront sites should be used for water-focused 
recreation, housing, commercial, and cultural development, with activities 
that are accessible to both sides of the river. Large sites should further be used 
to enhance the physical and environmental quality of the river. 305.13

Action LU-1.2.A: Federal Land Transfer
Continue to work with the federal government to transfer federally-owned 
waterfront sites and other sites as mutually agreed upon by the federal and 
District governments to local control to capitalize more fully on unrealized 
waterfront development and parkland opportunities. 305.14

Policies and actions for large sites are contained in the  
Comprehensive Plan Area Elements.

LU-1.3 Transit-Oriented and Corridor Development 306

Over the last four decades, the District of Columbia, the federal government, 
and neighboring jurisdictions have invested billions of dollars in a mass 
transit system that effectively connects residents in many parts of the 
city with major employment centers and other destinations. Additional 
investments in rapid transit, consisting primarily of light rail, streetcars, 
and busways, are planned along major avenues. These improvements 
are essential to enhance regional mobility and accessibility, respond to 
future increases in demand, and provide alternatives to single passenger 
automobiles. The improvements also create the potential to reinforce one of 
the signature elements of Washington’s urban form—its boulevards. 306.1

Fully capitalizing on the investment made in Metrorail requires better use 
of the land around transit stations and along transit corridors. While many 
of the District’s 40 Metrorail stations epitomize the concept of a “transit 
village,” with pedestrian-oriented commercial and residential development 
of varying scales, others do not. Some stations continue to be surrounded by 
large surface parking lots and auto-oriented commercial land uses. The same 
is true for those corridors where light rail or bus rapid transit service has 
been proposed. Some pass through fairly dense, walkable neighborhoods. 
Others consist of long, undifferentiated commercial strips with many vacant 
storefronts, little or no housing, and few amenities for pedestrians. 306.2

Much of the city’s planning during the last five years has focused on making 
better use of transit station areas. Plans have been developed for Columbia 
Heights, Takoma, Anacostia, Georgia Avenue/Petworth, and Shaw/Howard 
University. In each case, the objective was not to apply a “cookie-cutter” 
model for transit-oriented development, but rather to identify ways to better 
capitalize on Metrorail and more efficiently use land in the station vicinity. 
One objective of these initiatives has been to strengthen transit stations as 
neighborhood centers and attract new investment to struggling business 
districts. Another important objective has to been to accommodate the 
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growth of the city in a way that minimizes the number and length of auto 
trips generated, and to reduce household expenses on transportation by 
providing options for “car-free” (or one car) living. 306.3

The District’s Metrorail stations include 15 stations within the Central 
Employment Area and 25 “neighborhood” stations (see Map 3.5). Looking 
forward, certain principles should be applied in the management of land 
around all of the District’s neighborhood stations. These include:

A preference for mixed residential and commercial uses rather than 
single purpose uses, particularly a preference for housing above 
ground floor retail uses;
A preference for diverse housing types, including both market-rate 
and affordable units and housing for seniors and others with mobility 
impairments;
A priority on attractive, pedestrian-friendly design and a de-emphasis 
on auto-oriented uses and surface parking;
Provision of well-designed, well-programmed, and well-maintained 
public open spaces;
A "stepping down" of densities with distance away from each station, 
protecting lower density uses in the vicinity;
Convenient and comfortable connections to the bus system, thereby 
expanding access to the stations and increasing Metro's ability to 
serve all parts of the city; and
A high level of pedestrian and bicycle connectivity between the stations 
and the neighborhoods around them. 306.4

Beyond these core principles, station area development policies must respond 
to the unique needs of each community and the unique setting of each 
station. Some station areas wrestle with concerns over too much development, 
while others struggle to attract development. Moreover, the District’s role in 
facilitating transit-oriented development must vary from station to station. 
In some parts of the city, weak demand may require public investment and 
zoning incentives to catalyze development or achieve the desired mix of 
uses. In other areas, the strength of the private market provides leverage for 
the District to require public benefits (such as plazas, parks, and child care 
facilities) when approval is requested. 306.5

While transit-oriented development is most commonly thought of as a strategy 
for Metrorail station areas, it is also applicable along premium transit corridors 
and the city’s “Great Streets.” Six “Great Streets” were named in 2005 as part of 
an integrated economic development, transportation, and urban design strategy. 
The location of these streets is shown in Map 3.5. While not officially designated, 
four other corridors—Rhode Island Avenue, North/South Capitol Streets, Lower 
14th Street, and Bladensburg Road—are also shown on the map to recognize 
their potential for enhancement. 306.6
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Map 3.5:  

Great Streets and Transit Stations 306.7
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The “reach” of transit-oriented development around any given station or 
along a high volume transit corridor should vary depending on neighborhood 
context. While ¼ to ½ mile is generally used across the country to define the 
walkable radius around each station, and therefore the area in which higher 
densities may accommodate growth without increased traffic congestion, 
applying a uniform radius is not appropriate in the District. The established 
character and scale of the neighborhood surrounding the station should be 
considered, as should factors such as topography, demographics, and the 
station’s capacity to support new transit riders. Many stations abut historic or 
stable low density neighborhoods. Similarly, many of the city’s priority transit 
corridors transition to single family homes or row houses just one-half block 
or less off the street itself. 306.8

To avoid adverse effects on low and moderate density neighborhoods, most 
transit-oriented development should be accommodated on commercially 
zoned land. Possible rezoning of such land in a manner that is consistent with 
the Future Land Use Map and related corridor plans should be considered. 
Current zoning already expresses a preference for the use of such land for 
housing by permitting more density for mixed use projects than for projects 
with commercial uses alone. At the same time, some of the existing zoning 
categories were drafted at a time when peak hour transit volumes were lower 
and regional congestion was less severe. Changes to the regulations may be 
needed to recognize the widespread desirability of transit use by those within 
walking distance, taking into consideration station and system wide capacity 
issues and the other factors listed above. 306.9

Policy LU-1.3.1: Station Areas as Neighborhood Centers
Encourage the development of Metro stations as anchors for economic and 
civic development in locations that currently lack adequate neighborhood 
shopping opportunities and employment. The establishment and growth 
of mixed use centers at Metrorail stations should be supported as a way to 
reduce automobile congestion, improve air quality, increase jobs, provide 
a range of retail goods and services, reduce reliance on the automobile, 
enhance neighborhood stability, create a stronger sense of place, provide 
civic gathering places, and capitalize on the development and public 
transportation opportunities which the stations provide. This policy 
should not be interpreted to outweigh other land use policies which call 
for neighborhood conservation. Each Metro station area is unique and 
must be treated as such in planning and development decisions. The Future 
Land Use Map expresses the desired intensity and mix of uses around each 
station, and the Area Elements (and in some cases Small Area Plans) provide 
more detailed direction for each station area. 306.10

Policy LU-1.3.2: Development Around Metrorail Stations
Concentrate redevelopment efforts on those Metrorail station areas 
which offer the greatest opportunities for infill development and growth, 
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particularly stations in areas with weak market demand, or with large 
amounts of vacant or poorly utilized land in the vicinity of the station 
entrance. Ensure that development above and around such stations 
emphasizes land uses and building forms which minimize the necessity of 
automobile use and maximize transit ridership while reflecting the design 
capacity of each station and respecting the character and needs of the 
surrounding areas. 306.11

Policy LU-1.3.3: Housing Around Metrorail Stations
Recognize the opportunity to build senior housing and more affordable 
“starter” housing for first-time homebuyers adjacent to Metrorail stations, 
given the reduced necessity of auto ownership (and related reduction in 
household expenses) in such locations. 306.12

Policy LU-1.3.4: Design To Encourage Transit Use
Require architectural and site planning improvements around Metrorail 
stations that support pedestrian and bicycle access to the stations and 
enhance the safety, comfort and convenience of passengers walking to the 
station or transferring to and from local buses. These improvements should 
include lighting, signage, landscaping, and security measures. Discourage 
the development of station areas with conventional suburban building 
forms, such as shopping centers surrounded by surface parking lots. 306.13

Policy LU-1.3.5: Edge Conditions Around Transit Stations
Ensure that development adjacent to Metrorail stations is planned 
and designed to respect the character, scale, and integrity of adjacent 
neighborhoods. For stations that are located within or close to low density 
areas, building heights should “step down” as needed to avoid dramatic 
contrasts in height and scale between the station area and nearby residential 
streets and yards. 306.14

Policy LU-1.3.6: Parking Near Metro Stations
Encourage the creative management of parking around transit stations, 
ensuring that automobile needs are balanced with transit, pedestrian, 
and bicycle travel needs. New parking should generally be set behind or 
underneath buildings and geared toward short-term users rather than all-
day commuters. 306.15

Policy LU-1.3.7: TOD Boundaries
Tailor the reach of transit-oriented development (TOD) policies and 
associated development regulations to reflect the specific conditions at each 
Metrorail station and along each transit corridor. The presence of historic 
districts and conservation areas should be a significant consideration as 
these policies are applied. 306.16

Eastern Market Metrorail Station
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Policy LU-1.3.8: Public Facilities
Encourage the siting (or retention and modernization) of public facilities 
such as schools, libraries, and government offices near transit stations and 
along transit corridors. Such facilities should be a focus for community 
activities and should enhance neighborhood identity. 306.17

Action LU-1.3.A: Station Area and Corridor Planning
Conduct detailed station area and corridor plans prior to the creation 
of TOD overlays in an effort to avoid potential conflicts between TOD 
and neighborhood conservation goals. These plans should be prepared 
collaboratively with WMATA and local communities and should include 
detailed surveys of parcel characteristics (including lot depths and widths), 
existing land uses, structures, street widths, the potential for buffering, 
and possible development impacts on surrounding areas. Plans should 
also address joint public-private development opportunities, urban design 
improvements, traffic and parking management strategies, integrated 
bus service and required service facilities, capital improvements, and 
recommended land use and zoning changes. 306.18

Action LU-1.3.B: TOD Overlay Zone
During the forthcoming revision to the zoning regulations, create a TOD 
overlay district. The overlay should include provisions for mixed land uses, 
minimum and maximum densities (inclusive of density bonuses), parking 
maximums, and buffering and design standards that reflect the presence 
of transit facilities. Work with land owners, the DC Council, local ANCs, 
community organizations, WMATA, and the Zoning Commission to 
determine the stations where such a zone should be applied. The emphasis 
should be on stations that have the capacity to accommodate substantial 
increases in ridership and the potential to become pedestrian-oriented 
urban villages. Neighborhoods that meet these criteria and that would 
welcome a TOD overlay are the highest priority. 306.19

LU-1.4 Neighborhood Infill Development 307

There are hundreds of small vacant lots across the District of Columbia 
located away from transit stations and off of the major boulevards. Analysis 
conducted through the Comprehensive Plan revision determined that 
vacant, residentially-zoned lots totaled more than 400 acres in 2005. 
Approximately 50 percent of this acreage was zoned for single family homes, 
15 percent was zoned for townhomes and rowhomes, and 35 percent was 
zoned for multi-family development. Most of the sites were less than one 
acre in size. Some of this land may not be developable to the limits allowed 
by zoning due to site constraints such as poor access, awkward parcel 
shapes, and steep topography. 307.1
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Infill development on vacant lots is strongly supported in the District of 
Columbia, provided that such development is compatible in scale with its 
surroundings and consistent with environmental protection and public 
safety objectives. In residential areas, infill sites present some of the best 
opportunities in the city for “family” housing and low- to moderate-density 
development. In commercial areas, infill development can fill gaps in the 
streetwall and create more cohesive and attractive neighborhood centers. 
Vacant lots in such settings may also present opportunities for public uses, 
such as pocket parks, job training facilities, and child care centers. 307.2

In both residential and commercial settings, infill development must be 
sensitive to neighborhood context. High quality design standards should be 
required, the privacy of neighboring structures should be respected,  
and density and scale should reflect the desired character of the  
surrounding area. 307.3

Infill development may also include the restoration of vacant and abandoned 
structures. In 2003, there were an estimated 2,700 vacant and abandoned 
residential properties in the District. While the number has declined since 
then, some parts of the city continue to have relatively high concentrations 
of vacant buildings. As noted in the Housing Element, the city’s Home Again 
Initiative was launched in 2003 to restore such properties to active use. 307.4

Policy LU-1.4.1: Infill Development
Encourage infill development on vacant land within the city, particularly 
in areas where there are vacant lots that create “gaps” in the urban fabric 
and detract from the character of a commercial or residential street. Such 
development should complement the established character of the area and 
should not create sharp changes in the physical development pattern. 307.5

Policy LU-1.4.2: Long-Term Vacant Sites
Facilitate the reuse of vacant lots that have historically been difficult to 
develop due to infrastructure or access problems, inadequate lot dimensions, 
fragmented or absentee ownership, or other constraints. Explore lot 
consolidation, acquisition, and other measures which would address these 
constraints. 307.6

Policy LU-1.4.3: Zoning of Infill Sites
Ensure that the zoning of vacant infill sites is compatible with the prevailing 
development pattern in surrounding neighborhoods. This is particularly 
important in single family and row house neighborhoods that are currently 
zoned for multi-family development. 307.7

See the Housing Element for policies on the development of “New 
Communities” on the sites of aging public housing complexes and a discussion 
of the city’s “Home Again” program for rehabilitating vacant properties.
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LU-2 Creating and Maintaining  
Successful Neighborhoods 308

This section of the Land Use Element focuses on land use issues within 
the District’s neighborhoods. It begins with a set of broad policies which 
state the city’s commitment to sustaining neighborhood diversity and 
protecting the defining characteristics of each community. This is followed 
by a discussion of neighborhood appearance, particularly the treatment of 
abandoned and blighted properties. This section then turns to a discussion 
of residential land use compatibility issues, followed by a discussion of 
neighborhood centers and commercial land use compatibility issues. 308.1

LU-2.1 A City of Neighborhoods 309

The same effort given to keep Washington’s monumental core a symbol 
of national pride must be given to the city’s neighborhoods. After all, the 
public image of the city is defined as much by its homes, businesses, streets, 
and neighborhood spaces as it is by its monuments and federal buildings. 
For Washington’s residents, the neighborhoods are the essence of the 
city’s social and physical environment. Land use policies must ensure that 
all neighborhoods have adequate access to commercial services, parks, 
educational and cultural facilities, and sufficient housing opportunities 
while protecting their rich historic and cultural legacies. 309.1

Washington has no fewer than 130 distinct and identifiable neighborhoods 
today. They range from high-density urban mixed use communities like the 
West End and Mount Vernon Square to quiet low-density neighborhoods 
like Crestwood and Spring Valley, providing a wide range of choices for the 
District’s many different types of households. Just as their physical qualities 
vary, the social and economic characteristics of the city’s neighborhoods 
also vary. In 2001, the DC Office of Planning used a range of social and 
economic indicators to classify neighborhoods as “stable”, “transitional”, 
“emerging”, or “distressed.” These indicators included income, home value 
and sales, school performance, crime rates, poverty rates, educational 
attainment, and building permit activity, among others. 309.2

Most of the District’s recent planning efforts have focused on transitional, 
emerging, and distressed neighborhoods. Land use strategies for these 
areas have emphasized the reuse of vacant sites, the refurbishment (or 
replacement) of abandoned or deteriorating buildings, the removal of 
illegal land uses, and improvements to the public realm (e.g., streets and 
public buildings). These strategies have been paired with incentives for the 
private sector to reinvest in each neighborhood and provide new housing 
choices and services. A different set of land use strategies has been applied 
in “stable” neighborhoods, emphasizing neighborhood conservation and 
appropriate infill. Land use policies in these areas have focused on retaining 
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neighborhood character, mitigating development impacts on services and 
infrastructure, preventing demolition in historic districts, and improving 
the connection between zoning and present and desired land uses. 309.3

During the coming decades, the District will keep striving for increased 
stability in its transitional, emerging, and distressed neighborhoods. This 
does not mean that all neighborhoods should become the same, or that 
a uniform “formula” for stability should be applied to each community. 
Rather, it means that each neighborhood should have certain basic assets 
and amenities (see text box below). These assets and amenities should be 
protected and enhanced where they exist today, and created or restored 
where they do not. 309.4

Policy LU-2.1.1: Variety of Neighborhood Types
Maintain a variety of residential neighborhood types in the District, ranging 
from low-density, single family neighborhoods to high-density, multi-family 
mixed use neighborhoods. The positive elements that create the identity and 
character of each neighborhood should be preserved and enhanced in the 
future. 309.5

What Makes a Great Neighborhood? 309.6

In 2004, “A Vision for Growing an Inclusive City” 
identified essential physical qualities that all 
neighborhoods should share. These included:

Transportation options for those without a 
car, including convenient bus service and safe 
access for pedestrians;

Easy access to shops and services meeting  
day-to-day needs, such as child care, 
groceries, and sit-down restaurants;

Housing choices, including homes for renters 
and for owners, and a range of units that meet 
the different needs of the community;

Safe, clean public gathering places, such as 
parks and plazas—places to meet neighbors, 
places for children to play, and places to 
exercise or connect with nature;

Quality public services, including police and 
fire protection, safe and modernized schools, 
and libraries and recreation centers that can 

•

•

•

•

•

be conveniently accessed (though  
not necessarily located within the 
neighborhood itself);

Distinctive character and a "sense of place", 
defined by neighborhood architecture, visual 
landmarks and vistas, streets, public spaces, 
and historic places;

Evidence of visible public maintenance and 
investment—proof that the city "cares" about the 
neighborhood and is responsive to its needs; and

A healthy natural environment, with street trees 
and greenery, and easy access to the city's open 
space system.

A neighborhood’s success must be measured by 
more than the income of its residents or the size 
of its homes. A successful neighborhood should 
create a sense of belonging and civic pride, and a 
collective sense of stewardship and responsibility 
for the community’s future among all residents.

•

•

•
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Policy LU-2.1.2: Neighborhood Revitalization
Facilitate orderly neighborhood revitalization and stabilization by focusing 
District grants, loans, housing rehabilitation efforts, commercial investment 
programs, capital improvements, and other government actions in those 
areas that are most in need. Use social, economic, and physical indicators 
such as the poverty rate, the number of abandoned or substandard buildings, 
the crime rate, and the unemployment rate as key indicators of need. 309.7

Policy LU-2.1.3: Conserving, Enhancing, and  
Revitalizing Neighborhoods
Recognize the importance of balancing goals to increase the housing 
supply and expand neighborhood commerce with parallel goals to protect 
neighborhood character, preserve historic resources, and restore the 
environment. The overarching goal to “create successful neighborhoods” 
in all parts of the city requires an emphasis on conservation in some 
neighborhoods and revitalization in others. 309.8

Policy LU-2.1.4: Rehabilitation Before Demolition
In redeveloping areas characterized by vacant, abandoned, and 
underutilized older buildings, generally encourage rehabilitation and 
adaptive reuse of existing buildings rather than demolition. 309.9

Policy LU-2.1.5: Conservation of Single Family Neighborhoods
Protect and conserve the District’s stable, low density neighborhoods and 
ensure that their zoning reflects their established low density character. 
Carefully manage the development of vacant land and the alteration of 
existing structures in and adjacent to single family neighborhoods in 
order to protect low density character, preserve open space, and maintain 
neighborhood scale. 309.10

Policy LU-2.1.6: Teardowns
Discourage the replacement of quality homes in good physical condition 
with new homes that are substantially larger, taller, and bulkier than the 
prevailing building stock. 309.11

Policy LU-2.1.7: Conservation of Row House Neighborhoods
Protect the character of row house neighborhoods by requiring the height 
and scale of structures to be consistent with the existing pattern, considering 
additional row house neighborhoods for “historic district” designation, and 
regulating the subdivision of row houses into multiple dwellings. Upward 
and outward extension of row houses which compromise their design and 
scale should be discouraged. 309.12

The positive elements that create 
the identity and character of each 
neighborhood should be preserved and 
enhanced in the future.
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Policy LU-2.1.8: Zoning of Low and Moderate Density 
Neighborhoods
Discourage the zoning of areas currently developed with single family 
homes, duplexes, and rowhouses (e.g., R-1 through R-4) for multi-
family apartments (e.g., R-5) where such action would likely result in the 
demolition of housing in good condition and its replacement with structures 
that are potentially out of character with the existing neighborhood. 309.13

Policy LU-2.1.9: Addition of Floors and Roof Structures to  
Row Houses and Apartments
Generally discourage increases in residential density resulting from new 
floors and roof structures (with additional dwelling units) being added to 
the tops of existing row houses and apartment buildings, particularly where 
such additions would be out of character with the other structures on the 
block. Roof structures should only be permitted if they would not harm the 
architectural character of the building on which they would be added or 
other buildings nearby. 309.14

Policy LU-2.1.10: Multi-Family Neighborhoods
Maintain the multi-family residential character of the District’s Medium- 
and High-Density residential areas. Limit the encroachment of large scale, 
incompatible commercial uses into these areas, and make these areas more 
attractive, pedestrian-friendly, and transit accessible. 309.15

Policy LU-2.1.11: Residential Parking Requirements
Ensure that parking requirements for residential buildings are responsive 
to the varying levels of demand associated with different unit types, unit 
sizes, and unit locations (including proximity to transit). Parking should 
be accommodated in a manner that maintains an attractive environment 
at the street level and minimizes interference with traffic flow. Reductions 
in parking may be considered where transportation demand management 
measures are implemented and a reduction in demand can be clearly 
demonstrated. 309.16

Please refer to the Transportation Element for additional policies and 
actions related to parking management.

Policy LU-2.1.12: Reuse of Public Buildings
Rehabilitate vacant or outmoded public and semi-public buildings for 
continued use. Reuse plans should be compatible with their surroundings, 
and should limit the introduction of new uses that could adversely affect 
neighboring communities. 309.17

Policy LU-2.1.13: Flag Lots
Generally discourage the use of “flag lots” (lots with little or no street 
frontage, accessed by a driveway easement or narrow strip of land and 
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typically located to the rear of another lot) when subdividing residential 
property. 309.18

Action LU-2.1.A: Rowhouse Zoning District
Develop a new row house zoning district or divide the existing R-4 district 
into R-4-A and R-4-B to better recognize the unique nature of row house 
neighborhoods and conserve their architectural form (including height, 
mass, setbacks, and design). 309.19

Action LU-2.1.B: Amendment of Exterior Wall Definition
Amend the city’s procedures for roof structure review so that the division-
on-line wall or party wall of a row house or semi-detached house is treated 
as an exterior wall for the purposes of applying zoning regulations and 
height requirements. 309.20

Action LU-2.1.C: Residential Rezoning
Provide a better match between zoning and existing land uses in the city’s 
residential areas, with a particular focus on:

  �Blocks of well-established single family and semi-detached homes 
that are zoned R-3 or higher;

  �Blocks that consist primarily of row houses that are zoned R-5-B  
or higher; and

  �Historic districts where the zoning does not match the predominant 
contributing properties on the block face.

In all three of these instances, pursue rezoning to appropriate densities 
to protect the predominant architectural character and scale of the 
neighborhood. 309.21

Action LU-2.1.D: Avoiding “Mansionization”
Consider adjustments to the District’s zoning regulations to address the 
construction of excessively large homes that are out of context with the 
surrounding neighborhood (“mansionization”). These adjustments might 
include the use of a sliding scale for maximum lot occupancy (based on lot 
size), and the application of floor area ratios in single family zone districts 
to reduce excessive building mass. They could also include creation of a new 
zoning classification with a larger minimum lot size than the existing R-1-A 
zone, with standards that more effectively control building expansion and 
lot division. 309.22

LU-2.2 Maintaining Community Standards 310

“Community standards” encompasses a broad range of topics relating to the 
physical appearance and quality of the city’s neighborhoods. The District 
maintains planning, building, housing, zoning, environmental and other 
regulations and codes aimed at protecting public safety and keeping the 

a.

b.

c.
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city’s neighborhoods in excellent physical condition. However, instances of 
neglected and abandoned properties, illegal uses, unpermitted construction, 
and code violations are still common in many parts of the city. Despite 
dramatic improvements in code enforcement during recent years and a 50 
percent drop in the number of vacant properties since 2000, more effective 
and responsive enforcement remains one of the most frequently raised 
planning issues in the District today. 310.1

Policy LU-2.2.1: Code Enforcement as a Tool for  
Neighborhood Conservation
Recognize the importance of consistent, effective, and comprehensive 
code enforcement to the protection of residential neighborhoods. Housing, 
building, and zoning regulations must be strictly applied and enforced in 
all neighborhoods of the city to prevent deteriorated, unsafe, and unhealthy 
conditions; reduce illegal activities; maintain the general level of residential 
uses, densities, and height; and ensure that health and safety hazards are 
promptly corrected. 310.2

Policy LU-2.2.2: Appearance of Vacant Lots and Structures
Maintain and enforce District programs (such as “Clean It Or Lien It”) 
which ensure that vacant lots and buildings are kept free of debris, litter, and 
graffiti. Such sites should be treated in way that eliminates neighborhood 
blight, improves visual quality, and enhances public safety. 310.3

Policy LU-2.2.3: Restoration or Removal of Vacant and  
Abandoned Buildings
Reduce the number of vacant and abandoned buildings in the city through 
renovation, rehabilitation, and where necessary, demolition. Implement 
programs that encourage the owners of such buildings to sell or renovate 
them, and apply liens, fines, and other penalties for non-compliant  
properties. 310.4

Policy LU-2.2.4: Neighborhood Beautification
Encourage projects which improve the visual quality of the District’s 
neighborhoods, including landscaping and tree planting, facade 
improvement, anti-litter campaigns, graffiti removal, improvement or 
removal of abandoned buildings, street and sidewalk repair, and park 
improvements. 310.5

Policy LU-2.2.5: Enforcement of Approval Conditions
Fully enforce conditions of approval for new development. Ensure that such 
projects are designed, built, and operated consistently with such conditions, 
and apply appropriate penalties in the event of non-compliance. 310.6

	Despite dramatic 

improvements in code 

enforcement during 

recent years and a 

50 percent drop in 

the number of vacant 

properties since 2000, 

more effective and 

responsive enforcement 

remains one of the 

most frequently raised 

planning issues in 

the District today.
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car-sharing—a service that allows members to rent cars at an hourly rate, 
rather than the traditional daily rate charged by rental companies. Car-sharing 
vehicles are scattered throughout the city for quick and easy access. In this 
manner, car-sharing allows people who do not own a vehicle to rent one on an 
occasional basis. This reduces the need to own and drive vehicles within the 
District. To incentivize the use of shared cars and encourage the private sector 
to expand car-sharing programs, the District has designated strategic curbside 
parking spaces for these vehicles, accompanied with educational brochures to 
help explain this service to the public. The District is also implementing TDM 
initiatives through a pilot program that focuses on the District government, 
public schools, and major employers throughout the city. 414.5

