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the vision for buzzard Point is to create a lively compact neighborhood, 

establish a strong public realm, enhance the environment, improve 

transportation connections, and leverage public investment in the 

soccer stadium and the south capitol street corridor project to serve 

as catalysts and anchors for additional development.

this document outlines the vision, key design concepts and strategies, 

the planning context, regional influences, and implementation measures 

to make the vision a reality.
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01 the VIsIon For  
a lIVInG anD sustaInable 
neIGhborhooD

OutdOOr dining will activate the Buzzard POint neighBOrhOOd as it dOes here in the Yards.



introduCing a shared Vision 
Building on years of Planning work and more recent 
public investment, Buzzard Point is on the verge of transforming 
from a bare, industrial area to an environmentally sustainable neigh-
borhood that is compact, mixed-use, highly walkable, and oriented 
toward an enhanced waterfront.

to ensure that the revitalization is consistent with the aspirations 
and needs of nearby residents and the city as a whole, the dis-
trict government has prepared a vision plan for the Buzzard Point 
area. the Buzzard Point Vision Framework + Implementation Plan 
is intended to inform and guide public and private development de-
cisions for the next 10 to 15 years to fulfill the long-planned growth 
of Buzzard Point. the recommendations will be incorporated into 
the policies and area elements of the Comprehensive Plan update.

the character of the new, redeveloped Buzzard Point can echo the 
area’s history, both in style and content. the redevelopment of the 
area is an opportunity to tell the story of the past while meeting the 
needs of the future. throughout the Vision framework, numerous 
opportunities for cultural elements that could reflect this history are 
identified, many in public space. the anacostia river should define 
the Buzzard Point community identity and inspire design responses 
unique to this new neighborhood’s geography, ecology, and histo-
ry. this plan will also improve environmental, economic, and social 
conditions through responsive infrastructure that creatively inter-
connects high performance buildings with new and existing energy, 
water and public realm assets, and a connected multi-modal trans-
portation network. 

A ReimAgined BuzzARd Point 
An initial artistic rendering showing the potential redevelopment of Buzzard Point according to the key concepts described 
in this plan. This image was used in early public meetings and evolved into the image on the following page.
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this bird’s-eye representation of the 
urban design concept illustrates the 
potential build-out of Buzzard Point 
as a sustainable, connected, and 
vibrant neighborhood that builds 
on its industrial heritage. the vision 
for Buzzard Point as a livable and 
sustainable neighborhood means 
that the same elements featured 
in this illustrative concept support 
both environmental goals and the 
community’s public experience.
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LiveLy mix of uses
Commercial, retail, and residential uses can more fully 
activate neighborhoods than just the primary daytime 
activities in strictly office or industrial areas.

the urBan design ConCePt
the urban design concept anticipates an environmentally sustain-
able, vibrant, mixed-use neighborhood, improved pedestrian circu-
lation, continuous public access to the water, and new development 
opportunities that could increase the inventory of mixed-use devel-
opment and affordable housing. the concept also suggests ways 
to improve the environmental health of Buzzard Point and recom-
mends physical connections to enhance the surrounding commu-
nity. to activate Buzzard Point, new development should work in 
concert with the public realm improvements, sustainability initia-
tives, and the transportation network. 

in order to achieve a new Buzzard Point, the plan intends to to do 
the following: 

 – identify the remediation practices and sustainability targets 
for future redevelopment that will establish Buzzard Point as a 
green neighborhood and enhance the environment

 – develop a framework for Buzzard Point to inform stake-
holders and guide future redevelopment as a mixed-use 
neighborhood

 – determine the open space amenities and infrastructure 
improvements that will contribute to a sense of place and 
create a strong public realm 

 – Promote affordable housing and generate economic gains 
that benefit the community

 – improve connectivity for Buzzard Point to other neighbor-
hoods, the waterfront, and transit

 – encourage implementation and refinement of planned 
projects to strengthen the transportation network for 
pedestrians, bicyclists, transit, and vehicles

 – leverage and maximize the public investment for the Buzzard 
Point soccer stadium in order for the new stadium to serve 
as a catalyst and anchor for adjacent new development

 – outline near-, medium-, and long-term phasing to achieve 
new infrastructure improvements and recommendations

a VIbrant mIXeD-use 
neIGhborhooD

new development within Buzzard Point should provide a mix of 
activities, including residential, commercial, and institutional uses. 
throughout the neighborhood, new development should incorpo-
rate sustainability features, such as green roofs and connections 
to new energy sources. the existing Cr and w-2 zone districts, 
along with the Cg overlay, permit redevelopment of properties into 
an animated mixed-use neighborhood with commercial, residential, 
and “live-work-play” areas. the new commercial and residential mix 
of uses would connect to the waterfront and adjacent neighbor-
hoods, while buffering existing residential areas with lower scale 
development per existing zoning. higher density mixed-use rede-
velopment would be oriented to the higher density Capitol river-
front neighborhood. 
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DynamIc Parks anD PublIc sPaces 

the public realm enhancements should improve pedestrian circu-
lation, enhance the environmental performance of the public realm, 
increase connectivity to the surrounding community, and establish 
a complete array of public spaces in the form of parks, plazas, and 
nodes to create gathering and recreation spaces. the improve-
ments would promote continuous public access to the waterfront, 
add a variety of public spaces and amenities for existing and new 
residents and employees, and provide environmental benefits by 
embracing stormwater runoff as an asset. design of the public 
realm should celebrate the dynamic, multi-functional nature of the 
anacostia river.

PuBLic sPAce Amenities
Enhanced outdoor spaces and pedestrian routes 
through neighborhoods encourage interaction.

tRAnsPoRtAtion oPtions
Multi-modal corridors allow pedestrians, cyclists, and 
vehicles alike to navigate through a neighborhood 
more efficiently and comfortably.

a Well-connecteD 
transPortatIon netWork 

the urban design concept advocates for enhanced multi-modal 
connections both within Buzzard Point and the surrounding com-
munity, with an emphasis on pedestrian, bicycle, and transit op-
tions. the transportation improvements identified for Buzzard Point 
address multiple circulation modes and strive to maximize connec-
tivity, as well as build on the south Capitol street improvements. 
the improved connectivity across multiple nodes of transportation 
offer the ability to establish a dense neighborhood with an improved 
environment.
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Continuing the eVolution of the 
anaCostia riVer
as the district continues to rediscover and reconnect with its rivers, 
Buzzard Point will take its place as one of a series of waterfront 
neighborhoods and development projects oriented along the ana-
costia and Potomac rivers. to the northeast along the anacostia 
river, major initiatives include the Capitol riverfront, with both the 
yards and riverfront developments. to the west along washing-
ton Channel, the new construction of the wharf will transform por-
tions of southwest dC. the anacostia riverwalk trail will link these 
emerging and future areas to each other. the redevelopment of 
Buzzard Point offers the opportunity to establish a unique identity 
and restore connections to the waterfront. the water’s edge should 
be more accessible, both physically and thematically, to existing 
and future residents and visitors.

development within Buzzard Point offers multiple opportunities 
for connections to the water. the Buzzard Point Vision Framework 
anticipates the anacostia riverwalk trail to extend over the water 
in places, providing a relationship with the water. the soft edges 
of environmentally sound riverfront would appear to gradually lead 
into the river. marinas could offer opportunities to experience the 
water round-the-clock. finally, the waterfront Plaza could include 
development that harkens to the anacostia via design, artwork, or 
other methods. Buildings along the waterfront would be lower than 
those further inland, again providing a layered experience for all of 
Buzzard Point. 

AnAcostiA RiveR
The Anaocosita River can have a major influence on the character of Buzzard Point’s development by offering multiple connections  
to the water or by softening the edge to create an environmentally sound riverfront.
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summary of reCommendations
the specific elements of each design concept are listed below. these elements are more fully described in section 4 of this document.

