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In this chapter, Saint Elizabeths East Campus was analyzed to determine locations for future development. 
This analysis begins with an inventory of the buildings and landscape, includes a discussion of the controlling 
legal frameworks governing historic preservation on the site, and evaluates both buildings and open space for 
potential adaptive reuse and infill development The analysis includes a review of the architectural character 
of the campus, since an understanding of the existing urban design of the campus will guide the urban design 
of future redevelopment. Connections to the surrounding neighborhoods, between the two campuses, and 
to the regional transportation networks are examined in detail. Finally, the existing real estate markets are 
examined to suggest a future redevelopment program. 
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Heritage Resources 
Le••• Protection• 
The redevelopment of the East Campus will be a 
complex undertaking for the District and future 
development partners. Several preservation controls 
protect historic resources on the East Campus and 
will require coordination throughout the preservation 
review process. Both the East and West campuses 
are protected as a National Historic Landmark (NHL). 
National Historic Landmarks are nationally significant 
historic places designated by the Secretary of the 
Interior because they possess exceptional value or 
quality in illustrating or interpreting the heritage of 
the United States. Through the NHL, ninety specific 
buildings, the Civil War Cemetery and the wall have 
been designated as contributing histone resources. 
The East campus is also a locally designated historic 
district. 

With the transfer of the East Campus in 1987, the 
District of Columbia entered into a Memorandum 
of Agreement (MOA) with US Department of Health 
and Human Services (HHS), General Services 
Administration (GSA), and the Advisory Council on 
Historic Preservation (ACHP). Signatories agreed to 
preserve the historic resourc~s they controlled on 
the two campuses and the important green spaces 
adjacenL 

The diagram at right shows the location of those 
protected historic resources on campus e~plicitly 
identified in either the MOA or the NHL designation and 
the local designation. 

0 

WEST 
CAMPUS 

. ,.. 

EXISTING SITE CONDmONS • 
LEGEND 

- Historidy Significant 
Buildings (MOll & NHI.) 

Non-Significant Buildings 
,..-- .., 
L.--"" 

·: 

New Buildings 

Building Numbers 

' . 

N 

) . 
SAINT EUZABETltS EAST - F1NAL NOVEMBER 2008 

ZONING COMMISSION
District of Columbia

Case No. 09-10
4A2



• EXISTING SrTE CONDmONS 

' ' 

" Cattull 
10 _CCiltiiU 
11 .. ~,., 
IUA ..................... 
II Olr .... .. ........ 
•• a...~ .. Colllftl 
17 ......... .. IIHWioiM Le-., 
n "'* .. 1!111110... 
11 ........ 
II 1111111011 
II .... A.WIIIII .. ...... .. IIIU .. ColllfM ...... 

'' ..__. .. Conlc!tt ...... ' 

" CMlllel 
110 ..... 
J.lll ............... 
&01 ON 
SOl Gf-4 
&01 ar .. 
101 ar......_ 
uo ar .. 
U1 Gfol 
w GT.a 
w CT .. 
uo Of.l 
w ._ ... 
w ....... 
uo 011 ...... 
s.u a.. 
Ul _ .............. 
ill ...... 
117 W..,. A. MIM a.-
Slll ................... 

II Milia, 

, . 
a.uuo 

. .. MUG 
Jll,.400, 

J41 

ln,llO 
~ ... 
1.1.1110 
UU4I .. ,.. 

3,011 ., ........ 

.. 

tU40 
11.111 
..140 
U01 

21.110 
JUft 
i07,411 . ..... 
i.U.IIO 
ue.m 
1.1,111 
_II,DI 

:lGt 
MT 

:lGt 
1.114 
U.OII 
A.IIO 
4UU 
4S,JU 
n,ua 
IS.DII 
M.IM 
41,ICIJ 
41.101 
4S,W 
41,Ul 
11.171 

U.021 

left Exhtlng Building Concritlbutlng and 
Non·Contrlbutlng buildings c:hart 

The primary regulatory means for ensuring compliance 
with the two controlling legal protections Is th& 
Section j_Q6 Historic Review Process. This historic 
preservation review process mandated by Section 106 
is outlined in regulations Issued by ACHP. The District 
of Columbla also has a local Section 106 for locally 
designated resources. Including the East Campus. 
Any development at Saint Elizabeths will require a 
consultallon proce.ss and HPRB review. 

However. since this process Is designed to respond 
to specific proposals rather than a framework plan • 
it is necessary to evaluate any future proposals for 
any adverse effects on the historic resources and 
determine If lhese effects can be avoided. minimized 
or mitigated. If shown to be necessary, more 
significant alterations, or demolitions can be eJqJiored 
through the historic review process. 

Historic preservation designations will also limit the 
demolition or existing buildings to create new building 
sites. The East Campys has 39 buildings, totaling a 
little more than 1. 76 million gross SF. 29 of these 
buildings, totaling appi'O)(imotely 990,081 SF are 
protected by historic preservalion designations. 
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The historic buildings at saint Elizabeths are in 
varying stages of disrepair, with many requiring 
immediate stabilization and repair. A building condition 
assessment in 2002 by McKissack + McKissack 
revealed a correlation between building condition and 
occupancy: the longer a building had been vacant, the 
worse its condition. Building conditions were assessed 
through an additional visual survey conducted 
in Spring 2003 and through review of the earlier 
McKissack study. Buildings In poor condition generally 
had multiple systems failure and 1 or serious defects to 
the exterior walls, roof, windows or doors. 

Buildings in fair condition showed evidence of 
moderate damage to walls. windows or doors, or 
evidence of water damage. Buildings in good condition 
showed little if any evidence of water damage or water 
infiltration. Buildings which were described In poor 
condition Included the following: 
• Building 82 Dairy Bam (since stabilized) 
• Building 93, William A. White (since stabilized) 
• Building 119 Haydon 
• Building 83, Equestrian Barn 
• Building 107, CT-4 

Changes in construction technology, building codes, 
and the poor condition of some of the historic buildings 
pose financial challenges for adaptive reuse. These 
challenges include: 

• Historic floorplates are much narrower than 
contemporary demand, which may limit the appeal 
of some of the historic buildings for tenants that 
desire standardized, modem·width ftoorplates. 

• Fixed,load·bearing, interior masonry walls, • which 
carry roof and floor loads, can limit the ways that 
floors are laid out This may restrict the appeal of 
some historic buildings for tenants that desire open 
floor plans. 

• Repairs to deteriorated structures. removal • 
of lead paint, asbestos and other hazardous 
materials, and retrofitting for life-safety and fair 
housing regu lations is more costly for adaptive 
reuse projects than new construction. 

Developers may however. make use of federal 
rehabilitation tax credits to offset some of the costs 
associated with the rehabilitation of these historic 
structures. 
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• EXlSnNG SITE CONDmONS 

Historic Campus Form and Character 
Like the majority of American Institutional 
campuses, Saint Elltabeths grow over Ume 
In a series of Clusters. AlthOugh this growth 
was at times llaphazard, the hand of a strong 
designer a110 occas•ooally guided 11. Most of llle 
campus. and J)llrtlcularly the older portions to the 
west of Martin Lull\er l~lng Jr. Avenue, can be 
understOOd as a collection of qundrangies defined 
and contoined by groups of buildings: Ills the 
association of buill form and landscape rather 
than any one panlcular example of etther lllat is 
llle strongest element of the campus. 

The campus ILJOW acrOS$ Martin Luther King, 
Jr., Avenue early In the 20th century to form the 
cluster or bulldln&S around the Maple Campus. 
The tight spacma of the seven buildings effectively 
contatns a unt.tal green and lend tlle space an 
inumate feel. AS In tho Olmsted lanclscape on 
the West Campus, mature specimen trees break 
up lhe space. While tl)e butl<llngs range tn height 
from two to six stories. they are for tho most part 
kept separate by ll1e large green (450' x 300'), 
whiCh helps modulate the hettht dtlforences. The 
remnants or a workln& farm lie Just IIOfth of the 
Maple Quad. 

The newest parts of the prewar campus He to 
the southeast. The CT Buildings (#106-116), RMB 
(11241. Behavioral Studies (H102), lhe P BUIIdJng 
(11100), Barton Hall (fU7) and Haydon Hall (#fll9) 
are not Ofi8nlleo ~any strong landscape design, 
but ralher were placed to make efflcienl use 
of the remaining property In the area. They are 
Indicated oa lhb CT Campus In the diagram at 
rlghL Several of these buildings are altructive and 
with sensitive demollllon and lnrill, new and more 
resollled landscape spaces can help rationalize 
UIIS part of tho campus. 

Much of the existing open space on the East Campus 
exists as a wide (200' ·300') buffer between the roads 
and the edge of the buildings. While this land IMJally 
acted as a bUffer betWeen the community, It prov,des 
an oppon:unt\}' for sensithle infin development that 
will knit together the Interior of the campus with the 
surrounding neighborhoods. 

While the majority of the carnpus area Is open space, 
Ills necessary to Identify areas for preservation and 
future in fill devetopmenL To that end, the various open 
spaces of the campus have been evaluated ustng 
a number of critena. These Include: the cohesiOn 
aod quality of particular spaces, the PIOmlnence of 
lhe onginal destgner and the condition of t.he plant 
matenals In the parucular landscape. Landscape areas 
should be sensrt/Yely preserved or lnte&ralt!d into new 
developmenttneludfr. -

1. Landscape around old farm bullcM&t 
2. Lawn 'forecourt' along Martin Luther King Jr. 
Avenue 
3. Maple Cemi>Us Quadrangle 
4. Front lawn~ Main Entrance and Chapel 
5. Lawn 'forecourt' aJonc Alabama Avenue 
6. Stream Valley 

The diagram at the right Indicates those areas where 
future master plaMit1& must balance lnfill development 
that meets the goats of the framework wlth si&/lature 
open spaces that Wlll a.dd character end enhance the 
sense of pi&J:e. 