Roadway pricing is another strategy to manage transportation demand. 
Research indicates that 75 to 80 percent or more of the costs of driving are 
“external” costs such as noise and air pollution. Over the long term, recovering 
these costs will serve to level the playing field for all modes of travel. The 
region’s motorists and residents currently pay the full cost of transportation 
through a variety of indirect means. Distributing these costs among 
transportation users and making these costs more apparent to motorists will 
ultimately help to shift travel both in the District and throughout the region 
to modes that are most efficient in terms of lowest overall costs. The District 
is investigating how to implement roadway pricing, particularly strategies 
targeting those drivers who “cut through” the District with neither a starting 
nor an ending point within District boundaries. 414.6

Policy T-3.1.1: Transportation Demand Management  
(TDM) Programs
Provide, support, and promote programs and strategies aimed at reducing 
the number of car trips and miles driven (for work and non-work purposes) 
to increase the efficiency of the transportation system. 414.8

Policy T-3.1.2: Regional TDM Efforts
Continue to pursue TDM strategies at the regional level and work with 
regional and federal partners to promote a coordinated, integrated 
transportation system. 414.9

Policy T-3.1.3: Car-Sharing
Encourage the expansion of car-sharing services as an alternative to private 
vehicle ownership. 414.10

Action T-3.1.A: TDM Strategies
Develop strategies and requirements that reduce rush hour traffic by 
promoting flextime, carpooling, transit use; encouraging the formation of 
Transportation Management Associations; and undertaking other measures 
that reduce vehicular trips, particularly during peak travel periods. Identify 
TDM measures and plans as appropriate conditions for large development 

Roadway Pricing 
Approaches 414.7

New technologies are 
making roadway pricing 
more feasible and 
economical. The range 
of roadway pricing 
approaches include cordon 
fees (used most notably 
in London and Singapore) 
where motorists are 
charged for entering the 
central portion of the 
city via electronically-
read debit cards. Other 
options include methods 
to measure miles traveled 
on particular roads (again 
using electronic means) 
and assessing per-mile 
charges based on such 
variables as wear-and-tear 
on the roadway system, 
air and noise pollution, 
imposition of congestion, 
etc. Pricing strategies can 
also vary depending on  
the time of day, the level 
of congestion, and  
other parameters.
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approval. Transportation Management Plans should identify quantifiable 
reductions in vehicle trips and commit to measures to achieve those 
reductions. Encourage the federal and District governments to explore the 
creation of a staggered workday for particular departments and agencies in 
an effort to reduce congestion. 414.11

Action T-3.1.B: Roadway Pricing
Implement roadway pricing between now and the year 2030 in three phases:
Phase 1: Continually monitor direct and external roadway costs to gain a 
more accurate estimate of the true cost of driving for motorists;

Phase 2: Develop a system to identify those who drive entirely through 
the District without stopping (i.e., those who are not living in, working in, 
or visiting the city), as well as a mechanism to charge these motorists for 
the external costs that they are imposing on the District’s transportation 
system; and

Phase 3: Continually monitor state-of-the-art roadway pricing techniques 
and technologies, and work cooperatively with neighboring jurisdictions to 
implement roadway pricing programs that better transfer the full costs of 
driving to motorists. This could include higher costs for heavier and higher 
emission vehicles. 414.12

Action T-3.1.C: Private Shuttle Services
Develop a database of private shuttle services and coordinate with shuttle 
operators to help reduce the number of single-occupant trips. 414.13

Action T-3.1.D: Transit Ridership Programs
Continue to support employer-sponsored transit ridership programs such 
as the federal Metrocheck program where, pursuant to federal legislation, 
public and private employers may subsidize employee travel by mass transit 
each month. 414.14

T-3.2 Curbside Management and Parking 415

Long- or short-term parking is part of almost every car trip, and parking—
especially when free—is a key factor in the mode choice for a trip. The 
availability and price of parking can influence people’s choices about how to 
travel to work, shop, and conduct personal business. The District’s challenge, 
like that of many other major cities, is to manage limited curbside space to 
accommodate ever increasing parking demand. 415.1

There are approximately 400,000 parking spaces in the District of Columbia. 
The majority of these parking spaces (260,000) are on-street parallel-parking 
type spaces. About 6 percent of these on-street spaces (16,000) have parking 
meters. Another 140,000 parking spaces are located off-street in parking lots 
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and garages. The majority of the off-street spaces are located in Downtown 
parking garages. 415.2

Policy T-3.2.1: Parking Duration in Commercial Areas
Encourage the supply and management of public parking in commercial 
areas to afford priority to customers and others on business errands, 
and discourage the use of these spaces by all-day parkers, including 
establishment employees. 415.3

Policy T-3.2.2: Employing Innovations in Parking
Consider and implement new technologies to increase the efficiency, 
management, and ease of use of parking. These include consolidated meters, 
changeable parking meter fees by time of day or day of the week, shared-use 
parking, vertical/stacked parking, electronic ticketing of parking offenders 
and other innovations. 415.4

Action T-3.2.A: Short-Term Parking
Continue to work with existing private parking facilities to encourage and 
provide incentives to convert a portion of the spaces now designated for all-
day commuter parking to shorter-term parking. The purpose of this action 
is to meet the demand for retail, entertainment, and mid-day parking. 415.5

Action T-3.2.B: Car-Share Parking
Continue to provide strategically placed and well-defined curbside parking 
for car-share vehicles, particularly near Metrorail stations, major transit 
nodes, and major employment destinations, and in medium and high 
density neighborhoods. 415.6

Action T-3.2.C: Curbside Management Techniques
Revise curbside management and on-street parking policies to:

  �adjust parking pricing to reflect the demand for and value of  a.	
curb space;

  �adjust the boundaries for residential parking zones;b.	

  �establish parking policies that respond to the different parking  c.	
needs of different types of areas;

  �expand the times and days for meter parking enforcement in d.	
commercial areas;

  �promote management of parking facilities that serve multiple uses e.	
(e.g., commuters, shoppers, recreation, entertainment, churches, 
special events, etc.);

  �improve the flexibility and management of parking through mid-f.	
block meters, provided that such meters are reasonably spaced and 
located to accommodate disabled and special needs populations;
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  �preserve, manage, and increase alley space g.	
or similar off-street loading space; and

  �increase enforcement of parking limits, h.	
double-parking and other curbside 
violations, including graduated fines for 
repeat offenses and towing for violations on 
key designated arterials. 415.7

Action T-3.2.D: Unbundle Parking Cost
Find ways to “unbundle” the cost of parking from 
residential units, allowing those purchasing or 
renting property to opt out of buying or renting 
parking spaces. “Unbundling” should be required for 
District-owned or subsidized development, and the 
amount of parking in such development should not 
exceed that required by Zoning. Further measures 
to reduce housing costs associated with off-street 
parking requirements, including waived or reduced 
parking requirements in the vicinity of Metrorail 
stations and along major transit corridors, should 
be pursued during the revision of the Zoning 
Regulations. These efforts should be coupled with 
programs to better manage residential street parking 
in neighborhoods of high parking demand, including 
adjustments to the costs of residential parking 
permits. 415.8

T-3.3 Goods Movement 416

Trucks
In addition to moving customers and employees 
to the District’s businesses, the transportation 
system moves goods to and from many of these 
same businesses. Trucks constitute about five 
percent of total vehicle traffic in the District. This 
is small compared to the 10 to 15 percent of traffic 
represented by trucks in most major cities in the 
United States. Truck traffic bound for the District 
originates primarily in Maryland east of the 
District. Many trucks enter the District via New 
York Avenue, where a majority of industrial activity 
and goods warehousing is concentrated. 416.1

Mayor’s Parking Taskforce Report 415.9

In 2002 a multidisciplinary group made up of 
District agencies and citizens from across the 
city, collaborated to create the Mayor’s Parking 
Taskforce. This group was charged with identifying 
ways to mitigate parking shortages in the District 
and to balance competing uses for a limited supply 
of on-street parking. The taskforce reviewed 
existing District parking policy and legislation, as 
well as parking policies of various cities across the 
country, to develop recommendations to improve 
parking policy.

The key recommendations of the Mayor’s Parking 
Taskforce Report are highlighted below:

Guiding principles for parking policy in the •	
District should include:

n  �Prioritizing parking in residential areas  
for residents

n  �Prioritizing customer parking in commercial 
areas to promote and facilitate commerce

n  �Introducing demand-based pricing strategies
n  �Ensuring the safety of pedestrians, motorists 

and parking enforcement personnel
n  �Improving tracking of localized  

parking demand.

The residential parking program regulations  •	
and enforcement should be based on the type  
of residential designation. Residential 
designation is determined by density and 
proximity to commercial establishments, 
including Metrorail stations.

Commercial parking reform should include •	
the introduction of multi-space meters and 
an adjustment to meter zones and metered 
parking rates according to market pricing 
methodologies. This should include improved 
enforcement, tax incentives to private parking 
operators, metered loading zones and changes 
to parking requirements for new construction.

http://ddot.dc.gov/ddot/frames.asp?doc=/ddot/lib/ddot/ParkingReport-Final.pdf
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Small trucks such as courier vans and pickup trucks dominate truck traffic 
in the District. Almost 90 percent of the truck traffic in the downtown area 
consists of these smaller trucks. The most significant problem with these 
vehicles is the lack of parking spaces for loading and unloading. Large 
tractor-trailers constitute approximately 10 percent of truck traffic on the 
corridors with significant truck traffic. They constitute only about five 
percent of truck traffic in the downtown area. 416.2

Construction-related truck traffic has become an increasing concern for city 
residents. Construction vehicles frequently have to travel through residential 
neighborhoods to get to and from construction sites, creating air pollution, 
noise, and vibration on these streets. While there are no officially designated 
truck routes in the city, there are many de facto truck routes because of 
roadway geometry, traffic conditions, and location relative to trip origins 
and destinations. Passenger vehicles are also heavy users of these same 
routes, leading to congestion for both passenger vehicles and trucks. 416.3

In 2004, DDOT prepared a Motor Carrier Management and Threat Assess
ment Study to address truck-related concerns, including truck traffic on 
residential streets, congestion associated with truck loading and unloading, 
information and services for truck operators, and security issues. Two major 
recommendations were made: first, to create a single, exclusive DDOT office 
to coordinate motor-carrier transactions; and second, to develop a set of 
designated truck routes. 416.4

Freight Rail
There are several freight rail lines traversing the city. CSX Transportation 
operates about 40 trains daily running north and south using the 
combination of its Capital and Landover lines to get through the District. 
Other activity on the Landover line includes several coal trains per day. 
Approximately 30 freight trains per day operate on the Metropolitan 
line, as well as 20 MARC trains and two Amtrak trains. There are also 
approximately 30 freight trains per day on the Capital line. 416.5

The Virginia Avenue railroad tunnel provides freight access into the 
District and is also owned by CSX Transportation. Although there have 
been proposals to remove this railroad line from freight usage, no plans 
have been formally adopted to do so. One recent study, the Mid-Atlantic 
Rail Operations Study (see text box), assumes its continued use. The study, 
which was sponsored by a coalition of five states and three railroads, 
recommended a public-private program that would expand and upgrade the 
CSX line. The proposed improvements include reconstructing the Virginia 
Avenue tunnel and adding railroad capacity by either adding additional 
tracks and/or increasing the height of the tunnel to allow for double-stacked 
containers. Such plans need to be carefully coordinated with ongoing plans 
by the District, as they may not be entirely consistent with the city’s plans to 
redesign the I-395 freeway and relocate the CSX line. 416.6

Large tractor trailers constitute 
approximately 10 percent of the traffic 
on the corridors with significant truck 
traffic. They constitute only above 
five percent of truck traffic in the 
downtown area.

http://ddot.dc.gov/ddot/cwp/view,a,1249,q,609850.asp
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Policy H-1.1.5: Housing Quality
Require the design of affordable housing to meet the same high-quality 
architectural standards required of market-rate housing. Regardless of its 
affordability level, new or renovated housing should be indistinguishable 
from market rate housing in its exterior appearance and should address 
the need for open space and recreational amenities, and respect the design 
integrity of adjacent properties and the surrounding neighborhood. 503.6

Policy H-1.1.6: Housing in the Central City
Absorb a substantial component of the demand for new high-density 
housing in Central Washington and along the Anacostia River. Absorbing 
the demand for higher density units within these areas is an effective way 
to meet housing demands, create mixed-use areas, and conserve single-
family residential neighborhoods throughout the city. Mixed income, higher 
density downtown housing also provides the opportunity to create vibrant 
street life, and to support the restaurants, retail, entertainment, and other 
amenities that are desired and needed in the heart of the city. 503.7

See the Land Use, Urban Design, and Area Elements for related policies.

Policy H-1.1.7: New Neighborhoods
Accommodate a significant share of the District’s projected housing demand 
in “new neighborhoods” developed on large sites formerly used for government 
functions. In addition to housing, these neighborhoods must include well-
planned retail, public schools, attractive parks, open space and recreation, as 
well as needed supportive services. The new neighborhoods should include a 
variety of housing types, serving a variety of income levels. 503.8

See also the Land Use Element policies on transit oriented development 
and mixed use.

Action H-1.1.A: Rezoning of Marginal Commercial Land
Perform an evaluation of commercially zoned land in the District, focusing 
on the “Great Streets” corridors, other arterial streets, and scattered small 
commercially-zoned pockets of land which no longer contain active 
commercial land uses. The evaluation should consider the feasibility of 
rezoning some of these areas from commercial to residential districts, in 
order to ensure their future development with housing. 503.9

Action H-1.1.B: Annual Housing Reports and Monitoring Efforts
Consider development of an Annual “State of DC Housing Report” which 
improves the quality of information on which to make housing policy 
decisions and/or a Housing Oversight Board comprised of residents, for-
profit, and non-profit developers that reports each year on the effectiveness 
and outcomes of the District’s housing programs. 503.10
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H-1.2 Ensuring Housing Affordability 504

The District of Columbia faces numerous affordable housing challenges. 
It has both a disproportionate share of the region’s poorest residents and 
the region’s most rapid decline in the availability of housing to serve these 
residents. In 2005, the median income for a family of four for the region was 
$89,300, but it was just $55,750 in the District. In fact, about three-quarters 
of the city’s households earn below the regional median income, while at 
the same time housing prices in the city are increasing at a faster rate than 
almost any jurisdiction in the metropolitan area. The share of District 
renters who paid more than 30 percent of their incomes for housing jumped 
from 39 percent in 2000 to 46 percent in 2004. The share paying more than 
50 percent of their incomes climbed from 18 percent to 23 percent. 504.1

Prices have risen everywhere, but have gone up most rapidly in the older 
neighborhoods to the north and east of downtown. Parts of Capitol 
Hill, Shaw, Columbia Heights, and Eckington experienced annualized 
sales price increases of over 20 percent a year between 1999 and 2004. 
Even neighborhoods east of the Anacostia River experienced double-
digit inflation during this time period. Price increases in the affluent 
neighborhoods west of Rock Creek were less dramatic but were already out 
of reach for most District residents even before 2000. 504.2

Economic forecasts suggest that many of the jobs that will be created in the 
District during the next 20 years will not provide the compensation needed 
to pay for housing in the city. For example, the District’s fast-growing office 
support, sales, and service sector pays an average annual wage of $36,000. 
For a single wage-earner, this provides barely enough income to rent a one-
bedroom apartment, much less to purchase a condominium or single family 
home. Even a two-income household with such salaries would be unable 
to afford market-rate home ownership. As the gap widens, there may be a 
number of consequences. Residents may work unreasonably long hours or 
multiple jobs; they may double up in overcrowded apartments and houses; live 
in unsafe or substandard housing; or give up living in the District altogether, 
choosing instead to endure long commutes into the city each day. 504.3

The District has been working to protect the affordability of existing housing 
opportunities for lower income residents and to ensure that a substantial share 
of the housing built in the next 20 years is affordable to District residents. 
Between 1999 and 2005, the District’s housing agencies expended over $1 
billion in gross public subsidies on construction and renovation. An array of 
financial and regulatory tools and programs already are in place, some linked 
to federal housing programs, some created by District government, and others 
originating through partnerships with the private and non-profit sectors (see 
Table 5.4 for a list of the major housing programs in the District). 504.4

The District also has been pursuing regulatory measures that require 
affordable housing in new development. For many years, the city has had a 
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policy requiring developers seeking 
commercial density bonuses to 
provide affordable housing or 
pay into the Housing Production 
Trust Fund. In addition, a pending 
inclusionary zoning ordinance 
would require affordable units 
within future market-rate residential 
development of 10 units or greater. 
The foundation for these actions 
was created by the previous 
Comprehensive Plan and is carried 
forward in this Element. 504.5

Policy H-1.2.1: Affordable 
Housing Production as a  
Civic Priority
Establish the production of 
housing for low and moderate 
income households as a major civic 
priority, to be supported through 
public programs that stimulate 
affordable housing production and 
rehabilitation throughout the  
city. 504.6

Policy H-1.2.2:  
Production Targets
Consistent with the Comprehensive 
Housing Strategy, work toward 
a goal that one-third of the new 
housing built in the city over the 
next 20 years should be affordable 
to persons earning 80 percent 
or less of the areawide median 
income (AMI). Newly produced 
affordable units should be targeted 
towards low-income households in 
proportions roughly equivalent to 
the proportions shown in Figure 5.2. 504.7

Policy H-1.2.3: Mixed Income Housing
Focus investment strategies and affordable housing programs to distribute 
mixed income housing more equitably across the entire city, taking steps to 
avoid further concentration of poverty within areas of the city that already 
have substantial affordable housing. 504.8

Table 5.4:  

Major Housing Programs in the District 504.9

Department of Housing and 
Community Development 
(DHCD)1

Apartment Improvement Program

Construction Assistance Program

Community Land Acquisition Program

Distressed Properties  
Improvement Program

Housing Finance for Elderly,  
Dependent, and Disabled

Housing Production Trust Fund Program

Low Income Housing Tax Credit Program

District of Columbia Housing 
Finance Agency (DCHFA)2

Housing Development Program

Homeownership Program

District of Columbia Housing 
Authority (DCHA)3

Housing Choice Voucher Program (HCVP)

HOPE VI Program

Public Housing

Deputy Mayor for Planning 
and Economic Development 
(DMPED)4

Home Again Initiative

New Communities

District of Columbia Office 
of Planning (OP)

Inclusionary Housing

DC Council
Rent Control

Tax Abatement for Downtown Housing

For more information on DHCD programs please see 1.	 http://dhcd.dc.gov/dhcd

For more information on DCHFA programs please see 2.	 http://www.dchfa.org

For more information on DCHA programs please 3.	
see http://www.dchousing.org

For more information on DMPED programs please 4.	
see http://dcbiz.dc.gov/dmped
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What is Affordable Housing? 504.10

One of the most common requests made during Comprehensive Plan public meetings was to provide a 
clear definition of “affordable” housing.

Affordable housing is defined as housing in which occupancy is limited to households meeting 
special income guidelines. The price of this housing is maintained at a level below what the free 
market would demand using restrictive deeds, covenants, mortgage subsidies, vouchers, or other 
means tied to public financing or tax credits. Generally, the cost of affordable housing is limited to 
30% of a household’s income (which varies according to the number of people in the household); 
different affordable housing programs are “benchmarked”, or targeted, to specific income groups as 
defined by the US Department of Housing and Urban Development.

The benchmarked incomes for the Washington Metropolitan Area in 2005 are shown in the table 
below. The list includes the major housing assistance programs that serve households in each group. 
In 2005, the areawide median income (AMI)* for a family of four was $89,300. The terms “extremely 
low”, “very low”, “low”, and “moderate” income correspond to up to 30%, 50%, 80%, and 120% of 
that amount, respectively.

Example: If a single mother earned $7 per hour, her annual income would be $14,560 and fall within 
the “extremely low income” category. If she spends 30% of her income on housing, she could afford 
to pay only $364 per month on housing. Finding decent housing or any housing at this price range is 
a challenge in Washington.

Target 
Income 

Family of 
4 Income

HUD Income 
Group

“Affordable” Monthly 
Housing Cost Programs

30% AMI $26,790 Extremely Low $670 DC Housing Authority

50% AMI $44,650

Very Low

$1116 Housing Prod.Trust Fund (HPTF)

60% AMI $53,580 $1339 Low Income Housing Tax Credit

65% AMI $58,000 $1450 CDBG, HOME

80% AMI $71,440
Low

$1776 HPTF, Inclusionary Zoning

95% AMI $84,835 $2120 Home Purchase Assistance Program

120% AMI $107,160 Moderate $2679
Historic Home Investment Tax Credit 
(proposed)

By contrast, “market rate” housing is defined as housing with rents or sales prices that are allowed 
to change with market conditions, including increased demand. Some market rate housing may be 
affordable to moderate and some low income households. Rent-controlled apartments are counted 
as “market rate” units because there are no occupancy restrictions. The District’s rent control law 
stipulates that rents on market rate apartments built prior to 1975 may rise only as fast as the 
Consumer Price Index (CPI).

Regional Areawide Median Income (AMI) is used rather than DC’s median income because it is **
the federal government benchmark commonly used to qualify for funding subsidies.



C IT  Y W I D E  E L E M E NTS   

5-13H o u s i n g 5-13

5

C IT  Y W I D E  E L E M E NTS   

Policy H-1.2.4: Housing Affordability on 
Publicly Owned Sites
Require that a substantial percentage of the 
housing units built on publicly owned sites, 
including sites being transferred from federal 
to District jurisdiction, are reserved for low and 
moderate income households. 504.11

Policy H-1.2.5: Workforce Housing
In addition to programs targeting persons of 
very low and extremely low incomes, develop and 
implement programs that meet the housing needs 
of teachers, fire fighters, police officers, nurses, 
city workers, and others in the public service 
professions with wages insufficient to afford 
market-rate housing in the city. 504.12

Policy H-1.2.6: Non-Profit Involvement
Actively involve and coordinate with the non-
profit development sector, increasing their 
capacity to produce affordable housing. Enter 
into partnerships with the non-profit sector so 
that public funding can be used to leverage the 
creation of affordable units. 504.13

Policy H-1.2.7: Density Bonuses for 
Affordable Housing
Provide zoning incentives to developers 
proposing to build low- and moderate-income 
housing. Affordable housing shall be considered a 
public benefit for the purposes of granting density 
bonuses when new development is proposed. 
Density bonuses should be granted in historic 
districts only when the effect of such increased 
density does not significantly undermine the 
character of the neighborhood. 504.14

Policy H-1.2.8: DC Housing  
Finance Agency
Support the activities of the District’s Housing 
Finance Agency to finance new construction 
and rehabilitation of affordable rental and owner 
units, including vacant and abandoned units. 504.15

Figure 5.2: 

 �Targeted Distribution of New 
Affordable Units by Income Group 504.16

 �AMI=Areawide Median Income

 �The 2006 Comprehensive Housing Strategy recommended that 
one-third of the units produced in the city in the next 15 years be 
targeted to persons earning 80% of the AMI or below. The lower pie 
chart shows the proposed allocation of these units to low, very low, 
and extremely low income groups.
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Action H-1.3.A: Review Residential  
Zoning Regulations
During the revision of the city’s zoning regulations, review 
the residential zoning regulations, particularly the R-4 
(row house) zone. Make necessary changes to preserve 
row houses as single-family units to conserve the city’s 
inventory of housing for larger households. As noted in 
the Land Use Element, this should include creating an 
R-4-A zone for one- and two-family row houses, and 
another zone for multi-family row house flats. 505.12

H-1.4 Housing and Neighborhood Revitalization 506

Housing programs alone cannot create a livable, inclusive city. 
Part of attracting and retaining residents requires linking 
housing programs to efforts to deconcentrate poverty, improve 
schools, provide quality retail, and upgrade services such as 
child care and job training. 506.1

Since 2000, the District has targeted capital investments to 
several formerly distressed areas that showed promise for 
economic and social recovery. In 2002, twelve areas were 
designated as “Strategic Neighborhood Improvement Program” 
(SNIP) areas, with accompanying investments in housing, 
schools, streetscape, parks, and other public facilities. One of 
the shared characteristics of these areas was the opportunity 
for infill development on scattered vacant and abandoned 
sites. Several of the SNIP areas such as Columbia Heights 
have already transitioned into thriving mixed income 
neighborhoods, while others like Ivy City are just beginning to 
emerge. 506.2

Similar efforts have been made through the city’s Home 
Again program. Home Again acquires and disposes of vacant 
properties to private and non-profit developers through a land 
subsidy. The program requires that 30 percent of the new units 
created in each bundle of properties are sold to households at or 
below 60 percent of the Area Median Income (see text box). 506.3

On a much larger scale, the DC Housing Authority has rebuilt 
entire communities through the federal HOPE VI program, 
replacing deteriorating public housing projects like the 
Frederick Douglass and Stanton Dwellings with new mixed 
income neighborhoods like Henson Ridge. Similar efforts have 
been proposed through the city’s New Communities Initiative. 
(see text box). 506.6

Home Again 506.4

The Home Again Initiative was 
launched in January 2002 with the 
goal of creating home ownership 
opportunities for persons of all 
incomes by restoring vacant 
and abandoned properties. The 
Initiative’s efforts have focused 
on nine neighborhoods with high 
concentrations of such properties: 
Columbia Heights, Ivy City/Trinidad, 
Near Northeast, Shaw/LeDroit Park, 
Rosedale, Deanwood, Marshall 
Heights, Anacostia, and Bellevue.

As of Summer 2006, the program had 
facilitated:

Rehabilitation and sale of over •	
400 vacant properties and lots for 
owner occupancy;

Creation of 250 new residential •	
units through its property  
awards, including 110 new 
affordable units; and

A new redevelopment effort in Ivy •	
City that will produce 62 new 
(former vacant) housing units, 60 
percent of which will be affordable 
to persons at 60% AMI or below.
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Policy H-1.4.1: Restoration of Vacant Housing
Make the restoration of vacant housing units a major 
government priority. Where restoration receives public 
funding, ensure that a substantial share of the renovated  
units is made available to persons of low and moderate 
income. 506.7

Policy H-1.4.2: Opportunities for Upward Mobility
Provide opportunities for residents of District-owned and 
District-assisted housing to achieve self-sufficiency and 
upward mobility. Specifically explore mechanisms for 
residents of District-owned and District-assisted housing  
to purchase their residences. At the same time, work to 
replace units purchased with new District-owned and 
District-assisted housing stock. 506.8

Policy H-1.4.3: Focusing Housing Investments
Direct housing improvement funds to neighborhoods  
with the greatest potential for sustained improvement, 
based on demographics, market forces, the presence of 
neighborhood partners and anchor institutions, and  
similar factors. 506.9

Policy H-1.4.4: Public Housing Renovation
Continue efforts to transform distressed public and 
assisted housing projects into viable mixed-income 
neighborhoods, providing one-for-one replacement within 
the District of Columbia of any public housing units that 
are removed. Target such efforts to locations where private 
sector development interest can be leveraged to assist in 
revitalization. 506.10

Policy H-1.4.5: Scattered Site Acquisition
Encourage the acquisition of individual properties on 
scattered sites for use as affordable housing in order to 
de-concentrate poverty and promote the integration of low 
income households into the community at large. 506.11

Policy H-1.4.6: Whole Neighborhood Approach
Ensure that the construction of housing is accompanied by 
concurrent programs to improve neighborhood services, 
schools, job training, child care, parks, health care facilities, 
police and fire facilities, transportation, and emergency 
response capacity. 506.12

The New Communities 
Initiative 506.5

New Communities is a promising example  
of a city-led initiative that has the 
potential to reduce crime, improve 
neighborhood schools and health services, 
and create economic opportunities for 
public and assisted housing residents. 
The initiative is a partnership between 
DC government and the private and non-
profit sectors to produce new housing, 
reduce violent crime, and create a healthy 
environment for families in some of the 
city’s most distressed neighborhoods.