A viBRAnt mixed-use neighBoRhood
 – new mixed-use development with a commercial focus 
should be concentrated around the south Capitol street 
oval to create a ‘gateway’ to the Capitol riverfront area

 – new mixed-use development with a residential focus should 
be concentrated in the southern portion of Buzzard Point to 
create a neighborhood near the waterfront

 – retail uses should be clustered in nodes, primarily around 
the plaza centered on south Capitol and s streets, and the 
plaza located in front of the main stadium entrance, rather 
than scattered along corridors

 – the area between Potomac avenue and P street should 
serve as a ‘zone of transition’ in land use (residential) and 
density (step down) to protect existing residential areas

 – Buzzard Point should consider generating and sharing en-
ergy; the nearby o street Pumping station should be used 
as a source for waste heat energy

 – green roofs should be provided on all new or renovated 
buildings in the Buzzard Point area

A WeLL-connected tRAnsPoRtAtion netWoRk
 – the primary pedestrian route from the navy yard metrorail 
station to the Buzzard Point stadium should be along Poto-
mac avenue until the south Capitol street Bridge project is 
completed

 – once the new bridge is constructed, an inviting alternative 
pedestrian route should be provided along the waterfront 
from first street, ne to s street, sw

 – the south Capitol street Bridge project has been conceived 
to accommodate a broad pedestrian esplanade along the 
river’s edge. final design of the project should be consistent 
with this vision

 – Pedestrian routes should avoid the south Capitol street 
Bridge area during construction

 – the roadway circulation network in Buzzard Point should 
build upon the south Capitol street corridor improvements 
and provide a loop of two-way streets

 – Potomac avenue should be a symbolic boulevard, serving 
as the primary entry point to the neighborhood

 – half street should be the central spine of Buzzard Point, 
providing access to the disconnected east-west streets; 
buildings should front half street without curbcuts to en-
hance its primary position

 – loading docks and service access are to be located in 
alleys or, in the absence of alleys, on less-visible side streets

dynAmic PARks And PuBLic sPAces
 – a waterfront plaza should be established at the intersection 
of south Capitol and s streets to serve as an animated retail 
and public space node, connecting Buzzard Point and the 
stadium with the river’s edge and the Capitol riverfront area

 – a public building, such as the proposed maritime museum, 
should be located on the southern side of the waterfront 
plaza and should include a vertical element to mark the 
south Capitol street axis

 – oval park should be designed to acknowledge its role as 
a potential memorial site, consistent with the aesthetics 
plan for the bridge project, and the open space should be 
programmed actively

 – Buildings adjacent to the oval should have entrances ori-
ented toward the oval and should be located directly on the 
outer row line to frame the oval and establish an urban feel 
for motorists and pedestrians

 – the anacostia riverwalk trail should extend from the Capitol 
riverfront area through Buzzard Point and should continue the 
75-foot esplanade established by the zoning code

 – a series of waterfront open spaces should be located along 
the riverwalk where roadways terminate at the river’s edge

 – half street should be a linear park directly connecting exist-
ing residential areas with the river; as the pedestrian spine 
of Buzzard Point, it should have wide, tree-lined sidewalks 
and no curb cuts

 – aquatic vegetation should be inserted along the shoreline to 
soften the river’s edge and clean the water

 – low impact development (lid) measures should be installed 
along north-south and key east-west streets to capture, 
detain, and treat stormwater runoff

 – as the north-south roadway with the lowest topographic 
elevation, second street should be the primary corridor for 
water collection and detention

 – street trees should be installed along all roadways to 
increase the tree canopy of the Buzzard Point area and 
provide shady sidewalks
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02 eXIstInG conDItIons anD 
PlannInG conteXt

BuzzARd Point is cuRRentLy dominAted By industRiAL uses And undeRutiLized PARceLs.



understanding the Context
today’s Buzzard Point is an isolated and neglected peninsula. 
the area suffers from a significant lack of pedestrian amenities, as 
a majority of roadways within the study area do not have sidewalks, 
crosswalks, or curbs. street tree placement is intermittent, and 
non-existent on some streets, including primary streets like half 
street sw and much of Potomac avenue. in addition, long-antic-
ipated redevelopment of Buzzard Point has not materialized. de-
spite industry gravitating here for river access, Buzzard Point has 
almost no relationship to the waterfront. 

the purpose of this Vision framework is to identify a new future for 
Buzzard Point, and establish expectations for stakeholders, includ-
ing property owners and nearby residents. most importantly, this 
Vision framework will provide guidance to the public and private 
sector regarding development and improvements envisioned for 
Buzzard Point. the intent is to facilitate the creation of a cohesive 
and connected mixed-use neighborhood that builds upon proximity 

to the waterfront and greatly improves the environmental sustain-
ability of the area. 

this Vision framework builds on existing industrial conditions. the 
effort was part of a planning process that received public input from 
multiple community stakeholders. existing zoning regulations, dC 
plans and policies, as well as the zoning Commission, will continue 
to govern development in Buzzard Point. 

the existing conditions and planning context incorporates informa-
tion from the following sources:

 – Current land use

 – Continued industrial character

 – history of Buzzard Point

 – governing plans

 – existing zoning

 – Public engagement

cuRRent conditions
The PEPCO power plant in Buzzard Point will likely remain in place; however, it presents a future opportunity for adaptive reuse.

buzzard Point Vision Framework  9 02 existing Conditions and Planning Context

BuzzARd Point is cuRRentLy dominAted By industRiAL uses And undeRutiLized PARceLs.



PRoject study AReA
The Buzzard Point plan addresses areas south of P Street and Nationals Park, east of Fort McNair, and north and west of the Anacostia River.

Soccer Stadium Boundary

Project Study Area

Fort McNair Boundary

South Capitol Street 
Corridor Project

PROJECT STUDY AREA LEGEND
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current lanD use

the land use pattern in the Buzzard Point area primarily consists 
of industrial and commercial activities, with some housing located 
north of Potomac avenue. there are several underutilized and va-
cant properties, as well as neglected publicly owned parcels. 

of the existing housing units located within Buzzard Point, many are 
designated for low-income housing. approximately one-third, or 80, 
of the 239 total james Creek public housing units are located south 
of P street within the Buzzard Point study area.

Buzzard Point is also situated between areas in which notable pri-
vate investment has occurred, including the wharf project at the 
washington Channel and the rapidly developing Capitol riverfront 
neighborhood, which includes nationals Park and the yards devel-
opment. in addition, the planned south Capitol street corridor and 
frederick douglass memorial Bridge improvements will transform 
traffic circulation. Building on these changes, Buzzard Point can 
serve as a connection between the southwest and southeast sec-
tions of the anacostia waterfront. 

contInueD InDustrIal character

Buzzard Point’s recent industrial history will diminish as the area 
redevelops, but it will not entirely disappear. the character of Buz-
zard Point will likely continue elements of the industrial era, such 
as the PePCo electrical facilities, for the foreseeable future. the 

Limited connections
The PEPCO facility blocks the east-west connection 
within Buzzard Point on T Street.

industRiAL chARActeR
Much of Buzzard Point is currently occupied by 
industrial uses and surface parking lots.

redevelopment of the area is an opportunity to tell the story of the 
past while meeting the needs of the future. thus, the character of 
the new, redeveloped Buzzard Point should echo the area’s history, 
both in style and content. for instance, new buildings and spaces 
should reflect the industrial roots through design elements, materi-
als, and finishing treatments.

hIstory oF buzzarD PoInt

the initial development of Buzzard Point dates to the late 18th cen-
tury. the area has had historically a mixture of uses, with a tendency 
toward commercial and industrial activities that initially supported 
the two nearby military uses—fort mcnair and the washington 
navy yard—as well as the district of Columbia and private business 
enterprises. generally, properties within Buzzard Point have been 
redeveloped numerous times since the original settlement of the 
area. 

one designated historic property is found within the study area, 
the james C. dent house on the corner of 2nd and Q streets (all 
streets are sw unless otherwise indicated). the grand PePCo Buz-
zard Point Power Plant, located on V street between half and 1st 
streets, is considered potentially eligible for listing on the national 
register. adjacent to the study area to the west is the fort mcnair 
historic district and the national war College. in general, the area 
has a moderate to high potential for prehistoric and historic archae-
ological resources, particularly in areas close to known archaeolog-
ical sites and previous structures.
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BuzzARd Point ciRcA 1857
The physical area of Buzzard Point has changed over time, as James Creek has been covered and land extended beyond the original shoreline.

Soccer
Stadium
Site
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histoRic ResouRces
Several historic resources, including elements of the L’Enfant Plan, are located in and around Buzzard Point.
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BRoAdeR PLAnning context
The AWI Framework is an initiative to encourage 
development along DC’s waterfront.

AdjAcent PLAnning context
The Southwest Neighbhorhood small area plan 
guides the direction of future growth in the area 
immediately to the north of Buzzard Point.

DIstrIct Plans

comprehensive Plan of the national capital: district 
elements (ongoing, update of 2006 Plan) is a general policy 
document that provides overall guidance for future planning and 
development of the city. the lower anacostia waterfront/near 
southwest area element of the Plan provides policies for the 
study area, including supporting the long-term redevelopment of 
Buzzard Point with mixed medium- to high-density commercial 
and residential uses, and multi-modal transportation 
improvements. 

southwest neighborhood Plan (2015) is an urban design, land 
use, and neighborhood preservation framework for the area 
located directly north of Buzzard Point and bound by i-395 to 
the north, south Capitol street to the east, P street to the south, 
and maine avenue to the west. the small area plan’s framework 
aims to enhance parks and community amenities, increase 
connectivity and transportation choices, support neighborhood 
retail, and accommodate and guide the direction of future 
growth in the southwest neighborhood.

movedc (2014) is a coordinated, multi-modal long-range 
transportation plan, addressing all modes of transportation in 
the district. the implementation-based plan will guide strategic 
investments for bicycles, pedestrians, vehicles, and transit in the 
city’s transportation system for the next 25 years and beyond. 

sustainable dc Plan (2012) the district’s 20-year sustainability 
plan identifies goals and immediate actions for strengthening the 
local economy, promoting more efficient resource use, improving 
health and wellness, increasing equity and opportunity, 
improving the environment, and protecting the district from 
negative impacts of climate change. the plan’s comprehensive 
approach offers actions in the arenas of the built environment, 
energy, food, nature, transportation, waste, and water.