Q 

WEST 
CAMPt.IS 

LEGEND 
c::::::J Primary ~acrapoa 

c::::::J Saeotldll)l llllldSC4pet 

+-- Major Axis 

- Hlatoricty Stgntncant 
Bulldlngs (Malo ' NHl) 

N 

J ZONING COMMISSION
District of Columbia

Case No. 09-10
4A2



Recent Public Investment 
In addition to the historic preservation legal 
protection. several additional factors affect the 
amount of land available for new development 
and the character of that development: existing 
government facilities and uses, site topography, 
environmental issues, utilities and infrastructure, 
transportation access. and development capacity. 
The following section discusses these conditions and 
presents the resulting methodology that will guide 
future development on the campus. 
The new development on the campus will not affect 
the following exi.sting facilities. rather incorporate 
them into the holistic viSion for the campus: 

• The Department of Mental Health (DMH) is 
constructing a new hospital in the southeastern 
corner of the East Campus. In the interim, three 
existing buildings on the East Campus will remain 
in hospital use: CT-8 (#115), CT-7 (#116) and 
RMB (#124). DMH expects to continue to use 
RMB (#124) to handle overflow patients: in the 
long term there is the opport\lnity to construct 
an overflow facility on the former John Howard 
Pavilion site or other land adjacent to the new 
hospital. Construction began in 2006 on a new 
450.000 square foot, 292 bed sta~f-the-art 
facility to replace the 150-year old Hospital. The 
new hospital incorporates the best practices in 
modern, in patient mental health care with an 
environmentally sensitive design and sustainable 
strategies. Completion of the hospital is 
scheduled for 2010. 

The Unified Communications Center (UCC), the 
new Emergency 911 and 311 Call Center, is a 12 
acres secured facility at the northern end of the 
East Campus. 

• The future Metropolitan Police Department 
Evidence Warehouse is proposed to relocate to 
the East Campus on an approximately 2.15 acre 
site just south of the UCC and north ofthe stable. 
This 26,800 sf fully automated facility will provide 
a secured and controlled environment for MPD 
evidence. 

• The DC Water and Sewer Authority proposes 
to replace the existing water tower on the East 
Campus. Its new position will be determined in part 
by this document. 

Final locations for all proposed projects will be 
determined through the Section 106 process. 
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• ElUSnHQ SIT£ CONDffiOHS 

Environment and Infrastructure 

A Phase I Environmental Assessment hos not been 
comnuss10ned for the site but will be an essential 
steo for any future dCM!IopmenL Numerous activities 
occurred on tniS site ll'lat warrant f11rther Investigation 
of potential contaminants and haurds. Specifically, 
the past use ol medical clinics, furniture WOOdshops. 
vehicle meintenonce, coal ash disposal. laundry/dry 
cleaning and londlllllng activities con be associated 
with potential contammants. 

On the East campus, suspected contaminants and 
envtrollrnental conditions relate to the fOtmer use or 
the vehicle maintenance activities surroundtng the 
motor pool foclhl)'. lhe northeast londfilllocations 
containing Fly Ash detifls and the medical research 
faQIIities that may contain bio-medical haU~rdous 
wastes such as discarded needles. glass debns w1th 
Chemicall.t8ces such as mercury. No documentation 
has been~ from thew~ campus 
env•1011mental S\ud.es that lncllca\8 wbsurface 
b4olo&ical hazards. so it Is not expected that this risk 
exiStS on the East Campus. 

ContaminatiOn from llboratory and medical waste 
may occur In the fofm of chemical contaminations 
near the waste facilities. LastJy, butldJn& eonstructJon 
contaminants are ~ed lO be l)(evalent and 
largely conslsuna of lead-based paint, ACM (asbestos 
containing mouulllls) for bulldlnp such as floor tile, 
mastic for noor tiles, ceiling tiles. lnaulotlon. plaster, 
transite panels, roolin& materials, plplng materials. 
poly-chl.orlllllled blphCiflYIS (PC8) eteotrtcal components 
(switellgear. tmnsformers. cablln& lmsulotlon. cabling 
oils). 

Lastly, it should not be ruled out that past farming and 
agricultural activities 011 campus resulted In storage 
of chemicals on alii! to facilitate thoso activities, such 
as pesticides and herbicides. LasUy, It should not be 
ruled out that past farming and agrlculturalact.lvltles 
on campus resulted In stOtage of chemlc&ls on slte 
to facRltate those aotlvttles, such as pesiJcldes and 

herbicides. 
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Wlltef .. mce 
Water is supplied to the EaSl campus from a 
14" main that extends from the existing water 
tower. The West Campus Is supplied from a 20" 
main extends beneath Martin Luther King. Jr. 
Boulevard. The 20' main has been replaced In 
one section south of the campus. and plans to 
replace the portions northward and parallel to 
the campuses are pending. A second 24" main 
traverses Alabama Avenue. A pumping station for 
the domestlc water system on the East Campus 
Is located In building 120, the Di.x buikl•ng. 

Studies by the DIStrict of COlumbia Water 
and Sewer Authority have identified the need 
for several new storage facilities to support 
population growth and development. to provide 
additional water pressure to certain areas of 
the District, and to provide emergency backup 
service. The moSl immediate need is for two 
million gallons of elevated storage In the southern 
portion of the Anacostla first high service area. 
Ultimately the water tower will connect to the 
20" main beneath Martin Luther King Avenue and 
the 24" main on Alabama Avenue. DCWASA has 
proposed a new water tower on the East Campus 
to address slgnilicam water pressure Issues In 
Ward 8. For maximum efficiency. the 2,000,000 
gallon tank would be placed on a high point of 
the site: however, the exact location of the water 
tower requires further planning and consultation. 

Ills believed that the existing network of water 
supply piping Is in a deteriorated state and 
development plans should consider Include 
provisiOns for new service connecting to the new 
supply tank. scheduled for completion In 2013. 

nre.-r ... ure 
Hydrant flow tests associated with the new Hospital 
construction confirm that the existing pressure is 
Insufficient for fire lighting purposes on Campus. 
Development plans should be based on the fire 
suppression needs being provided by way of the 
new water tower. 

Sanitary .... , 
The sanitary sewer system for the East campus 
drains to a 10" main beneath Martin Luther King 
Jr Avenue and contlnues north. The existing 
conditions of the sewer system have not been fully 
investigated to determine 1t's Integrity. A hydraulic 
now analysis and condiliOn survey are necessary in 
order to properly quantify the e.xtent of reuse and/or 
extent of needed replacement. ... _, 
The Potomac Electric Power Company (PEPCO) provides 
electricity to the Campus by way of building 129, 
the switching substation, which Is considered in 
good condition. An existing switching station Is 
located In building 120, the Dlx building, which 
supplies power to some facilities on campus. The 
new hospital facilitY has power supplied temporarily 
overhead from building 120. while waiting for the 
permanent servloe to be supplied by PEPCO directlY 
from Alabama Avenue. 

Steam 
The East Campus currently uses steam tor heating 
and hot water service. Boilers are located in 
building 120, the Dlx building. and building 111. the 
CT·l building. Steam will not be used for the new 
development Infrastructure. slncludlng bloretention 
swales, permeable pavement, rain gardens and green 

The existing steam tunnels follow the alignment 
of tile roadways on the East Campus and are 
in a state of disrepair. The tunnelS may require 
complete removal as the current depth below 
grade of approximately 3 • 4 • will contllct the 
placement of new utilities and service. Prior 
to demolition of the tunnels and piping, the 
remediation of the piping and Insulation may be 
required as It is suspected to be ACM concrete 
piping due to the Umeframe of Its installation. 

In addltlon, the asbestos fiber reinforced 
insulation and other features will also require 
hazardous material remediation efforts. An 
envnonmental assessment of the existing 
condlt.lons or the tunnel concrete, piping and 
appurtenances Is necessary to property assess 
the necessary removal and cleanup protocot.s. 

The option of retaining and maintaining a 
centralized utilitY plant for the East Campus 
will be considered In the evaluation or master 
developer plan proposals. 

Telecem 
Verlzon Is the serviCe provider for tetecom to the 
East campus. Locations and conditions of the 
existing transmission lines within the Campus Is 
unknown. 

Nllblr.,Qu 
Wash10gton Gas provides natural gas 
service to the East and West campuses through 
a network of underground piping, which are fed 
from high pressure mains located In rights of way 
of nearby roadways. Active gas lines currently 
service the occupied buildings. 

EXISTING SrrE CONDmONS • 
~Sptem 
While the sanitary and storm sewers have 
been separated, no provision was made to treat 
stormwater quafity, only quantity. Depending on 
the Intensity of future development. a combination 
of new stormwater management ponds and 
vaults should be considered to bring stormwater 
quality up to contemporary standards. Additionally, 
consideratiOn should be given to state of the 
art, green stormwater management technology, 
Including bioretentlon swales, permeable pavement, 
rain gardens and green roofs. 
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• EXtSnNG SITE CONDmONS 

Transportation and Access 
The nelghborlloods around Saint Ellzabelhs grew up around an 
Isolated campus. As a result. Saint Ellz.abelhs is now physically 
disconnected from tts neighbors by highways, steep slopes, 
perimeter fences and walls. Barry Farm Is cut off to the north. 
as are parts of COngress Hetghts to the southwest. A stream 
valley runs between the new mental health facility and tho 
remainder of the East campus, while cemeteries separate It 
from eastern neighborhoods. These circulation barriers are 
shown in the diagram at righL 

All Indirect local street network prevents convenient access to 
Saint Elilabeths from both 1-295 and Suitland Parkway. The 
campus is served primarily by Martin Luther King. Jr. Avenue 
and Alabama Avenue SE. Martin Luther King Jr. Avenue Is a 
four lane collector, linkJng Congress Heights to Anacostla: It 
Is the only connection north and south across the campus. 
Martin Luther King Jr. Avenue Is also designated a high priOrity 
corndor for premium transit in the form of Bus Raptd Transrt 
and Rapid Bus according to the Dlstrlct's Transit Alternatives 
Analysis. Internally, the campus Is served by a system of 
narrow. winding streets that cannot support significant new 
ltaflic volumes. 