The initiative is using tax exempt bonds, 
low income housing tax credits, federal 
funds, and private investment to create 
mixed income housing opportunities in 
these areas. One-for-one replacement of 
older publicly assisted housing units with 
new publicly-assisted units is required 
to avoid displacement and the net loss 
of affordable units. Market rate and 
workforce housing units are included 
in each project to cross-subsidize the 
affordable units and create a mix of 
incomes and unit types in each project.

The New Communities program seeks to 
advance many of the city’s community 
development and housing goals such as 
eliminating concentrations of low income 
and substandard housing and providing 
public housing residents with affordable 
replacement housing in the new 
community as it is redeveloped.

Planning for the first new community 
(Sursum Corda) was initiated in 2004.  
Over the next five years, more than 500 
units of subsidized housing in this 
troubled complex will be replaced by  
1,500 units of mixed income housing.
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Overview 600

The Environmental Protection Element addresses the protection,  
restoration, and management of the District’s land, air, water, energy, and 

biologic resources. The Element provides policies and actions on important 
issues such as drinking water safety, the restoration of our tree canopy, 
energy conservation, air quality, watershed protection, pollution prevention 
and waste management, and the remediation of contaminated sites. The 
health of Washington’s environment is a key indicator of the quality of life 
in the city. Good environmental management and pollution prevention are 
essential to sustain all living things and to safeguard the welfare of future 
generations. 600.1

The critical environmental issues facing the District of Columbia are 
addressed in this element. These include:

Restoring the city's tree canopy and green infrastructure•	
Improving our rivers, streams and stream valleys•	
Reducing erosion and stormwater run-off•	
Sustaining plant and animal habitat•	
Conserving water and energy•	
Expanding recycling•	
Encouraging green building techniques•	
Reducing air pollution. •	 600.2

Environmental protection has been part of planning in the District since 
the city’s inception. In 1791, the L’Enfant Plan used the natural landscape 
to guide the location of avenues and principal buildings. Later plans in the 
19th and 20th centuries created some of the most memorable parks in the 
country and designated thousands of acres for resource protection. In the 
1870s, the District planted 60,000 trees, leading Harper’s Magazine to dub 
Washington the “City of Trees.” Today’s post-card images of the District still 
portray a city of blue skies, pristine waters, and lush greenery. 600.3

But reality is another story. Washington’s legacy as America’s “greenest” 
city has been seriously challenged over the centuries by urbanization. Our 
air quality does not meet federal standards, and our rivers and streams are 
polluted by raw sewage and urban runoff. Ninety percent of the District’s 
wetlands have disappeared since 1790. Some sites in the city face soil and 
groundwater contamination problems from former industrial uses and 
municipal waste disposal. Perhaps most disturbing, the city has lost much 
of its tree cover in the last 35 years as trees have died or been removed at a 
much faster rate than they have been replaced. 600.4

Fortunately, the District has turned the corner and begun to tackle these 
challenges head on. In 2005, legislation was passed creating a District 
Department of the Environment. The most ambitious tree planting, water 

Environmental 
Protection Element
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quality, and habitat restoration projects in decades are underway, and great 
strides are being made to promote more sustainable growth. 600.5

The Environmental Protection Element builds on this momentum. It 
charts a course toward excellence in environmental quality and improved 
environmental health. Consistent with the notion of an “Inclusive City,” 
it strives for environmental justice so that all neighborhoods are provided 
with clean air, healthy rivers and streams, clean soils, healthy homes, and an 
abundance of trees and open spaces. 600.6

Environmental Protection Goal 601

The overarching goal for environmental protection is:

Protect, restore, and enhance the natural and man-made environment in the 
District of Columbia, taking steps to improve environmental quality, prevent 
and reduce pollution, and conserve the values and functions of the District’s 
natural resources and ecosystems. 601.1

Policies and Actions
E-1 Protecting Natural and Green Areas 602

Washington, DC’s natural landscape is characterized by undulating hills, 
escarpments, and terraces, and a complex network of streams and valleys. 
This landscape provides ecological diversity, ranging from mixed oak and 
tulip poplar forests to magnolia bogs and wetlands. 602.1

The fundamental importance of Washington’s natural and green areas 
has brought a new term—green infrastructure—into the public dialogue. 
Green infrastructure refers to the interconnected network of land and 
water that supports plant and animal life, maintains natural ecology, and 
contributes to the health and quality of life in our communities. Our civic 
leaders recognize that “growing DC” requires more than bricks and mortar 
solutions; it also requires a concerted effort to keep Washington green. 602.2

E-1.1 Conserving and Expanding Our Urban Forest 603

The benefits of a healthy urban forest, including street trees, trees in parks 
and other public places, and trees on private lands, are well documented. 
Trees add beauty, improve mental health, reduce water pollution, absorb 
noise, produce oxygen and absorb greenhouse gases, and provide habitat for 
birds and small animals. They also add economic value to neighborhoods 
and contribute to community identity and pride. 603.1

The overarching goal 

for environmental 

protection is:  

Protect, restore, and 

enhance the natural and 

man-made environment in 

the District of Columbia, 

taking steps to improve 

environmental quality, 

prevent and reduce 

pollution, and conserve 

the values and functions 

of the District’s natural 

resources and ecosystems.
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A 2004 study by the Casey Trees Endowment Fund found that trees currently 
cover about 29 percent of the District’s land area. However, a 1999 study by 
American Forests determined that the percentage of “heavy tree cover” areas 
in the city decreased by 64 percent between 1973 and 1997. Moreover, there 
are significant geographic disparities in tree cover, ranging from 46 percent 
of the land area in Upper Northwest to just 8 percent in the Mid-City area. 
Public awareness of these alarming statistics has sparked tree planting and 
“re-greening” activities across the city. 603.2

Tree cover in the District as of 2005 is shown in Map 6.1. 603.3

Policy E-1.1.1: Street Tree Planting and Maintenance
Plant and maintain street trees in all parts of the city, particularly in areas 
where existing tree cover has been reduced over the last 30 years. Recognize 
the importance of trees in providing shade, reducing energy costs, improving 
air and water quality, providing urban habitat, absorbing noise, and creating 
economic and aesthetic value in the District’s neighborhoods. 603.4

Policy E-1.1.2: Tree Requirements in New Development
Use planning, zoning, and building regulations to ensure that trees are 
retained and planted when new development occurs, and that dying trees 
are removed and replaced. If tree planting and landscaping are required 
as a condition of permit approval, also require provisions for ongoing 
maintenance. 603.5

Policy E-1.1.3: Landscaping
Encourage the use of landscaping to beautify the city, enhance streets and 
public spaces, reduce stormwater runoff, and create a stronger sense of 
character and identity. 603.6

Policy E-1.1.4: Engaging the Community
Promote partnerships between the District, community groups, and non-
profit advocacy groups to undertake tree surveys and planting campaigns, 
volunteer training and education, and resident stewardship of Washington’s 
urban forest. 603.7

Action E-1.1.A: Tree Replacement Program
Continue working toward a goal of planting 4,000 street trees and 2,000 
trees on public open space each year. Components of this program should 
include the removal of dead and dying trees and their replacement with 
suitable species, and the pruning and maintenance of trees to eliminate 
hazards and increase their rate of survival. 603.8

Action E-1.1.B: Street Tree Standards
Formalize the planting, pruning, removal, and construction guidelines in 
use by the city’s Urban Forestry Administration by developing official city 



6-46-4

6

T h E  COM   P R E H E N S IV  E  P LAN    F OR   T h E  NATIONAL         CA  P ITAL    :  D I S TRICT      E L E M E NT  S

C I T Y W I D E  E L E M E N T S C I T Y W I D E  E L E M E N T S 

street tree standards (see text box on the city’s Tree Bill). These standards 
should provide further direction for tree selection based on such factors as 
traffic volumes, street width, shade and sunlight conditions, soil conditions, 
disease and drought resistance, and the space available for tree wells. They 
should also include provisions to increase the size of tree boxes to improve 
tree health and longevity, and standards for soils and planting. 603.9

Action E-1.1.C: Tree Inventories
Continue partnership agreements with the federal government, the Casey 
Trees Endowment Fund and other groups to develop a live database and 
management system for the District’s trees using Geographic Information 
System (GIS) mapping. Efforts should be made to inventory trees on 
parkland as well as along city streets. 603.10

Action E-1.1.D: Operating Procedures for Utility and Roadwork
Develop standard operating procedures to minimize tree damage by public 
utility and road crews. All activities that involve invasive work around street 
trees should be reviewed by Urban Forestry Administration personnel. 603.11

Action E-1.1.E: Urban Forest Management Plan
Consistent with the District’s Tree Bill, develop an Urban Forest 
Management Plan to protect, maintain, and restore trees and native 
woodlands across the city. The Plan should include a detailed inventory of 
trees and woodlands and should provide a means of coordinating urban 
forest management activities on all public lands managed by the city (e.g., 
street trees, city parks, public school grounds, etc.). It should also promote 
coordination with federal agencies and other large landowners, and include 
comprehensive strategies to manage insects and diseases. 603.12

Action E-1.1.F: Urban Tree Canopy Goals
Determine the extent of the District’s tree canopy at a sufficient level of 
detail to establish tree canopy goals for neighborhoods across the city. Such 
goals have recently been developed by the USDA and tested in other cities as 
a way of evaluating the existing tree canopy and setting specific goals for its 
restoration. 603.13

E-1.2 Protecting Rivers, Wetlands, and Riparian Areas 604

Washington is situated at the confluence of two great rivers—the Anacostia 
and the Potomac. Both rivers have been altered over the centuries to 
accommodate development, highways, railroads, airports, military bases, 
parkland, federal monuments, and other vestiges of life in the nation’s 
capital. The Potomac has fared better than the Anacostia in this regard—

The DC Tree Bill 603.14

The Urban Forest 
Preservation Act of 
2001, better known as 
the Tree Bill, established 
a tree preservation 
program, strengthened 
the community notice 
requirements for tree 
removal on public land, 
and revised the penalties 
for injuring trees on 
public space and private 
property. The Tree Bill was 
approved in December 2002 
and requires an annual 
program for tree planting 
and care, preparation 
of a tree master plan, 
and the development of 
maintenance standards for 
trees on public space.

The Bill includes specific 
provisions to protect 
healthy trees with a 
circumference of 55 inches 
or more. Homeowners 
who wish to remove such 
trees must replace them 
in kind, or pay into a tree 
fund used to plant new 
trees. Financial assistance 
provisions are included for 
low income households. 
The Bill also requires that 
ANCs are given at least 15 
days written notice before 
a tree is removed from 
public space, unless the 
tree is deemed hazardous.
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Map 6.1:  

Existing Tree Cover in the District of 
Columbia and Surrounding Region 603.15

Source: American Forests, 1999
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much of its shoreline is publicly accessible and has been conserved as 
parkland. For years, the Anacostia suffered the fate of being of the District’s 
lesser known and less valued river. As its natural beauty yielded to industry, 
its waters became polluted and the river became a divide between more and 
less desirable neighborhoods. 604.1

In the first years of the 21st century, a major initiative was launched to restore 
the Anacostia River. While the initiative is perhaps best known for its efforts 
to reclaim the shoreline for recreation and bring new life to underused sites, 
its programs to improve the natural environment are equally important. A 
range of environmental initiatives are now being implemented to restore 
wetlands and estuarine habitat, improve water quality, and increase 
environmental education about the river. When completed, these initiatives 
will greatly reduce sewage overflows and pollutant discharges, uncover long-
buried tributary streams, and bring native plant and animal species back 
to the river once again. Improving the health of the Anacostia River will 
help achieve broader national goals for a healthier Chesapeake Bay. Map 6.2 
indicates the location of rivers, streams, and watersheds in the District of 
Columbia. 604.2

Policy E-1.2.1: River Conservation
Improve environmental conditions along the Anacostia River and other 
water bodies, including shorelines, wetlands, islands, tributaries, and the 
rivers themselves. Particular attention should be given to eliminating toxic 
sediments, improving river edges to restore vegetation and reduce erosion, 
enhancing wetlands and wildlife habitat, creating new wetlands, and 
reducing litter. 604.3

Policy E-1.2.2: Waterfront Habitat Restoration
Undertake a range of environmental initiatives along the Anacostia River to 
eliminate combined sewer overflows, reduce urban runoff, restore wetlands 
and tributary streams, increase oxygen levels in the water, remediate toxins 
in the riverbed, clean and redevelop contaminated brownfield sites, and 
enhance natural habitat. 604.4

Policy E-1.2.3: Retention of Environmentally Sensitive Areas  
as Open Space
Retain environmentally fragile areas such as wetlands and riparian areas 
along the Anacostia and Potomac Rivers as open space or parkland. In areas 
under federal jurisdiction such as Rock Creek Park, work with the National 
Park Service to conserve and carefully manage such areas, and to implement 
an effective “no net loss” policy. 604.5

Policy E-1.2.4: Identification, Protection, and Restoration of Wetlands
Identify and protect wetlands and riparian habitat on private and public 
land. Require official surveys when development is proposed in areas where 
wetlands are believed to be present to ensure that wetlands are preserved. 

As its natural beauty has yielded to 
industry, the Anacostia River’s waters 
have become polluted, and the river 
has become a divide between more 
and less desirable neighborhoods.
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Map 6.2:  

Watersheds and Waterways in DC and 
the Surrounding Region 604.6
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Action E-2.2.E: Energy Emergency Plan
Prepare an energy emergency response plan by updating and consolidating 
existing emergency plans and working in collaboration with regional 
partners such as MWCOG. Regularly scheduled training for energy 
emergencies should be provided to appropriate District personnel. 610.17

Action E-2.2.F: Review of DC Codes and Regulations for Energy Features
Review local building codes and zoning regulations to identify potential 
barriers to achieving energy efficiency goals—and to identify possible 
changes which would support energy goals. Building and zoning codes 
should be amended as necessary to encourage energy efficiency, and to 
remove barriers to using solar power and other renewable sources. 610.18

E-2.3 Reducing Solid Waste Disposal Needs 611

In 1988, the District passed legislation requiring recycling in commercial 
buildings and setting targets for residential recycling. The legislation also 
contained provisions for District government to increase the use of recycled 
products through its procurement practices. Despite these mandates, 
recycling efforts were sporadic during the 1990s and it was not until the 
early 2000s that most of the current programs were initiated. DC still lags 
behind many U.S. cities in the percentage of waste it diverts from landfills; 
however, recent improvements have been significant. 611.1

In 2002, the District began implementing a three-year timeline for all 
District agencies and facilities to achieve a recycling target of 45 percent 
(by weight) for the separation and collection of the total solid waste stream. 
Today, the District has a curbside recycling program and a number of 
programs to promote recycling and source reduction within the government 
(see “Greening the Government” at the end of this chapter). Additional 
waste diversion can be achieved through public education, recycling of 
construction and demolition debris, and expanded recycling in schools, 
offices, and other places of employment. Among the many benefits of 
recycling is the fact that it reduces demand on the city’s trash transfer 
stations, with attendant benefits to nearby neighborhoods. 611.2

See the Infrastructure Element for more information on solid  
waste disposal.

Policy E-2.3.1: Solid Waste Source Reduction and Recycling
Actively promote the reduction of the solid waste stream through reduction, 
reuse, recycling, recovery, composting, and other measures. Use appropriate 
regulatory, management, and marketing strategies to inform residents 
and businesses about recycling and composting opportunities, and best 
practices for reducing the amount of waste requiring landfill disposal or 
incineration. 611.3
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Policy E-2.3.2: Construction and Demolition Recycling
Support the recycling of construction and demolition debris as a key 
strategy for reducing the volume of waste requiring landfill disposal. To 
carry out this policy, encourage the “deconstruction” of obsolete buildings 
rather than traditional demolition. Deconstruction dismantles buildings 
piece by piece and makes the components available for resale and reuse. 611.4

Action E-2.3.A: Expanding District Recycling Programs
Continue implementation of the citywide recycling initiative started in 2002, 
which sets the long-term goal of recycling 45 percent of all waste generated 
in the District. Special efforts should be made to expand workplace recycling 
through a combined education and inspection/enforcement campaign, 
conduct “best practices” studies of successful recycling programs in other 
jurisdictions, and plan for the recycling of yard waste. 611.5

Action E-2.3.B: Expand Recycling Efforts in District Institutions
Work with the DC Public Schools and Public Charter Schools to expand 
school recycling programs and activities. Encourage private schools, 
universities, colleges, hospitals, and other large institutional employers to do 
likewise. 611.6

Action E-2.3.C: Revisions to Planning and Building Standards  
for Solid Waste
Review building code standards for solid waste collection to ensure that 
new structures are designed to encourage and accommodate recycling and 
convenient trash pickup. 611.7

Action E-2.3.D: Installation of Sidewalk Recycling Receptacles
Install receptacles for sidewalk recycling in Downtown DC and other 
neighborhood commercial centers with high pedestrian volume as a 
way of increasing waste diversion and publicly reaffirming the District’s 
commitment to recycling. 611.8

Action E-2.3.E: E-Cycling Program
Establish E-cycling programs and other measures to promote the recycling 
of computers and other electronic products in an environmentally sound 
manner. 611.9

Action E-2.3.F: Commercial and Industrial Waste Reduction
Work with the commercial and industrial sectors to foster appropriate 
source reduction and waste minimization activities, such as the 
environmentally sound recycling and disposal of mercury-containing 
fluorescent lamps and electronic equipment. 611.10
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E-3 Promoting Environmental  
Sustainability 612

The term “sustainability” has many definitions. At its core, it refers to 
managing our resources so that they are not permanently depleted or lost for 
future generations. On a local level, this principle suggests that we take care 
to protect our city’s natural features for future residents and visitors to enjoy. 
On a global level, it suggests that we reduce the consumption of natural 
resources as we pursue the goal of being a more inclusive city. 612.1

Four principal objectives for growing more sustainably are described here:

  �First, encouraging “low impact” development that retains as much a.	
stormwater as possible on-site, thereby protecting local waterways 
from pollution;

  �Second, promoting “green building”—that is, buildings that are b.	
designed through an integrated process that considers site planning, 
architecture, engineering, and the environment together, and 
that incorporate recycled materials, advanced energy and water 
conservation systems, and minimal use of toxic or hazardous 
materials;

  �Third, providing opportunities for food production and urban c.	
gardening; and

  �Fourth, ensuring that the environmental impacts of development d.	
are mitigated and monitored. 612.2

E-3.1 Low Impact Development 613

Low Impact Development (LID) refers to a variety of construction and 
design techniques that conserve the natural hydrology of development 
or redevelopment sites. It includes small-scale practices that allow water 
to infiltrate, evaporate, or transpire on-site rather than flowing off and 
entering local storm drains and waterways. In urban areas like the District of 
Columbia, typical LID measures include green roofs (which absorb rainwater 
and also reduce energy costs), porous pavement, limits on impervious surface 
cover, rain barrels, and rain gardens. On larger development sites in the city, 
LID measures could include such features as artificial wetlands, stormwater 
detention ponds, and earthen drainage swales. 613.1

Policy E-3.1.1: Maximizing Permeable Surfaces
Encourage the use of permeable materials for parking lots, driveways, 
walkways, and other paved surfaces as a way to absorb stormwater and 
reduce urban runoff. 613.2
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Policy E-3.1.2: Using Landscaping and Green Roofs to Reduce Runoff
Promote an increase in tree planting and landscaping to reduce stormwater 
runoff, including the expanded use of green roofs in new construction and 
adaptive reuse, and the application of tree and landscaping standards for 
parking lots and other large paved surfaces. 613.3

Policy E-3.1.3: Green Engineering
Promote green engineering practices for water and wastewater systems. These 
practices include design techniques, operational methods, and technology to 
reduce environmental damage and the toxicity of waste generated. 613.4

Action E-3.1.A: Low Impact Development Criteria
Establish Low Impact Development criteria for new development, including 
provisions for expanded use of porous pavement, bioretention facilities, and 
green roofs. Also, explore the expanded use of impervious surface limits 
in the District’s Zoning Regulations to encourage the use of green roofs, 
porous pavement, and other means of reducing stormwater runoff. 613.5

Action E-3.1.B: LID Demonstration Projects
Complete one demonstration project a year that illustrates use of Low 
Impact Development (LID) technology, and make the project standards and 
specifications available for application to other projects in the city. Such 
demonstration projects should be coordinated to maximize environmental 
benefits, monitored to evaluate their impacts, and expanded as time and 
money allow. 613.6

Action E-3.1.C: Road Construction Standards
Explore changes to DDOT’s street, gutter, curb, sidewalk, and parking lot 
standards that would accommodate expanded use of porous pavement 
(and other low impact development methods) on sidewalks, road surfaces, 
and other paved surfaces, or that would otherwise aid in controlling or 
improving the quality of runoff. 613.7

E-3.2 Promoting Green Building 614

“Green” building standards are also gaining acceptance as a means of 
growing more sustainably. The Leadership in Energy and Environmental 
Design (LEED) rating system, established by the Green Building Council, 
establishes varying levels of certification for green buildings based on 
the degree to which they mitigate the pollution created during building 
construction as well as the long-term effects resulting from building 
operation. Typical green building strategies include the use of light-colored 
paving materials to reduce heat build-up, recycled building materials, and 
energy-conserving windows and insulation methods. Green buildings 
are also designed to avoid indoor air quality problems, and to encourage 
pedestrian and bicycle accessibility. 614.1

http://www.usgbc.org/
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Policy E-3.2.1: Support for Green Building
Encourage the use of green building methods in new construction and 
rehabilitation projects, and develop green building methods for operation 
and maintenance activities. 614.2

Policy E-3.2.2: Green Building Education and Awareness
Support programs that educate District employees, the building and real 
estate communities, and the public regarding the benefits and techniques of 
green building. 614.3

Action E-3.2.A: Building Code Revisions
Evaluate regulatory obstacles to green building construction in the 
District, and work to reduce or eliminate such obstacles if they exist. 
Adopt amendments to the International Construction Code as necessary 
to promote green building methods and materials, and to encourage such 
actions as stormwater harvesting, graywater reuse, waterless urinals, and 
composting toilets. 614.4

Action E-3.2.B: Green Building Incentives
Establish a Green Building Incentive Program, addressing both new 
construction and the rehabilitation of existing structures. Such a program 
could include financial incentives, such as rebates on LEED certification 
fees, tax abatement, reduced permit fees, grants, low interest rehabilitation 
loans, and streamlined permit processing for projects meeting LEED 
certification standards. 614.5

See also Action E-5.1.A on green building requirements for city projects 
and projects receiving city funds.

Action E-3.2.C: NOMA Demonstration Project
Pursue a pilot project to apply green building guidelines and development 
standards in the North-of-Massachusetts Avenue (NOMA) area. If the 
program is successful, expand its application to other parts of the city where 
large-scale development is expected during the next 20 years. 614.6

Action E-3.2.D: Sustainability Action Agenda
Develop a Sustainability Action Agenda to promote green building practices 
and other forms of sustainable architecture, landscape architecture, and 
development in the city. 614.7

E-3.3 Enhancing Food Production and Urban Gardening 615

With more than 60 percent of District residents living in multi-family 
housing with limited access to private open space, community gardens 
provide an important resource. There are more than 30 such gardens 
in the city, each independently operated. Community gardens not only 
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provide a place to grow fruits, vegetables, and flowers, they also provide 
an environmental, recreational, cultural, and educational asset in the 
neighborhoods they serve. Our community gardening associations 
are complemented by a network of local gardening clubs, promoting 
neighborhood beautification and public space stewardship projects across 
the city. While these organizations typically operate without District 
assistance, they provide an important public service to DC residents. 615.1

Policy E-3.3.1: Promotion of Community Gardens
Continue to encourage and support the development of community gardens 
on public and private land across the city. 615.2

Policy E-3.3.2: Capacity Building for Community Gardening and 
Garden Club Groups
Enhance the capacity of private and non-profit community gardening 
organizations to develop and operate community gardens. This should 
include working with the private sector and local foundations to mobilize 
financial support. 615.3

Policy E-3.3.3: Domestic Gardening
Provide technical and educational support to District residents who wish 
to plant backyard and rooftop gardens. This could include measures 
such as partnerships with local gardening groups; education through 
conferences, websites, and publications; tool lending programs; integrated 
pest management; and information on composting and best practices in 
gardening. 615.4

Policy E-3.3.4: Schoolyard Greening
Work with DC Public and Charter Schools to make appropriate portions 
of buildings and grounds available for community gardens, and to use 
buildings and grounds for instructional programs in environmental science 
and gardening classes. Encourage private schools to do likewise. 615.5

Policy E-3.3.5: Produce and Farmers Markets
Encourage the creation and maintenance of produce markets in all 
quadrants of the city to provide outlets for community gardens and 
healthful, locally grown produce for District residents. 615.6

Action E-3.3.A: Community Gardens East of the Anacostia River
Recognizing that only two of the city’s 31 community gardens are located 
east of the Anacostia River, work with community leaders and gardening 
advocates to establish new gardens in this area. The District should assist in 
this effort by providing an inventory of publicly and privately owned tracts 
of land that are suitable for community gardens, and then working with 
local advocacy groups to make such sites available. 615.7

Community gardens not only provide 
a place to grow fruits, vegetables, 
and flowers, they also provide 
an environmental, recreational, 
cultural, and educational asset in the 
neighborhoods they serve.
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Lead service lines between the distribution system and individual homes 
are relatively common in the city, comprising about 23,000 of the District’s 
130,000 service lines. While the risk of lead poisoning is very low for most, 
it can be more significant for infants and children. Tests conducted in 
2004 showed elevated levels of lead in tap water, prompting a collaborative 
effort by the DC Water and Sewer Authority, the EPA, and the District 
Department of Health to accelerate service line replacement, increase 
monitoring, and enact corrosion control measures. 622.2

Policy E-4.5.1: Drinking Water Safety
Ensure the safety of the city’s drinking water supply and distribution system. 
Maintain sustained efforts to reduce health hazards associated with lead and 
other contaminants. 622.3

Action E-4.5.A: Lead Pipe Testing and Replacement
Aggressively implement programs to test for lead, replace lead feeder pipes, 
and educate the community on safe drinking water issues and stagnant 
water control. 622.4

Action E-4.5.B: Source Water Protection
Implement measures to protect natural systems and abate pollution sources 
in the Potomac Basin that could potentially impact the District’s drinking 
water quality. 622.5

Action E-4.5.C: Interagency Working Group
Create an interagency working group on safe drinking water to address 
drinking water emergencies; coordination between DCWASA and DOH, 
and expanded public education on water supply. 622.6

E-4.6 Sanitation, Litter, and Environmental Health 623

Among the many aspects of environmental health in the District are the 
maintenance of sanitary conditions, the reduction of litter, and the control 
of disease-carrying pests. The District’s Department of Health maintains 
numerous programs to reduce food-borne illness, ensure compliance with 
hygiene standards, provide for animal and welfare control, and reduce 
exposure to animal-transmitted diseases like rabies and West Nile Virus. 623.1

Litter and trash are probably the most visible and pervasive forms of 
pollution in Washington. A variety of programs have been launched to 
combat litter, including the District’s Clean City Initiative and the “Keep 
Washington, DC Beautiful” program, an affiliate of the national “Keep 
America Beautiful” program. These programs emphasize rapid District 
response to dumping problems; organization of neighborhood clean-up 
programs; education about local litter, rodent control, and dumping laws; 
and strengthening and enforcement of these laws. 623.2
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Policy E-4.6.1: Vector Control
Continue and strengthen efforts to control rats, mice, mosquitoes, and other 
disease vectors and pests. A variety of related strategies should be used to 
support these programs, including public outreach and education, garbage 
control and containment, adequate trash and refuse collection services, 
ongoing maintenance of public space, enforcement of littering and dumping 
regulations, clean-up of construction and demolition debris, structural 
controls and integrated pest management, and a reduction in the number of 
vacant and abandoned buildings. 623.3

Policy E-4.6.2: Clean City Programs
Improve environmental quality through programs that promote efficient 
trash removal, neighborhood clean-ups, and levying of fines and penalties for 
abandonment of personal property (including cars) and illegal dumping. 623.4

Policy E-4.6.3: Discouraging Illegal Dumping
Develop and maintain effective public education and enforcement tools to 
curb littering and illegal dumping, and to promote the safe disposal of solid 
waste (including hazardous waste, medical waste, construction debris, used 
oil, and scrap tires) and bulky items. 623.5

Policy E-4.6.4: Environmental Health Activities
Maintain and improve existing District programs to ensure community 
hygiene, food and restaurant safety, animal and welfare control, and the 
control of disease vectors. Promote continuous coordination among District 
agencies to ensure healthful and sanitary conditions throughout the 
District. 623.6

Action E-4.6.A: Expanded Trash Collection and Street Sweeping
Explore the feasibility of expanding trash collection services and street 
sweeping schedules to improve the cleanup of vacant properties, roadsides, 
public spaces, parks, and city-owned lands. 623.7

Action E-4.6.B: Neighborhood Clean-Ups
Co-sponsor and participate in neighborhood and citywide clean-up 
activities such as those currently held along the Potomac and Anacostia 
Rivers, and those held around schoolyards and District parks. Encourage 
Advisory Neighborhood Commissions and other community groups to 
develop and announce cleanup campaigns in conjunction with the city’s 
bulk trash removal schedule. 623.8

Action E-4.6.C: Strengthening and Enforcement of Dumping Laws
Take measures to strengthen and enforce the District’s littering, rodent  
and disease vector control, and illegal dumping laws. These measures  
should include:
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  �Providing adequate funding to carry out anti-littering programs;a.	