Anacostia Waterfront initiative (2000)  is a 30-year, $10 billion 
initiative to revitalize the anacostia river waterfront with projects 
that enhance the local environment, riverfront connections, 
new recreation, job-creating commercial centers, cultural 
destinations, revitalized neighborhoods, and multi-modal 
transportation options. recent awi transportation infrastructure 
projects include the 11th street Bridge Project, the south 
Capitol street improvements, and the anacostia riverwalk 
trail, a shared use path that provides connections between 
the riverfront and area destinations. fifteen miles of the trail are 
now open, and once complete, it will run from the tidal Basin to 
Bladensburg marina Park in maryland.

Planning Context
district plans and projects, zoning, and other activities and ini-
tiatives are key to developing and implementing the planning for 
Buzzard Point. Pertinent planning projects and considerations are 
summarized below. 
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FeDeral Plans

joint Base myer-henderson hall Real Property master 
Plan (2013) documents future short- and long-term plans 
for fort mcnair, a secure military installation in Buzzard Point. 
recommendations include enhancing the existing campus 
design, pursuing infill development, maintaining historic 
resources, and consolidating parking within the installation. 
the master plan identifies parcels that could be used for future 
expansion, including those between 1st and 2nd streets, r 
street and the anacostia river, and the parcel between 5th 
avenue and 2nd street to the north of V street.

memorials and museums master Plan (2001)  shows how 
to meet demand for museums and commemorative works 
while protecting the national mall and preserving other existing 
museum and memorial settings. it identifies suitable sites for 
future memorials and museums, establishes a commemorative 
zone policy for siting memorials and museums, and provides 
documentation and direction on existing and future memorials. 

other InItIatIVes 

capitol Riverfront urban design framework Plan (2013)  
was prepared for the area that surrounds nationals Park. 
the area is undergoing a transition from an industrial and 
manufacturing district to a transit-oriented, mixed-use urban 
neighborhood. the plan was developed to address the 
diffuse development pattern that has occurred to date, create 
a coordinated and cohesive development plan, connect 
emerging activity centers within the Capitol riverfront, and 
ensure the appropriate amenities, streetscape, connections, 
and infrastructure are present at build out. the plan’s principles 
for future growth focus on regional transit connections and 
local circulation systems, connecting the open space system, 
creating a new civic framework, and animating neighborhoods 
with clusters of retail and interim uses. the Buzzard Point 
neighborhood is part of the Capitol riverfront Bid. 

Buzzard Point community Planning Assistance team 
Alternative futures: final Recommendations (2009) an 
american Planning association Planning assistance team 

studied the Buzzard Point area and considered significant 
changes in the area east of fort mcnair and south of P 
street. recommendations include increasing the quality and 
accessibility of the waterfront, improving pedestrian and bicycle 
linkages, preserving and upgrading existing area affordable 
housing, making the south Capitol street oval a major gateway, 
strengthening Potomac avenue as a critical link between 
Buzzard Point and the rest of the city, and changing transit 
alignments to better serve Buzzard Point. 

eXIstInG zonInG

the current zone districts in Buzzard Point encourage a mix of uses. 
the majority of the area consists of the mixed use (Commercial 
residential) (Cr) zone district, including the stadium site, as well as 
the waterfront district (w-2) in areas along the anacostia river. the 
Cr zone district is intended to regulate the form and density of de-
velopment and promote a mixture of compatible uses. the Cr zone 
district permits matter-of-right residential, office, retail, recreational, 
and light industrial development. the w-2 zone district is intended 
to encourage a diversity of compatible land uses at various densi-
ties in waterfront areas and permit uses including but not limited to 
residential, commercial and recreational development.

all of the Cr and w-2 zones are also within the Capitol gateway 
(Cg) overlay, which was instituted as part of the awi effort in 2002 
in Buzzard Point. the Cg overlay allows for additional height and 
density, and includes design requirements to ensure an appropriate 
mixture of residential and commercial uses, and suitable size and 
design of buildings. furthermore, the Cg overlay subjects many 
of the properties within Buzzard Point to a design review process 
under the zoning Commission. this development review is an im-
portant tool for achieving the desired character for Buzzard Point, 
including the streetscape and environmental improvements. 

several zoning districts cover the areas surrounding Buzzard Point. 
the residential area at the northern end of Buzzard Point is zoned 
r-4, residence district. the r-4 zone district includes areas now 
developed primarily with row dwellings, some of which have been 
converted into dwellings for two or more families. the r-4 zone dis-
trict permits medium-density single-family residential uses, along 
with community facilities such as churches and public schools. 
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caPItol GateWay (cG) oVerlay

the zoning Commission established the Cg overlay over most of 
the study area in 2002. it was the result of detailed planning stud-
ies for the area that were completed in 1988 to 1992. it included 
rezoning the lands from industrial to mixed-use and providing spe-
cial provisions to further encourage new development, particularly 
residential development. the rezoning allows for dense, compact, 
mixed-use development throughout Buzzard Point. it also estab-
lished a zoning Commission design review process over much of 
the area.

the Cg overlay is intended to establish south Capitol street as a 
gateway into the district, promote the development of residential 
and commercial uses and regulate the form of any such devel-
opment. 

BuzzARd Point 
zoning
Zoning districts and overlays 
in Buzzard Point regulate 
the form and density of new 
development and allow for a 
higher-density mix of uses.
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existing Rights of WAy And oWneRshiP in BuzzARd Point
Existing rights of way reflect the boundaries of development parcels and potential open space opportunities within Buzzard Point.

1. Monday Properties
2. Akridge
3. Buzzards Point, LLC
4. PEPCO
5. Douglas Development
6. Multiple Private Owners/MRP
7. Buzzard K LLC, Florida Rock
8. Steuart Investment Company
9. Jemals Buzzard Point LLC
10. Steuart Investments
11. Floria Rock Properties, Inc./ 

MidAtlantic Realty Partners, LLC
12. James Pedas Trustee Circle 

Management Compamy
13. Steuart Investments
14. Five SAC RW MS LLC & South 

Capitol Associates
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the Buzzard Point Planning ProCess
over the past two years, numerous meetings were held with the 
stakeholder groups comprised of the Capitol riverfront Bid and 
property owners within Buzzard Point; anC officials, ft. mcnair 
representatives, and local community leaders; and a variety of dis-
trict agencies, including the district of Columbia office of Planning 
(dCoP), the district department of transportation (ddot) and the 
district department of the environment (ddoe). 

at the initial meetings with the property owners and with commu-
nity leaders, notes were made on maps to reflect the initial input. 
development concepts were created to reflect the comments re-
ceived. these stakeholder groups and the public then had several 
opportunities to review the concepts and comment further.

stakeholders provided input for the Vision framework through a 
variety of opportunities, including:

 – two meetings with community leaders

 – four meetings with property owners

 – one public open house related to the Buzzard Point Vision 
framework and the soccer stadium

 – numerous meetings with a wide array of district agency staff

 – multiple public meetings, including City Council roundta-
ble and Public hearings, that included presentations on the 
Vision framework

PuBLic engAgement
A variety of public meetings, including this open house, provided multiple opportunities 
to receive public input on the Buzzard Point planning effort.
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key InPuts

the owners of property in Buzzard Point shared potential plans for 
their respective properties, as well as features they would like to see 
within a redeveloped Buzzard Point:

 – mixed-use/residential uses would make the entire area more 
attractive

 – temporary uses would enliven open spaces until memorials 
are established

 – a pedestrian trail along the anacostia river and under the 
frederick douglass Bridge would link the navy yard metrorail 
station and the soccer stadium 

 – re-established sidewalks and internal roadway connections 
would facilitate pedestrian, transit, and vehicular access

the community leaders reviewed the existing conditions of Buzzard 
Point and the projects currently underway. they identified the fol-
lowing desires:

 – Coordinate construction of the multiple projects in southwest 
dC to minimize impacts on the community

 – enhance the pedestrian experience and increase safety 
through improved streetscape conditions and connections 
that avoid high-traffic areas

 – reconnect existing neighborhoods to the anacostia river 
waterfront

 – Provide new, and preserve existing, affordable housing op-
tions

PRoPeRty oWneRs Listening mAP 
Property owners provided their initial ideas and 
concerns regarding the area’s future in January 2014, 
as reflected on this map.

community LeAdeRs Listening mAP 
Community leaders provided their ideas and 
comments regarding the future of Buzzard Point 
in February 2014, as illustrated on this map.

buzzard Point Vision Framework  19 02 existing Conditions and Planning Context



03 a VIbrant mIXeD-use 
neIGhborhooD

A mix of uses, fuLLy integRAted With WAteRfRont oPen sPAces, PRovides  
An AttRActive neighBoRhood, As in hAmBuRg, geRmAny.