A generous right of way encourages htgh speed travel along 
fts length, as does lhe absence of signalized crosswalks. The 
minimal sidewall< between the 10' wall and the curb on the 
west side Is not pedestrian-friendly. While the wall cannot be 
moved, the road right of way could be shifted east Into the 
open space along the western edge of the East campus. This 
would not only allow for enlargement of the western sidewalk, 
but also perm1t the Inclusion of light rail, rapid bus or other 
transponation improvements in the right-of- way. 

In order for redevelopment of Saint Ellzabeths to be viable, 
significant transportation Improvements will have to be made. 
particularly to the nearby highways. 
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Transit Services 
The Con1ress Heights and Anacoslla Metro stations on Green Une 
sstVe the nelcf1bothoods surroundmg Sa tnt E111abeths. The Congress 
Heights Metro sta11on,located adjacent to the SC>III.heast edge of the 
East campus provtdes the mOst dtrect uanstt access to the campus. 
From the Metro station tt Is a 15-20 mtnute walk to the northern edl(l! 
of the East Campus. Additionally, lhe Anacosua Metro rail Station has 
one of tho hl&hest bus to rail transfers within lhe Metro system. The 
Anacostla 4-stop starter line Streetcar PloJect Identified In the diagram 
to the right will run along the western edge ot the oarnpus. 
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• EXISnNG SITE CONDmONS 

Market Analysis 

A market study was conducted tor the 2006 draft 
Framework Plan found that there was a demand for 
2903 units or housing over the nel<t ten years at an 
absorption rate of approllimately 290 housing units 
per year. New residential development would Include 
a miJ<ture offer-sale and rental units in both new 
construction and adaptive reuse historic buildings. 
These new residential units should support a mi11 
of incomes, Including both market rate units and 
affordable units, subsidtzed with low·lncome housing 
tax credits. 

While the study recognizes the demand for housing on 
the site, particularly~ young couples, young families 
and empty-nesters. it also emphasizes that residential 
development will be heavily dependent on the quality 
and character of any nonresidential 
uses that are successfully Introduced on the site. 
These uses could Include a significant federal 
government. university presence (dorms. classrooms, 
office and lab space), retail space, and 1 or small 
entertainment venues. but must result in a 24 hour 
population. There Is space on the East campus to 
accommOdate a range of higher education facility 
\YI)eS, from a community college to a specialized trade 
school. 

Another driver for residential demand Is on-campus 
neighborhood-oriented retail deveiopmenL This 
amenity Will nOl onty make the campus an attractive 
place to live, but will also serve the existing 
neighborhoods and help capture retail dollars 
ourrenily being spent outside the OistricL !he Retail 
Aollon Svategy (RARASJ prepared in 2008, looked 
at the existing and projected retail conditions of two 
(2) subrnarkets In Ward 8 ·SOuth Capitol Street and 
Macostla/Poplar Point. 

Given proximity of the Anacoslia,/Poplar Point 
submarket to the Saint Ellu!beths Campus. the 
findings Inform the overall demand for retail in the 
northern portion of Ward 8 affecting the intensity of 
future retail development at both Poplar Point and 
Saint Elizabeths. In the short term. the submarket 
can support an additlonal111,100 and 147,900 
square feet of retail by 2012. However, because of 
the planned development in the svbmarket, future 
retall development at Saint Eliz:abeths should take into 
constderation a larger trBde area to ensure desired 
and supportable community retail is achieved. 

Since there IS currently little demand for large tenant 
office space in Congress Heights, new speculative 
office construction at Saint Elltabeths would have to 
compete with South Capitol Street, Southeast Federal 
Center, and NoMa. A near-term opportunity lies In 
locating District and/or federal government office 
tenants on the Campus, especially to take advantage 
of the transit-oriented development (TOO) opportunity 
at an lnfill Metro Station on the Campus or at the 
Congress Heights metro statJon. A second opportunity 
envisages attracting a large educational or Institutional 
entity to the Maple Campus. The District can make a 
s110ng case (Of the attracuveness of the setting, both 
because of the unique historic seuing and proximity 
to the Center City. This type of entit;y could both reuse 
the historic bufldlngs and aevelop new facfllties to 
accommodate its particular program. 

Right; current commercial 
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Development Opportunity 

Redevelopment on the East Campus is limited due 
to its designation as a national historic landmark. Of 
the 39 buildings on the campus, 29 are protected 
by historic preservation regulations: the remaining 
20 non contributing buildings could be demolished 
to create new development parcels. Although 
the historic nature of the campus presents some 
unique challenges for redevelopment. there is an 
opportunity for sensitive infill development that 
captures the identity and character of the campus 
without compromising its historic fabric. 

The 2006 Framework Plan created a working 
methodology to shape the development potential 
of the campus. This methodology is designed to 
prioritize individual historic resources at Saint 
Elizabeths. In this way the most significant resources 
can be identified for preservation and reuse, while 
the less noteworthy resources may be identified for 
more significant interventions. 

The diagram to the right, depicts areas that can 
support infill development. The road fragments 
of the existing campus connect to form a street 
framework that builds on the original road layout. 

while serving new development 

Implementation of this Framework Plan will require 
the development of a more detailed master plan 
for the campus. A historic preservation evaluation 
will also be conducted through the Section 106 
and Historic Preservation Review Board. Significant 
alteration and demolition of contributing historic 
buildings can only be approved through these 
processes. 
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6. Development Principles 

These eight principles for future development at Saint Elizabeth& are based on the vision and 
recurring themes of opening up the campus, creating connections, preserving the historic character, 
attracting private development, celebrating community heritage and treating existing residents fairly 
and equitably. They were created with Input from a variety of stakeholders through the 2003 planning 
process and the 2008 update process. While broad and asplratlonal, they are Intended to guide future 
planning and development activities at Saint Elizabeths. 
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• DEVELOPMENT PRINCIPLES 

Development Principles 

1.. Ctlpturo tllo Unlquo Identity t o Crollto a S.nM 
of Place 

Saint EUzabeths has the ur)IQue feeling of a series of 
small villages In a rural, pestoral campus setting. yet 
is located two m11es from the capitol The campus is 
defined by Its heritage resources. open space and 
topography· natural bluffs, plateau and wooded 
hills • as well as its connection to the Anacostla R1ver. 
Together, these elements highlight the campus' 
unJQue feel , character and sense of place. Th1s unique 
identity and sense of place should be reinforced In 
new neighborhoods that blend the adaptive reuse of 
historic buildings and conteJCtuallnfill development 
throughout the campus. 

2. R .. nviCOfllto the Campus u an Important 
N .. &hborllood Contor 

Historically Saint Elizabeths played a significant role as 
a unique and special place in the Nation, the District. 
and also for the residents or Congress Heights. The 
redevelopment should reinvigorate the campus as 
an Important multi-neighborhood center. It should 
feature a broad rnlx of uses that Integrates places 
to live, work and play and enhances the vibrant 
communitieS that surround it. The redeveloped 
campus should include cultural. retail. educational. 
social and recreational amenities that improve the 
quality of life for new and existing residents. New, 
diverse. rnixed·USe neighborhoods should provide 
for a mix of Incomes and housing types for ell people 

.allowrng for market rate housing, affordable housing, 
housing for families, transitional housing, housing for 
the PhYSically challenged, and senior housing. The new 
Saint Elizabeths hospital should be an integral part of 
the campus redevelopmem and rellecl the progression 
in the treatment of mental health patients. 

a. Pruorvo and Celollrate Hor~ta~o Roso11rcos 
It is critical for the redevelopment to preserve and 
celebrate the nch hentage resources on the campus 
and in the surrounding community so thai there fs a 
strong physical and commemorative link between past 
and present. 

The campus itself lS a National Historic Landmark and 
a District or Columbia histone district. Its buildings 
and grounds are rich with the history of the people 
who bUilt them. who managed them and who stayed 
In them. The campus is the best example of the 
history and evolution or progressive mental health 
ueatrnent ln the United States. To the maximum eJCtent 
possible, the hlstork: resources. open spaces and 
view corridors should be preserved and maintained. 
Additions to historic structures, changes to the 
landscape, and demolition or relocation of buildings 
should be considered on a case-by-case basis thi'OIJgh 
the Section 106 and HPRB revlew processes and In 
the conteJCt of the entire framework plan. In addition 
to the physical assets, innovative commemorative 
works should celel>rate the legacy of the campus and 
surrounding communities In Civil War history and as a 

historically African American community • 

4. Embody tho District's Dulp and 
lustahtalllllty 8oals 

Saint Elizabeths presents a uniQue opportunitY to 
develop new neighborhOOds that embody the DiStrict's 
goal of creating sustainable, walkable neighborhoods 
that offer rich amenities, housing choices, and 
transportation options. Development should be street· 
oriented. urban, at a suitable density, PrOVide for 
active ground noor uses and capitalize upon existing 
and proposed transit networks. Building design and 
materials should be environmentally sustainable. 
contribute to vibrant city life. strengthen the sense of 
place of new neighborhoods at Saint Ellzabeths. As 
our city and region continues to change over the next 
decade. development at Saint Elizabeths cen lead the 
way In creating our sustainable future city. 