  �Empowering the community to report illegal dumping activities;b.	

  �Increasing public education on dumping laws, including posting of c.	
signs where appropriate; and

  Expanding surveying and enforcement activities. d.	 623.9

Action E-4.6.D: Publicizing Bulk Waste Disposal Options
Continue to sponsor and publicize options for bulk waste disposal, 
including information on the Fort Totten transfer station and the District’s 
schedule for curbside bulk trash waste removal. 623.10

See the Hazardous Materials section of this chapter for additional actions 
relating to hazardous waste disposal.

E-4.7 Other Hazards and Pollutants 624

Three other environmental hazards are addressed in this Comprehensive 
Plan. The first—light pollution—has been raised in the past around the 
Naval Observatory in Northwest DC. In some parts of the city, brighter 
lighting may be desirable to enhance public safety or illuminate our civic 
buildings and monuments. In other areas, dark skies are more desirable and 
lighting can be an irritant. Where lighting is required or desired, steps can 
be taken to use the correct amount of lighting for the desired purpose, direct 
the lighting appropriately, employ energy efficient lighting devices, and 
design and install quality lighting that reduces sharp contrast, glare, and 
halo effects. 624.1

The second hazard—electromagnetic fields (EMF)—is an issue principally 
associated with communication antennas and electric power facilities. 
While antennas have been part of the District’s landscape for years, the 
widespread use of mobile phones and personal communication devices in 
the last decade have resulted in a proliferation of requests for new facilities. 
Although the National Research Council has found “no conclusive and 
consistent evidence” linking ordinary exposure to EMF with human health, 
the American Medical Association has recommended a policy of prudent 
avoidance. The intent is to reduce the exposure of residents and workers to 
EMF radiation and ensure compliance with all Federal Communications 
Commission siting standards. 624.2

The third hazard addressed below is flooding. Portions of the District 
are within the FEMA-designated 100-year flood plain and are subject 
to inundation during hurricanes and other severe storms. Although the 
District’s flood-prone areas are generally parkland, ongoing efforts are 
needed to maintain seawalls, reduce erosion, replace undersized culverts, 
and keep streambeds free of debris. 624.3
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Policy E-4.7.1: Prudent Avoidance of Electromagnetic Field Impacts
Incorporate prudent avoidance in decisions regarding the approval, location 
or routing, and intensity of facilities that generate electromagnetic fields, 
such as power lines and communication antennas. Such facilities should be 
located only when and where necessary based on local service needs, and 
should be designed using methods to mitigate involuntary public exposure 
to potential adverse effects. 624.4

Policy E-4.7.2: Co-Location of Antennas
Consider the joint use and co-location of communication antennas to 
reduce the number of towers necessary, thereby reducing aesthetic impacts 
and limiting the area of radiofrequency exposure. 624.5

Policy E-4.7.3: Light Pollution
Maintain regulations for outdoor lighting to reduce light pollution and 
conserve energy. Particular attention should be given to preventing glare 
and nighttime light trespass in the vicinity of the Naval Observatory, so that 
its operational needs are respected. 624.6

Policy E-4.7.4: Flood Plains
Restrict development within FEMA-designated flood plain areas. Consistent 
with the Federal Elements of the Comprehensive Plan, prohibit activities 
within these areas that could pose public health or safety hazards in the 
event of a flood. Regulation of land uses in flood plains, waterfronts, 
and other low-lying areas should consider the long-term effects of global 
warming and sea-level rise on flood hazards. 624.7

E-4.8 Achieving Environmental Justice 625

Environmental justice refers to the fair treatment of people of all races, 
cultures, and incomes with respect to the development, adoption, 
implementation, and enforcement of environmental laws, regulations, and 
policies. It is about equal and fair access to a healthy environment, and 
equal enforcement of environmental regulation regardless of community 
characteristics. 625.1

These are particularly important principles to abide by when the goal of 
the Comprehensive Plan is to grow an inclusive city. Clearly, some District 
neighborhoods have been adversely impacted by pollution-generating uses 
and activities in the past. As the city grows and changes, a greater effort 
must be made to repair the damage done by these uses and to avoid their 
over concentrations in the future. All residents should have a fair and 
meaningful opportunity to participate in environmental decisions. 625.2

Portions of the District are within the 
FEMA-designated 100-year flood plain 
and are subject to inundation during 
hurricanes and other severe storms.



6-426-42

6

T h E  COM   P R E H E N S IV  E  P LAN    F OR   T h E  NATIONAL         CA  P ITAL    :  D I S TRICT      E L E M E NT  S

C I T Y W I D E  E L E M E N T S C I T Y W I D E  E L E M E N T S 

Policy E-4.8.1: Environmental Justice
Address the over-concentration of industrial uses in the District’s lower 
income communities. Develop solutions to reduce the adverse effects 
of these uses, such as enhanced buffering, sound walls, operational 
improvements, truck routing, increased monitoring of impacts, and zoning 
changes to reduce land use conflicts. 625.3

Policy E-4.8.2: Expanded Outreach to Disadvantaged Communities
Expand local efforts to involve economically disadvantaged communities, 
particularly those communities that historically have been impacted by 
power plants, trash transfer stations, and other municipal or industrial uses, 
in the planning and development processes. 625.4

Action E-4.8.A: Health Impacts of Municipal and Industrial Uses
Continue to study the link between public health and the location of 
municipal and industrial uses such as power plants and waste treatment 
facilities. The findings of such studies should be used to inform public policy 
decisions and minimize future community health impacts. 625.5

E-5 Environment, Education,  
and the Economy 626

The final section of this Element presents policies and actions that tie 
environmental quality to strategic decisions about government operations, 
economic growth, and education in the District of Columbia. These policies 
take the Environmental Protection Element beyond its traditional focus 
to a new level that recognizes the link between environmental quality and 
the broader goals set by “Vision for Growing an Inclusive City.” The basic 
premise is that environmental protection should not be seen as a regulatory 
burden or added expense, but rather as a measure of our stewardship and 
respect for the earth. Environmental protection can ultimately reduce the 
cost of doing business by reducing accidents, disease, and waste. It can create 
jobs for District residents, strengthen tourism and hospitality, improve the 
educational experience for District students, and make the District a more 
attractive and healthy place for those who live and work here. 626.1

E-5.1 Greening the Government 627

The District needs to set high standards for its own operations if it expects 
others in the community to follow suit. It should be a role model in energy 
efficiency, green building construction, low impact development, and 
environmentally sound landscaping. It should lead the way in recycling  
and composting solid waste, using recycled goods, and procuring “green 
power.” 627.1

The District needs to 

set high standards for 

its own operations 

if it expects others 

in the community to 

follow suit. It should 

be a role model in 

energy efficiency, 

green building 

construction, low 

impact development, 

and environmentally 

sound landscaping.
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E-5.2 Environmental Education and Stewardship 628

A key element of the District’s environmental strategy is increased 
environmental education. This should begin with collaborative efforts 
between local non-profits, the private sector, District and federal governments, 
and our K-12 schools. Aquatic and wildlife education programs instill 
appreciation of natural resources in our youth and provide them with 
knowledge and skills that they may use later in life. Environmental education 
activities should continue with adult programs, professional development for 
teachers, and outreach to the business community on environmental quality 
issues. These programs should move the city beyond environmental awareness 
to increased stewardship and informed action. 628.1

Policy E-5.2.1: Environmental Education in District Schools
Develop or expand programs to educate youth from pre-school to high 
school about the importance of protecting the environment. 628.2

Policy E-5.2.2: Continuing Education on the Environment
Encourage greater participation by residents, business owners, institutions, 
and public agencies in maintaining environmental standards. This should 
be achieved through public education, media, outreach and awareness 
campaigns, compliance assistance, and environmental enforcement 
programs. Typical programs could include recycling projects, creek clean-
ups, and tree planting initiatives. 628.3

Policy E-5.2.3: Interpretive Centers
Support the development of environmental education and nature centers in 
the District, particularly in recovering habitat areas such as the Anacostia 
River shoreline. 628.4

Policy E-5.2.4: Demonstration Projects
Encourage best practice guides, demonstration projects, tours, and other 
tools to create a culture where the “green choice” (i.e., the choice that results 
in greater energy efficiency and better environmental health) is the preferred 
choice for energy, transportation, construction, and design decisions. 628.5

See also Parks, Recreation, and Open Space Policy PROS-2.2.8 on 
Stewardship of Public Space.

Action E-5.2.A: Partnerships for Environmental Education
Develop partnerships with environmental non-profits and advocacy groups 
to promote environmental education in the District. Examples of such 
programs include the Earth Conservation Corps effort to employ inner-city 
youth in environmental restoration along the Anacostia River, the Anacostia 
Watershed Society’s tree planting, clean-up, and riverboat tour events, and 
the National Park Service summer programs for high school students at 
Kenilworth Park. 628.6

Aquatic and wildlife education 
programs instill appreciation of 
natural resources in our youth and 
provide them with knowledge and 
skills that they may use later in life. 
Environmental education activities 
should continue with adult programs, 
professional development for teachers, 
and outreach to the business 
community on environmental  
quality issues.



C I T Y W I D E  E L E M E N T S 

6-45E n v i r o n m e n t a l  P r o t e c t i o n 6-45

6

C I T Y W I D E  E L E M E N T S 

Action E-5.2.B: Production of Green Guide
Produce a “Green Guide” aimed at homeowners, builders, contractors and 
the community at large with guidelines and information on green building 
and low-impact development. 628.7

E-5.3 Environment and the Economy 629

Environmental and economic development goals intersect with respect to 
the redevelopment of “brownfield” sites. Brownfields include industrial, 
commercial, institutional, or government sites that are abandoned or 
underutilized, in part due to environmental contamination or perceived 
contamination. Their redevelopment provides the opportunity to revitalize 
distressed communities, increase property tax revenue, and create new 
jobs. In the District, a “Voluntary Clean Up Program” has been initiated to 
provide incentives to clean up brownfields and put them back into active 
use. There are currently six sites participating in this program. 629.1

Linked to the redevelopment of brownfields is the idea of “growing” the 
environmental sector of the District’s economy. A number of DC-based 
organizations have pioneered the idea of building a “green collar” workforce 
to demonstrate how employment and natural resource conservation can 
sustain one another. Training programs have been established to help DC 
youth find jobs in green construction, horticulture, parks and recreation, 
landscaping, recycling, and similar professions. The District can contribute 
to these programs through initiatives to attract “green businesses” to the 
city. Such efforts can help diversify the economy and provide new jobs while 
advancing the sustainability goals of the Comprehensive Plan. 629.2

Policy E-5.3.1: Brownfield Remediation
Clean up and redevelop contaminated “brownfield” sites, providing new 
business and job opportunities and expanding land resources for economic 
development, open space, and other purposes. Provide financial incentives 
for the remediation and redevelopment of these sites. 629.3

Policy E-5.3.2: Job Training
Provide job training for DC residents seeking careers in the environmental 
sector, including such fields as environmental science, landscaping and 
horticulture, lead hazard control, urban salvage and deconstruction, hazard 
abatement and remediation, and recycling. 629.4

Policy E-5.3.3: Incentives for Green Business
Support economic incentives that encourage environmentally sustainable 
businesses to locate in the District. 629.5
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Action E-5.3.A: Voluntary Clean-Up Program
Continue the District’s voluntary clean-up program. The program is 
designed to encourage the investigation and remediation of contamination 
on any site that is not on the EPA’s National Priority List and that is not the 
subject of a current clean-up effort. 629.6

Action E-5.3.B: Sustainable Business Initiative
Establish a Sustainable Business Initiative, starting with the creation of a 
committee including representatives from the Board of Trade, the Chamber 
of Commerce, the DC Building Industry Association, and others. 629.7

Action E-5.3.C: Green Business Certification
Establish a green business certification program as an incentive for 
companies that exemplify sustainable and environmentally responsible 
business practices. 629.8

Action E-5.3.D: Green Collar Job Corps
Explore the feasibility of creating a “green collar” job corps, including 
education in environmental fields, attraction and retention of green 
businesses and sustainable industry, and job training and placement within 
these fields and industries. 629.9

E-5.4 Environmental Program Management 630

The final section of this chapter addresses the administration of 
environmental policies and programs in the District of Columbia. In 
the past, the fragmentation of responsibilities across multiple agencies 
has hindered the enforcement of our environmental regulations and the 
collection and tracking of environmental data. There has been no single 
agency with an express mandate to protect the District’s environment and 
provide environmental leadership. 630.1

As noted in the opening paragraphs of this Element, legislation creating the 
Department of the Environment was approved in November 2005. Looking 
forward, a sustained commitment to funding and adequately staffing this 
department will be necessary to ensure that it can carry out its mission. 630.2
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Policy E-5.4.1: Environmental Planning
Create a District administrative structure that allows for the most effective 
possible means of natural resource planning and management. 630.3

Policy E-5.4.2: Adequacy of Funding
Provide for adequate funding and coordination of environmental protection 
activities and ensure that the environmental impacts of public actions and 
decisions are fully evaluated. 630.4

Policy E-5.4.3: Cost-Benefit Analysis
Ensure that cost estimates for environmental programs consider not only 
immediate costs but also the long-term value of the benefits that will result. 
To demonstrate long-term value, fiscal impact assessments should consider 
the long-term cost of not implementing environmental programs as well as 
the short-term cost of implementing them. 630.5

Action E-5.4.A: Department of the Environment
Provide the necessary staff resources, funding, and regulatory authority 
for the newly created District Department of the Environment to achieve 
its mission and successfully implement the District’s key environmental 
protection programs. 630.6
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Policy ED-2.3.8: Spin-Off Industries
Promote the development of hospitality-supply industries within the District 
to capture a greater share of the employment and income benefits associated 
with this labor-intensive sector. Presently, many of the industries that provide 
supplies to local hotels and restaurants are located outside of the city. 709.12

Policy ED-2.3.9: Hospitality Workforce Development
Recognize the potential for the hospitality sector to generate entry level jobs 
and opportunities for upward mobility for District residents by promoting 
vocational, job training, and job placement initiatives in this sector, and by 
working with local hotels, the District of Columbia Hotel Association, the 
Washington Convention and Tourism Corporation, and others. 709.13

Action ED-2.3.A: Assessment of Supply Industries
Conduct an assessment of the industries that provide goods and services to 
the District hotels and restaurants, such as caterers, laundries, and janitorial 
services. Based on the findings of the assessment, consider incentives and 
regulatory tools which might help the District capture a larger share of these 
businesses, along with possible locations for such uses within the city. 709.14

Action ED-2.3.B: Promote Unique Assets
Investigate opportunities for further promotion of Washington’s more 
esoteric attractions so that visitors may be drawn to new destinations in 
the city, thereby extending their stays and creating more economic benefits 
for the city. For example, consider tour packages that include “Undercover 
Washington” (featuring the FBI Building, Watergate, the Spy Museum, 
etc.); “Naturalist’s Washington” (featuring the C & O Canal, Dumbarton 
Gardens, the Anacostia River, Rock Creek Park, and the National 
Arboretum) and “Washington at War” (featuring the Fort Circle Parks, 
Marine Corps Historical Museum, and the war memorials). Consider also a 
permanent fair or series of destinations showcasing the 50 states that draws 
on the District’s status as the nation’s capital. 709.15

Action ED-2.3.C: Ballpark Economic Strategy
Develop a strategic plan to capitalize on the economic opportunities of  
the new Major League Baseball park, including the development of 
additional restaurants, entertainment, and hospitality services in the 
ballpark vicinity. 709.16

See the Arts and Culture Element for additional actions relating to tourism.

ED-2.4 The Institutional Economy 710

The District’s institutions, including colleges, universities, and hospitals, 
make a significant contribution to the local economy. As of 2004, Colleges, 
Universities and Professional Schools accounted for 30,500 jobs in the District, 
representing nearly five percent of total employment. Of the District’s top 20 
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private employers, the District’s Department of Employment Services reports 
that universities occupy the number one, two, four, nine, and 12 slots. George 
Washington University is the largest private employer in the city, followed by 
Georgetown. Employment at colleges and universities in the District peaked 
in 1999, declined for the next two years, and has been on the rise since. The 
District Department of Employment Services indicates this sector will gain 
about 4,500 jobs between 2002 and 2012. 710.1

Several of the District’s universities also have affiliated teaching hospitals. 
These include Washington Hospital Center (a private teaching hospital 
affiliated with several DC universities), Georgetown University Hospital/
Medstar Health, Howard University Hospital, and the George Washington 
University Hospital. These four institutions are the third, seventh, eighth, 
and 15th largest private employers in the District. Hospitals accounted for 
approximately 22,500 jobs in 2004, representing 3.4 percent of private sector 
employment. 710.2

Policy ED-2.4.1: Institutional Growth
Support growth in the higher education and health care sectors. Recognize 
the potential of these industries to provide employment and income 
opportunities for District residents, and to enhance the District’s array of 
cultural amenities and health care options. 710.3

See also the Educational Facilities Element for additional policies related 
to colleges and universities.

Policy ED-2.4.2: Secondary Benefits
Promote the development of local businesses and enterprises that rely on 
the concentration of universities and health care institutions in the city, 
including both firms that provide supplies to these industries, and firms that 
benefit from their knowledge and research capacity. 710.4

Policy ED-2.4.3: Higher Education and Health Care Linkages
Encourage continued linkages between the higher education and health care 
industries through facilities such as medical schools, teaching hospitals, and 
medical research centers. 710.5

See also the portions of this Element on the “Knowledge Economy” and 
“Increasing Access to Employment” for additional policies and actions 
relating to higher education.

ED-2.5 The Production, Distribution, and Repair Economy 711

Production, Distribution and Repair (PDR) jobs include the construction 
trades, utilities, transportation, publishing, manufacturing, wholesalers, 
and service providers such as commercial laundries. When these various 
industries are considered collectively, they account for approximately 10 
percent of the District’s employment. PDR employment in the District has 

The District’s institutions, including 
colleges, universities, and hospitals, 
make a significant contribution to the 
local economy. As of 2004, Colleges, 
Universities and Professional Schools 
accounted for 30,500 jobs in the 
District.
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been stable over the past several years. Declines in some 
sectors, such as manufacturing, have been offset by growth 
in other sectors, such as construction and warehousing. PDR 
jobs are particularly desirable in the District, as they offer 
competitive wages to persons with limited education and 
academic credentials. 711.1

As discussed in the Land Use Element, the areas that currently 
accommodate many of the city’s PDR jobs have come under 
scrutiny as developers have run short of more favorably-
located sites. This is particularly true around the New York 
Avenue Metro station, but is also the case on the New York 
Avenue industrial corridor and in other industrial areas such 
as Blair Road and Buzzard Point. Although Washington has 
never been an “industrial” city, it still must grapple with how 
much industrial land it can afford to lose before basic support 
services and municipal government functions are impaired 
(see “Industrial Land Use Study” text box). 711.2

The production, distribution, and repair sector plays an 
important role in supporting other sectors of the economy. 
The federal government, the hospitality industry, the 
construction trades, and many of the District’s large 
private employers require services that are delivered from 
warehouses, trucking and distribution centers, and wholesale 
or manufacturing facilities. Media companies whose 
operations involve an industrial component, such as studios, 
also may locate in the District’s industrial zones. 711.4

Policy ED-2.5.1: Industrial Land Retention
Retain an adequate supply of industrially zoned land in order 
to accommodate the production, warehousing, distribution, 
light industrial, and research and development activities 
which sustain the local economy, support municipal services, 
and provide good employment opportunities for District 
residents. 711.5

Policy ED-2.5.2: Retaining Heavy Industry
Ensure that basic manufacturing (M-zoned) land is retained 
within the District to support the heavy industries that are 
essential to the local economy, such as concrete and asphalt 
batching plants and waste transfer facilities. 711.6

Action ED-2.5.A: Industrial Business  
Improvement Districts
Consider the formation of an Industrial Business 
Improvement District (BID) along the New York Avenue 

In 2005, the DC Office of Planning 
commissioned a detailed study of the city’s 
industrial lands from a land use, economic, 
and market perspective. This work included:

A survey of existing industrial tenants, •	
and field surveys and mapping of 
land use patterns and physical 
characteristics of each industrial area

An opportunities and constraints •	
analysis of each sub-area based on the 
field surveys and mapping

An economic analysis of the role that •	
PDR businesses play in the DC economy

Development of evaluation criteria for •	
rezoning requests.

Based upon a detailed demand analysis, the 
study found that DC currently requires 70 
acres of additional land in which to house 
its municipal-industrial functions alone. 
The study also found that there is a limited 
supply of this type of land, and that much 
of the District’s industrial land is either 
undevelopable, has been rezoned, or is 
under significant development pressures.

The study provided future land use 
recommendations regarding where 
industrial land should be preserved and 
where it may be rezoned. Two tracks of 
recommendations are provided. The first 
emphasizes zoning strategies to provide 
appropriate standards and protections 
for PDR businesses where continued PDR 
use is appropriate. The second consists 
of policy responses such as Industrial 
Business Improvement Districts, 
contracting assistance, and industrial 
parks, all of which are intended to 
promote business development and growth 
in the PDR sectors.

Industrial Land Use Study 711.3

http://www.planning.dc.gov/planning/cwp/view,A,1282,Q,640475.asp
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Policy IN-2.3.1: Reducing CSO Outfalls
Reduce the Combined Sewer Overflow (CSO) outfall 
to the region’s rivers by implementing WASA’s Long 
Term Control Plan (LTCP). 1308.6

Action IN-2.3.A: Rehabilitate Pumps
Rehabilitate and maintain pump stations to support 
the LTCP and off-load stormwater in targeted 
combined sewer areas. 1308.7

Action IN-2.3.B: Federal Funding
Pursue federal funding to cover an equitable share of 
the LTCP. Also, pursue funding from Maryland and 
Virginia and consider a graduated rate structure for 
DC residents as a water conservation initiative. 1308.8

IN-3 Solid Waste 1309

The District generates roughly 650,000 tons of 
Municipal Solid Waste (MSW) per year, which is 
collected and processed by both public and private 
facilities. Municipal Solid Waste consists of everyday 
items such as product packaging, food waste, 
furniture and other household items, clothing, and 
larger bulk items such as household appliances. The 
District Department of Public Works (DPW) Solid 
Waste Management Administration is responsible for 
waste collection services from all government entities 
and approximately 110,000 single-family homes and 
residential buildings with up to three living units. 
Private haulers handle trash from commercial and 
multi-family residential establishments, including 
condominium and apartment buildings with more 

than three units. Approximately 70 percent of the annual solid waste in the 
District is from commercial sources and multi-family residences, while 30 
percent is generated from other residential uses and the government sector. 1309.1

In addition to waste collection, the DPW collects 5,000 tons of bulk trash and 
provides recycling service, household hazardous waste collection, leaf and 
yard waste collection, and dead animal removal. The DPW is also responsible 
for street and alley cleaning and solid waste education and enforcement. The 
DPW Office of Recycling is responsible for education, technical assistance, 
outreach, and enforcement. District recyclables are sorted at the Eagle 
Recovery Facility on North Capitol Street for sales and remanufacturing. The 
text box on the next page describes DC recycling regulations. 1309.2

The Long Term Control Plan 1308.9

The Combined Sewer System Long Term Control 
Plan (CSS LTCP) (July 2002) provides the District’s 
approach to reducing sewer overflows. Upon 
completion of the CSS LTCP improvements, 
existing overflows should be reduced by 
approximately 96 percent. The CSS LTCP that was 
originally scheduled to be implemented over the 
next 40 years is now being implemented over  
20 years. WASA utilized financial planning  
models developed by the EPA to assess the  
long-term impacts of these improvements on 
customer rates.