Creating a new neighBorhood
the new Buzzard Point neighBorhood will include rede-
veloped land uses, improvements for the public realm, and an en-
hanced physical environment. the new features will connect this 
emerging area with the Capitol riverfront area to the east. the ur-
ban design concept envisions a vibrant, mixed-use neighborhood, 
improved pedestrian circulation, continuous public access to the 
water, and new development opportunities that could increase 
the inventory of mixed-use development and affordable housing 
through existing inclusionary zoning requirements. the concept 
draws inspiration from the history of the area, suggests ways to im-
prove the environmental health of Buzzard Point, and recommends 
physical connections to enhance the surrounding community.

Goals For DeVeloPInG a VIbrant, mIXeD-use 
neIGhborhooD:

housing. establish a waterfront neighborhood with a mix of 
uses and mixed-income housing opportunities.

Retail. Create a retail node around the waterfront plaza on 
s street.

commercial. develop a commercial/cultural district 
surrounding oval Park.

events. Program oval Park with a series of regional and 
local events.

feAtuRes of A neighBoRhood
Compact development with a mix of uses leads to a lively community when complemented by public gathering places.
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BuzzARd Point uRBAn design concePt
The urban design concept for Buzzard Point anticipates a mixed use development pattern with a more 
commercial focus near South Capitol Street and a more residential focus to the south. 
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setting the framework
the Vision Framework anticipates unique functions for different ar-
eas within Buzzard Point. the urban design concept for Buzzard 
Point recognizes that a diverse mix of uses subject to market forces 
would be necessary to maximize the development potential of par-
cels in accordance with the Comprehensive Plan and the Capital 
gateway overlay. Consistent with existing zoning regulations, new 
development at or near the waterfront would be up to 80 feet in 
height, while new development a block away would be up to 100 
feet in height.

orientation. the new Buzzard Point neighborhood will consist 
of compact, higher density development that will be oriented 
toward the east. Buzzard Point will be a distinct neighborhood 
connected to the broader Capital riverfront area.

gathering Places. the intersection of Potomac avenue and 
south Capitol street should help frame the oval, providing 
a more intimate experience for users of the open space. 
storefronts and sidewalk cafes ringing the oval would provide 
views to the central lawn, with its potential interactive water 
features, iconic monument, and recreation opportunities.

north-south connections.  
Connecting to existing neighborhoods, half street should be 
the primary spine of the neighborhood and serve as a linear 
park of shade trees and offer neighborhood amenities. Building 
fronts should be oriented toward half street, and curb cuts and 
loading docks would be restricted. new development should 
accommodate a combination of residential and commercial 
uses above ground-floor retail activities.

Residential Areas. at the southern and northern ends of 
Buzzard Point, development should be more residential in 
character. new apartments and condos would have easy 
access to a new waterfront trail and public spaces along the 
river, as well as be within walking distance of commercial 
services. at the southern end, residential uses would 
complement the existing and expanded marinas.

Attractions. new attractions like the Buzzard Point soccer 
stadium and the proposed maritime museum would attract visitors 
to Buzzard Point. the stadium will accommodate approximately 
20,000 people during events, and the maritime museum could 
anchor the south Capitol street terminus, these proposed uses 
would connect with the Capitol riverfront area.

neighBoRhood oRientAtion 
As illustrated in this graphic of anticipated 
pedestrian flows, the orientation of 
Buzzard Point emphasizes eastward 
connections with the Capitol Riverfront, 
Metrorail stations, the Anacostia River 
and Riverwalk Trail, and Poplar Point.

Primary 
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Orientation
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estaBlishing an identity
for new residences and commercial space to truly activate Buz-
zard Point, new development should work in concert with the pub-
lic realm improvements, new gathering spaces, the transportation 
network, and sustainability initiatives described elsewhere within 
this Vision Framework. new commercial and residential develop-
ment should complement the public realm, to the extent possible, 
by providing open space and/or other amenities that relate to pub-
lic areas, rather than siting such enhancements entirely within the 
confines of the building envelope. development should include sus-
tainability features that design new structures to address resiliency 
to increasingly severe weather events, and utilize (or, at a minimum, 
not preclude the future use of) new sustainable energy or heating 
and cooling systems that could be implemented on a neighborhood 
scale.

new destinations and features, including the soccer stadium, the 
oval Park, the waterfront Plaza, and riverfront residential areas will 

help establish a distinct identity for Buzzard Point. it is anticipated 
that commercial uses would prefer the area around the oval Park, 
retail uses would cluster around the waterfront Plaza, and residen-
tial areas would be located near the southern waterfront.

Potomac avenue should serve as a grand boulevard and primary 
entry point to the area. along Potomac avenue, outdoor gathering 
space could animate the boulevard connecting Buzzard Point with 
nationals Park and the Capitol riverfront. the intersection of south 
Capitol street and Potomac avenue will be reconstructed to ac-
commodate the volumes of traffic coming from the new frederick 
douglass Bridge in an oval shape that acknowledges key aspects 
of the l’enfant Plan of the City of washington. half street should 
serve as a tree-lined pedestrian thoroughfare, and should be the 
primary north-south spine within Buzzard Point.

neighBoRhood vARiety
Cultural, residential, and commercial development can blend to create a lively, vibrant neighborhood.
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feAtuRes of the uRBAn 
design concePt 
The vision framework outlines 
how portions of Buzzard Point 
will function and helps establish 
a sustainable community with 
a mix of uses, an activated 
public realm, and a multi-modal 
transportation system.

Potomac Avenue provides a gateway to Buzzard Point 
along a grand boulevard from the Capitol Riverfront.A

oval Park at South Capitol Street offers active and 
programmable recreation space and commemorative elements, 
ringed by a mix of commercial uses framing the oval.

B

Waterfront Plaza terminates South Capitol Street with a 
node of activity focused on access to the Anacostia River 
and a cultural element, such as the Maritime Museum.

c

half street serves as the primary spine of Buzzard Point 
and as a linear park, with an activity node focused on the 
open space at the intersection with Potomac Avenue.

d

Buzzard Point soccer stadium hosts events throughout 
the year round and offers activities at its entry plaza.

e

Waterfront Promenade provides links with the 
existing community and expands access to and 
interpretation of the Anacostia River, including 
extensions ofver  over the water in some key areas.

f

southern Waterfront provides marinas, residential uses, 
and plazas to connect with the Anacostia Riverwalk Trail 
and reinforces the area’s relationship to the water.

g
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animating the design CharaCter
design of new development should reinforce an animated street. 
Buildings should relate to the street by visually separating struc-
tures into discrete sections so as to avoid a monolithic appearance. 
similarly, building entrances (non-service) should be located along 
primary streets, rather than smaller secondary streets, to the extent 
possible. furthermore, service access to buildings should be sited 
and accommodated in ways that minimize incursions into the public 
realm along primary circulation routes. specifically, curb cuts and 
service entrances along half street and Potomac avenue should 
be avoided. 

Building on the design elements, programming within the area could 
also help activate Buzzard Point. dC united could promote pre-
game fan activities, such as soccer skills courses, youth games, 
and affinity group activities prior to games. other entities such as 
the Bid should program oval Park with festivals, tournaments, or 
other local and regional events. 

PRogRAmmed PuBLic sPAces
Using public space for programmed activities, such as festivals, help establish a neighborhood as a destination.
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ProViding a land use mix
Current development patterns in Buzzard Point have resulted in the 
dominance of industrial uses, with limited office and retail uses lo-
cated around the periphery of the area, and a few residential units 
clustered primarily around P and Q streets. due to the nature and 
visual prominence of the industrial operations, and the overall lack 
of housing, Buzzard Point contains little in terms of amenities need-
ed to support a community and does not function as a cohesive 
neighborhood. existing housing and the residents are generally ori-
ented north toward m street and the southwest waterfront.

the Capitol gateway allows a variety of uses, with commercial, res-
idential, and “live-work-play” areas. new development within Buz-
zard Point should provide a mix of activities, such as residential, 
commercial and institutional uses, that is more compatible to the 
adjacent neighborhood than the current industrial uses. the Cr 
and w-2 zone districts, along with the Cg overlay, permit redevel-
opment of properties into an animated mixed-use neighborhood.