5. Create a Stronf Pllllllc Realm 
A successful public realm defines strong communities 
and attracts investment. Saint Elizabeths possesses 
the opportunity to create a suong perk and open spece 
system, a network of great streets and sidewalks and 
the public •fabric· which will bind together old and 
new bUildings and public and private development. 
A successful public realm at Saint Elizabeths should 
provide many opportunities for recreational, cultural 
and arts activities for children, adults, families, seniors 
and the mentally Ill. 

e. lmptovo Comm11nlty CoMoctlvlty and Open Ult 
accOM to tllo campus 

The campus was designed to be separate from the 
land and communities that surround it. Its topography 
·natural bluff, plateau and wooded hills ·further defines 
that separation. Successful redevelopment of the 
campus will encourage a variety of phy&k:allinkages 
and connections between the campus and surrounding 
communities, the waterfror1t. downtown and the rest 
of the District of Columbia. These physical linkages 
include: heritage resources. road networks. open space 
systems. monuments and mar11ers and devefoP.ment 
opportunities. These linkages will open up the campus, 
reveal its assets, and attract people and Investment. 
New secure facilities should allow public access to 
open spaces and the campus cannot be walled·off 
again. 

7. lnllanco Multl-miHlal transportation Networks 
With the rising cost of transportation, the preference 
for alternative modes of transportation and living 
closer to services, jobs. and amenities Is alSo 
increasing. It Is critical to improve the local and 
regional transportation access to the campus to 
attract and sustain development on the East campus 
and ease Impacts of the proposed DHS development 
on the West campus. Investment in transportation 
improvements should be focused on transit. 
pedestrians, and bikes, New designs for street and 
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118nsportation networks and a mix of appropnate 
land uses will help define the balance between these 
modes. 

8. Support Wider Eeonomle Development 
lnltflltlvos 

Saint EUzabeths Is one of the few remaining large 
scale District owned properties that can catalyze 
revitalization. Long-term sustainability depends upon 
the campus' ability to attract private development 
and generate revenues. It is important lhal new 
development Is fair and equitable to existing and long­
term residents, discourage displacement and Improve 
opportunities for existing residents and businesses 
to stay In the neighborhood. This could, for eJU~mple. 
be through job 1181nlng at a new educational faCility, 
through the provision of permanent JObs, or through 
construction employment. 
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The Framework '"'-n lllustrat" development objectlv ... design prlnclpl" and land use goals to guide the redevelopment of Saint Ellzabetht over time. It could take up 
to thirty yeara to redevelop tfle entire ~mpus; therefore this chapter provfd" guidance to the future developers and designers who wll be r"ponslble for crNtlng more 
detailed master plan• for Implementing a redevelopment program. This chapter Include• both broad development guidance and IUustratlve plans. The first part 011 tfle 
chapter offers guidance on the mix of land - · development •~le, open apace 1ystem, circulation and acc111, and ttte creation of special places. The dllculllon 011 
campu1 wide 1ystem1 and how tfle n-neighborhoods fit together It broad enough to allow for flexibility while stlllthaplng new development tttat It In keeplnt with the 
vision and development principles articulated In tfle plan. 

The Mcond tectlon provides Illustrative plans that represent two ways of develop.lng the ~mpus using thll guidance. The Illustrative plans ara a refined v.,.lon of the 
2006 Framework Plan that hu been updated bued on current District development prtorttl" and additional community Input. They offer two development options that 
ensure new development Is compatible with the oxlltlng hl1tortc bulldlntt and landscape. More specfflcally, they provide guidance for both the design of new bulldlnp 
and the rehabllltlltlon of exlatlng ones. AI the ovotutlon of Saint EJizabeths East contlnu .. , the Framework Plan Is designed to be flulble and cornprehensM.so tlurt all 
lmprovementa ere part of a lingle fabric or sl~e vision. 
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• REDEVELOPMENT FRAMEWORK 

Methodology 
St Ellzabeths East Is a National Historic Landmarl< 
(NHL! and local historic district. Its historic buildings 
and grounds are a significant resource and 
redevelopment will respect and capita lite on this 
umque resource. 

The followmg text and diagrams identify the over-arch1ng 
urban design principles, site and architectural attributes 
that together give St Ellzabeths East Its distinctive 
character. Understanding and respecting this character 
Will provide direc\101\ for the redevelopment of the 
campus. The diagrams are mtended to be sequential 
with the Development Opportunity Diagram ahibiting a 
summary or previous principles and campus attributes. 

Exhibit 1· lldtltlnc cuatralnts 
The East campus contains several exlstlng structures and 
lm~ts to remain including: the UCC, the new Salnt 
Ellzabeths Hospital, and Congress Heights Metro Station. 
The net remaining land represents the study area for the 
Reclevelopmel FramllWOII< Plan. Wl1tlln U1e Sl\ldY area 
there are designated historic structures and landscapes 
that are fJOOlCted bjeitherthe NHLdeslgnatlon, local 
historic district ()( the terms d the MQi\ Exhibit 1 shaHs 
the SWdy aree Including the designated hiStoric strucrures 
(hatched). 

!Jcblbtt 2 • Ma,lor Campua OrtanluUon 
The significant buildings of the East Campus can be 
d.escribed as two quadrangles (quads) of buildings. one 
square with Martin Luther King Jr. Ave. end a second 
square with the south west prope~ bOundary. There 
are several more randomlY placed buildings between 
and along the west and south edge of the two quads. 

The major organlzmg theme of the East Campus is 

1 

the central north south axis through the Maple quad 
connecting to and angling to the east through the CT 
quad. There ls a symmetry building placement and 
resulting green space that gives the East Campus its 
organization and urban design character. 

Also the origmal East campus was set on a plateau 
with the eastern edge defined by a stream valley. This 
meandering open space of slopes and trees defined 
the campuses eastern edge. More recent grading and 
filling has eroded what was likely a significant aspect or 
the campus. 

bhlbtt J • l.aUdln. Pl•cement Md ReMit!"' 
Green Sit-
The formality of the Maple and CT quads can be further 
defined by sub alliS that move perpendicular to the 
major axis as Identified in Ellhlblt 3. 

The Maple quad is slightly asymmetrical being 
composed of two distinct building types: three larger 
5 story hospital administration buildings and three 2 
story residential type buildings. These buildings help to 
frame a central green space. As a result the building 
axis has been drawn through the more prominent 

2 

buildings. 

The CT quad Is symmetrical with sill resldentlal 
structures. The major axis moves through the center 
of the four buildings east and west of the quad. The 
additional residential buildings are asymmetrical and 
are located outside the quad along Alabama Avenue. 
The kitchen building within the quad divides the 
central green space Into four smaller parts. 

A similar axis for green spaces and green connectors 
ema!Uitlng from the twO quadS parallel to the 
building axis occur between the buildings. 

The final diagram In this series serves as the basis 
for the broad planning (ui<lance and the Illustrative 
plans found In the remainder of this chapter. lnfill 
opportunity areas shown In red respond to and 
renect the axial pattern described In EXhibits 2 and 
3. Logical pads of new development surround the 
alsting clusters of historic buildings and suggest a 
new street network. 

Another organiZing element of the diagram is the 
transformation of the stream valley on the eastern 
edge of the historic campus to a proposed road 
that links Suitland parkway with Alabama Avenue, 
completing a perimeter road netwOrk. Martin Luther 
King Jr. and Alabama Avenues allow traffic to access 
the campu.s's ftlll perimeter, lessens the dependence 
on Martin Luther King Jr. Avenue as the primary 
connector, and reduces the need to bring traffic Into 
the campus Interior. This open space. In combination 
with the proposed connector road, could become a 
new front door for the new Saint Elizabeth Hospital 
and the East campus redevelopment. 
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Curb to building setbacks for new lnfill development 
will have an important role in maintaining the 
campus character. While buffers between quads 
preserve distinctiveness and provide some setback 
along Martin Luther King Jr. Avenue, the need for 
new building setbacks Is minimal; partlculary near 
the existing Metro station or in the stream valley. 
New landscape improvements would ideally follow 
the simple restrained theme set by the original 
campus: large lawn areas with informally placed 
canopy trees and selective use of foundation 
plantings. Canopy trees would not follow streets or 
be regimented in placement but would rather be 
part of the larger organic arrangement of campus 
trees. 
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REDEVELOPMENT FRAMEWORK 

New Neighborhoods 
To retain rts character and make red&~elopment 
manageable and contextual to tho exJslln& silo and 
butldln& typeS, the caml)lls will be redeveloped 
through the croauor1 of fi~~e new neighborhoods. Eac:h 
neighborhood possesses a uniQue character defined 
by Its scale. mix of uses. open space, density end the 
relative amount of adoptive reuse pnd new lnfl ll. For 
example, the Maple 
Campus has a strona historic character bllsed on Its 
rehabilitated bulldlnp ond quad neighborhoods 
like the North Campus and the Congresa 1-felghts Metro 
Station ha~~e a far different ftavor. with a l)fedOrTIInanoe 
ot new architecture. 

A Secuon 106 consultation to address the cumulatiVe 
Impacts of deveiopmont on histone r..ouretl$ wfll 
be required for the I'I4IXt tewll c4 master planning 
assoaated .,.tth mplemenunathts plan. 

North Campus 
The NOtth Campus net&Jibornood 1nc110tJ new 
development and creates a vibrant attoot edge along 
"'-rlln Luther Kina Jr. Avenue. 
Preservauon and reuM of the barns, cottages and 
.ctjacent areen lof' ap«lll U$81d preterod. The 
heiChl and IntensitY of new cteYeloj)menl wtl be 
focused on the tntef'IOI ot thiS net&hbomood near the 
ravme. Prefened land uses Include cornmerctakjnven 
miJted.use development featuring &ovornment office 
and ltmitect restdenual. 