Key components of the LTCP include:

Construction of storage tunnels, allowing •	
storage and gradual release of CSO flows

Separation of the combined sewers in  •	
several sections

Consolidation and elimination of 13 outfalls•	

Pumping station improvements•	

Low Impact Development.•	

The complete LTCP including the detailed list 
of control program elements can be found 
at http://www.dcwasa.com/education/css/
longtermcontrolplan.cfm
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See the Environmental Protection Element 
for information and policies on recycling and 
reducing the solid waste stream.

Many new landfills collect potentially harmful 
landfill gas emissions and convert the gas into 
energy. The EPA’s Landfill Methane Outreach 
Program (LMOP) promotes the use of landfill gas 
as a renewable, green energy source. Landfill gas 
is primarily carbon dioxide and methane, both 
by-products of the decomposition of solid waste. 
While there are currently no landfill gas-to-energy 
(LFGE) projects or candidate landfills in the 
District, both Maryland and Virginia encourage 
and support such projects at landfills within those 
states. 1309.3

IN-3.1 Solid Waste Transfer Facilities 1310

An efficient solid waste transfer station system is 
essential for the District. There are currently five 
solid waste transfer facilities, three of which are 
privately owned and two of which are District 
operated. Map 13.1 on the next page shows the 
location of these stations. Approximately 60 
percent of the District’s municipal solid waste 
is processed at the Fort Totten Station, and the 
remaining 40 percent is processed at the Benning 
road facility. All municipal solid waste is removed 
by truck from the area since there are no active 
incinerators or landfills in the District. Trash 
is loaded onto long-haul trailers for removal to 
landfills as far away as North Carolina. 1310.1

The Benning Road facility was recently renovated; 
the Department of Public Works estimates that 
it has a functional capacity of 2,000 tons per day. 
The Fort Totten facility is scheduled to undergo 
major repairs to improve building safety and 
operations, including environmental pollution 
control measures. Major improvements will include 
brickwork and masonry repair, replacement of 
foundations and roofs, repair of utility systems, 
and replacement of machinery. Once these 
improvements are completed, the District will 
be able to process more than 4,000 tons daily 
including trash that was formerly handled by 

DC Recycling Regulations 1309.4

The District’s residential and commercial recycling 
programs are managed by DPW. Residential 
recycling is voluntary and includes a pickup on  
the same day as trash pick-up. Commercial 
recycling is required by law. Any premise not 
authorized to receive municipal trash and  
recycling collection services, or containing a unit 
used for non-residential purposes, is considered a 
business or commercial establishment.

Under DC law, all businesses located in the District 
must submit a bi-annual recycling plan to the 
Department of Public Works Office of Recycling 
and implement an ongoing recycling program. This 
program must include:

Separation of recyclables from other solid waste;•	

Adequate number of containers for  •	
separated recyclables; and

Hiring a licensed, registered recycling hauler •	
to regularly pick up recyclables (or, in certain 
circumstances, establishing a system where an 
entity may haul away its recyclables on  
its own).
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Map 13.1:  

Trash Transfer Stations in the District of Columbia 1310.2
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privately operated trash transfer stations. The text 
box to the right provides more information about 
trash transfer facilities. 1310.3

The District does not currently have a 
construction and demolition debris (C&D) 
transfer station, but it does permit disposal of 
a limited amount of C&D at the Fort Totten 
processing station. Large-scale commercial 
building debris disposal is handled privately. The 
majority of C&D is currently processed by several 
transfer stations in the surrounding areas of 
southern Maryland and northern Virginia. 1310.4

Policy IN-3.1.1: Solid Waste Collection
Ensure safe, reliable, adequate solid waste 
collection from residences, business 
establishments, institutions and other  
facilities. 1310.5

Policy IN-3.1.3: Reducing Community 
Impacts
Reduce the adverse effects of solid waste facilities, 
including noise, odors, and truck traffic, on 
District neighborhoods. 1310.6

Action IN-3.1.A: Upgrade Fort Totten Facility
Upgrade the Fort Totten transfer facility to 
provide a fully enclosed, modern solid waste 
transfer station to meet the District’s solid waste 
needs. Consider expansion of this facility to 
provide adequate space to meet other solid waste 
needs, including vehicle storage, “white goods” 
such as washing machines, refrigerators and other 
large household appliances, and other special 
waste disposal. 1310.7

Action IN-3.1.B: Trash Transfer Regulations
Enact regulatory changes that enable the private sector 
to provide more efficient trash transfer stations, be in compliance with 
enforceable regulations, and potentially provide a much needed state-of-
the-art construction and demolition waste processing site under private 
operation and ownership. Work with ANCs and community organizations 
in drafting these regulations to ensure that neighborhood concerns are 
addressed. 1310.8

What Is a Solid Waste 
Transfer Facility? 1310.9

A solid waste transfer facility is a light industrial 
facility where trash collection trucks discharge 
their loads for compacting. Once compacted, 
trash is reloaded onto larger vehicles (e.g., 
trucks, trains and barges) for shipment to a final 
disposal site. Transfer facilities are typically fully 
enclosed. Workers screen incoming wastes on the 
receiving floor or in an earthen pit, recovering 
materials from the waste stream that can be 
recycled and separating out any inappropriate 
wastes (e.g., tires, large appliances, automobile 
batteries). Transfer facility operators usually 
unload, compact, and transport waste off the 
site in a matter of hours.

The District undertook a Needs Assessment and 
Site Selection Study for trash transfer stations 
in 2000-2001 to assess the adequacy of existing 
facilities and determine how future needs might 
be met. Among the recommendations of the  
study were:

Changes to siting and permitting •	
requirements, including setback and buffering 
standards;

Upgrading of the Fort Totten and Benning •	
Road transfer stations;

Development of drop-off facilities for residents •	
at Fort Totten and Benning Road; and

Further analysis of costs, needs, public •	
education programs, and employee  
training initiatives.
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IN-4 Telecommunications 1311

Telecommunication is the transmission of information by wire, radio, 
optical cable, electromagnetic, or other means. The provision of high-quality 
digital infrastructure—wireless networks, fiber optics, and broadband 
telecommunications—is important to residents and businesses, and is vital 
to economic development. Such infrastructure is critical in the 21st century, 
particularly given the security and information needs of the national  
capital. 1311.1

The District’s Office of the Chief Technology Officer (OCTO) is 
responsible for improving, enhancing, and expanding wireless technology, 
communications systems, and electronic commerce in the District. OCTO 
develops and enforces policies and standards for information technology 
in District government and identifies where and how technology can 
systematically support the business processes of the District’s 68  
agencies. 1311.2

OCTO has initiated DC-NET, a fiber optic telecommunications network 
supplying District consumers with complete voice, data, video and wireless 
communications services. The system consists of interconnected strands of 
optical plastic from various providers that, when completed, will connect 
the majority of government and quasi-governmental services in the District. 
These include radio towers; police, fire and emergency management 
facilities; administrative buildings; public schools and libraries; recreation 
and community centers; District-owned hospitals and clinics; and semi-
governmental entities such as WASA, WMATA and UDC. 1311.3

In order to elevate the stature of the District, the “City of Access” initiative 
provides free Internet access and free or low-cost computer sites for DC 
residents. The initiative also aims to expand Internet access and technology 
training in DC neighborhoods by combining public and private institutional 
resources. 1311.4

IN-4.1 Planning and Coordination of Telecommunications 
Infrastructure 1312

Localities such as the District of Columbia can plan for and regulate 
telecommunications infrastructure within the limitations of Section 253 
of the 1996 Telecommunications Act. The Act prohibits local governments 
from imposing statutes, regulations, or other barriers that would have 
the effect of prohibiting a telecommunications provider from entering 
the market. It defines the authority of local government to plan and 
regulate such attributes as facility location, height, setbacks, and safety 
standards. The Federal Communications Commission (FCC) has the 
overall responsibility for regulating the interstate and international 
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telecommunications industry and has the ability to preempt local actions that 
do not conform to the provisions or the intent of the Act. 1312.1

In the District, the federal sector, local government, commercial industry, and 
general public rely heavily on radiofrequency services, facilities, and devices. 
In recent years, this demand has necessitated the location of new antennae on 
both federal and private land. The District Zoning Commission has established 
development standards for antenna towers and the National Capital Planning 
Commission has written guidelines for antennas on federal property in the 
National Capital Region. Both sets of guidelines govern the appropriate location 
of radiofrequency facilities for functional and aesthetic reasons, protecting 
the operational needs of federal installations and preserving parklands and 
important viewsheds. The planning regulations that govern the location of 
new antennas and towers for human health or safety are found in the Federal 
Elements of the Comprehensive Plan. These policies suggest joint use and co-
location of antennae, interior attenuation devices, and prudent avoidance to high 
exposures of electromagnetic fields. 1312.2

Policy IN-4.1.1: Development of Communications Infrastructure
Plan and oversee development and maintenance of communications 
infrastructure including cable networks, fiber optic networks, and wireless 
communications facilities to help support economic development, security, 
and education goals. 1312.3

Policy IN-4.1.2: Digital Infrastructure Accessibility
Promote digital infrastructure that provides affordable broadband data 
communications anywhere, anytime to the residents of the District. 
Investigate the cost-effectiveness of providing municipally-owned wireless 
broadband connectivity to guarantee more affordable high speed-internet 
access for residents, businesses, schools, and community organizations. 1312.4

Action IN-4.1.A: Guidelines for Siting/Design of Facilities
Establish locational and design criteria for above-ground telecommunication 
facilities including towers, switching centers, and system maintenance 
facilities. In addition, establish provisions to put cables and wires underground 
wherever feasible. Consult with ANCs and community groups in the 
development of siting criteria. 1312.5

See the Environmental Protection Element for additional policies  
and actions on the siting of telecommunication towers and  
transmission facilities.
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IN-5 Energy Infrastructure 1313

Although population has declined over the last 50 years, energy consumption 
in the District has remained relatively constant. Declines in residential use 
have been offset by growth in commercial use. Today, the commercial sector 
accounts for 62 percent (106 trillion Btu of energy used annually) of the 
District’s energy consumption, whereas the residential sector accounts for 20 
percent (33.5 trillion Btu). The transportation sector is the third largest energy 
consumer with 15.5 percent (26.5 trillion Btu). The commercial sector energy 
usage in the District accounts for 80 percent of the dollars spent on energy in 
the city. 1313.1

IN-5.1 Electric Infrastructure 1314

Electricity is delivered to District consumers by electric generation, 
transmission, and distribution facilities. Power plants generate high voltage 
electricity, which is released along transmission lines into the power grid 
to substations located throughout the District. From the substations, 
distribution lines deliver the electricity to transformers on the ground or 
mounted on utility poles. The transformers reduce the voltage so it can be 
safely used by District consumers. Currently, the Potomac Electric Power 
Company (PEPCO) supplies 95 percent of the city’s residential customers 
and 79 percent of the city’s commercial customers; the remainder is 
provided by other suppliers. 1314.1

In the District, PEPCO operates two oil-fired power plants located at 
Benning Road (550 MW) and Buzzard Point (256 MW). Oil has been the 
sole energy source used at these plants since coal was phased out in the mid-
1970s. However, the dependence on generating stations in the city is not as 
prevalent as it used to be. Today, a majority of electricity supplied to District 
residents is generated by coal-fueled power plants in Maryland. In addition, 
with the emergence of cogeneration projects and purchased power over the 
last 20 years, the District has access to and takes advantage of 450 megawatts 
from utilities as far away as Ohio. 1314.2

PEPCO plans to run the Benning Road and Buzzard Point power plants 
indefinitely. A significant PEPCO presence on other properties in the city 
will also be required for substations, fleet maintenance, and storage and 
service yards. The utility currently uses a 10-year planning horizon to 
estimate substation capacity. Its latest ten-year forecast determined that 
two new substations will be needed to meet load growth needs through 
2015. A new Northeast substation, to be located near the intersection of 
New York Avenue and Florida Avenue NE will provide additional capacity 
for the NoMA, Hechinger Mall/Bladensburg Road, Rhode Island Avenue 
Metro, and H Street NE areas. A proposed Southeast substation near the 
Southeast Federal Center will provide additional substation capacity for the 

Pepco’s oil-powered plant at  
Benning Road



C I T Y W I D E  E L E M E NTS   

13-19I n f r a s t r u c t u r e 13-19

13

C I T Y W I D E  E L E M E NTS   

	Today, a majority of 

electricity supplied 

to District residents 

is generated by coal-

fueled power plants in 

Maryland. In addition, 

with the emergence of 

cogeneration projects 

and purchased power 

over the last 20 years, 

the District has access 

to and takes advantage 

of 450 megawatts 

from utilities as 

far away as Ohio.

South Capitol Corridor, Buzzard Point, Waterside Mall, and the Southwest 
Waterfront areas. 1314.3

PEPCO is also increasing capacity at three existing substations by adding 
transformers and/or supplies. Existing substations will be expanded to serve 
growth along 7th Street, the U Street Corridor, Howard University Town 
Center, and Historic Anacostia. Beyond the ten-year horizon, PEPCO will 
site and construct substations to relieve future overloads at stations that are 
approaching capacity and to respond to future growth needs. At this time, 
PEPCO cannot determine the locations of new substations beyond the ten-
year horizon with any degree of certainty. 1314.4

Individual development projects and redevelopment on large sites will 
require new “feeder” lines to serve additional customers. Construction of 
these lines will impact existing development and infrastructure in a variety 
of ways. Underground distribution systems, which are typically required 
in new development, will require construction of new conduits, cables, and 
subsurface or pad-mounted transformers. Dense commercial or multi-family 
residential developments will often require the extension of new mainline 
underground feeder groups, potentially resulting in digging up of the streets 
and sidewalks. Public utility easements may also be needed to provide buried 
distribution systems inside multi-building developments. 1314.5

Policy IN-5.1.1: Adequate Electricity
Ensure adequate electric supply to serve current and future District of 
Columbia needs. This will require collaboration with PEPCO and other 
service providers. 1314.6

Policy IN-5.1.2: Undergrounding Electric Distribution Lines
Plan for the undergrounding of electric distribution lines throughout the 
District to provide increased reliability of service and enhanced aesthetics 
and safety, and seek equitable means to cover the high costs associated with 
undergrounding. Use the opportunity for undergrounding to bury other 
above-ground communication lines, such as telephone lines, wherever 
feasible. 1314.7

See the Environmental Protection Element for information about the 
District’s Energy Emergency Plan and Comprehensive Energy Plan.

IN-5.2 Gas Infrastructure 1315

Consumption of natural gas has remained stable for the past 25 years,  
(+/- 30 trillion BTU), even as petroleum and coal consumption have 
decreased dramatically. District consumers receive natural gas through 
transmission and distribution pipelines leading to compressor stations 
in and around the region. Regional Washington Gas compressor stations 
are located in the District, in Loudoun County and in Chillum, Maryland 



13-2013-20

13

T h E  C O M P REHENS      I V E  P L AN   F O R  T h E  NAT   I O NA  L  CA  P I TA  L :  D I STR   I CT   E L E M ENTS  

C I T Y W I D E  E L E M E NTS   C I T Y W I D E  E L E M E NTS   

with additional Transco Natural Gas Compressor Stations in Manassas and 
Columbia. It is important to be ever vigilant about the need for natural gas 
safety given the potential hazards associated with gas leaks. 1315.1

Policy IN-5.2.1: Natural Gas Safety
Promote consumer education on the benefits of regular monitoring of all 
above ground and buried natural gas piping on the customer’s side of the 
meter to prevent corrosion, leaking, and other safety hazards. 1315.2

IN-6 Infrastructure and New 
Development 1316

This section addresses the need to plan for, coordinate, fund, 
and implement capital improvements to address existing 
deficiencies as well to address the impacts and cost of new 
development. 1316.1

IN-6.1 Coordinating and Funding Infrastructure 
Improvements 1317

One of the basic purposes of the Comprehensive Plan is 
to improve the linkage between development and capital 
improvement decisions. However, as this Element highlights, 
many of the infrastructure improvements required to serve 
development are funded by entities other than the District 
of Columbia. Interagency coordination is necessary to 
ensure that capacity remains adequate. Coordination with 
the private sector is also important. The general trend in 
cities and counties across the country has been for the 
development community to bear a greater share of the cost 
of infrastructure expansion, rather than leaving this burden 
to local taxpayers and ratepayers (see text box). This is 
already common practice in the District and will continue to 
be so in the future, given the District’s already high tax rates 
and fiscal imbalance. 1317.1

Policy IN-6.1.1: Coordination of Infrastructure 
Improvements
Ensure that infrastructure upgrades are carefully scheduled 
and coordinated with development and redevelopment plans 
in order to minimize traffic rerouting, pavement cuts for 
laying cable or placement of other infrastructure within the 
street right-of-way, street closings, disruptive subsurface 
excavation, and utility shut-offs. 1317.2

In general, local governments and/or 
independent agencies or authorities 
(e.g., WASA, PEPCO) are responsible 
for the maintenance and upkeep of 
infrastructure. There are a number 
of ways that local governments fund 
infrastructure improvements. The most 
common are long-term financing via 
bonds and “pay-as-you go” revenues 
collected via taxes or utility rates. 
In many cases, municipalities have 
foregone investment in infrastructure 
due to revenue constraints. The result is 
deferred maintenance and a long backlog 
of unfunded repairs—an unfortunate 
reality in cities across the country.

Many local governments require 
infrastructure costs for new development 
to be borne by the developer through 
impact fees, special assessments, or 
other fees or taxes. Such fees are usually 
proportionate to the actual costs of 
building new water lines, sewer lines, and 
other utilities to serve the development 
site. While impact fees are effective to 
address the impacts of new development, 
they may not be used to address deferred 
maintenance. Those costs must be 
financed through other means—generally 
through higher rates that cover the cost 
of bonds and capital projects.

Paying for Infrastructure 1317.3
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Policy IN-6.1.2: Creative Financing
Promote creative financing tools to fund infrastructure maintenance and 
replacement. These could include innovative taxing programs, user fees, and 
new development charges. 1317.4

Policy IN-6.1.3: Developer Contributions
Require that private developers fund the necessary relocation or upgrading 
of existing utilities to address limitations with existing infrastructure on 
or adjacent to proposed development sites. For necessary upgrades to water 
and wastewater infrastructure, developers should contribute to the cost of 
extending utilities to the project site or upgrading existing utilities to the 
specifications necessary for their proposed project. 1317.5

Action IN-6.1.A: Developer Reimbursement Agreement
Formulate consistent, equitable, and manageable developer Reimbursement 
Agreements for the incremental costs of water, sewer, and other utility 
upgrades. The Agreements should provide a means for the initial developer 
to be reimbursed by the District through payments by other developers who 
benefit from the initial developer’s infrastructure improvements. 1317.6

Action IN-6.1.B: Coordination Of Infrastructure Upgrades
Establish a central repository for data and schedules for planned 
infrastructure upgrades to minimize the need for repeated street and 
sidewalk excavation. 1317.7
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advertising, architecture, and media, as well as those in the visual and 
performing arts. Persons in the creative professions generate technological 
innovation, cultivate change, and bring new ways of thinking to the city’s 
leading industries. Moreover, culturally diverse urban areas attract, retain 
and inspire talented people. This can improve economic competitiveness 
as well as opportunities for artistic expression. Cities across the country 
have developed a variety of tools to support and retain their creative 
workforce. From Business Improvement Districts (BIDs) to the adoption of 
artist-friendly zoning standards, planning practices can bolster the arts by 
supporting creative professionals. 1408.2

AC-3.1 Housing for the Creative Workforce 1409

According to Census 2000, the District has a higher percentage of artists 
in its workforce than any other state in the country. Yet the city’s ability 
to sustain its artists is threatened by a lack of affordable real estate and 
suitable locations for studios, live-work space, and production facilities. 
Some artistic enterprises have already left the city for cheaper space in the 
suburbs. Businesses in the cultural and non-profit sectors are particularly 
vulnerable to cost pressures due to their low profit margins, specialized 
needs, and entrepreneurial nature. 1409.1

Live-work spaces traditionally have consisted of converted warehouses 
and industrial buildings, with open floor plans that offer large, flexible 
workspaces. Such spaces may house activities like film processing, welding, 
amplified music, fired ceramics, and other uses that are not compatible with 
traditional residential development. This is problematic in the District, since 
the city has a limited supply of industrial buildings and the competition for 
these buildings is fierce. 1409.2

While the District clearly has many groups in dire need of affordable 
housing, the needs of the arts community should not be forgotten. Creative 
and effective solutions can be developed without diminishing the city’s 
resources for broader affordable housing programs. 1409.3

Policy AC-3.1.1: Affordable Artist Housing
Include provisions for arts professionals in the District’s affordable housing 
programs. 1409.4

See also the Housing Element for additional policies and actions on 
affordable and workforce housing.

The Mather Building in downtown DC 
is an example of an affordable live-
work space for artists. The building 
had been vacant for over a decade 
before the Cultural Development 
Corporation of DC and a private 
developer renovated it as condos, with 
the units on the building’s second two 
floors designated for artist live/work 
space. This development gave artists 
an opportunity to own their space at 
a very low cost and enabled them to 
remain in the District.
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Policy AC-3.1.2: Live-Work Spaces
Ensure that the District’s zoning and land use regulations support the 
development of live-work space for artists in a variety of settings around  
the city. 1409.5

Action AC-3.1.A: Zoning Amendments
Conduct a review of planning, building, and zoning regulations as they 
relate to arts uses to: (a) permit and/or create incentives for joint living and 
work quarters for artists in new and existing structures; and (b) make it 
easier to use garages and accessory buildings on residential lots as studio 
spaces, provided that issues such as noise, fire safety, environmental 
protection, and parking can be addressed. 1409.6

See the Land Use Element for additional policies on home-based businesses.

AC-3.2 Promoting Cultural Tourism 1410

Cultural tourism “is travel directed toward experiencing the arts, heritage, 
and special character of unique places.” This definition emerged from the 
1995 White House Conference on Travel and Tourism, which declared 
United States involvement in this worldwide phenomenon a national 
priority—a way to link support of American cultural institutions with 
economic development goals for the nation. 1410.1

According to the Travel Industry Association of America, cultural tourism 
is the fastest growing segment of the tourism industry, representing 81 
percent of domestic travelers. Based on survey data, 66 percent of the 
nation’s cultural travelers want to visit historic places and museums, while 
45 percent want to participate in arts and cultural events. 1410.2

The District is rich in the kinds of experiences and places those visitors 
are seeking. While some of these places are well known—the streets of 
Georgetown or Capitol Hill, for instance—many are not. Places like the 
Fort Circle Parks, Historic Anacostia, and Brookland are rich in landmarks 
that are known to few outside the city. The visitor experience should be 
expanded to include the dozens of cultural attractions that exist beyond 
the monuments and museums of the National Mall. This will bring more 
visibility and revenues to local cultural institutions and new dollars to the 
city’s neighborhoods. Additionally, the development of new museums and 
cultural facilities beyond the Monumental Core, as called for by NCPC’s 
Memorials and Museums Master Plan, can expand choices for visitors and 
provide growth opportunities for local tourism. 1410.3
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Policy AC-3.2.1: Promoting Cultural Amenities
Promote the development of cultural amenities “beyond the Mall” in an 
effort to more fully capitalize on the economic benefits of tourism for 
District residents, businesses, and neighborhoods. 1410.4

Policy AC-3.2.2: F Street Museum Corridor
Encourage the siting of new museums and theaters along the F Street NW 
Corridor through Downtown, creating a second “tier” of cultural attractions 
that complements the National Mall and anchored by such attractions as the 
Spy Museum and the National Portrait Gallery. 1410.5

Action AC-3.2.A: Marketing Cultural Events
Explore improvements to more effectively market cultural events in the 
city, for example, by partnering with the Cultural Alliance of Greater 
Washington to expand TICKETplace into a centralized box office for all arts 
performances and events in the city. 1410.6

AC-4 Increasing Support for the Arts 1411

The nonprofit arts are not entirely self-supporting. The income generated 
through ticket sales or by sales of artwork rarely equals the costs of 
production, leaving arts enterprises to look for other income sources. 
Individual artists have limited access to funding, and non-profit arts 
organizations face tough competition for affordable space. Cities all over the 
United States confront these challenges and continuously seek new sources 
of arts funding. Expanded local government funding is one approach, but 
there are many non-traditional approaches being explored. 1411.1

Increasing support for the arts also requires that we instill an appreciation 
for the arts through education. Arts education can nurture the creative and 
artistic talents of District residents, and can foster a love for the arts that 
may later translate into financial support and patronage. 1411.2

AC-4.1 Public Funding 1412

In the District of Columbia, the DC Commission on the Arts and Humanities 
is the primary public funding agency. It provides grants to individual artists 
and a wide variety of nonprofit organizations. The Commission is supported 
primarily by District government funds and federal block grants and other 
special funds awarded by the National Endowment for the Arts. In addition, 
the Commission receives charitable contributions and donations through the 
Arts and Humanities Enterprise Fund. In recent years, revenues totaling close 
to $1.2 million have been raised through auctions and merchandise sales from 
special projects such as Party Animals and Pandamania. The District also 
maintains a dedicated revenue stream from its capital budget to support the 
development of arts facilities. 1412.1
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Policy AC-4.1.1: Making Funding Inclusive
Ensure that city funding for the arts occurs through a fair and transparent 
process and supports the delivery of services to the broadest possible 
spectrum of the community, with a particular emphasis on underserved 
communities. 1412.2

Policy AC-4.1.2: Granting Cost Reductions and Exemptions
Reduce or eliminate, whenever possible, city-imposed costs associated with 
producing the arts by non-profit organizations and educational institutions. 
Explore off-setting costs for business licenses and permits, property taxes, 
insurance, and rents for the use of city facilities, among others. 1412.3

AC-4.2 Partnerships 1413

Given the limits of public funding, support for the arts has increasingly 
relied on partnerships with the corporate and institutional sectors. This 
shift has been accompanied by a growing interest in the arts by the business 
sector. Audiences for the arts are often the very markets that businesses are 
trying to reach. 1413.1

The trend toward partnerships has provided the arts with new resources for 
programs and operations. These include both funding and contributions 
of in-kind goods and services. The District can help support and expand 
these links through its economic development programs and through the 
activities of the Commission on Arts and Humanities. It can also help build 
partnerships with organizations like the National Endowment for the Arts, 
local philanthropic organizations and foundations, and our colleges and 
universities. 1413.2

Here in the District there is a history of civic volunteerism. This extends to 
cultural leadership through diverse non-profit arts, cultural organizations, 
and regional advocacy organizations such as the Cultural Alliance of 
Greater Washington. Stronger collaboration among these organizations and 
other city and federal agencies is needed to maximize our resources and 
broaden the reach of arts and culture. 1413.3

Policy AC-4.2.1: Private Sector Partnerships
Develop partnerships with the private sector to encourage monetary 
and non-monetary support for the arts, as well as sponsorships of arts 
organizations and events. 1413.4