DeVeloPment caPacIty

under existing zoning, the current maximum development capacity 
of Buzzard Point is approximately 16.6 million square feet based 
on floor area ratio (far) allowed by the zoning code. this would 
include an estimated 8,170 residential units, of which 574 would 
be designated affordable through existing inclusionary zoning reg-
ulations. (note: the calculation is based on far and anticipated lot 
sizes. the square footage and residential units do not account for 
limitations of the building site or building requirements).

the Buzzard Point Vision Framework results in a higher share of 
residential uses. overall, considering the public facilities proposed 
for the area, the estimated level of development is approximately 
11.3 million gross square feet and 6,040 residential units, of which 
approximately eight percent, or 480 units, would be designated af-
fordable through inclusionary zoning. 

Private property in Buzzard Point is owned by several separate land 
owners, most of which are real estate developers or related entities 
(see existing zoning section for map). the consolidated ownership 
will help ensure that development will occur on a scale that pro-
motes cohesive design. 

deveLoPment yieLd
Implementation of the plan, including the development of the Buzzard Point 
Soccer Stadium, would yield less total square feet than allowed by zoning

note: the development yield maximum under existing zoning assumes that all sites within the study area would be developed 
to their maximum far. the anticipated development yield with Vision framework implementation assumes that some sites, such 
as the soccer stadium site, would not be developed to their maximum far, although a transfer of development rights could occur. 

development yield maximum  
under existing zoning

Anticipated development yield with 
vision framework implementation

Total Gross Square Feet (GSF) 16.6 million 11.3 million

Residential GSF 9.0 million 6.6 million

Residential Units 8,170 6,040

Affordable Units through Inclusionary Zoning 570 480

buzzard Point Vision Framework  27 03 a Vibrant mixed-use neighborhood



commercIal/hosPItalIty uses

within the total development capacity described above, it is antici-
pated that development within specific areas would serve different 
roles. the vision for Buzzard Point expects that although buildings 
would likely have a mix of uses, those developments around the 
south Capitol street oval should have a more commercial focus. 
their location closer to the navy yard-Ballpark metrorail station 
could aid in attracting federal and private office tenants. this area is 
also ripe for potential hotels.

RetAiL stReets
Retail stores should relate to the pedestrian and blend with 
public space through outdoor seating to enliven streets.

mixed-use deveLoPment
Given its industrial history, new development in Buzzard 
Point should combine old and new land uses and blend 
seamlessly with existing materials and activities.

retaIl uses

retail development should be located primarily at specific nodes, 
namely the plaza at the intersection of s street and the south Capi-
tol street axis and the intersection of Potomac avenue and r street. 
the retail node focused at s street and the south Capitol street 
axis could center on experiential retail uses supporting the water-
front and the proposed maritime museum, as well as the residents 
and employees populating Buzzard Point. the Potomac avenue 
and r street retail node could be focused around the soccer sta-
dium, providing restaurants and shopping opportunities for soccer 
patrons, as well as neighborhood residents and employees. retail 
in other locations, particularly along half street, should be encour-
aged, although it is not anticipated that the rest of Buzzard Point 
could support substantial amounts of retail.
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A vARiety of housing sizes
Offering multiple sizes of units provides more flexibility 
to accommodate both small and large households.

resIDentIal uses

mixed-use development with a more residential focus should be 
located adjacent to existing residential neighborhoods and further 
south near the waterfront. in these areas, the proposed open spac-
es, and the relative quiet of the street network would better suit 
residential uses. in the northern portion of Buzzard Point, the dis-
trict should encourage, through its review of projects, development 
that would help buffer existing residences through a transition zone 
of less intense residential uses and medium scale buildings as al-
lowed by current zoning. Cr zoning adjacent to the r-4 district 
could allow redevelopment to incorporate multiple uses and protect 
existing residential uses by creating lower scale development with 
compatible uses adjacent to existing residential properties. oppor-
tunities to incorporate mixed-use development should be encour-
aged. overall, redevelopment in Buzzard Point should complement 
and enhance the character and use of adjacent streetscapes and 
properties. 

mIXeD-Income housInG

within Buzzard Point, existing inclusionary zoning (iz) regulations 
apply to new residential development. the district’s iz regulations 
require the provision of affordable residential units within market 
rate projects to create mixed-income buildings. inclusionary zoning 
requirements help to ensure new residential development projects 
further the district’s goals of creating diverse, mixed-income neigh-
borhoods. the vision for Buzzard Point encourages development 

ResidentiAL uses
Quieter side streets, such as T and U Streets, 
are appropriate for residential uses

that would exceed the minimum iz regulations requiring eight per-
cent of the residential gross floor area to be set aside for affordable 
housing. the district should also consider tying future rezoning of 
land to a provision of affordability that goes beyond the minimum iz 
standards.

Based on the estimate of 6,040 units of new residential develop-
ment, and the eight percent iz requirement, approximately 480 af-
fordable units would be constructed. in addition, separate ongoing 
initiatives to rehabilitate and preserve public housing in and around 
Buzzard Point, such as the greenleaf comprehensive planning ef-
fort, a minimum level of approximately 13 percent affordable units 
could be achieved in the broader study area (new and old projects).

the district could encourage the development of additional afford-
able and workforce housing in Buzzard Point through a variety of 
methods. the district should promote and support existing fed-
eral and district programs. specifically, the district department of 
housing and Community development (dhCd) and the district of 
Columbia housing authority (dCha) should identify potential fund-
ing sources for residential development to accommodate a variety 
of income levels, including low- and moderate-income families and 
individuals. 

furthermore, the district should encourage that residential units 
include a variety of sizes to accommodate both large and small 
households. the district should budget and dedicate a portion of 
value capture techniques such as tax increment financing (tif) 
to further affordable housing investment within the Buzzard Point 
study area itself.
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enVironmentally resPonsiVe 
infrastruCture
for infrastructure systems to efficiently respond to the needs of 
multiple uses over time, they must interconnect and facilitate the 
exchange of water, heat, power, and air from where it is abundant to 
where it is needed. this is most effective at the neighborhood scale, 
where developers could incrementally add to their own district sys-
tems or connect to a municipal micro-grid, or thermal network. 

rooFscaPes

this plan embraces rooftops as important infrastructure and pro-
ductive space. sources of on-site electricity generation through 
photovoltaic arrays or solar thermal hot water, and cool-roof tac-
tics can dramatically influence the energy profile of modern build-
ings. Because the existing Buzzard Point contains so few trees and 
large-scale buildings, virtually every parcel within the study area 
could be suitable for solar energy generation. similarly, as a green-
roof designed to capture, reuse, and filter runoff, or as a venue for 
urban agriculture, the 20 acres of Buzzard Point roofscape should 
be put to productive use.

heatInG anD coolInG

Buildings should orient to maximize potential for daylighting and 
passive ventilation strategies to reduce energy burdens and im-
prove indoor environmental quality. structures should maximize 
beneficial shading of low albedo surfaces that otherwise gain heat.

Beyond passive design strategies to reduce peak thermal loading, 
a neighborhood-scaled thermal network should be planned to con-
nect mixed-use development and significant public venues, like the 
stadiums. this network should also connect existing sources of un-
derutilized heat, such as the sewer heat mining capacity of the dC 
water o street Pumping station northeast of the neighborhood. 
smaller cogeneration facilities could be constructed to supplement 
the network as well. if interconnected, significant streetscapes and 
public spaces like oval Park could also accommodate ground 
source heat exchange loops that use the moderate soil temperature 
to preheat or precool proximate interior spaces. similar technolo-
gies could be used as a thermal battery, effectively charging the 
ground either with summer heat or winter cold to be discharged in 
the opposite season. 

gReen Roofs
Vegetated roofs can address numerous sustainability concerns, such as stormwater collection and 
energy efficiency, as well as provide an attractive amenity for residents or visitors
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Waste 

waste streams can interact with urban energy flows in a way that 
saves hauling expense and boosts on-site energy production. 
waste to energy systems that produce biogas from solid waste can 
be integrated into the urban fabric and should be considered at 
publicly accessible sites like nationals Park, Buzzard Point soccer 
stadium, or possibly one of the PePCo properties. 

on-sIte PoWer

the Vision framework anticipates significant opportunities for on-
site energy harvesting and electricity generation either through 
photovoltaic systems, wind harvesting, or cogeneration facilities 
integrated into public space and private development. these tech-
niques should be employed along with efficiency measures, ther-
mal strategies, and energy feedbacks in pursuit of a net-zero energy 
target for the community. 

FlooD mItIGatIon

development should address the address flood hazard risks, be-
cause significant portions of Buzzard Point are identified as a high-
risk flood zone in the effective flood insurance rate map (firm), 
and should prepare for changing environmental and ecological con-
ditions. Currently, development within the 100-year floodplain must 
meet district regulations, but over time, changes to the floodplain 
and the policies governing it may limit the neighborhood’s success. 