Maple Quad 
The Maple Quad lendsltaolf to the adapuve 
reuse of e.~~lsUna buildings as lnstllutlonol Of 
educational land usos. Preservation of the areen 
quadrangle Is desired for community ond olvlc uses. 
lnfill development within U1ls neighbOrhood should 
provide e transition between the NOfth Cempus 
and e.~~lstJn& hl'ltorie buildings. New development 
along MartJn luther Kin& Jr. A~~enue shoulct feature 
pedestrian Oflented around noor uses to activate this 

Town Square 
New development In the Town Square neighbOrhood 
anchOfs an emerama retatl main street that begons 
further south alan& Martin Luther King Jr. Avenue. A 
mrx of commercial, r0$1dentlal, and community uses 
create a hub of acllYt\Y that connects the exlstlnl 
neighbOrhood to the rest of the campus. Additional 
civic uses may Include a community oontcr, child care. 
health clinic. etc. Green space Is lncorparated Into \he 
broader network of open spaces on tho campus. 

CTVtllage 
CT VIllage is a residential ne~&hbOfhood 
that features the adoptively reused and rOitOfed 
hiS!Oficalty significant butldtngs around a new areen 
quad. New development will blend seomlossty 
Into the old and the scale of development will be 
seos•uve to the tow scale restdenual area lO the 
south of the campus. 

TranSit Village 
ThtS new netghborhood "''u tncorporate TranSit 
Onented Oestgn ( TOO) PfttiCiples by provtdlfll 1 m1.11 
of land uses at the Conaress Hei&htJ Mavo stauon • 
A proposed palt(way 11011& the m.ne enhanc. 
connectmt)' and etOites an opportunity lor IC1IVe 
recreatiOn. 
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Land Uses 
One of the development pnnc1ples of the 
Framework Plan Is to reinvigorate the campus as an 
important multJ..neighborhood center. Central to this 
principle is the presence of a dynamic mb( of uses 
on the campus and within each new neighborhood 
that blend places to live. work and play. Community 
amenities, including cu ltural, educational, social, 
and recreational spaces are Important features In 
this plan. New residential development at Saint 
Ellzabeths should include a range of housing choices 
that are affordable to multipl.e income levels. There 
is also a unique opportunity to provide housing for 
people with special needs. especially the physk:aily 

and mentally challenged and seniors. 

The land use diagram right Illustrates the preferred 
locations for land uses bY new neighborhood. The 
categories are purposefully broad to be respons1ve 
to future market shifts and potential for multiple 
development partners. Still. each campus has its 
own Identity supported bY a tailored mlJI of uses 
that blend together to create a comprehensive 
framework for redevetopmenL In case of the 
historic buildings, future uses may depend upon the 
condition of the buildings and the appropriateness 
of the use to the physical character of the buildings. 

North campus 
Commercial Office 
Government Office (federal and muniCipal) 

Neighborhood Retail 
HoteVConference 
Residential 

MapleQuad -
I nstitutlonal 
Educational 
COmmunity Amenities 
Neighborhood Retail 
• Other adaptive reuses that IS approprtate for the 
character of the existing historic buildings 

Town Square 1:::1 
Neighborhood Retail 
Community Amenities 

CT Village 
Residential 
• Other adaptive reuses that are appropriate for the 
character of the existing historic buildings 

Transit Village ..::::1 
Residential 
COmmercial OffiCe 
Government Office (municipal) 
Neighborhood Retail 
Community Amenities 

Existing and New Government Uses t::::l 
Unified communications Center 

Hospital (new) 
Hospital (old -to be demolished) 
Evldenc:e warehouse (planned) 

Rtght: Land Use Diagram 
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REDEVElOPMENT FRAMEWORK 

Urban Design and Sustainability 

Sa•nt El.ubeO\s ptaents a unique 09PQf\UMY to 
realiZe the Ols\llC\'s urban destin and autl81nlblhty 
aoals at a larp scale. Su518lnabllit)' can be achieved 
l.hrou&h lnnoYJtiOn and eJ~Cellence In bolh rnd•.,k!ual 
bulkllng detl&n and neighborhood systems. 

Gr"n lulldln• 
Green building Is en approach to bulldln&s design, 
construction and operations that con servos resources 
while Jt ptOtecl8 human health. Green bulld1np use 

ltMmwaW .._...,.... 
The management and treatment ot 110011W1Jter and 
1\S runoff by repiJcatJnC pre-development watershed 
conditiOns, repleniShJn& lfOUildWater, filtenn& 
pollutants, and reducin& and sloWing runoff could 
reduce ftoodlng in the area. A wide range of Innovative 
techniques can lessen tile domond on traditional 
structured "pipe" techniques. An example oould be the 
utilization of "Green Roots• to lower energy costs and 
reduce 1mpervlous surface water runoff. 

less ener&Y. consume fewer natural resources such as o.-.a.,ment klk 8IMI ~ ... ~en 
water and fetest products, and emrt fewer pollutants The diagram on the r1&nt dlustraUlS the ran&es of 
into the enwonment. Because they are deSICf*l to development tntensrty on the Ea~t campus. H1gher den 
make use of natural h&ht and &ood ventJialiOn, &reen Slty, mila!d-use de\lelopment at the Con&ress He!&hts 
bU11dmp prOVIde a 1\eall.htef 1ndoor enwonment tOt Metro station and the NOIUl campus IS a cntJCal step 10 

lhe•r oceui*!I.L StudiGS show l.hetatudcnllln &reen supperung any reoevetopment ot Sa1nt Elaabel.hs 
bu•ldlnp lelm better and workers •n &reen bU11dlnp are East. m semng loall commercial needs. and 
more productl\10. 1n respond~ng to the OtsliiCt'l desrro let Transrt 

Green bulld•n&s Is an Integral part of the Dislfict's 
sustainable development stratet&. The Green Bulldln& 
Act of 2006 requires l.hat all District publlo bulldlnp 
meet tho US Green Bu11ding Council's L£ED cert1ticaUOn 
standards for environmental perlonn1nce. The 015lr1Ct 
sui)C)OIU ptiY8te sector mnovatron by ~·un& LEED 
~ projeCtS througttl.he permiUlllC proceu. 
By 2012. all new pnvate developnlent pro,ectS wdl be 
reQurred to meet I.E.ED ceruficatJon. 

-.te6naWe N~ee41a~ 
Enerf:Y -sharrn& S)'ltems. such as &00-(hermaiiOopS, 
can take eiUleBS heat generation form one uso (Offlce) 
and harness It for another use (residential) where lt ls 
needed. ttiOso systems within multl·bulldln& projects 
can achlevo significant cost-savings. 

Oriented Development ClOD). The chart on the 
following page prov1des recommendation on the 
scale of development and urban desl&n features. 
These are critJcalto ochle'lln& the dual&oals of 
sensitive inlill deYelopmentend walklble, amenrty 
nch. urban nelgJlborhOods. 

General Urban Desi&ll recommendi\IOnS: 

• Hi~ erth~~«ture lhltiS creetrve. 
sustamable, and conte~etual to the campus 

• Street wall varrety l.hrou&JI artlc:ulaoon of build•na 
facades. masslll&. setbackS, etc. 

• G.round floor rete1land pecllltl•an level conditiOns 
that encourage retail creation ond walkablhty 
through building materials, atorefront displays, 
signage, etc. 

• Appropriate transition between new development 
and l.he histOfic bulldlnas. lfOUI'IdS, and acljacent 
lower scale residential nol&hborhoods. 

R.,~t ... ~loPmrnt Scale (,agro 

l£G£NO 

c:J 3-4 stories 

0 A-7 ~~or~es 
6-&slooes 

N 
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Development Scale Chart 

i, 1.'1: I' I 
::. I II 1'1 1 I', ''•' l_, ll , 

Medium density 

Commercial r~ll 
and Reslderrtlal 
Mixed Us& 

commen:lal 

· Institutional 
Edueiltlonal 
Residential Milled 
use 

Low-moderate 
de!l$1ty commerolal 
and res~anUal 
mixed 111e 

. LOw-moderate 

density reslderrtlal 
mb!ed use 

Medium dGnsll)l 
commerolal and 
resldenllal milled 
use 

lft!lgllt and bulk focused on C8mpus lntet!Or 4111 7 S1Drles along!~Wtln Lutllet Kill& Jr. t\VenUfl and 6111 8 stories 1DW8rds the 
PfOpoSed ParkwaY 

DeVelOpment along and around the ravine should 1Bke advarnage of the steep topogJaphy 111 add additional density and helg!rt 
racing the PfOPOS8d PariiWaY 

Create dynamic public realm and amenities to eocourage WBikeblllty and connections to the west campus 

Ground floor fi>f 1111 buildings \0 be app/Oldmotely 14 • floor 111 oeMing to aocommodate retail tenants especially along MLK and streets 
ad)acellt to proposeo lnflll Metro station 

Cl"ealle an ICOf11c arcnttectural terminus fOr tWO vistas: 1) north of the maple 08f11ptlt and Smith Center b\llldlng and east of the west 
campus A (Admlnl$tratlon) building 

· 4-7 stories along Martin Luthet J«ng Jr.lolenue and 6 to 8 stories tuwards the Pfoposed ParkWay 

Compatible scaled archlleelllre ltoOuld respond 111 b\IUdlng placement or the original quad 

· Respect the Ylawshed along Redwood Drive rrom Martin Luther King Jr. Avenue to-the Nichols building 

• DIM!Iopment along and eiOUild the revtna should tall& advantage of the steep Ulpograplly to add liddltlonal density and heiiM 
faCing the PfOPC)Md Parlrway 

· lnflll development to race back towards the orl~nal campus with oompatibl}r acaleci31D 4 stoJy buildings 