Policy AC-4.2.2: Partnerships Among Organizations
Promote the creation of partnerships among the District and federal 
governments, local businesses, arts organizations, schools, college and 
university art programs and departments, and charitable foundations to 
enhance arts programming, funding and facility development. 1413.5
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Policy AC-4.2.3: Colleges and Universities
Recognize the contribution of local colleges and universities to arts 
and culture in the city and promote continued collaboration to develop 
additional arts facilities and programs serving the broader community. 1413.6

AC-4.3 Engaging the Arts Community in Planning 1414

Building a stronger constituency for the arts will require engaging the 
arts community more effectively in local planning. Since 1968, the DC 
Commission on Arts and Humanities (COAH) has been a vehicle for artists 
and creative professionals from across the city to advocate for policies that 
expand cultural awareness and opportunity. Strengthened relationships 
between the COAH and other city agencies can lead to clearer, more 
integrated, and ultimately more successful results. By organizing and 
mobilizing the arts community, the District can also work toward greater 
support from arts patrons from across the entire metropolitan area, and not 
just those living in the District. 1414.1

Policy AC-4.3.1: Engaging Our Arts Community
Increase the involvement of the arts community in the design of the physical 
environment, and include artistic considerations in local planning and 
redevelopment initiatives. 1414.2

Policy AC-4.3.2: Role of the Commission on Arts and Humanities
Maintain and strengthen the DC Commission on Arts and Humanities 
so that it can better serve the public through arts policy coordination, 
planning, and programming. 1414.3

Policy AC-4.3.3: Collaboration with Historic  
Preservation Organizations
Encourage non-profit and private arts organizations to work closely with 
historic preservation organizations to reuse historical buildings, including 
historic theaters, as cultural centers. 1414.4

Policy AC-4.3.4: Coordination with Other Jurisdictions
Encourage other jurisdictions in the region to help sustain and enhance the 
cultural facilities located within the city that serve the region as a whole. 1414.5

AC-4.4 Increasing Arts Awareness and Education 1415

The arts play a crucial role in improving students’ ability to learn and can 
have a significant effect on a child’s overall success in school. Research 
studies point to strong relationships between arts education and basic 
cognitive skills used in other core subjects, including reading, writing, 

By organizing and mobilizing the 
arts community, the District can also 
work toward greater support from 
arts patrons from across the entire 
metropolitan area, and not just those 
living in the District.
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and math. Experiencing art can be especially beneficial for students from 
economically disadvantaged neighborhoods and can provide intellectual, 
personal, and social development benefits. Despite these benefits, arts 
programs are often the first to go when budgets are cut. 1415.1

The need for arts education is not confined to school children—art is critical 
at all levels of human development. Ongoing access to the arts—through 
classes, museum programs, tours, discussions, and other means—can enrich 
one’s quality of life. Lifelong participation in the arts can create a broader 
understanding of the world around us and heightened awareness of other 
cultures and global issues. 1415.2

Policy AC-4.4.1: Arts Education Programs
Build a stronger constituency for the arts in the District through arts 
education in K-12 schools including attendance at arts performances and art 
exhibitions, and support of adult art programs for persons of all ages and 
backgrounds. City resources should be used to help promote the strong and 
diverse arts programs offered by our public schools. 1415.3

Policy AC-4.4.2: Partnerships with Educational Institutions
Strengthen collaborations among artists, arts organizations, teachers, school 
administrators and others to expand the resources of the arts community 
and broaden the reach of arts and culture. 1415.4

Policy AC-4.4.3: Arts Awareness for Special Populations Groups
Provide accessible arts information resources to non-English speaking 
residents, seniors, and visually and hearing impaired populations. 1415.5

Policy AC-4.4.4: Participation of Artists
Support and increase the participation of artists in the District’s arts 
education programs. 1415.6
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Overview 1500

The Capitol Hill Planning Area encompasses the 3.1 square miles  
located east of the U.S. Capitol, north of I-695, and south of Florida 

Avenue and Benning Road. Boundaries of the Planning Area are shown on 
the Map at left. Most of this area has historically been Ward 6, although in 
past decades parts have been included in Wards 2 and 5. 1500.1

The Planning Area is bounded on the west by Central Washington and on 
the south by the Anacostia Waterfront. Because plans for these two areas 
are of particular concern to Capitol Hill residents, this chapter includes 
cross-references to relevant sections of the Central Washington and Lower 
Anacostia Waterfront/Near Southwest Area Elements. Changes along the 
waterfront—particularly at Reservation 13 and in the Near Southeast—are 
extremely important to the future of Capitol Hill. 1500.2

In many respects, Capitol Hill is a “city within the city.” The community 
has well defined physical boundaries that enhance its sense of identity. Its 
neighborhoods are united by history, architectural tradition and relatively 
consistent urban form, including a system of grid and diagonal streets that 
has remained faithful to the 1791 L’Enfant Plan for Washington. Much of 
the community has the feel of a small historic town, with block upon block 
of attractive late 19th century and early 20th century row houses, well-
maintained public spaces, historic schoolhouses and corner stores, rear yard 
alleys, and traditional neighborhood shopping districts. The community’s 
attractive housing stock, living history, low scale, and proximity to the U.S. 
Capitol make “the Hill” one of the District’s most celebrated and attractive 
communities. 1500.3

Capitol Hill is comprised of several distinct neighborhoods. The original 
Capitol Hill neighborhood was developed on the high ground just east of 
the U.S. Capitol building during the 1800s and is still the historic heart 
of the community. The Lincoln Park and Stanton Park neighborhoods 
developed around their namesake squares with similar housing stock and 
street patterns. Areas such as Hill East, Northeast Capitol Hill, Kingman 
Park, and Rosedale have their own sense of identity, shaped by such factors 
as geography, housing stock, architecture, public schools and parks, and 
commercial centers. Rosedale, for example, is characterized by wood-frame 
row houses (rather than brick), smaller lots, and less uniform architecture. 
Other parts of the Hill include concentrations of flats and small apartments, 
including publicly subsidized housing complexes like Potomac Gardens. 1500.4

The major business districts in the Capitol Hill Planning Area are located 
along the east-west avenues that cross the community, particularly 
Pennsylvania Avenue, Massachusetts Avenue, and H Street NE. Historically, 

Capitol Hill  
Area Element
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some of the north-south streets also supported neighborhood commercial 
districts, including 8th Street, 11th Street, and 15th Street. Among these, only 
the 7th Street/8th Street SE (Barracks Row) business district remains active 
today; the others have declined or been replaced by housing as shopping 
patterns and transportation conditions have changed. As an older urban 
neighborhood, there continue to be small neighborhood commercial uses 
such as dry cleaners, beauty salons, and corner stores across the Planning 
Area. Capitol Hill is also home to Eastern Market, a lively and historic 
public market where independent vendors sell fresh meats, vegetables, 
flowers, and other goods to customers from across the city. 1500.5

The Capitol Hill area has an excellent transportation network, making auto 
ownership an option rather than a necessity for many households. The scale 
and topography of the neighborhood, as well as wide sidewalks and street 
trees, create ideal conditions for walking. The southeast portion of the Hill is 
served by the Capitol South, Eastern Market, Potomac Avenue, and Stadium-
Armory Metro stations. Arterials like Pennsylvania Avenue and East Capitol 
Street provide excellent east-west circulation. The downside, however, is that 
Capitol Hill neighborhoods suffer from heavy volumes of commuter traffic 
going to and from areas east of the Anacostia River. The community is also 
easily accessed by I-295 and the Southeast/Southwest Freeway (I-695). 1500.6

Capitol Hill is home to several parks, including Lincoln and Stanton 
Squares, Rosedale and Sherwood Recreation Centers, and many smaller 
pocket and triangle parks. It is also home to the 25-acre Congressional 
Cemetery, a national historic landmark. The largest parks serving the Hill 
neighborhoods are along the Anacostia River, including West Anacostia 
Park and the lands north of RFK Stadium. 1500.7

Much of the community’s distinctive character is protected as a National 
Register historic district; in fact, Capitol Hill is the largest residential 
historic district in the city and includes some 8,000 structures mostly 
dating from 1850 to 1915. The historic district includes 19th century manor 
houses, Federal townhouses, small frame dwellings, Italianate rowhouses, 
and pressed brick rowhouses, often with whimsical decorative elements. 
Many of the row houses have rentable English basement units, contributing 
to neighborhood diversity and affordability. Increased home values and 
an influx of higher income professionals have increased the buying power 
of area residents and have helped to revitalize commercial corridors. But 
housing options for lower income and working class families have been 
shrinking, especially in the last five years. The tightening housing market 
has also impacted the many Congressional interns and young staffers who 
have historically relied on the Hill’s moderately priced rental housing. 1500.8

Capitol Hill has always had an active and involved citizenry. The Capitol 
Hill Restoration Society was founded in 1955 to protect the historic fabric of 
the Hill neighborhood. Their efforts led to the designation of the Capitol 
Hill historic district in 1976. Other neighborhood groups, like the Stanton 

Capitol Hill is the largest residential 
historic district in the city.
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Park Neighborhood Association, North Lincoln Park Neighborhood 
Association, Near Northeast Citizens Against Crime and Drugs, the Barney 
Circle Neighborhood Association, the Kingman Park Civic Association, 
and Hill East Waterfront Action Network, are committed to ensuring the 
livability of their neighborhoods. Business organizations like the Capitol 
Hill Association for Merchants and Professionals, Barracks Row and H 
Street Main Streets, Capitol Hill Business Improvement District, and Penn 
East Alliance all work tirelessly to ensure that the Hill is a great place to shop, 
work, visit, and live. 1500.9

Context

History 1501

The Capitol Hill Planning Area has played an important role in the growth 
of the nation’s capital since the 1700s. The neighborhood itself takes its 
name from what was once called “Jenkins Hill.” It was here that Pierre 
L’Enfant sought to locate the “Congress House” or U.S. Capitol Building. 
L’Enfant’s original vision was that Washington’s major commercial 
street would extend eastward from the Capitol to the Anacostia River. A 
deepwater port on the river would become the city’s center of commerce. 
The eastern section of L’Enfant’s grand design failed to materialize, 
however, and the city developed to the west. However, the Hill was to 
achieve its own unique identity. 1501.1

During the city’s early years, privately owned buildings were constructed 
close to the Capitol, and occupied by artisans and craftsmen. The Navy 
Yard, to the south of the Capitol, also attracted development. By the time 
the British burned the Capitol building in 1814, a small community had 
been established on the Hill. Capitol Hill had cemeteries, an outdoor 
market, churches, hotels, and taverns. Boarding houses were constructed 
for members of Congress. 1501.2

At the beginning of the Civil War in 1861, only a few blocks east of the 
Capitol and south near the Navy Yard had been developed. Most streets were 
unpaved. Shanties stood side by side with more substantial wood frame and 
brick dwellings. Horse drawn streetcars served the Hill and the Navy Yard, 
and connected these areas to the Capitol and Downtown. 1501.3

The neighborhood began to expand after the Civil War. The city had 
endured and prospered, and investment increased. During the last quarter 
of the 19th century, brick row houses were built north and east of the Capitol, 
new stores and banks were established, and streets were graded and paved. 
A major public works program gave the city—and Capitol Hill—a municipal 
water supply and sewerage system. A mix of ethnic groups settled in the 
community, including Italians, Germans, and African-Americans. 1501.4
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By the late 1800s, there were houses as far as Lincoln Park, where the 
Emancipation statue was erected in 1876. Philadelphia Row, completed in 
1866 on 11th Street SE, was one of the first large-scale developments in the 
area. Senators, congressmen, and other public officials lived in the elegant 
homes around Lincoln Park and along East Capitol Street. More modest 
homes supported a growing middle class, employed at the Navy Yard and at 
the federal buildings around the U.S. Capitol. The area’s growth was spurred 
by the construction of electric streetcar lines in the early 1900s, also giving 
rise to commercial districts like H Street. 1501.5

The Hill has gone through several cycles of decline and renewal during 
the last century. During the 1920s, the federal government began renting 
out many of the houses on Capitol Hill. The neighborhood became less 
fashionable than the burgeoning area northwest of Downtown, and some 
of its more prominent residents relocated. By the late 1920s, the National 
Capital Park and Planning Commission had developed plans for an 
eastward extension of the National Mall, extending from the Capitol to the 
Anacostia River. While these plans were not carried out, housing conditions 
on the Hill continued to deteriorate through the Great Depression and 

World War II. The 1950 Comprehensive Plan identified 
much of the neighborhood as “obsolete” or “blighted.” 
Congress funded public housing construction in 
response, and additional blocks around the Capitol were 
replaced with new federal offices. 1501.6

Parts of Capitol Hill were already being “gentrified” by 
the 1950s. Many turn-of-the-century row homes on the 
blocks just east of the Capitol were restored, bringing 
a renaissance to close-in neighborhoods. However, the 
recovery was uneven and was slower to arrive on the 
eastern edge of the Hill. Parts of the area continued to 
decline through the 1960s, and H Street was devastated 
by the 1968 riots. Most of Capitol Hill remained 
a stable, diverse, economically and racially mixed 
community through the 1980s and 1990s. Population 
decline was not as steep as it was in the neighborhoods 
to the north and east, and the community has remained 
consistently strong through difficult as well prosperous 
times. 1501.7

Land Use 1502

Land use statistics for the Capitol Hill Planning Area 
appear in Figure 15.1. Capitol Hill comprises 1,959 
acres, or about five percent of the city’s land area. 1502.1

Lincoln Park

Figure 15.1:  

 �Land Use Composition 
in Capitol Hill 1502.2

Source: DC Office of Plannning,2006
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Capitol Hill contains more land in streets and street rights-of-way (39 percent) 
than any of the city’s 10 Planning areas. This is due to the broad avenues of the 
L’Enfant Plan, the regularity of the street grid, the extensive system of alleys, 
and the wide street rights-of-way. 1502.3

Residential uses account for 30 percent of the total. Of the 573 acres of 
residential land use on Capitol Hill, 520 acres are developed with row 
houses. Despite the low physical profile of the row houses, overall densities 
exceed the citywide average and are about 40 units per acre. 1502.4

Commercial uses represent about five percent of the total area, which is 
comparable to the citywide average. Major commercial areas include H 
Street, Pennsylvania Avenue, Benning Road, and 8th Street SE. There is 
almost no industrial development in the community. 1502.5

Open space and parks comprise 15 percent of the Planning Area. The 
larger open spaces serving the neighborhood are along the Anacostia River, 
including Congressional Cemetery and the land north of RFK Stadium. Public 
facilities, primarily local public schools, public charter schools, and the DC 
Jail and former DC General Hospital complex, comprise four percent of the 
area. Institutional uses comprise two percent of the total area. In 2005, about 
three percent of the Planning Area consisted of vacant, developable land. 1502.6

Demographics 1503

Basic demographic data for Capitol Hill is shown in Table 15.1. In 2000, 
the area had a population of 47,600, or about eight percent of the city’s 
total. Population declined by eight percent during the 1990s. However, the 
number of households actually increased by four percent during the same 
period, as average household size dropped from 2.30 to 2.06. The drop in 
household size was steeper here than in the city as a whole, indicating a 
growing number of one- and two-person households. On the other hand, 
the percentage of children and seniors in the Planning Area was virtually 
the same in 2000 as it was in 1990. 1503.1

Today, the percentage of children in the Planning Area is slightly less than 
the citywide average, while the percentage of seniors is about the same as 
the citywide average. About 47 percent of the Planning Area’s residents 
lived in the same house in 2000 as they did in 1995. This is about the same 
as the citywide average of 46.9 percent. About 10 percent of the Planning 
Area’s population resides in group quarters—a majority of this population is 
associated with the DC Jail. 1503.2

Capitol Hill’s racial composition is similar to the city as a whole. 
Approximately 59 percent of the Planning Area’s residents are African-
American and approximately 36 percent are white. These compare to 
citywide percentages of 60 percent and 30 percent. About two percent of the 
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Table 15.1:  

Capitol Hill at a Glance 1503.3

Basic Statistics
Land Area (square miles) 3.1

Population
1990
2000
2005 (estimated)*
2025 (projected)*

51,755
47,605
47,600
55,200

Households (2005)* 21,600

Household Population (2005)* (excludes group quarters) 43,500

Persons Per Household (2005)* 2.01

Jobs (2005)* 17,880

Density (persons per sq mile) (2005)* 15,400

Year 2000 Census Data Profile
Capitol Hill  

Planning Area** Citywide

Total % of Total % of Total
Age 

Under 18
18-65
Over 65

7,454
35,138
5,013

15.7%
73.8%
10.5%

20.0%
67.8%
12.2%

Residents Below Poverty Level 7,560 15.9% 20.2%
Racial Composition 

White
Black
Native American
Asian/Pacific Islander
Other
Multi-Racial

17,350
28,091

147
804
514
699

36.4%
59.0%
0.3%
1.7%
1.1%
1.5%

30.4%
60.3%
0.3%
2.6%
2.8%
5.2%

Hispanic Origin 1,375 1.9% 7.8%
Foreign-Born Residents 2,528 5.3% 12.8%
Tenure 

Owner Households
Renter Households

10,812
10,685

50.3%
49.7%

40.7%
59.3%

Population 5+ yrs in same house in 2000 as in 1995 21,460 47.2% 46.9%
Housing Occupancy 

Occupied Units
Vacant Units

21,497
2,591

89.2%
10.8%

90.4%
9.6%

Housing by Unit Type 
1-unit detached
1-unit attached
2-4 units 
5-9 units 
10-19 units 
20-49 units 
50+ units 
Mobile/other

1,019
12,922
4,885
1,347
1,576
1,158
1,048

133

4.2%
53.6%
20.3%
5.6%
6.5%
4.8%
4.4%
0.6%

13.1%
26.4%
11.0%
8.0%
10.3%
7.4%

23.3%
0.2%

 
*�Figures noted with an asterisk are estimates developed by the Office of Planning and the Department of Employment 
Services based on a variety of data sources.

**Total population of subcategories may not match 2000 Census totals due to sampling errors.



a r ea   E L E M E N T S 

15-7C A P I T O L  H I L L 15-7

15
a r ea   E L E M E N T S

Hill’s residents are Asian and 1.5 percent are multi-racial. Only 5.3 percent 
of the area’s residents are foreign-born, and only two percent are of Hispanic 
origin. Both of these figures are less than the citywide averages. 1503.4

Housing Characteristics 1504

The 2000 Census reported that 54 percent of the homes in the Capitol Hill 
Planning Area were row houses. This is more than double the citywide 
average of 26 percent. Only 4.2 percent of the housing units were single family 
detached homes, compared to 13 percent for the city as a whole. The area also 
contained fewer units in large apartment buildings than the city as a whole. 
Only nine percent of Capitol Hill’s housing units were in buildings with more 
than 20 units, compared to 30 percent citywide. Conversely, Capitol Hill 
has more units in 2-4 unit buildings than the city as a whole—more than 20 
percent in 2000 (compared to a citywide average of 11 percent). 1504.1

The 2000 Census reported that 10.8 percent of the housing units in the 
Planning Area were vacant. This is a reduction from the 1990 rate of 11.9 
percent. The 2000 vacancy rate is comparable to the citywide rate of 9.6 
percent. 1504.2

About half of all Capitol Hill households are homeowners and half are renters. 
The percentage of owners rose from 48.2 percent in 1990 to 50.3 percent in 
2000, while the percentage of renters fell from 51.8 percent to 49.7 percent. 
Capitol Hill has a higher home ownership rate than the city as a whole. 1504.3

Income and Employment 1505

Data from the Department of Employment Services and the Office of Planning 
indicate there were about 17,900 jobs in the Capitol Hill Planning Area in 2005, 
primarily in local-serving businesses, public schools, and government. This 
represents just two percent of the city’s job base. However, the Planning Area is 
surrounded on the west and south by large employment centers, including the 
U.S. Capitol Complex, and the Southeast Federal Center. Data from the 2000 
Census indicates that 37 percent of the jobs within the Capitol Hill Planning 
Area were held by District residents. Some 48 percent of the jobs were held by 
Maryland commuters, 13 percent by Virginia commuters, and two percent by 
residents claiming other areas as their home. 1505.1

In 2000, the Census indicated the median income in the Planning Area was 
$51,698. This is higher than the citywide average. Nonetheless, 15.7 percent 
of the residents lived below the federal poverty level and the percentage of 
residents living in poverty actually increased from 13.6 percent in 1990. 
Most employed residents in the Planning Area worked in the District of 
Columbia. 2000 Census “journey to work” data indicates that 41 percent of 
the area’s residents commuted to Central Washington, 22 percent commuted 

Approximately 54 percent of the 
housing units in the Capitol Hill 
Planning Area are row houses.
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to other locations in the District and nine percent worked within the Capitol 
Hill Planning Area. Some seven percent of the area’s employed residents 
walked or bicycled to work, while 28 percent used public transit. 1505.2

Projections 1506

Based on land availability, planning policies, and regional growth trends, 
the Capitol Hill Planning Area is expected to see a modest increase in its 
population during the next 20 years. The number of households is projected 
to increase from 21,600 in 2005 to 25,400 in 2025, with an attendant 16 
percent increase in population from 47,600 to about 55,200. Much of the 
growth is expected to consist of medium density mixed use development 
along H Street NE, consistent with the approved H Street Small Area 
Plan. Medium density mixed use development is also currently taking 
place around the Potomac Avenue Metro station. The land use pattern in 
most of the Planning Area is well established, however, with only limited 
opportunities for new development. Capitol Hill’s population growth 
represents about seven percent of the total growth expected in the District of 
Columbia over the next 20 years. 1506.1

The number of jobs is projected to increase from about 17,900 today to about 
21,900 in 2025. Most of the increase is expected to take place on Reservation 
13 and along H Street, as new retail and cultural uses locate on the revitalized 
corridor. Additional job growth may also take place on Pennsylvania Avenue; 
for example, a grocery store is currently under construction as part of the 
Jenkins Row mixed use project near Potomac Avenue. 1506.2

Planning and Development Priorities 1507

Several Comprehensive Plan workshops took place in the Capitol Hill 
Planning Area during 2005 and 2006. These meetings provided an 
opportunity for residents to discuss both citywide and neighborhood 
planning issues. There were also well-attended briefings to the Capitol 
Hill Restoration Society, the Capitol Hill Association of Merchants and 
Professionals, and the local Advisory Neighborhood Commissions. In 
addition, recent Small Area Plans—including the H Street Planning program 
and the Reservation 13 planning process—involved many Hill residents and 
addressed long-range planning issues such as land use, traffic, housing needs, 
and public facilities. 1507.1

The community delivered several key messages during these meetings. These 
are summarized below. 1507.2

  �Capitol Hill residents are concerned about the effects of growth on a.	
quality of life and community character. One resident described the 
neighborhood as being in the “vice grip” of development, noting that 
large-scale changes were planned on the northwest flank (in NoMA), 
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the eastern flank (at Reservation 13), and the southern flank (the 
Near Southeast and Stadium Areas). Although changes in the heart 
of Capitol Hill during the next 20 years will be limited, development 
on the perimeter will generate traffic, increased demand for 
community services, and the potential for land use conflicts. These 
issues must be dealt with proactively, recognizing that the Hill is a 
fine-grained 19th century neighborhood that has evolved over two 
centuries. In some respects this is a testament to its endurance, but 
in other respects the neighborhood remains fragile and vulnerable 
to change. Conflicts between the booming NoMA area and nearby 
row house neighborhoods are of particular concern.

  �In addition to concerns about development on the perimeter, there b.	
is unease about the effects of future infill development within the 
neighborhood itself. Over the next 20 years, additional measures 
may be needed to conserve the moderate density row house 
character that defines most Capitol Hill neighborhoods. This could 
include the designation of additional areas as historic districts and 
further limits on alley closures. Future development should be 
directed to the H Street corridor and to a limited number of Metro-
accessible sites along the Pennsylvania Avenue corridor. These areas 
are already zoned for commercial use and their redevelopment 
could reinforce the fabric of the neighborhood and provide needed 
housing and retail services. The renewal of H Street, in particular, 
has been long awaited. Conversely, the “upzoning” of developed 
residential land should be avoided, recognizing that the Hill is 
already one of the densest communities in the District of Columbia.

  �Historically, Capitol Hill has had a large number of older c.	
schoolhouses and public works buildings. Some of these facilities, 
like the Bryan School on Independence Avenue and the streetcar 
barn on East Capitol Street, have been adaptively reused for housing. 
Such reuse has preserved important architectural landmarks; 
however, there are concerns that surplus schools and public 
buildings will be demolished and replaced with much higher-density 
housing in the future. Residents at Comp Plan meetings were clear 
that any future development on surplus public property should 
conform to the prevailing density and architectural fabric of the 
surrounding community. There is a particular interest in retaining 
row houses and building new row houses to keep the Hill an 
attractive place for families. The redevelopment of the Ellen Wilson 
and Kentucky Courts public housing projects were both cited as 
positive examples, to be emulated elsewhere.

  �Compared to neighborhoods in Northwest Washington, Capitol d.	
Hill is underserved by retail stores and services. Basic neighborhood 
services, like groceries, hardware stores, clothing stores, drug 
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stores, movie theaters, banks, and restaurants, are in short supply 
in the commercial districts, and many residents travel to Pentagon 
City or elsewhere to shop. On the other hand, the community has 
long sought to control the proliferation of drive-through fast food 
restaurants and mini-marts along thoroughfares like Pennsylvania 
Avenue. As much-needed retail is finally arriving on Capitol Hill, 
new issues have emerged. For example, Barracks Row is seeking to 
balance its role as a local-serving shopping district with its potential 
to draw from a regional market attracted by its historic ambiance. 
On H Street, there are tensions as long-time businesses feel the 
pressure of changing consumer tastes and expectations. At Potomac 
Avenue, a new upscale grocery store will provide a needed retail 
anchor but also has raised fears of gentrification. On the other hand, 
some of the Hill’s commercial districts, such as Benning Road, have 
yet to see significant reinvestment.

  �While the upgrading of retail services in established commercial e.	
districts is a positive sign, there continue to be fears about 
the encroachment of non-residential uses into row house 
neighborhoods. This has historically been an issue around the U.S. 
Capitol, where many small row houses have been converted to 
offices, national associations, and non-profits. More recently, other 
issues related to the federal presence have emerged—such as street 
closures and new security measures around government buildings. 
Commercial encroachment has also become a concern along 2nd and 
3rd Streets northeast of Union Station.

  �A different but related issue has emerged along 11th Street and f.	
15th Street. In the early 20th century, these streets were active 
neighborhood commercial districts, with many small shops and 
businesses. These districts are now primarily residential in character, 
with only a few small businesses and corner stores remaining. There is 
some interest among the Advisory Neighborhood Commissions and 
residents in rezoning these areas from commercial to residential use. 
This would provide assurance that future development is compatible 
with surrounding uses, but it could also create non-conforming 
commercial uses. As the future of these commercial areas is 
considered, however, attention should also be given to preserving the 
small businesses and corner stores that now serve the community.