Current district regulations require that the lowest floors of resi-
dential structures be 1.5 feet above the 100-year flood elevation. 
in order to address potential hurricane storm surges, sea level rise, 
and changing insurance costs, the urban design vision anticipates 
maintaining first floor elevations above the level of the 500-year 
flood event for residential buildings. furthermore, property owners 
on Buzzard Point should be encouraged to construct first floors 
and garage entrances of non-residential properties above the 
ddoe-designated flood threshold. this could be accomplished ei-
ther through topographic manipulation to raise development pads 
and create compensatory storage or through pile-supported struc-
tural systems, although such systems must not impact adjacent 
properties. in order to eliminate human error, floodgates should be 
self-rising, rather than manually opened. floodable first floor adap-
tation strategies should be considered where advantageous.

AdAPting to fLoodPLAins
A series of terraces can provide engaging spaces  and 
protection for areas wiht the potential for flooding.

eneRgy geneRAtion
Public space corridors provide connections to the 
river and opportunities for energy generation.
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the district is coordinating with utility providers to ensure that ser-
vice is provided to both new and existing utility options, and ensure 
that utility lines support the vision for Buzzard Point. Public realm 
and developer-led improvements offer the opportunity to compre-
hensively address utilities within Buzzard Point. infrastructure for 
new sustainable utilities, such as sewer waste heat distribution, 
should be implemented throughout Buzzard Point in coordination 
with public realm, transportation, and private improvements. lines 
for these sustainable utilities should be utilized by individual devel-
opers and incorporated into each project. furthermore, develop-
ment should not preclude the use of potential new strategies for 
energy sharing. 

utilities should be located away from areas with streetscape and 
low impact development (lid) infrastructure in order to avoid po-
tential conflicts of roots, maintenance, and other considerations. 
special care should be given to the location of utilities along the 
half street corridor in order to maintain a high-quality pedestrian 
experience.

remeDIatIon

industrial activities occurring in Buzzard Point over time resulted 
in documented contamination on properties within the study area. 
the issues generally originated from the use and storage of pe-
troleum products, leaking above-ground storage tanks (asts) and 
underground storage tanks (usts), historical and current industrial 
processes, and the use and storage of contaminated equipment 
and building materials. Contaminants have been found in both the 
subsurface (soils) and shallow groundwater underlying the project 
study area based on best available data from fall 2014.

some properties within the study area have already undergone 
cleanup procedures to address sites where the concentrations of 
hazardous materials exceeded applicable regulatory levels. some 
sites continue to be monitored to ensure that the remediation has 
been successful.

due to its industrial past, the following contaminants are among 
those expected to be found in Buzzard Point: petro-hydrocarbons, 
benzene, arsenic, chromium, and heavy metals. however, the 
known concentrations of these elements is typical of redevelop-
ment sites that previously hosted light industry. 

in general, the redevelopment of the area would result in removal 
of contaminants and improved environmental health. it should be 
noted that site-specific plans and monitoring may be required for 
the removal of hazardous materials, including preparation for health 
and safety, soil management, and demolition.

neW sustaInable utIlItIes

a number of utility lines currently snake throughout Buzzard Point. 
PePCo electrical lines are especially prevalent in the area due to the 
history of power transmission facilities in the area. other utility con-
siderations include water, storm sewer, communications, and natu-
ral gas lines. the lines are routed across various locations, including 
the roadway right-of-way, utility easements, and private property. 
many of these utilities could be re-routed, while others, specifically 
high-power electrical lines, are more likely to remain in their existing 
locations. existing utility operations should be screened from view, 
which could be accomplished through vegetated screens, artwork, 
or other approaches.

scReening
Vertical gardens, or green walls, can provide 
visual screening of undesirable views
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neighBorhood strategies
 – new mixed-use development with a commercial 
focus should be concentrated around oval Park to 
create a ‘gateway’ to the Capitol riverfront area

 – new mixed-use development with a residential 
focus should be concentrated in the southern portion 
of Buzzard Point to create a neighborhood near the 
waterfront

 – Retail uses should be clustered in nodes, primarily 
around the plaza centered on south Capitol and s 
streets, as well as the plaza located in front if the main 
entrance to the stadium, rather than scattered along 
corridors

 – the area between Potomac Avenue and P street 
should serve as a ‘zone of transition’ in land use and 
density to protect existing residential areas

 – Land owners and the district should ensure basic 
pedestrian connectivity and accessibility in and around 
parcels awaiting development

 – Property owners should consult with the dCoP to 
coordinate the design review process required under 
the Cg overlay district

 – Building heights should generally step down toward 
the river, consistent with existing zoning regulations 
that allow 80’ and 100’ building heights

 – Building setback dimensions should be uniform to 
create a consistent urban design pattern and a strong 
street wall 

 – Building facades should be vibrant and ground 
floor uses should be active and/or publicly accessible, 
especially along primary streets

 – Building entries and civic focal points should be 
highlighted with iconic features which contribute to 
neighborhood identity

 – A free-standing, iconic building should be located 
at the waterfront on axis with south Capitol street to 
recognize the monumental corridor and anchor the 
waterfront plaza

 – the district should explore value capture tech-
niques, which could be used to support affordable 
housing

 – Buzzard Point should consider generating and 
sharing energy; the nearby o street Pumping station 
should be used as a source for waste heat energy

 – green roofs should be provided on all new or reno-
vated buildings in the Buzzard Point area

 – celebrate buildings that share energy generation, 
utilize rainwater water harvesting systems, or recycle 
gray water 

 – comply with existing guidance from ddot and 
other regulatory agencies

 – development within the floodplain should be 
constructed above the flood elevation and provide a 
series of smaller terraces down to the existing grade if 
necessary
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04 DynamIc Parks  
anD PublIc sPaces

A vARiety of oPen sPAces ARe essentiAL foR cReAting A LiveABLe neighBoRhood.



ProViding PuBliC sPaCes 
while the existing PhysiCal CharaCter of Buzzard Point 
presents challenges, this area also has intrinsic strengths. the wa-
terfront and its influence are Buzzard Point’s greatest assets, given 
that the area sits at the confluence of the anacostia and Potomac 
rivers, as well as the historic course of james Creek and the canal 
that replaced it. that intersection of ecological, economic, and so-
cial infrastructures historically supported a growing district of Co-
lumbia. now the future Buzzard Point public realm should embody 
that same confluence and responsibility. 

the urban design concept intends to transform Buzzard Point and 
connect the new, walkable neighborhood with the waterfront by 
making the most of existing but underutilized rights-of-way, and es-
tablishing a complete array of public spaces in the form of parks, 
plazas, and nodes that create dynamic gathering and recreation 
spaces. the public realm enhancements also include improved 
pedestrian circulation options and increase connectivity to the sur-
rounding community. the physical improvements promote continu-
ous public access to the waterfront, add a variety of public spaces 
and amenities for existing and new residents and employees, and 

provide environmental benefits by embracing the flow of runoff as 
an asset. design of the streets, plazas, parks, and promenades 
should celebrate both the dynamic, multi-functional nature of the 
anacostia river and make the waterfront legible far north and west 
of the shoreline. the river should define the Buzzard Point com-
munity identity and inspire design responses unique to this new 
neighborhood’s geography, ecology, and history. 

Goals For DynamIc Parks anD PublIc sPaces: 

Waterfront Promenade. Create a continuous connection along 
the anacostia river that can maximize engagement with the 
water and accommodate pedestrians and cyclists. 

open space opportunities. develop a series of small parks, 
particularly along the waterfront, that provide access to the 
water, public gathering space, and water filtration by vegetation. 

streets as vibrant Public space. design streets to serve as 
public open space and as links to nodes of activity. 

community sPAces
Gathering spaces near the river can help create an inviting and desirable neighborhood.
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connected seRies of WAteRfRont PARks
New open space destinations in Buzzard Point will be connected along by extending 
the Anacostia Riverwalk Trail and establishing linear park space.

the open space vision for Buzzard Point includes nine new pub-
lic space destinations, connected along the waterfront and via the 
street grid to create a liveable neighborhood. the vision sets aside 
approximately ten percent of land area for open space at specific 
activity nodes within the community, with an additional seven per-
cent conceived as a linear waterfront park. these signature features 
should serve as the heart of the community, connecting people and 
place. the primary responsibility for ongoing maintenance would 
be property owners and the Business improvement district with 
agreements put in place in advance of development. 

each type of open space would play a role in activating Buzzard 
Point. Plazas provide gathering space, dining and retail opportu-
nities, and places for passive recreation. Parks include opportu-
nities for programmed activities and events, active recreation, and 
space for memorial elements. the linear parks along the street grid 
provide green, shaded connections and environmental benefits. 
waterfront spaces provide destinations for active and passive rec-
reation, connections to and along the river, environmental educa-
tion, and ecological enhancements.
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maXImIze oPen sPace 
oPPortunItIes

in developing areas like Buzzard Point, it is critical to identify open 
space opportunities before every parcel is taken. in addition, in 
compact neighborhoods, it is important that every opportunity for 
open space is maximized, including large parks, unused roadways, 
key intersections, and smaller nodes at the ends of streets. Public 
spaces should include opportunities for larger events, smaller mo-
ments of respite, and a variety of active and passive uses. most 
importantly, these spaces should be connected with each other 
and the surrounding community.