· Surface parking lot to be~ and larldscaped to accommodate &pedal event& In addition 111 par1clng; low Impact deSign and 
use or Impervious sulfateS IS Pfefened 

Ground floor ror all buildings 111 be approximately 14 • noor 111 oelllnll to accommodate retail tenants 

· Jnfill deve1Clplll4fnt lncrarnan1811y scaled towards the campus loterlor; 310 4 S1Diies atona aouth west bou!ldary and 6111 8 S1Drles 
tuwards the proposed conni!C1DI" road 

· Adilptl"' reuse or existing hlstoriC blllldlngs iiS resJdentlal 

lnfill development helgtlt-end bulk 15t8PP1n1 up1o campus Interior, preferred 3 111 4 elon& Alabama Awnue and 8111 8 s\or1e$ towards 
the proposed Parkway 

EStablish 11 special use 1 Iconic arcillteCUJre at Alabama Avenue that allgrls With the ma)ot lllds tl)ro"'!h the CT Villa~$ quad 
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REDEVElOPMENT fRAMEWORK 

Transportation, Transit and Access 
While development or the East Campus wliiOYolve 
over tlme. 11. Is ental that transpon:etlon, access and 
circulaoon needs are addressed oomprehenslVely and 
at the earliest deVelopment state. It Is alsO c:ntlcal 
to seek a transpon:etJon solution that balances the 
campus's pedestrian ac:ole and historic slamficanc:e wrth 
modern, multlmodal options. Redovolopmont should 
prioritize alternative modes of transportation Including 
additional transit opportunities, transferring the costs of 
street Infrastructure and parklna 10 uonslt olternatlves. 
and spread in& trafflo capacity alon&lhe Eost campus 
perimeter. 

The DistriCt, the federal &overnment and the pr1vate 
sector are encouraged 10 consider the follOWing 
recommendauons for further study and analysis. 

,.___, 
The lntroduc:tJOn ol a ~ new rolld bnkln& 
Surtland Par~ with Ala bema Avenue when 
combined with Martin Luther Krnc Jr. Avenue and 
Ala bema Avenue oould nn& the East Campus with 
co11ec:tor streets then olfer ammedllte eccess to a 
regional earner. The wamecer collector sy~tem would 
ddtnbuUt tratllc dlmlnd, reduce~ campus trallle 
and open the stteam valley as an open ac»ce and 
reereauon opportunitY. This reoommenoauon $11001d 
be exPOo'9d with the Natlonal Park Service, Federal 
aovemment and the District Department of Transportation 
(OOOn to enhance connectiV•ty to the cast 
Campus. 

MMt11t .......,Kiqk.A..-e 
Mllftin LutMr IUftC Jf. A..- le - of Ute Dtatrlct'a 
Greet Stroets. The Great Streets programs seeks to 
coordinate mll}or ltonoportollon lmprovoments and 
economic dovelopmentlnftlatlves to SPur commercial 
corridor rOYrtollzatJon.lmproyemonts to Martin 
Luther Kin& Jr. Avenue that are warranted because 
of deYelopment on eltiMir campus must meet the 

Districts' Great Stleets standards. 
Future iml)rOIIements should also be coordinated Wtth fodenll 
government proposals for the Wut Cempus. Current Plant are 
consldenng an addruonaltum lane and median alona Martin Luther 
King Jr. A\11llue to seNIC8 the WCSl Campus gates 1 & 2. Ant 
street Improvements Including tum lanes, additional mOYin& lanes. 
transit ways, etc. may have to be accommodated within tiMI East 
Campus right of way. In designing lhoso lmprOYements. coroful attention 
must be paid to ensuring that Ule public realm Is maintained end 
accessible for pedestrian mobility. 

Two additional traffic Sl&l\81s. at tho UCC ontronce and at a new street 
oorth or tho Maple Quad's Smith Cenl&f. would complement the two 
«WSUng signals at north gate and next to the Chapel (Gate 4). TIMI new 
s•gnats wiU prOYide traffic calmlna aiOn& Martin luther Kin& Jr. Avenue 
and encouta~ l)«<estrian mOYement betWeen the East and West 
campuses. They wilalso dlll!Ct tllftlc to Gates 2 and 3 of the West 
C8mpus. 
Future sigllalizaUOn requ~res lurtnet study and anal)'sll by DOOT. 

~"-
sate and enhanced access to and I rom the campus aiOn& Ala bema 
ll\lenue is an 1mpo1Unt IOpC fcf future ~tlon and analysis. 
The eustJng ~ aton& ~bema A\lenu8 at the current antrences 
"-illilefy reman The lddlbon of a ~ connector toed to 
SuJJand Parkway may ale\1118 cut tmou&h trafllc In tho lntenor o( 

the campus. It will also prCMdo a new opponunity to create a more 
significant entrance to the new hoSpltoL 

................. .w 
The curvitinear nature of the 8lUI\Jn8 road network shOUld be 
respected Wherever possible In desllflln&aluture lntenor &treat 
arJd. The additlon 01 new roads Wtll oeso the burden or new traffiC 
on the existing. low volume streets Which wore not desl&ned lor 
vehicular traffio.ltls highly recommend thllt new roads feature 
traffic calming measures to deter cut through traffic .. 0 
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Altenultfw• MM .. 
With the nslna cost of fuel and the Olstr1ct's aoal of reducing 
its carbon footprint, altemati\Oe modes or trensponatoo to, 
from, and Wlthln the campus should be explored with the 
implementation of this pian. This plan proposes two Options 
for further oonsldefatlon by the District and the Washlngu>n 
Metropofrtan Atea Transit Authority (WMATA): a new in fill Metro 
statlon on the Greon line, similar to the New Yo!X Avenue 
Metro statlon project of the red line and a new spur line. 

Initial exomlnation of the Metro tunnels reveals that an on 
cam~ station, between the congress Hef&hts and Anacostla 
stalloos would be difficult to build beCause the exlstlng 
tunnel was constructed at a continuous ~slope. A new 
statlon would require almost full reconstiUCtion of the tunnel 
to suPf)Ort a leYel station platfoon. A spur fine is preferred 
because ollhe opportunity to enhance tranSll tonnectl!ll\)' 

to othef neightxxhoods of Ward 8 and anchol' commerc1al 
Transrt Oriented Development along Martin luther Kina Jr. 
Avenue. Dotalled study and fiscal analysiS by the DIStrict and 
WMATA Is needed to fully understand the en&fneering and cost 
lmplleatlons of either option. 

In addition to transn. pedestrian and bicycle facilities 
are Important 10 puNWe in accordance With the District 
Department of Transportation's Bicycle and PedesttlaJ1 
Master Plans. A green corridor that links the campus with 
Fort Stanton Patti across Suitland Parkway IS a highly desired 
connection. 

P..tdftC 
TMre Is a strong preference tor accomodating pa!Xing for 
the majortty of new development will be accommodated 
in underground or wrap -around garages. Where surface 
parking Is needed. low·impact design standards should be 
followed. New lnflll construction adjacent to historic buildings 
Is encouraged to ma.xlmlze shared parKing opportunities. -·-
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• REDEVELOPMENT FRAMEWORK 

Public Realm and Open Space 

As discussed ear1ier In the plan. the campus 
character and open space system are important 
aspects of the historic campus. The large lawn 
areas randomly populated with mature canopy 
trees create an arooewm like dtsplay. This combined 
with the restrained use of shrubbery Including founda­

tion planting provide a complementary background for 
the significant bUildings. New lnfill development 
and adaptive reuse of the original campus should 
preserve or emulate this open space charact&r wher­
ever possible and ehance its acceslbtlity to the larger 
community. 

In this plan, each of the new neighborhoods has 
its own unique opportunity to contribute to tho 
open space network. Open spaces on campus 
should be connected with a system of sidewalks and 
paths for walking and biking linked to larger park sys­
tems outside of the campus, such as the Fort Circle 
Parks, Oxon Run Park, and Poplar Pomt. 

Potential opportunities to enhance the campus 
open space network and public realm Include: 

• North Campus -the forecourt to the 
equestrian barn and the lawns surrounding the 
two historic residential cottages; 
Public realm In the North campus and along MU< 

is 
critical to creating a dynamic 24/7 neighborhood 
not walled off from office development 

• Maple Quad- internal landscaped quad 
Town Square - green space fn front of the 
chapel or landscaped plalll 

• CT Vlllage - a second green quad similar the 
Maple Quad could be created by removing the 
existing kitchen. This suggestiOn would require 
negotiation through the historic preservation 
review process. 

• Transit Village- green park space or landSCaped plaza 
along Alabama Avenue that terminates the view from 
CTVillage. 

• Parkway - the new parkway collector road connect 
lng SuiUand Parkway with Alabama Avenue Intro­

duces 
access and surveillance to the campus Interior. Thfs 

ere 
etes an opportunity for new recreation facilities such 
as play fields. tennis and basketball courts. 

Other design elements that can enhance the open 
space network Include: 

• Setbacks - a generous curb- to -building dimension 
along the treed collector streets continuing the cam· 
pus character. 
Existing Trees - Preservation of the campus open 
space development should provide room for preserv· 
ing healtl'!y trees and their root systems. 

• Sidewalks - tile large building setbacks and open 
space will allow a more organic (curving) sidewalk 
layout reminiscent of the original road layouL 

• Integrate public art and commemorative markers 
where appropriate. 

• -.. -­.. 
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REDEVElOPMENT STRATEGY 

Special Places 
Throughout the community process In 2003 and 
2008. stakehOlders emphasrzed lhe need to 
commemorate and honor not only the hlstOf)' or the 
campus. but also rts connect1011 to the nch history 
or Anacostla. Barry Farms. and Congress Heights. 
Another prevalent theme was to ensure that new 
development was Inclusive or existing residents. 
This Inclusiveness can materialize In a variety or 
forms: housing that Is affordable, jobs and training 
opportunities. education facilities. recreation. and 
retail choices. While future development will shape 
these uses. It was Important that the development 
framewor1( provide guidance on the opportunity for 
commemorative spaces. community facilities. and 
InnovatiVe public workS. 