  �Capitol Hill’s parks and open spaces contribute to neighborhood g.	
stability and are an important amenity. But there are too few parks 
to meet neighborhood needs. Some of the community’s most 
important open spaces, like Lincoln Park and Stanton Park, were 
designed to be ornamental squares rather than active recreational 
areas. Many of the parks are small triangles with no room for 
recreational facilities. The new Sherwood Recreation Center has been 

Compared to neighborhoods in 
Northwest Washington, Capitol Hill  
is underserved by retail stores  
and services.
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C h a p t e r  1 6 :  C e nt  r a l 

Overview 1600

The Central Washington Planning Area is the heart of the 
District of Columbia. Its 6.8 square miles include the “monumental core” 

of the city, with such landmarks as the U.S. Capitol and White House, the 
Washington Monument and Lincoln Memorial, and the Federal Triangle 
and Smithsonian Museums. Central Washington also includes the city’s 
traditional Downtown and other employment centers such as the Near 
Southwest and East End. It includes Gallery Place and Penn Quarter, the 
region’s entertainment and cultural center. Finally, Central Washington 
includes emerging urban neighborhoods like Mount Vernon Triangle and 
North of Massachusetts Avenue (NoMA). 1600.1

The area’s boundaries are shown in the map at left. A majority of the area 
is within Ward 2, with portions also in Ward 6. All of Central Washington 
is within the boundary of the 1791 L’Enfant Plan and its streets, land uses, 
and design reflect this legacy. The area’s grand buildings, boulevards, and 
celebrated open spaces—particularly the monuments, museums, and 
federal buildings on the National Mall—define Washington’s image as an 
international capital. Planning for this area is done collaboratively with the 
federal government, with the National Capital Planning Commission having 
land use authority over federal lands. 1600.2

Central Washington is of great importance to the District, the region, 
and the nation. It is the seat of the federal government, and the economic, 
cultural, and historic core of the region. It contains the third largest 
concentration of office space in the United States, trailing only New York 
City and Chicago. The DC Department of Employment Services reports 
that over 400,000 persons are employed within its boundaries. The area’s 
preeminence is underscored by its land use patterns; it includes more than 
100 million square feet of office space (almost 25 percent of the region’s 
total), 2 million square feet of retail floor space, over 11,000 hotel rooms, 
major entertainment venues, and the second largest theater district in the 
country. It is also the center of the region’s transportation network, with one 
of the best underground mass transit systems in the world. 1600.3

This Area Element takes a broader view of the city center than has been 
taken in past plans. Historically, city plans for “Downtown” have covered the 
area east of 16th Street NW, north of the National Mall/US Capitol complex, 
and south of Massachusetts Avenue. However, most residents, workers, and 
visitors think of Downtown in a broader sense—including areas as far north 
as Dupont Circle, as far west as Foggy Bottom, and as far east as Capitol 
Hill. Only about half of the central city workforce is located within the city’s 
“traditional” Downtown. “Traditional” Downtown is also almost completely 
built out. Most of the District’s future employment growth will take place 

Central Washington 
Area Element
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beyond its boundaries, in areas like NoMA and Near Southeast (in the 
adjacent Anacostia Watefront Planning Area). 1600.4

Washington’s “traditional” Downtown includes Chinatown, the arts district 
around Gallery Place, the retail core near Metro Center, the mixed use Penn 
Quarter and Mount Vernon Square areas, and concentrations of government 
office buildings at Federal Triangle and Judiciary Square. While these 
areas are distinct from one another, they all offer a blend of historic and 
contemporary development, a mix of uses, and largely pedestrian-friendly 
environments. Private office buildings, many built to the 12- to 14-story 
limit allowed by the Height Act, extend across much of the area. Traditional 
Downtown also contains many exceptional historic buildings and public 
spaces, including many National Register landmarks. 1600.5

Moving from “traditional” Downtown to the West End, the transition is 
seamless. The pattern of 12- to 14-story office buildings, hotels, ground 
floor retail space and restaurants, and historic landmarks continues almost 
as far as Washington Circle. There are concentrations of retail space 
along Connecticut Avenue, and a cluster of global financial and banking 
institutions (including the World Bank and International Monetary Fund) 
on the area’s western edge. 1600.6

Most of the area just north of the National Mall is federal land. This includes 
the “Northwest Rectangle” of government and institutional buildings 
between 17th and 23rd Streets, the Federal Triangle, the White House 
and Executive Office Building, Old Naval Observatory Hill (site of the 
proposed US Institute of Peace) and the Corcoran College of Art+Design. 
Another major concentration of office space lies on the south side of the 
National Mall in the Near Southwest Federal District. This area includes the 
headquarters of several federal agencies as well as private office and hotel 
complexes like L’Enfant Plaza and the Portals. 1600.7

On the eastern and northeastern flank of Downtown, the pattern of 
intense office development gives way to more varied land uses. The new 
Washington Convention Center occupies six square blocks north of Mount 
Vernon Square. A high-density residential area is emerging to the east in 
the Mount Vernon Triangle on land formerly used for surface parking and 
small businesses. After 20 years of planning, the Triangle and adjacent 
Massachusetts Avenue corridor between Mount Vernon Square and Union 
Station has become one of the densest neighborhoods in the City. Some 
1,300 new units were built between 2000 and 2005 and 1,700 units are now 
under construction. Density on many of these sites is between 200 and 400 
units per acre. 1600.8

NoMA lies north and east of the Massachusetts Avenue corridor. It includes 
an emerging office area along North Capitol Street and a light industrial 

Washington Convention Center
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area between the CSX railroad tracks and the row house neighborhoods 
of Capitol Hill. Office development has moved eastward into NoMA as 
developable land in the West End, Central Business District, East End, and 
Capitol Hill has become more scarce. The opening of the New York Avenue 
Metro station in late 2004 has made the area more attractive for investment, 
and many residential and office projects are now under consideration in this 
area. 1600.9

While the office market in Central Washington has remained consistently 
strong, the area has only recently begun to reverse a decades-long decline 
in its role as a retail and entertainment destination. Likewise, the 30-year 
old goal of creating a “living downtown” with high-density housing is 
finally being realized. Billions of dollars in private investment, coupled 
with public incentives and plans to attract that investment, have had a 
transformative impact since the late 1990s. The area has suddenly become 
“the” place to be in the region, and its first-rate restaurants, boutique hotels, 
and entertainment venues are attracting national attention. The promise of 
thousands more new residents, workers, and visitors during the next decade 
suggests that the best may be yet to come. 1600.10

Context

History 1601

Prior to 1791, Central Washington consisted of open fields, pastureland, 
groves of trees, and meandering creeks and wetlands. This landscape was 
reshaped as work began on the new national capital in the 1790s. Grand 
municipal buildings rose along the avenues, a canal was constructed (on what 
later would become Constitution Avenue), and homes and businesses were 
erected along the side streets. During the early 1800s, the government built the 
White House, the Capitol, City Hall, and other public buildings. 1601.1

Throughout the 19th and early 20th Century, the area extending from the 
Capitol to the White House and from Pennsylvania Avenue north served as 
the commercial heart of a growing urban area. In the mid 1860s, the city’s 
first street car line opened between the Capitol and the Willard Hotel at 
14th Street and Pennsylvania Avenue. A streetcar line was later constructed 
along F Street, NW, which eventually became the city’s primary shopping 
corridor. 1601.2

As the federal government expanded through the late 19th Century, 
government buildings and related offices slowly displaced Downtown’s 
residences and small businesses. By 1891, there were nearly 21,000 federal 
employees in the central city, and federal bureaus spilled into many 

	The 30-year old goal 

of creating a “living 

downtown” with high-

density housing is 

finally being realized. 

Billions of dollars in 

private investment, 

coupled with public 

incentives and 

plans to attract that 

investment, have had a 

transformative impact 

since the late 1990s.



16-416-4

16

T h E  C O M P R E H E N S I V E  P L A N  F O R  T h E  N A T I O N A L  C A P I T A L :  D I S T R I C T  E L E M E N T S

a r e a  E L E M E N T S a r e a  E L E M E N T S 

buildings originally designed for other functions. Residential growth shifted 
to new neighborhoods to the north, east, and south. 1601.3

By the end of the 19th century, the National Mall and Smithsonian museums 
had taken on increased importance as an American gathering place and 
cultural center. This role was recognized and elevated by the McMillan 
Commission in 1901. The Commission’s grand plan for the National Mall 
and its environs reshaped the city for the 20th Century, bringing a unified 
vision for Central Washington oriented around parks, fine architecture, and 
“city beautiful” design principles. Central Washington’s physical form was 
further shaped by the 1899 and 1910 Height Acts, enacted just as other major 
American cities were discovering the modern skyscraper. 1601.4

The area continued to grow for the next 50 years. Two world wars and 
the New Deal swelled the federal workforce, creating the demand for yet 
more Downtown office space. Downtown’s retail core thrived as the city’s 
population grew to more than 800,000 residents by 1950. Conversely, the 
shrinking number of residential areas in Central Washington began to 
deteriorate. They were among the first parts of the city targeted for urban 
renewal in the 1950s. 1601.5

As the metropolitan area decentralized in the 1950s, Downtown’s role 
became more one-dimensional. Its retail function waned as interstate 
highways were constructed and the customer base shifted to the suburbs. 
Office development moved from the traditional Downtown to K Street and 
to the redevelopment area south of the National Mall. Plans to revitalize 
Pennsylvania Avenue and other “special streets and places” were developed 
in response, and a variety of redevelopment concepts were explored for the 
West End, South Capitol Street, and the near Southeast. 1601.6

These plans did little to stem Downtown’s decline. The center of office 
activity continued to shift north and west and many of Downtown’s historic 
landmarks, department stores, and office buildings were demolished or 
vacated. The 1968 riots also took a toll. 1601.7

Creation of the Pennsylvania Avenue Development Corporation (PADC) 
in 1972 set the stage for Downtown’s revival. From 1972 to 1994, the PADC 
was responsible for bringing the first large scale modern buildings to the 
traditional Downtown. Despite these efforts, the area still lacked street 
activity and urban vitality. 1601.8

In 1982, the Mayor’s Downtown Committee with support from the Office of 
Planning produced “Downtown DC: Recommendations for the Downtown 
Plan.” The proposed objectives and policies in that document were later placed 
into legislative format and adopted almost intact as the Downtown Element 
of the District’s 1984 Comprehensive Plan. The recommendations addressed 
the area’s decline and called for more diverse uses, with a strong emphasis on 
housing. The Plan envisioned a city center with retail uses focused on F Street, 

Atlantic Building, Downtown
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Policy CW-1.1.20: Wayfinding Signage
Maintain, upgrade, and manage pedestrian, bicycle, and vehicular signage 
within Central Washington to improve connections within the area, and 
between the area and the rest of the city. Street signs, directional signs, and 
maps should provide clear information on travel routes, emergency routes 
and procedures, parking, and transit operations. 1608.21

See the Urban Design Element for additional policies on signage.

Policy CW-1.1.21: Central Washington Capital Improvements
Invest in capital projects that improve the quality of Central Washington’s 
environment, stimulate private investment, accommodate projected growth, 
and set the stage for the area to achieve its full economic and quality of life 
potential. To create the necessary revenue stream for these improvements, 
a significant share of the tax revenues generated by development in Central 
Washington should be reinvested within the area. No less than three percent 
of Central Washington’s real property tax revenues should be directed to 
capital improvements in this area annually. 1608.22

Action CW-1.1.A: Downtown Action Agenda Update
Update the 2000 Downtown Action Agenda as a “Center City Action 
Agenda.” The updated agenda should include a five-year list of actions to 
ensure development of the center city into a dynamic mixed use area. Study 
area boundaries should extend from Georgetown to Capitol Hill on the west 
and east and Dupont Circle to Buzzard Point on the north and south, with a 
particular focus on NoMA and the areas south of I-395. The Action Agenda 
should include updated land use “targets” to guide future development and 
marketing strategies. It should also address the relationship between the 
Central Employment Area and the “ring” of residential neighborhoods on its 
perimeter. 1608.23

Action CW-1.1.B: Land Use and Transportation Planning for  
Central Washington
Conduct ongoing land use and transportation research and planning for 
Central Washington, including the collection and analysis of data on the 
area’s employment, population, housing, visitor, land use, development, 
travel pattern, and economic characteristics. This research and planning 
is necessary to monitor Central Washington’s competitive position in the 
nation and region and to make policy recommendations to maintain its 
health. This activity should be done in concert with the National Capital 
Planning Commission (NCPC), the DC Economic Partnership, and the local 
Business Improvement Districts. 1608.24

Action CW-1.1.C: Central Washington Urban Design Planning
Continue to develop plans and guidelines for the design of buildings, streets, 
and public spaces in Central Washington. Design guidelines should help 

Freedom Plaza
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Overview 1900

The Lower Anacostia waterfront/Near Southwest Planning 
Area encompasses 3.0 square miles of land located along both sides of the 

Anacostia River in the southwest and southeast quadrants of the District of 
Columbia. Its boundaries are shown in the Map to the left. This Planning 
Area includes parts of Wards 6, 7, and 8. In the past, portions of this 
Planning Area have also been in Ward 2. 1900.1

The Anacostia waterfront is Washington’s great frontier for the 21st century. 
Much of its shoreline is on the cusp of being transformed from a landscape 
of industrial, transportation, and government uses to one of new mixed 
use neighborhoods, workplaces, civic spaces, parks, and restored natural 
areas. Established waterfront neighborhoods stand to benefit greatly as 
this transformation occurs, with improved access to the shoreline, new 
recreational amenities, new housing and transportation choices, and a 
cleaner natural environment. 1900.2

Land uses along the Anacostia waterfront are diverse. The shoreline 
currently includes wetlands and large open spaces, marinas, power plants, 
housing, commercial centers, and industry. The Anacostia Waterfront 
Planning Area includes the residential neighborhoods of Southwest and 
Near Southeast/Carrollsburg. Its parks and open spaces include Anacostia 
Park, Poplar Point, and Hains Point, as well as historic squares and 
playgrounds in the residential areas. The area also includes federal military 
installations such as Fort McNair and the Washington Navy Yard, and 
local public facilities such as schools and recreation centers. It also includes 
Southeastern University, a business-oriented university catering to the 
educational needs of many District residents. 1900.3

As noted in the Citywide Elements, the Anacostia River itself has suffered 
from neglect. It has long been Washington’s “second river” lagging 
far behind the Potomac in visibility, image, public investment, and 
environmental clean-up. Runoff from the 176-square mile Anacostia River 
watershed, most of which is in Maryland, has polluted surface waters and 
compromised wetlands. This in turn affects water quality in the Lower 
Potomac River and the Chesapeake Bay. 1900.4

Lower Anacostia 
Waterfront/Near 
Southwest Area Element
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Conditions along the river will change dramatically as the Anacostia 
Framework Plan is implemented. The Framework Plan, which was adopted 
by the DC Council in 2004 as part of the legislation creating the Anacostia 
Waterfront Corporation, lays out a strategy for improving water quality, 
restoring habitat, and improving shoreline parks so that the waterfront 
becomes the centerpiece for new and revitalized communities. A network of 
trails, paths, and reconstructed bridges will help mend the divide that the river 
has come to symbolize in Washington. The objective is not only to connect 
the east and west shorelines, but to connect the city itself through great parks, 
public places, and new neighborhoods along a restored river. 1900.5

The Anacostia Waterfront Corporation (AWC) is leading the revitalization 
of lands along the river and coordinating environmental and programming 
initiatives that promote river clean up, public awareness, and waterfront 
recreation. Restoring the river’s natural environment is a central part of the 
AWC’s mission. 1900.6

The waterfront area is already experiencing substantial change. Since 
2000, millions of square feet of office space have been constructed in the 
Near Southeast and hundreds of new residential units have been built. 
Former public housing at Arthur Capper-Carrollsburg is being replaced 
by new mixed income housing, with one-for-one replacement of every 
public housing unit removed. Redevelopment has been accompanied by 
vast improvements in housing quality, public safety, and project design. 
Groundbreaking for the new Washington National’s baseball stadium took 
place in early 2006. Projects on surrounding sites will transform this area 
into a new destination for visitors and residents from all parts of the region, 
nation, and world. 1900.7

Other planned improvements include a 70-acre public park at Poplar 
Point, an Interpretive Nature Center at a newly accessible Kingman 
Island, the Washington Canal Blocks Park in Near Southeast, and mixed 
use development in the Southwest Waterfront, Southeast Federal Center, 
Carrollsburg, and Poplar Point neighborhoods. Plans for these areas have 
been prepared in a broader context, taking into consideration “upriver” sites 
such as Reservation 13 and Parkside. Throughout the Planning Area and 
in the adjacent areas of Capitol Hill, Upper Northeast, and Far Northeast/
Southeast, neighborhoods will be better connected to the river by extending 
streets to the waterfront, adding waterfront promenades, and providing new 
forms of transportation such as water taxis. Rebuilding of the South Capitol 
Street/Frederick Douglass Bridge and the 11th/12th Street bridges will 
change the visual profile of the waterfront and make pedestrian and bicycle 
crossings safer and easier. 1900.8

View down river, Pennsylvania Avenue 
(Sousa Bridge) in foreground



a r ea   E L E M E N T S 

19-3L o w e r  a n a c o s t i a  w a t e r f r o n t / n e a r  s o u t h w e s t 19-3

19

a r ea   E L E M E N T S 

Context

History 1901

The Anacostia watershed contains lush habitat and diverse ecosystems, 
which in pre-colonial times supported the Nacotchtank Indians. In the early 
years of European settlement, the river was known as the “Eastern Branch” 
of the Potomac. It formed the edge of the federal city, and was the terminus 
of important radial avenues extending out from the U.S. Capitol in the 1791 
L’Enfant Plan. 1901.1

In 1799, the Washington Navy Yard was established about a mile south of the 
U.S. Capitol. It became the main port for receiving materials to construct the 
new city’s monumental buildings. Wharves and fisheries were established 
along the shoreline, and ocean-going vessels enjoyed a navigable channel 
up to the port of Bladensburg, Maryland. By the mid-1800s, development 
around the Navy Yard extended across the river via the 11st Street Bridge to 
Historic Anacostia (then called Uniontown). Working class housing for Navy 
workers and others employed at the docks and nearby industrial areas was 
developed. 1901.2

By the time of the Civil War, tobacco farming, clear-cutting of forests, 
and industrial activities had silted and polluted the Anacostia. The river 
shrank from depths of 40 feet to barely eight feet, making it too shallow for 
navigation by sea-bound vessels. The Navy Yard built its last large ship in 
1876. After the War, the large tobacco plantations that had dominated the 
landscape along the Anacostia River were broken up into smaller farms 
or abandoned. The blue collar settlements around the Navy Yard included 
a large population of freed slaves, beginning a long history of African-
American neighborhoods along the river. 1901.3

With the construction of Washington’s sewer system in the 1880s, water 
quality in the Anacostia River continued to deteriorate. The tidal wetlands 
were the source of mosquito-borne malaria outbreaks and were prone to 
periodic flooding. In 1901, the Senate Parks Commission suggested (through 
the McMillan Plan) that riverfront open space be constructed as means 
of improving public health conditions and creating parkland. Between 
1902 and 1926, the US Army Corps of Engineers filled in wetlands and 
mud flats, and constructed seawalls along the riverbanks in order to create 
Anacostia Park. Tons of dredged river bottom were used to create Kingman 
and Heritage Islands. However, the McMillan Plan vision of a grand 
interconnected public park system was never realized. 1901.4

For most of the 20th century, the Anacostia waterfront continued to be the 
location for unwanted land uses and neglectful land management practices. 
Landfilling of the marshes and wetlands continued through the 1930s and 
1940s. Most of the tributaries were re-routed into storm drains, further 
compromising the ecosystem and health of the river. 1901.5
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After World War II, significant population growth in the watershed affected 
both the river and the waterfront neighborhoods. While direct dumping 
into the river was curbed, highway building and development in the 176-
square mile watershed led to continued pollution from stormwater runoff. 
Neighborhoods near the Southwest waterfront deteriorated further and 
finally were declared “obsolete” by planning documents of the early 1950s. 
Plans to rehabilitate the housing in an incremental manner were passed over 
in favor of more dramatic plans to clear and rebuild the entire community. 
These plans ultimately resulted in the largest urban renewal project in the 
United States. Thousands of mostly poor, African-American families were 
displaced and connections to the waterfront were further eroded by the new 
Southeast/Southwest Freeway. 1901.6

By the 1970s, a grass roots movement to save the Anacostia River was gaining 
momentum. This movement grew during the 1980s and 1990s, as groups 
like the Chesapeake Bay Foundation and the Anacostia Watershed Society 
advocated for the restoration of the city’s “forgotten” river and improvements 
to its watershed to reduce pollution. Initiatives and mandates to clean the 
Chesapeake Bay and implement federal water quality programs provided 
further impetus for action. In March, 2000, Mayor Anthony Williams and 

20 different agencies controlling land or having 
jurisdiction over the Anacostia shoreline signed 
the Anacostia Waterfront Initiative Memorandum 
of Understanding (MOU). The MOU led to the 
production and completion of the Anacostia 
Waterfront Framework Plan in November 2003. 
The Framework Plan is intended to guide the 
revitalization of the waterfront and its shoreline 
communities for decades to come. 1901.7

Land Use 1902

Land use statistics for the Anacostia Waterfront 
Planning Area appear in Figure 19.1. The area 
includes 1,884 acres of land and 1,295 acres of 
water. The Planning Area represents about five 
percent of the District of Columbia’s land area. 1902.1

About 75 percent of the Planning Area is in public 
ownership. Almost 30 percent of the Planning Area 
consists of parks and open space. Much of this 
land is adjacent to the waterfront and is under the 
jurisdiction of the National Park Service. Street rights 
of way are the second largest land use, representing 
about 25 percent of the total area. Non-park federal 
uses represent 22 percent of the land area, including 
Fort McNair and the Navy Yard. 1902.2

Figure 19.1:  
 �Land Use Composition in Lower 
Anacostia Waterfront 1902.3

Source: DC Office of Planning, 2006
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Residential uses account for just nine percent of the land area and are 
concentrated in Southwest DC. Commercial and industrial uses comprise 
about nine percent of the Planning Area and are primarily located at 
Buzzard Point, along the Southwest Waterfront, in the near Southeast, and 
at Waterside Mall. 1902.4

Public facilities comprise three percent of the area. Institutional uses 
comprise about one percent of the area. Approximately 51 acres—just 
under three percent of the Planning Area—consists of vacant, unimproved 
private land. 1902.5

Demographics 1903

Basic demographic data for the Anacostia Waterfront is shown in Table 
19.1. In 2000, the area had a population of almost 16,000 , or about 2.8 
percent of the city’s total. The number of residents in the area dropped 
slightly between 1990 and 2000. In 2005, the population is estimated to be 
14,700, with the recent decline driven by the demolition of the 758-unit 
Arthur Capper-Carrollsburg public housing project and a slight decline 
in household size. Average household size in 2005 is estimated to be 1.78, 
which is lower than the city average of 2.12. Average household size has 
been dropping in the Anacostia Waterfront as it has in other neighborhoods 
across the city. It was 1.97 in 1990. The decline is likely to continue in the 
future as much of the planned residential development consists of higher 
density housing with smaller units. 1903.1

Approximately 68 percent of the area’s residents are African-American, 
which is higher than the citywide average of 60 percent. Only about four 
percent of the area’s residents are of Hispanic origin, and almost nine 
percent are foreign born. Relative to the city as a whole, the area has about 
the same percentage of children (20 percent). The area’s percentage of 
seniors is 13 percent, compared to 12 percent citywide. 1903.2

Diversity is one of the strengths of the Lower Waterfront community. The 
Southwest neighborhood, in particular, is one of the most racially and 
economically diverse areas in the District of Columbia. The neighborhood is 
a microcosm of the city at large; this is one of the defining characteristics of 
the community and it is highly valued by residents. 1903.3

Housing Characteristics 1904

A majority of the housing stock in the Anacostia Waterfront Planning Area 
is contained in multi-family buildings. The 2000 Census reported that 
about 56 percent of the housing stock was located in buildings with 50 or 
more units, which is more than twice the citywide proportion of 23 percent. 
About one-quarter of the area’s housing stock consists of rowhouses 
and townhomes, which is similar to the citywide average. However, the 
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Basic Statistics
Land Area (square miles) 3.0

Population
1990
2000
2005 (estimated)*
2025 (projected)*

16,531
15,822
14,700
33,100

Households (2005)* 8,100

Household Population (2005)* (excludes group quarters) 14,400

Persons Per Household (2005)* 1.78

Jobs (2005)* 32,500

Density (persons per sq mile) (2005)* 4,900

Table 19.1:  

Lower Anacostia Waterfront/ 
Near Southwest at a Glance 1903.4

Year 2000 Census Data Profile
Lower Waterfront  
Planning Area** Citywide

Total % of Total % of Total
Age 

Under 18
18-65
Over 65

3,258
10,495
2,069

20.6%
66.3%
13.1%

20.0%
67.8%
12.2%

Residents Below Poverty Level 4,380 27.7% 20.2%
Racial Composition 

White
Black
Native American
Asian/Pacific Islander
Other
Multi-Racial

3,853
10,690

39
319
340
581

24.4%
67.6%
0.3%
2.0%
2.2%
3.7%

30.4%
60.3%
0.3%
2.6%
2.8%
5.2%

Hispanic Origin 637 4.0% 7.9%
Foreign-Born Residents 1,338 8.5% 12.9%
Tenure 

Owner Households
Renter Households

2,409
6,114

28.2%
71.8%

40.7%
59.3%

Population 5+ yrs in same house in 2000 as in 1995 7,098 47.7% 46.9%
Housing Occupancy 

Occupied Units
Vacant Units

8,523
686

92.5%
7.5%

90.4%
9.6%

Housing by Unit Type 
1-unit detached
1-unit attached
2-4 units 
5-9 units 
10-19 units 
20-49 units 
50+ units 
Mobile/other

143
2,009

467
661
123
450

5,137
219

1.6%
21.8%
5.1%
7.2%
1.3%
4.9%
55.8%
2.4%

13.1%
26.4%
11.0%
8.0%
10.3%
7.4%

23.3%
0.2%

 
*	� Figures noted with an asterisk are estimates developed by the Office of Planning and the Department of Employment Services based on 

a variety of data sources.
**	 Total population of subcategories may not match 2000 Census totals due to sampling errors.
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proportion of single family detached homes in the Anacostia Waterfront 
Planning Area is less than two percent, which is substantially less than the 
citywide average of 13 percent. 1904.1

The Planning Area has more than 220 dwelling units in the “Other” category 
reported by the US Census, corresponding mainly to houseboats and live-
aboards. These represent 2.4 percent of the Area’s housing units. 1904.2

In 2000, 7.5 percent of the units in the Anacostia Waterfront Planning Area 
were vacant. The percentage of vacant units is comparable to the city as a 
whole. Approximately 48 percent of the area’s residents resided in the same 
house in 2000 as they did in 1995, which is also comparable to the citywide 
average. 1904.3

Income and Employment 1905

Data from the Department of Employment Services and the Office of 
Planning indicates there were approximately 32,500 jobs in the Anacostia 
Waterfront Area in 2005. This represents four percent of the city’s job base. 
According to the 2000 Census, about 40 percent of the jobs in the Planning 
Area were filled by Maryland residents and about 38 percent were filled by 
Virginia residents. Only about 22 percent were filled by District residents. 1905.1

Most employed residents in the Anacostia Waterfront commute to jobs 
elsewhere in the city and region, with about 40 percent commuting to 
Central Washington, 26 percent commuting elsewhere in the District of 
Columbia, 27 percent commuting to Maryland and Virginia, and only seven 
percent working within the Anacostia Waterfront Planning Area. As of the 
2000 Census, median household income in the Planning Area was $33,516, 
compared to a citywide median of $45,927. Approximately 27 percent of 
the residents lived below the federal poverty line, compared to a citywide 
average of 20 percent. 1905.2

Projections 1906

Based on land availability, planning policies, and regional growth 
trends, the Anacostia Waterfront area is projected to more than double 
its population between 2005 and 2025. The Planning Area is expected to 
grow from 8,100 households in 2005 to 17,500 households in 2025, with a 
projected increase in population from 14,700 to 33,100. Much of the growth 
is expected to consist of moderate to high density residential development 
along the Washington Channel and Near Southeast, and on the east side of 
the waterfront at Poplar Point. The Waterfront Planning Area represents 17 
percent of the household growth expected in the District of Columbia over 
the next 20 years. 1906.1
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19-819-8

19

T h E  CO  M P REHENSI       V E  P L AN   FOR    T h E  NATIONA       L  CA  P ITA   L :  D ISTRICT        E L E M ENTS  

a r ea   E L E M E N T S a r ea   E L E M E N T S 

The number of jobs is expected to increase from about 32,500 in 2005 to 
57,900 in 2025. Much of the increase is anticipated to occur in the vicinity 
of M Street SE and along South Capitol Street. Job growth in this Planning 
Area represents more than one-fifth of the citywide 20-year total. 1906.2

Planning and Development Priorities 1907

Planning issues along the Anacostia Waterfront were discussed at many 
of the Comprehensive Plan workshops held in 2005 and 2006, particularly 
at meetings conducted on Capitol Hill and in Southwest DC. Priorities for 
this area were more explicitly stated during the previous three-year process 
that led to the development of the Anacostia Waterfront Framework plan. 
Concurrent planning programs for the Southwest Waterfront, Reservation 
13, and the Near Southeast in the early 2000s involved hundreds of District 
residents. Since 2000, several citizens advisory groups, focus groups, and 
design charettes have been convened, providing additional opportunities to 
identify key issues and goals. 1907.1

The Comprehensive Plan responds to the key messages provided by the 
community at these meetings. These are summarized below: 1907.2

  �The river has come to symbolize the widening social and economic a.	
divide in the city, separating “east” from “west” and presenting a 
challenge to the city’s goal of growing more inclusively. It should 
instead become a unifier and a source of economic opportunity 
for the neighborhoods on its shores. The waterfront should unite 
the city physically, economically, and socially. This will require 
redefining its image and identity, and fundamentally redirecting 
growth patterns in the city toward emerging waterfront areas.