the urban Forest 

the street tree program proposed for the neighborhood aims to 
increase canopy coverage of the public realm from less than ten 
percent to more than 80 percent. trees could sequester carbon, 
address air pollutants and counter the heat island effect while con-
tributing to pedestrian comfort. furthermore, these would provide 
a valuable amenity to residents and visitors throughout the neigh-
borhood. 

stormWater runoFF 

lid techniques include the installation of trees, drought-tolerant 
plantings, rain gardens, bio-retention planters, permeable pavers, 
green roofs, and underground cisterns for capture and retention 
of both rain and storm water run-off. lid techniques integrate in-
frastructure, architecture, and landscape and can be applied to 
streetscape, public spaces, open spaces, and recreational spaces 
to enhance water quality and site design, and would meet applica-
ble district regulations. 

shAded stReets
Street trees provide needed pedestrian comfort in urban 
areas, as well as improvements to environmental quality.

moments of RecReAtion
The endpoints of truncated streets offer opportunities 
for smaller open space “moments.”

buzzard Point Vision Framework  37 04 dynamic Parks and Public spaces



extending the waterfront Promenade 
Currently inaccessible for most of Buzzard Point, the anacostia 
river shoreline should be a living, interconnected waterfront. signif-
icant areas of marshland rehabilitation should be established along 
the shoreline to simultaneously improve water quality, enhance ur-
ban wildlife habitat, create a unique waterfront experience in central 
washington, and contribute to flood resiliency initiatives. 

overall, the waterfront promenade should be organized to max-
imize engagement with the river, as well as be designed to facili-
tate ‘through movements’ for bicycles and pedestrians. working 
within the 75-foot corridor stipulated in the zoning code, the width 
of the promenade could step down in a series of layered terraces 
that support varying levels of mobility, viewing, gathering and flood 
mitigation. the upper terraces could support high volume local pe-

destrian flow adjacent to the development. the middle level should 
support the regional anacostia riverwalk trail and bicycling route. 
the terrace closest to the water is imagined to be a network of 
boardwalks meandering through the wetland edge. 

the promenade could become a series of distinct ‘harbors’ that 
each offers a different combination of riverfront amenities, such as 
a home to a marina, an event or fishing pier, a kayak launch, or a 
marshland wildlife observation area. while the in-water pedestrian 
structures would require coordination from the us army Corps of 
engineers, the new riverine vegetation would help facilitate approv-
al. these areas would provide access to existing nearby communi-
ties for new residents and visitors. 

uRBAn seAting
Seating benches at key nodes along the waterfront 
enhance pedestrian routes and encourage interaction.

uRBAn PLAzA
Plazas  connected to the waterfront can be interactive 
designations for residents and visitors.
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WaterFront noDes 

the promenade should be highlighted by a series of waterfront 
nodes or small parks that provide public gathering space, special 
features, and green infrastructure. the southern-most blocks of 
2nd street, 1st street, and half street offer the opportunity to inte-
grate water filtration gardens into public space at the river’s edge. 
these segments of right-of-way do not need to carry vehicular traf-
fic and can intercept runoff prior to reaching the waterfront prome-
nade. these gardens can become signature features where streets 
reach the river. 

WAteRfRont gAtheRing sPAce
Waterfront nodes can serve to integrate the river with the community 
by providing water-based gardens and public gathering spaces.

a lIVInG shorelIne 

the concept envisions a living shoreline for Buzzard Point, coordi-
nated with the us army Corps of engineers. rather than continu-
ous bulkhead, the embankment would be stabilized by a riparian 
wetland zone and marshland habitat. the root systems and veg-
etative matter would reinforce the shore while augmenting water 
quality, removing pollutants and restoring wildlife habitat. 

soft edge
Living shorelines can help to mitigate impacts in 
flood events and augment water quality.
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Creating a 
waterfront Plaza
the intersection of south Capitol and s streets near the anacos-
tia river’s edge is the ideal location for a new, primary gathering 
space in Buzzard Point, the waterfront Plaza. at this location, both 
roadway segments are truncated by the river and do not carry 
through traffic. By itself, the intersection is nearly one acre in size. 
to further increase its land area beyond the intersection, s street 
should be treated as a linear park connecting half street eastward 
to the waterfront promenade. the end of s street should engage 
the river in a deep- water dockage that could accommodate larger 
attraction-oriented vessels. the entire space would be a seamless 
arrangement of vibrant sounds, colors, and textures. the atmo-
spheres of waterfront living, working, entertainment, culture, shop-
ping, and dining should converge here

approximately 80 percent of the waterfront Plaza (32,000 s.f.) would 
consist of existing public row (as illustrated in the explanatory di-
agram opposite). to reach its full 40,000 s.f. size, the plaza would 
only need two property owners to voluntarily cluster their setbacks 
to flank the south Capitol street corridor. the resulting plaza would 
anchor Buzzard Point to the anacostia river and provide a clear 
focal point for retail and outdoor dining experiences. 

while vehicles could enter this plaza space in order to access build-
ings, it should be a curbless pedestrian-priority zone easily closed 
to vehicular traffic if needed. the detailed design of the plaza would 
need to accommodate multiple needs, such as site access for ad-
jacent buildings, bicycle and pedestrian traffic, stormwater treat-
ments, cultural designations and visitor services, and gathering 
spaces within the row. as such, ddot would coordinate to en-
sure that the varying needs are addressed.

A dynAmic WAteRfRont PLAzA
An artistic rendering of a new plaza at the intersection 
of South Capitol and S Streets along the waterfront that 
would activate the area through a mix of public space, 
retail activity, river access, and cultural destinations.
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Total plaza area – 40,000 sq. ft.

Area within public right of way – 26,000 sq. ft.

Area from voluntary building setback – 8,050 sq. ft.

PLAzA comPonents And dimensions
This diagram illustrates the waterfront plaza shown in the 
rendering above. The plaza could be created using the existing 
public rights of way (ROW) and voluntary setbacks from adjacent 
property owners to create a 40,0000 s.f. gathering space.
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14,950 sq. ft
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concePts foR tReAting WAteRfRont oPen sPAces

gReen edge
Green vegetation 
within the Anacostia 
River would soften the 
waterfront and help filter 
stormwater runoff.

foRmAL 
WAteRfRont
More formally designed 
open spaces along the 
waterfront would provide 
places for gathering.

continuAL 
Access
Public access should 
be maintained along 
the water’s edge, 
even at marinas.

extended 
WALkWAys
Where insufficient land 
area exists, the Riverwalk 
would have to extend out 
over the water to maintain 
a riverfront experience.
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southern WaterFront 

the southern waterfront includes four of Buzzard Point’s new open 
space destinations, connected along the waterfront Promenade. 
these nodes, or small parks, at the termini of 1st, 2nd, half , and 
u streets serve to connect and activate the public space along 
the river, and merge the urban fabric with the waterfront where the 
streets reach the river. 

the section below is illustrative of one of the waterfront nodes, 
showing the confluence of plaza space, a pedestrian and bicy-
cle promenade, public art, and a living shoreline. the increased 
tree canopy, lid zone, and filtration properties of the living shore-
line work in concert with the built environment to simultaneously 
provide environmental benefits and a dynamic and inviting public 
space with a direct connection to the river.

Run off Run off

Overflow 

Filtration
LID Zone

Waterfront Pedestrian

Existing Building

Promenade

V Street Waterfront Promenade- Looking Northeast
WAteRfRont nodes
Public spaces along the Waterfront Promenade should provide access to the river, opportunities for public art, and a living shoreline

staDIum Plaza 

the stadium’s northeastern entrance plaza should animate the 
neighborhood daily as a destination for dining and entertainment 
uses, and a place for dC united to host team events. on non-game 
days, it should provide open plaza space adjacent to dining, enter-
tainment, and retail activities and serve as an off-day attraction to 
dC united patrons. 

on game days, the site could support pre- and post-game celebra-
tions and become the epicenter of soccer-related activity. Program-
ming could encourage event-goers to arrive and depart at various 
times, rather than simply at the start of or end of the game or event. 
By spreading out arrival and departure times, the stadium plaza 
could help alleviate game-day traffic. 
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aCtiVating oVal Park
located at the pivot point where south Capitol street intersects 
with Potomac avenue and then turns to cross the new frederick 
douglass Bridge, the oval open space, or oval Park, will act as a 
southern gateway to central washington and links Buzzard Point to 
the eastern portions of the Capitol riverfront. as envisioned, oval 
Park should serve as the heart of a new mixed-use development 
node that also blends nationally significant commemorative space 
with locally programmable event space.

oval Park is a critical amenity for Buzzard Point that will be designed 
during future planning stages of the south Capitol street corridor 
project, in accordance with the Visual Quality manual developed 
for that project. however, components of the park should include: 
a potential site for a future memorial; flexible spaces for events 
and programmed activities; compact adjacent buildings to create 
an urban ‘feel’ to slow motorists and encourage pedestrians; and 
features to attract people. in addition to versatile, open areas for 
gathering and play, potential design features should include smaller, 
more human scale settings for shaded seating, stormwater reten-
tion and filtration, ornamental gardens, and potentially kiosk-style 
pavilions with visitor amenities.