Commemorative Spaces 
Maintaining the history and legacy or the campus 
was an Important theme that was repeated 
throughout this planning process. Participants 
recommended a system or memorials. 
markers. or other commemorative devices to 
celebrate campus history and community hentage. 

Commun1ty Fac1hties 
Neighbors of Saint Ellzabelhs expressed a 
desire to Include community needs with new racihties 
on the campus. EJCamples Include connecting job trarn 

ing to new uses such as hosprtahty or reta1l. There Is a 
further opportunity to connect green-collar Jobs to the 
construction Industry. Green -collar construction work· 
ers are educated In the best practices or build ing 
environmentally sustainable projects. Designing for 
sustainable development. reduced energy costs. and 

healthier environments Is Increasingly important In the 
real estate development and construction Industries. 

Public Works 
Unul the 1950's, clUes placed a hi&h value on the 
architecture and aesthetiC appeal or maJOr publiC 
works projects, such as water towers. The 01stnct 
and OONASA have a umque opportunity to pursue 
design excellence in the proposed new water tower. 
The water tower could be designed as a piece or inno­
vative public art or commemorative work. The District 
and WASA will work wtih community stakeholders and 
design professionals to explore this opportunity. 
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• REDEVElOPMENT FRAMEWORK 

Illustrative Plans 
The two Illustrative plans presented in this chapter offer an oppportunity to provide guidance 
on the redevelopment of Saint Elizabeths East. Both plans were derived from the planning 
principles developed during the 2008 update and reflect the broad planning guidance presented 
in this chapter. 

The objective of the Illustrative plans Is to show how the development principles and guidance can be utilized 
to create a more detailed site plan for the East campus. Illustrative lis a direct reftecUOn of the preservation 
requirements of the Memorandum of Agreement (MOA) that requires the retention of certain historic buildings 
and grounds. Illustrative 2 identifies the devel®ment potential within specific ne1ghbolhoods under the 
assumption that seven h1storic buildings are removed upon the completion of the requ1red hfstO!'ic review 
processes. 

The illustrative plans are conceptual tn nature and do not represent restnetions on futu1e developmenL Still. 
the illustrative plans demonstrate the urban destgn and character of the new neighbOrhoods that renect the 
broad planning principles that Informed thiS plann1ng process. Further they 1Uus11ate dtvelopment potenllal and 
arrangement of uses In bulldmg footprints at a range of heights and densities. 

Both plans share a v1slon for the North Campus and the Maple campus that Includes medium density mu(ed use 
development that is anchored by a federal government tanant and two different optiOns for new Metro stations. 
Both plans also bnng development to Martin Luther King Jr. Avenue, one of the Otstlict's Great Streets. Ground­
floor retail and community fac1hUes will help to crate a dynamic. walkable public realm that Wlll actrvate both 
Martin luther Kmg Jr. Avenue and Interior streets leading to the proposed Metro. 

The primary differences between the two he in the development opportunity area 10 and around the Town 
Square, CT Vlllage. and the Trans1t VIllage. In Illustrative 1. conte;(tual infill development surrounds the historic 
core. Illustrative 2 assumes the removal of seven histone buildings.. These bu1ld1n&s were seleCted stratagically 
because of e~ther dupllcatiOO 1n building t;ype.thelr cond•tlon, or a combination of both. IllustratiVe 2 shows new 
development end open space In place of the histone buildings. Both plans show sens1Uvity to the intensity of 
development adjacent to the low scale neighborhoods south of the campus. 

REDEVElOPMENT STRATEGY 

ZONING COMMISSION
District of Columbia

Case No. 09-10
4A2



Illustrative 1 

_. o 

.. 
.... ~,.v 

. .. 

V\'EST 
CAMPUS 

/ 

... 1 

300 
,Feel 

.,._. 
... 

=. '"'<· , . < 

• , ... ..,, I . _, •\.; 

. ·· 

Illustrative 2 

I~ 
WEST 

CAMPUS 

. •'r 

., -
..., 

REDEVELOPMENT FRAMEWORK 

'<' 

r 

• 
. .. 

• 

SAINT ELIZABffiiS EAST- ANAL NOVEMBER 2008 
ZONING COMMISSION

District of Columbia

Case No. 09-10
4A2



• REDEVELOPMENT FRAMEWORK 

This space left blank intentionally 

ZONING COMMISSION
District of Columbia

Case No. 09-10
4A2



8. Implementation Strategies 
and Next Steps 

Solicitation Process and Timeline 
Interagency Coordination and Implementation 

54 
55 

As discussed throughout this plan, the redevelopment of Saint Elizabeths will require a multi-year, multi­
stakeholder effort to address the multiple challenges associated with the successful revitalization of 
the campus. The District government must lead a rigorous solicitation process to select a development 
partner, to coordinate infrastructure and transportation systems investment, and to ensure that 
development responds to the objectives of this plan. There is also an important implementation role 
for regional organizations, such as the DC Water and Sewer Authority, the Washington Metropolitan 
Transportation Authority, the National Park Service and other agencies of the federal government, 
including the Department of Homeland Security and the General Services Administration. The 
surrounding communities, Ward 8 stakeholders, historic preservation groups and the City Council are 
also vested implementation partners critical to the success of the redevelopment process. No one group 
can bring about the rebirth of the Saint Elizabeths. A broad coalition of partners must work together to 
implement this plan. 
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• IMPLEMENTATION STRATEGIES AND NEXT STEPS 

Solicitation Process and Timeline 
Upon approval ofthe plan by the City Council, 
the Office of the Deputy Mayor for Planning 
and Economic Development (OMPED) will lead 
solicitation process to select a development 
partner (or partners). The solicitation will 
Include the broad development guidance 
and principles from the Framework Plan to 
ensure that proposals respond to District and 
community objectives. Affordable housing 
and Green Building requirements will also be 
included. The solicitation process will be an 
open call for Interest from the development 
community and may inc.lude the entire campus 
or portions of it. Typically developers have 
between 120.180 days to respond in writing 
to the solicitation requirements. An important 
part of the process is the opportunity for the 
developers who responded to the solicitation 
to present their concepts to the community. 
Ideally, the proposals will include site plans that 
blend a developer's feasibility assessment with 
current market conditions, and guidance from 
the Framework Plan. 

Throughout the proposal preparation and 
review process, DMPED will afford community 

stakeholders opportunities to provide feedback 
on the redevelopment strategy, including 
participation in a public presentation where a 
shortlist of developers's provide overviews of 
their proposals. The proposal review process 
includes an Internal government review 
panel t hat evaluates the responses, conducts 
interviews, and makes a recommendation to 
the Deputy Mayor and Mayor. Following the 
selection of a development partner, the District 
begins a negotiation process that results in an 
Exclusive Rights Agreement (ERA) and later a 
Land Disposition Agreement (LOA), which must 
be approved by the Council. 

The approval of the LOA is by no means the 
end of the process, rather the beginning of 
the next stage of planning and development. 
The developer must also finalize a site plan 
and architectural renderings, obtain zoning 
entitlements and complete the required 
Section 106 historic and HPRB review process. 
These latter stages of the process will include 
opportunities for public input and engagement. 

The Deputy Mayor's office has developed an 
initial tlmeline for the solicitation process for 
Saint Elizabeths East. The following broad 
timeline Is subject to change, but generally 
reflects the Administration's determination 
to implement this plan. Under this tlmeline, 
construction at Saint Elizabeths could begin 
In 2012 and continue in phases until the 
campus is fully built out. 

Winter2009 

Spring 2009 

Spring 2009 

Summer2009 

Wlntet 2009 -
Spring 2010 
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IMPLEMENTATION STRATEGIES AND NEXT STEPS • 
Interagency Coordination and Implementation 
Many of the infrastructure, transportation systems. and 
community development challenges associated with 
the redevelopment of the campus will be addressed 
through the d etailed master planning process once a 
developer Is selected for the sit e. Additional community 
engagement and participat ion In that process will 
ensure that the goal s of the Framework Plan and new 
community needs are addressed In the final site plan. 
In the near term, there are a number of actions that 
government agencies must undertake to address 
Immediate needs and plan for future development on 
the camp us. 
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10. Appendices 
The objective of the illustrative plans presented in the Redevelopment Framework chapter is to show how the 
development principles and guidance can be utilized to create a more detailed site plan for the East Campus. The 
illustrative plans are conceptua l in nature and do not represent specific direction on future development. Still, 
the illustrative plans demonstrate the urban design and character of the new neighborhoods that reflect the 
broad planning principles that informed this planning process. Further, they illustrate development potential and 
arrangement of uses in build ing footprints at a range of heights and densities. The following section discusses 
each neighborhood in greater detail, suggesting key elements that future designers should consider with the 
redevelopment of each area. 

APPENDICES • 

SAINT ELIZABETH$ EAST · FINAL NOVEMBER 200B 
ZONING COMMISSION

District of Columbia

Case No. 09-10
4A2



• APPENDICES 

North Campus 

This neighborhood presents an opportunity to create 
a significant mixed -use neighborhood anchored 
by a federal government tenant. The District has 
been in discussions with the U.S. General Services 
Administration (GSA) and the Department of Homeland 
Security regarding the opportunity to move up to 
750,000 square feet of DHS program plus associated 
parking from the West Campus onto the East Campus. 
A new DHS facility would be secured w ithin a perimeter 
fence or other mechanism to ensure the development 
met current security requirements. 