  �Revitalizing the waterfront must not be done at the expense of b.	
the established communities that exist near its shoreline. Existing 
neighborhoods and important community institutions should 
be conserved, and should be the focus of reinvestment during 
the coming years. Residents must have a say in the future of the 
waterfront and should be protected from displacement as change 
occurs. Within new neighborhoods, diverse housing choices should 
be provided so that a mix of household types and incomes are 
accommodated. Affordable housing for working families and for 
the city’s poorest residents must be part of this equation. Social and 
economic diversity must be respected.

  �The river provides a unique setting for monuments, memorials, c.	
and signature features that can potentially shape and redefine 
Washington’s identity in the 21st Century. This potential should 
not be squandered. The Potomac River is already a celebrated 
waterfront, but its character is distinctive in its own way. The 
Anacostia should be unique, with activities that invigorate urban 
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Policy AW-1.1.10: Upgrading the Bridges
Upgrade the bridges across the Anacostia River to better manage 
transportation flows, facilitate pedestrian and bicycle travel across the river, 
and provide attractive and distinctive civic landmarks. 1908.11

Action AW-1.1.A: Anacostia Waterfront Framework Plan
Implement the recommendations of the Anacostia Waterfront Framework 
Plan through interagency coordination, ongoing activities of the Anacostia 
Waterfront Corporation, and continued cooperative efforts with the federal 
government. 1908.12

Action AW-1.1.B: River Crossing Improvements
Implement the recommendations of the Middle Anacostia River 
Transportation Crossings Study that seek to improve local and regional 
traffic mobility. 1908.13

See the Citywide Elements for additional policies and actions related to 
the waterfront, including Land Use Element Section LU-1.2 on large sites, 
Transportation Sections T-2.5 on improvements to the Anacostia River 
bridges and T-2.1 on water taxis and streetcars, Environmental Protection 
Element Section E-3 on sustainability, and Urban Design Element Section 
UD-1.3 on Washington’s identity as a waterfront city.

AW-1.2 Conserving and Enhancing Community resources 1909

Policy AW-1.2.1: Historic and Cultural Waterfront Assets
Capitalize on the historic and cultural assets located near the Lower 
Waterfront, such as the Washington Navy Yard and Fort McNair. Public 
education about these assets should be expanded, the physical connections 
between them should be enhanced, and greater recognition of their value 
and importance should be achieved. 1909.1

Policy AW-1.2.2: Waterfront Cultural and Commemorative Sites
Encourage the siting of new museums, memorials, civic gathering places, 
and cultural attractions on or near the Anacostia River as a way to catalyze 
revitalization and meet the demand for additional commemorative works 
without further crowding the National Mall and monumental core of the 
city. Such facilities should make the most of their waterfront locations and 
create an integrated system of gracious, beautiful, and vibrant places. 1909.2

Policy AW-1.2.3: Waterfront Sports and Recreation Destinations
Develop new destinations for sports, recreation, and celebration on or near 
the Anacostia waterfront. Ensure that these destinations are served by 
adequate and efficient transportation systems and infrastructure. 1909.3
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establishments and locally-owned restaurants to the neighborhood, and 
promoting multi-culturalism through outdoor fairs, public art, and street 
performances. There is also strong interest in protecting the architectural 
integrity and historic proportions of Mount Pleasant’s residential streets, 
and in acquiring additional open space for public access and community 
use. 2015.2

Opinions on the extent of new development that should be accommodated 
along Mount Pleasant Street itself are mixed. Some residents strongly 
desire denser mixed-use development, with new affordable and market rate 
housing above retail space. Others remain concerned about the impacts of 
additional density on traffic, parking, and historic character, and the effects 
of retail and restaurant growth on nearby residential uses. A continued 
dialogue on growth and development issues will be necessary to find the 
right balance. 2015.3

Policy MC-2.5.1: Mount Pleasant Street’s Character
Maintain and preserve the local neighborhood shopping character of Mount 
Pleasant Street to better serve the surrounding neighborhood. Support 
creative cultural design while protecting historic landmarks. 2015.4

Policy MC-2.5.2: Involving the International Community
Promote bilingual outreach and communication with local merchants  
and residents to more effectively address business impacts and create 
a better match between neighborhood businesses and the needs of the 
community. 2015.5

Policy MC-2.5.3: Mount Pleasant As a Creative Economic Enclave
Support creative and multi-cultural expression in Mount Pleasant through 
display, performance, festivals, and economic development strategies. The 
neighborhood should be a creative economic enclave, where incubators 
and small businesses that combine cultural and small-scale technological 
initiatives are supported. Cultural arts should be more fully integrated into 
the landscape of Mount Pleasant Street and should be part of the experience 
of living or shopping there. Additional arts, crafts, galleries, licensed market 
vendors, and space for business incubators and consulting services in the 
creative professions should be encouraged. 2015.6

Policy MC-2.5.4: Open Space Access
Pursue improvements to existing open space in the Mount Pleasant 
community, including better connections to Rock Creek Park, 
enhancements to pocket parks and plazas, and encouraging the joint use of 
school facilities to meet local recreational needs. 2015.7

There is broad agreement that Mount 
Pleasant Street should remain a 
culturally diverse, pedestrian-oriented 
local-serving shopping street in the 
future, and that the local flavor of the 
business mix should be protected.
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Policy MC-2.5.5: Promoting Affordable Housing in Mount Pleasant
Protect existing affordable housing in Mount Pleasant and support 
opportunities for new affordable housing as a component of mixed use infill 
development along Mount Pleasant Street and in the area between Mount 
Pleasant Street and 16th Street. 2015.8

Action MC-2.5.A: Incentives for Mixed Use Development and 
Affordable Housing
Consider planning and zoning tools in Mount Pleasant to create incentives 
for ground floor retail and upper story residential uses along Mount Pleasant 
Street, with performance standards that ensure the compatibility of adjacent 
uses. Provide the necessary flexibility to encourage innovation and creative 
economic development, possibly including ground floor small businesses on 
alleys and walkways in the area between 16th and 17th Streets. 2015.9

Action MC-2.5.B: Expanding Mount Pleasant Open Space
Restore access to the Bell Lincoln recreational facilities and ensure continued 
public access to (and restoration of) the Department of Parks and Recreation 
Headquarters property and playground on 16th Street for the benefit of 
residents of the surrounding community, including Mount Pleasant and 
Columbia Heights. Access for pedestrians, wheelchairs, and bicycles between 
Mount Pleasant and Columbia Heights should be provided through this area. 
Consideration should also be given to combining Asbury and Rabeau Parks 
(at 16th , Harvard, and Columbia Road) into a single park. 2015.10

Action MC-2.5.C: Mount Pleasant Street Façade Improvements
Encourage urban design and façade improvements in the established 
commercial district along Mount Pleasant Street. 2015.11

MC-2.6 McMillan Sand Filtration Site 2016

The McMillan Sand Filtration site occupies 25 acres at the corner of North 
Capitol Street and Michigan Avenue NW. Once used to filter drinking 
water from the Potomac River, the plant was closed and sold by the federal 
government to the District of Columbia for “community development 
purposes” in 1987. The site currently appears as an open area of grass and 
trees with two rows of enigmatic concrete towers covered with ivy. Beneath 
the surface are 20 unreinforced concrete filter cells, each one acre in size 
and in various states of disrepair. The entire site is considered historically 
significant. When the filtration system was created in 1905, it was considered 
an engineering marvel and a model for other plants nationwide. 2016.1

The McMillan site has been the subject of community forums for nearly 
20 years. Many residents have advocated for a park on the site, noting its 
historic significance. In fact, the filtration site and the adjacent McMillan 
reservoir were part of the Emerald Necklace of parks conceived in the 1901 



20-3020-30

20

T h E  C O M P R E H E N S I V E  P L A N  F O R  T h E  N A TI  O N A L  C A P IT  A L :  DI  S T R I C T  E L E M E N T S

a r ea   E L E M E N T S a r ea   E L E M E N T S 

McMillan Plan, and the site itself was originally designed by Frederick Law 
Olmsted, Jr. Past proposals for the site have been the subject of lawsuits, 
and the former Comprehensive Plan designation of the site for mixed use 
development was itself the subject of a lawsuit in 1989-92. 2016.2

The District conducted planning workshops for the site in 2000 to explore 
potential new uses. Several options were considered, including a community 
park, a retail-hotel complex, and a mixed use residential-retail scenario. 
Each of the options dedicated a substantial portion of the site as parkland. 
In 2004, an unsolicited proposal to build 1,200 units of housing on the site 
was made by a private developer. In 2005, the site was transferred from the 
District to the National Capital Revitalization Corporation (NCRC). NCRC 
is currently developing plans for the property. 2016.3

Whatever the outcome, several basic objectives should be pursued in the 
re-use of the McMillan Sand Filtration site. These are outlined in the policies 
below. 2016.4

Policy MC-2.6.1: Open Space on McMillan Reservoir Sand  
Filtration Site
Require that reuse plans for the McMillan Reservoir Sand Filtration site 
dedicate a substantial contiguous portion of the site for recreation and 
open space. The open space should provide for both active and passive 
recreational uses, and should adhere to high standards of landscape 
design, accessibility, and security. Consistent with the 1901 McMillan Plan, 
connectivity to nearby open spaces such as the Armed Forces Retirement 
Home, should be achieved through site design. 2016.5

Policy MC-2.6.2: Historic Preservation at McMillan Reservoir
Restore key above-ground elements of the site in a manner that is 
compatible with the original plan, and explore the adaptive reuse of some of 
the underground “cells” as part of the historic record of the site. The cultural 
significance of this site, and its importance to the history of the District of 
Columbia must be recognized as it is reused. Consideration should be given 
to monuments, memorials, and museums as part of the site design. 2016.6

Policy MC-2.6.3: Mitigating Reuse Impacts
Ensure that any development on the site is designed to reduce parking, 
traffic, and noise impacts on the community; be architecturally compatible 
with the surrounding community; and improve transportation options 
to the site and surrounding neighborhood. Any change in use on the 
site should increase connectivity between Northwest and Northeast 
neighborhoods as well as the hospital complex to the north. 2016.7

McMillan Reservoir Sand Filtration Site
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Policy MC-2.6.4: Community Involvement in Reuse Planning
Be responsive to community needs and concerns in reuse planning for the 
site. Amenities which are accessible to the community and which respond to 
neighborhood needs should be included. 2016.8

Policy MC-2.6.5: Scale and Mix of New Uses
Recognize that development on portions of the McMillan Sand Filtration 
site may be necessary to stabilize the site and provide the desired open 
space and amenities. Where development takes place, it should consist of 
moderate- to medium-density housing, retail, and other compatible uses. 
Any development on the site should maintain viewsheds and vistas and be 
situated in a way that minimizes impacts on historic resources and adjacent 
development. 2016.9

Action MC-2.6.A: McMillan Reservoir Development
Continue working with the National Capital Revitalization Corporation 
and adjacent communities in the development and implementation of reuse 
plans for the McMillan Reservoir Sand Filtration site. 2016.10

MC-2.7 North Capitol Street/Florida/New York Avenue 
Business District 2017

The area around the North Capitol Street, New York Avenue, and Florida 
Avenue intersections provides the commercial center for the surrounding 
Bloomingdale, Eckington, and Truxton Circle neighborhoods. The 
neighborhoods themselves are diverse in age, income, and ethnicity. They 
consist of a mix of row houses and small apartment buildings. Home prices 
in the neighborhood have tripled since 2000, and many long-time residents 
are feeling the pressure of gentrification. 2017.1

The commercial district itself is in need of revitalization. Although it was 
designated a DC Main Street in 2000, it suffers from a lack of neighborhood-
serving businesses, high vacancies, crime, and inadequate access and 
parking. The North Capitol frontage is particularly challenged by a myriad 
of confusing and often congested intersections, and crisscrossing diagonal 
streets and triangles making pedestrian movement difficult. The District 
addressed these issues in a transportation study in 2004-2005, with the goal 
of improving vehicle flow and improving safety. The Study explored the 
feasibility of reconstructing Truxton Circle (at North Capitol and Florida), 
and identified specific short-term and long-term transportation, streetscape, 
and infrastructure improvements. 2017.2

The North Capitol commercial district is just a few blocks west of the New 
York Avenue Metro station and lies on the northern edge of the North-of-
Massachusetts-Avenue (NOMA) district. Conditions on the corridor are 
likely to change dramatically as NOMA is redeveloped with offices and 
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high-density housing. The commercial district is well situated to benefit 
from these changes, but first needs a strategy to address the needs of the 
residential community, manage traffic, upgrade the public realm, and 
improve public safety. 2017.3

Policy MC-2.7.1: North Capitol/Florida Business District
Upgrade the commercial district at Florida Avenue/North Capitol/New 
York Avenue, restoring vacant storefronts to active use and accommodating 
compatible neighborhood-serving infill development. 2017.4

Policy MC-2.7.2: Eckington/Bloomingdale
Protect the architectural integrity of the Eckington/Bloomingdale 
neighborhood, and encourage the continued restoration and improvement 
of the area’s row houses. 2017.5

Action MC-2.7.A: North Capitol Revitalization Strategy
Prepare a Small Area Plan/Revitalization Strategy for the North Capitol/
Florida Avenue business district, including recommendations for streetscape 
improvements, land use and zoning changes, parking management and 
pedestrian safety improvements, retail development, and opportunities for 
new housing and public services. 2017.6

Action MC-2.7.B: Conservation District
Consider the designation of the Eckington/Bloomingdale/Truxton Circle 
neighborhood as a Conservation District, recognizing that most of its 
structures are 80-100 years old and may require additional design guidance 
to ensure the compatibility of alterations and infill development. 2017.7

Action MC-2.7.C: North Capitol Transportation Study
Implement the recommendations of the North Capitol Street/Truxton Circle 
Transportation Study. 2017.8

Home prices in the Bloomingdale, 
Eckington, and Truxton Circle 
neighborhoods have tripled since 2000, 
and many long-time residents are 
feeling the pressure of gentrification.

http://www.ddot.dc.gov/ddot/cwp/view,a,1408,q,640027,ddotNav_GID,1750,ddotNav,|34162|.asp
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Action NNW-1.1.A: Retail Strategies for Foggy Bottom and Shaw
Complete market studies of West End/Foggy Bottom and the area between 
New Jersey Avenue and North Capitol Street to assess unmet retail market 
demand, evaluate strategies for retaining local retailers, identify potential 
locations for new neighborhood serving retail, and develop strategies for 
attracting the appropriate mix of retail to each area. 2108.16

Action NNW-1.1.B: Alcoholic Beverage Control Laws
Analyze the patterns of alcohol beverage control (ABC) licensed 
establishments in the Near Northwest area, and the regulations and 
procedures that guide the siting and operation of these establishments. 
Identify possible changes to improve enforcement of ABC regulations  
and to reduce the problems associated with high concentrations of bars  
and night clubs in the area’s commercial districts. 2108.17

Action NNW-1.1.C: Expanding Mass Transit
Alleviate parking and traffic congestion in neighborhoods by providing 
a dedicated lane for mass transit on K Street. The feasibility of expanding 
service on the DC Circulator bus to connect Mount Vernon Square to Foggy 
Bottom, West End, and Georgetown also should be explored. 2108.18

NNW-1.2 Conserving and Enhancing Community Resources 2109

Policy NNW-1.2.1: Scenic Resource Protection
Protect and enhance the scenic visual resources of the Near Northwest 
Planning Area, including the Potomac Waterfront, Rock Creek Park, 
the park circles of the L’Enfant Plan, and the historic architecture and 
streetscapes that define the area’s commercial and residential areas. 2109.1

See the Urban Design Element for policies on preserving and enhancing 
architectural character.

Policy NNW-1.2.2: Heritage Tourism
Promote the lesser-known cultural resources of Near Northwest 
neighborhoods, such as theaters, galleries, historic home museums, historic 
districts and landmarks, and colleges and universities. Encourage heritage 
trails, walking tours, historic markers, and other measures that create a 
greater awareness of these resources. 2109.2

Policy NNW-1.2.3: Noise Reduction
Continue efforts to reduce noise in Georgetown and Foggy Bottom associated 
with air traffic in and out of Washington-Reagan National Airport. 2109.3

Policy NNW-1.2.4: Job Linkages
Capitalize on the presence of hotels and universities within the Planning 
Area to create additional job opportunities for residents of Near Northwest 
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and other parts of the District of Columbia. Encourage partnerships with 
the area’s institutional and hospitality sector employers that help residents 
from across the city obtain a job and move up the employment ladder. 2109.4

Policy NNW-1.2.5: Park Partnerships
Encourage partnerships between the Department of Parks and Recreation 
and the National Park Service so that federal parkland, particularly Rock 
Creek Park and the L’Enfant park reservations, can better serve Near 
Northwest residents. Such partnerships are particularly important given 
the shortage of athletic fields and other recreational facilities within Near 
Northwest, and the limited land available for new recreational facilities. 2109.5

Policy NNW-1.2.6: Increasing Park Use and Acreage
Identity opportunities for new pocket parks, plazas, and public spaces 
within the Near Northwest Planning Area, as well as opportunities to 
expand and take full advantage of existing parks. 2109.6

Policy NNW-1.2.7: Shoreline Access
Continue efforts to improve linear access along the Potomac River shoreline, 
and to improve access between the shoreline and adjacent neighborhoods 
such as Georgetown and Foggy Bottom. 2109.7

Policy NNW-1.2.8: Arts Districts
Encourage existing and new arts activities along 7th Street and 14th Street, 
in an effort to link these corridors to the arts district along the U Street 
corridor in the adjacent Mid-City Planning Area. Theaters, galleries, studios, 
and other arts and cultural facilities and activities should be encouraged on 
these streets, with steps taken to reduce parking, traffic, and other impacts 
on the Shaw and Logan Circle communities. 2109.8

Policy NNW-1.2.9: Design Review
Use the historic preservation design review process to promote superior 
architecture and urban design in Near Northwest’s designated historic 
districts, including Georgetown, Sheridan-Kalorama, Strivers Section, 
Dupont Circle, Foggy Bottom, Massachusetts Avenue, Mount Vernon 
Square, Greater 14th Street, Logan Circle, Blagden Alley, and Shaw. 2109.9

Policy NNW-1.2.10: Sustainable Development
Encourage the use of green building practices within Near Northwest, with 
a particular emphasis on green roofs. Rooftop gardens should be encouraged 
in new construction and major rehabilitation projects as a way to create 
additional green space, reduce stormwater runoff, and provide an amenity 
for residents. 2109.10

Logan Circle
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Action NNW-1.2.A: Streetscape Plans
Design and implement streetscape plans for:

  �Connecticut Avenue between Dupont Circle and the Taft Bridge;a.	

  �P Street between Dupont Circle and Rock Creek Park;b.	

  �M Street between Connecticut Avenue and Georgetown;c.	

  �17th Street between Massachusetts Avenue and  d.	
New Hampshire Avenue;

  �14th Street between Thomas Circle and U Street; ande.	

  �7th Street and 9th Streets between Mount Vernon Square and  f.	
U Street. 2109.11

Action NNW-1.2.B: Recreational Facilities
Develop additional recreational centers within the Planning Area, with 

a priority on the Logan Circle and Foggy 
Bottom-West End areas. The 2006 Parks and 
Recreation Master Plan identified these areas 
as being the parts of Near Northwest that are 
most deficient in recreational centers. 2109.12

Action NNW-1.2.C: Historic Surveys
Conduct additional historic surveys within the 
Near Northwest, and consider additional areas 
for historic district designation, specifically in 
areas east of 7th Street NW. 2109.13

NNW-2 Policy Focus 
Areas 2110

The Comprehensive Plan has identified five 
areas in Near Northwest as “policy focus 
areas”, indicating that they require a level 
of direction and guidance above that in the 
prior section of this Area Element and in the 
citywide elements (see Map 21.1 and Table 
21.2). These areas are:

Shaw/Convention Center Area•	
Dupont Circle•	
14•	 th Street/Logan Circle
Georgetown Waterfront•	
Foggy Bottom/West End. •	 2110.1

 Table 21.2:  
 �Policy Focus Areas Within and 
Adjacent to Near Northwest 2110.2

Within Near Northwest 

2.1 Shaw/Convention Center Area (see p. 21-20)

2.2 Dupont Circle (see p. 21-24)

2.3 14th Street/Logan Circle (see p. 21-26)

2.4 Georgetown Waterfront (see p. 21-27)

2.5 Foggy Bottom/West End (see p. 21-28)

Adjacent to Near Northwest 

1 Wisconsin Avenue Corridor (see p. 23-24)

2 Connecticut Avenue Corridor (see p. 23-22)

3 18th Street/Columbia Road (see p. 20-25)

4 U Street/Uptown (see p. 20-22)

5 North Capitol St/Florida Av/New York Av (see p. 20-31)

6 NoMA/Northwest One (see p. 16-41)

7 Mount Vernon District (see p. 16-32)

8 Golden Triangle/K Street (see p. 16-37)
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Map 21.1:  

Near Northwest Policy Focus Areas 2110.3 
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NEAR NORTHWEST POLICY FOCUS AREAS

Legend

2.1: Shaw/Convention Center Area

2.2: Dupont Circle

2.3: 14th Street/Logan Circle

2.4: Georgetown Waterfront

2.5: Foggy Bottom/West End

See Table 21.2 for a list of adjacent focus areas outside NNW
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NNW-2.1 Shaw/Convention Center Area 2111

The Shaw/Convention Center Area is bounded by Massachusetts Avenue and 
New York Avenue on the south, 12th Street and Vermont Avenue on the west, 
U Street and Florida Avenue on the north, and New Jersey Avenue on the 
east. This area has a long history as an economically and ethnically diverse 
residential neighborhood. An urban renewal plan for the area was adopted 
in 1969 in response to the 1968 riots and poor housing conditions in much 
of the area. The urban renewal plan took a more incremental approach than 
was taken in Southwest, selectively clearing alley dwellings and substandard 
housing rather than calling for wholesale clearance. As a result, the area 
contains a mix of publicly assisted housing complexes from the 1970s and 
older row houses from the late 19th and early 20th centuries. 2111.1

Recent market trends in the District, as well as the opening of the 
Washington Convention Center in 2004, have increased development 
pressure on the neighborhood. This has brought the opportunity to 
revitalize the struggling business districts along 7th, 9th, and 11th Streets, 
but it has also brought the threat of displacement for long-time low-
income residents. Two historic districts were created in the area in 1999 to 
control growth and mitigate the effects of development sparked by the new 
convention center in the center of this neighborhood. 2111.2

In 2005, the Office of Planning completed the Convention Center Area 
Strategic Development Plan to guide development, revitalization, and 
conservation in this area. The Plan identified several issues, including the 
need to protect affordable housing, generate new quality housing, revitalize 
local businesses, improve sidewalks and public space, upgrade parks and 
public facilities, provide stronger design controls, and expand the Shaw 
Historic District. Nearly one-fifth of the housing units in the study area 
receive some form of public subsidy and are considered affordable. Many 
are part of the federal Section 8 program and are vulnerable to conversion 
to market rate rents in the next five to ten years. A recent market study of 
the area indicates that residents can support up to 600,000 square feet of 
commercial space, but until 2005 there was no strategy for where it should 
be located or how it might be attracted. 2111.3

The Strategic Development Plan identifies programs to address these 
issues and defines specific actions and municipal programs to preserve 
and enhance the quality of life for all residents living in the study area. It 
defines a number of sub-areas, including historic row house neighborhoods, 
the immediate vicinity of the Convention Center area, the 7th/9th retail 
corridors, the Uptown Area (in the adjacent Mid-City Planning Area), the 
11th Street corridor, Shaw and Seaton Schools, the Rhode Island Av/New 
Jersey Av intersection, the Bundy School/NW Cooperative II, and the two 
metro station areas. The Plan calls for maintaining the current number of 
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