With an anchor tenant In the North Campus there is 
a critical mass of employees to support new retail 
and services. such as restaurants, coffee shops. 
banks, and dry cleaners. There may also be an 
opportunity for commercial office space, hotel, or 
conference facilities. These other uses would be 
located outside of the secured perimeter thereby 
facilitating interaction between DHS employees and 
residents within the East Campus and across Martin 
luther King Jr. Avenue. 

The stable and dry bam, the latter of which Is one of 
two hjstorlc barns remaining In the District, are the 
last built evidence of the agricultural heritage of the 
hospital, and provide an excellent opportunity for civic 
and public uses. Such uses might Include a community 
center, conference facilities, urban gardens. or youth 
equestrian program that would be non-secured and 
accessible to the p ublic. Thoughtful consideration 
should also be given to the reuse of the two historic 
cottages that are located near Martin luther King Jr. 
Avenue. 

The stream valley Immediately east of the North 
Campus offers an opportunity for a vehicular 
connection down to Suitland Parkway, which runs 
along the northern edge of the campus. The Illustrative 
plans also show the option of either a new infill Metro 
stall on (lndlcated In green) or a new spur Metro line 
that would provide enhanced transit access to the 
campus for both existing residents and future workers. 
Such an improvement would do a great deal to address 
the regional traffic issues that will likely result from 
redevelopment of the campus. 

The preferred development Intensity on the North 
Campus Is medium density mixed-use. Any new lnfill 
development will range between four to seven stories 
occurring along MLK Jr. Avenue and six to eight story 
ranges located In and around the ravine towards the 
proposed parkway. Development along and around the 
ravine should take advantage of the steep topography 
to add additional density and height fadng the 
proposed Parkway. 

North Campus Illustrative Development Opportunity 

North Campus Sq. Ft. Range 

~tldanUal 010 200.000 

OtflCAI 1.000.000..1.800,000 

lnalltuUonal 0..100,000 

~tall 10.000 to 100.000 

Civic I Community 0-30.000 

Adapllva~use 23,000 

Development Opportunity 1,500,000 Sq. Fl 
Including 23,000 Sq. FL of adaptive reuse 
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Maple Campus 
This area builds on its existing assets to create a unique neighborhood of adaptively 
reused historic structures and new infill development. The new neighborhood is 
organi.zed around the historic Maple Quad which is a true campus organized around 
a green. The existing two to six story buildings frame the open space and provide an 
excellent opportunity for adaptive reuse as educational or institutional facilities. lnfill 
development around the campus, along Martin Luther King Jr. Avenue and next to 
the ravine provides an opportunity for new residential, office, or institutional uses. 

Similar to the North Campus, the Suitland Parkway connection would also 
serve as a benefit to the Maple Quad. The provision of the Suitland Parkway 
connection will help mitigate some of the impacts of new development and 
provide an alternative access point to the campus. 

The preferred development intensity in the Maple Quad is medium-density 
commercial. moderate-density residential, and/or Institutional uses. Any new inftll 
development will range between four to seven stories concentrated along Martin 
Luther King Jr. Avenue and six to eight stories behind the Maple Quad towards 
the proposed parkway. Development along and around the ravine should take 
advantage of the steep topography to add additional density and height facing 
the proposed parkway. Maintaining vlewsheds and open space at both gates is an 
important aspect of this neighborhood. 

Maple Campus Illustrative Development Oppo rtunity 

Maple Quad Sq.FtRange 

Residential o to 200.000 

Office o-600,000 

Institutional 50,000-<400,000 

Retail -
Civic I Community D-30,000 

Adaptive Reuse 500,000 

Development Opportunity 1,000,000 Sq. Fl 
inc:ludinv 500,000 Sq. Fl. of adaptive reuse 
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Town Square 
Designed with both existing and new residents In mind, the Town Square is p rimarily 
civic and retail in character, taking advantage of the civic nature of the Saint 
Ellzabeths Chapel and the neighborhood's position along Martin Luther King Jr. 
Avenue SE. 

In boih Illustrative plans, the Town Square is the civic hub of the new and existing 
neighborhoods, anchored by a renovated and repurposed Saint Ellzabeths Chapel. 
Neighborhood serving retail, restaurants, childcare facilities, health clinics, a 
community center, and small-tenant office space are Ideal amenities to locate In the 
Town Square neighborhood. A variety of buildings forms are encouraged, including 
residential units above retail space. as well a.s apartments and townhouses. The 
neighborhood's character Is derived from its civic nature and new architecture 
should reflect this. The buildings should be oriented towards Martin Luther King Jr. 
Avenue or inward t o the Square itself. 

Public realm improvements. Including wide sidewalks. lawns and generous planting 
strips, connect the campus's open spaces and existing neighborhoods. The l awns 
around the chapel are retained and upgraded, and a new town square or green Is 
developed Immediately adjacent to the chapel, at the heart of the Town Square 
neighborhood. Residents attending concerts, performances and community 
m~tlngs can spill out onto the square afterwards and In the summer, outdoor 
concerts can be held on the lawn. 

The preferred development Int ensity in the Town Square Is low-moderate density 
mixed use and local public facilities. Building heights should mainly be between 
three to four stories, reflecting the heights of the existing buildings and acting as a 
transition between the existing two-story neighborhood to the south and the new 
higher density development to the north. 

Town Square Illustrative Development Opportunity 

Town Square Sq. FL ~nge 

Retldenlla l 0 to 100.000 

Olflce 0.100,000 

lnsll1uUonal . 
Retail 34,000 - 60.000 

Civic 1 Community 0.30,000 

Adaptive Reu .. 11,500 

Development Opportunity 150,000 Sq. FL 
Including 11,500 Sq. FL of adaptive reute 
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CTVillage 
This neighborhood Is primarily residential In character and situated between 
Congress Heights Station and the Town Square. Illustrative plan 1 assumes that all of 
the buildings are preserved and reused for residential. However, future development 
should explore through the consulting process removal of the central kitchen/ 
cafeteria building and a-4 as shown In Illustrative 2. By removing the kitchen, a new 
central lawn Is created that connects to a campus-wide system of open spaces and 
provides an amenities for residents. 

A variety of housing types are encouraged along new Interior roads and along 
Alabama Avenue, including townhouses, stacked townhouses and apartments. 
New residential development connects the existing adjacent neighborhood to 
the redeveloped a buildings. lilustratlve 2 also suggests additional demolition of 
contributing and non -<ontributing buildings in the area north of the existing a 
buildings, due to it s proximity to the Metro station and the ravine. 

Like the other new neighborhoods, public realm improvements in a Village include 
wide sidewalks, lawns and generous planting strips to connect the open spaces of 
the campus and the existing neighborhoods. The neighborhood also offers excellent 
views over the ravine to the new hospital and the green space beyond. 

Movement through this neighborhood Is easy - it Is connected to the existing 
neighborhood to the south by three new roads, Including two that connect directly 
onto Alabama Avenue and one onto Malcolm X Boulevard. It also provides two direct 
connections between the Transit Village and the Town Square, providing easy access 
to community amenities and the Metro station. 

The preferred development intensity In the a Village is low-moderate density 
residential and local public fadlities. The density of this area remains relatively 
low, acting as a transition between the existing two-story ne1ghborhood to the 
south and the new higher density development to the north. Most buildings 
are oriented Inward, toward t.he a buildings and the lawn. 

REDEVELOPMENT STRATEGY 

a Village Illust rative Development Opportunity 

CT Vlllaga Sq. Ft. Range 

R .. ldantlal 200,000-350,000 

omc.a 0-150,000 

Institutional -
Rata if 0-30.000 

Civic I Communily ().30,000 

Adaptive Rausa 350,000 

Oavt~antOpportunHy UO,OOO Sq. Ft. 
Including 275,000 Sq. Ft. of adaptive ,.uaa 
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Transit Village 
This neighborhood allows for a mix of higher density uses that take advantage 
of the Congress Heights Metro station and access to Alabama Avenue. Higher 
density, mixed-use development at the Congress Heights Metro station Is a critical 
step in supporting any redevelopment of the Saint Elizabeths site, in serving local 
commercial needs and In responding to the District's desire for Transit Oriented 
Development (TOO). An area of mostly new construction, the neighborhood has 
a distinct ive character based on its m ix of uses and on Its connections to the new 
hospital and to the rest of the region through the Metro. 

In the Illustrative Plans new buildings are oriented to Alabama Avenue as well as to 
the internal streets around a new Congress Heights Square. Architectural elements of 
these buildings, such as doors, windows, stoops and balconies, will further reinforce 
this orientation. Street-level amenities like shops, cafes and newspaper stands will 
energize the square and create an active environment around the Metro station. 

The neighborhood is connected to the adjacent neighborhoods by secondary 
neighborhood roads and to both rail and bus transportation at Congress 
Heights Station. The neighborhood provides an opportunity for transit-oriented 
development (TOO), a mix of uses within a comfortable walking distance of the 
station. The Illustrative plan assumes creative solutions to discourage surface parking 
while providing appropriate bus loading and kiss· and -ride facilities. 

The preferred development Intensity at the Transit Village is medium density mixed· 
use and local public facilities. Street-oriented buildings of four to seven stories will 
line Congress Heights Square and Alabama Avenue with building heights tapering 
down towards Alabama Avenue. Development around the ravine should take 
advantage of the topography to add additional density. 

Transit Vlllage Illustrat ive Development Opportunity 

Transit Village Sq. fl Range 

Residential 500,000. 1,000,000 

Office 500,000 -1,000,000 

Institutional . 

Retail 0- 30,000 

Civic I Community 0-30,000 

Adaptive Reuse 124,000 

Development Opportunity 1,500,000 Sq. fl 
including 124,000 Sq. fl of adaptive reuse 
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