Because northbound and southbound traffic on south Capitol 
street will be separated by direction and controlled by traffic sig-
nals, oval Park will be easy for pedestrians and bicyclists to access, 
much like dupont Circle. Consolidated crosswalks, particularly at 
signalized Potomac avenue, would promote pedestrian and bicycle 
accessibility to and through the 2.5-acre park.

south cAPitoL stReet oPtions
An artistic rendering incorporates potential 
program elements for Oval Park; the 
actual design will be created as part of the 
South Capitol Street Bridge project
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AccommodAting muLtiPLe uses
Although Oval Park will be designed as part of the South Capitol Street Corridor project, the open space could accommodate 
multiple uses and activities, as shown in this diagram above explaining the components of the rendering at top.

Vertical Art Element 
(Future Memorial Site)1 Stormwater 

Infiltration Areas4

Water Feature and 
Pedestrian Plaza2 Food Pavilions5

Flexible Staging Area3 Activity Lawn6
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concePts foR PRogRAmming Within the ovAL

WAteR in motion
Interactive water features could 
activate open spaces such as 
the northern part of Oval Park.

shAde tRees
Trees in Oval Park would 
provide shade and comfort 
to encourage gathering.

inviting PARks
Oval Park could be made more 
inviting by using formal and 
informal elements to establish 
activity areas in a range of sizes.

RAnge of Activity
Oval Park could be 
designed to accommodate 
a variety of activities.
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streets as ViBrant PuBliC sPaCe
Because the area within Buzzard Point is very compact, streets 
and rights-of-way must perform multiple roles: public open space, 
transportation throughways, and environmental infrastructure. al-
though each individual street may not perform all of these services, 
the rights-of-way of all the streets will combine to create an overall 
system that facilitates an active neighborhood, with some sidewalks 
featuring lid measures and others providing areas for outdoor 
seating to serve as open space.

to help accomplish these multiple functions, there should be a hi-
erarchy of streets as shown below and described on the following 
pages. for instance, Potomac avenue should be the primary gate-
way, half street should be the central spine, and 2nd street should 
be the key bikeway.

seRving muLtiPLe functions 
Streets not only provide transportation 
connections, they also offer amenities 
and serve as gathering spaces.
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gReen 
infRAstRuctuRe
Green Infrastructure elements 
can include LID techniques, 
street trees, and ecological 
restoration of the shoreline

Potomac Avenue Broad l’enfant boulevard to serve as major 
gateway to the neighborhood and the stadium with wide 
sidewalks, double rows of trees, a vibrant streetscape, and 
outdoor seating

half street Central ‘spine’ of Buzzard Point and primary pedestrian 
link to neighborhoods between the north and the river via a linear 
park experience with sahde trees and outdoor furnishings

2nd street Connection to fort mcnair and to the river via 
designated anacostia riverfront trail bike route to P street

east-West streets smaller streets to offer access points to new 
development with smaller-scale, pedestrian amenities
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stReetscAPes
Low impact development (LID) streetscape elements 
provide environmental benefits, an attractive 
public realm, and pedestrian amenities.

LineAR PARks
Linear open sapces can provide a park experience 
along a pedestrian corridor, offering both 
recreation and connectivity opportunities.

suPPortInG sustaInabIlIty 
throuGh streets

in addition to providing physical connections within and beyond the 
neighborhood, streets within Buzzard Point must help improve the 
sustainability of Buzzard Point. lid measures will be implemented, 
per ddot requirements on appropriate streets in order to capture 
and filter stormwater before it sheets off hard surfaces into storm 
drains and into the anacostia river. this collection of stormwater 
minimizes the chemicals and sediment that would otherwise flow 
unabated into the river. the use of lid should be introduced, in par-
ticular, along half street, where existing utilities make the installation 
of new stormwater lines difficult. in addition, the lid measures pro-
vide an attractive streetscape with plantings and trees, reinforcing 
the concept of streets as inviting and functional public spaces.

streets as Parks

streets can function not only to carry vehicles and link locations, 
but also as park lands. for pedestrians using the streets as open 
space, features such as seating, tables, and robust vegetation can 
offer opportunities for a park experience. these spaces would 
also improve the pedestrian and cycling experience by animating 
streets, creating a tree canopy and plantings, and proving attrac-
tive infrastructure.  Combined, these factors would transform what 
could be a simple link from the waterfront to the nearby community 
into a destination of itself.
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Potomac aVenue as GateWay

Potomac avenue is a grand boulevard and gateway connecting 
Buzzard Point through oval Park to the Capitol riverfront area. 
outdoor dining opportunities, robust vegetation within the street-
scape and links to the neighborhood identify the area as a primary 
node of activity. anticipating game-day activity at the soccer sta-
dium, the broad right-of-way offers opportunities for fluid, shaded 
pedestrian movement within sidewalks that range from 15 to 20 feet 
in width. the street should reflect washington through its central 
cartway and an unbroken inner allee of uniform street trees, and 
it should exhibit a more local character along its edges, flanked by 
alternating open space and redevelopment that work in concert to 
create an inviting pedestrian experience. the streetscape should 
be designed to intercept its own runoff, filter and store it for passive 
irrigation or other beneficial use.

runoff

runoff

runoff

POTOMAC AVENUE, SW
PUBLIC REALM PRELIMINARY DESIGN

LID zone + sidewalk

LID zone + sidewalk

Potomac Avenue
160’ R.O.W.

PotomAc Avenue PuBLic sPAce
The broad right of way for Potomac Avenue connects the soccer stadium with Nationals Park and allows 
for a double row of trees and green infrastructure, as well as public gathering space

FIrst street as serVIce corrIDor

first street should provide necessary service and parking access to 
surrounding parcels and could be a conduit for future district-cen-
tric utility infrastructure. additional street trees should be installed 
to emphasize potential pedestrian connections. in particular, north-
south pedestrian access should be provided through the stadium 
site during non-event time periods near the first street corridor.

Potomac aVenue
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LID zone + sidewalkLID zone + sidewalk

Utility
Corridor

half street

80’ R.O.W.

runoff runoff
runoff

HALF STREET, SW
PUBLIC REALM PRELIMINARY DESIGN

halF street as sPIne

half street should serve as the main north/south street for pedes-
trian and vehicular movement, with a concentration of activity at its 
intersection with Potomac avenue near the soccer stadium. half 
street would serve as the front door to the activity areas included as 
ancillary development on the stadium site. trees and lid plantings 
would provide a shaded green experience, while amenities such as 
benches would reinforce the linear park concept. this route should 
offer 12 to 15-foot sidewalks to the waterfront from throughout Buz-
zard Point to connect the waterfront with the broader southwest 
neighborhood. Particular attention must be given to the southern-
most block of half street, where there is very little space between 
the exisiting roadway and the river’s edge.

hALf stReet PuBLic sPAce
Half Street should be the central tree-shaded pedestrian route connecting existing and future neighborhoods with 
the Anacostia waterfront, and should be lined with state-of-the-art filtration and bioretention systems

2nD street as bIkeWay

in addition to its role supporting vehicular traffic and capturing 
runoff along Buzzard Point’s western edge, and consistent with 
movedC and the awi framework Plan, 2nd street will be a featured 
route for bicycles. a dedicated regional bicycle path should parallel 
the roadway to provide access to the Buzzard Point stadium and 
to connect the anacostia riverwalk trail northward to P street and 
eventually to the southwest waterfront. the streetscape should in-
clude street trees in order to offer shade and augment the non-ve-
hicular experience.

east-West streets

these shorter streets (r though V) should serve as local service 
points to new development, providing access to loading docks and 
possible underground parking facilities. Because they are one to 
three blocks in length and would carry limited traffic volumes, they 
can also accommodate pedestrians, within sidewalks that are 12 to 
15 feet wide. they should remain open where possible to provide lat-
eral connections within Buzzard Point for largely internal circulation.

halF street
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runoff runoffrunoff

V STREET, SW 
PUBLIC REALM PRELIMINARY DESIGN

LID zone + sidewalk
V Street

90’ R.O.W.

LID zone + sidewalk

runoff runoff

runoff
DC United Stadium

2ND STREET, SW 
PUBLIC REALM PRELIMINARY DESIGN

LID zone + sidewalk
2nd Street
90’ R.O.W.

LID zone + sidewalk

eAst-West stReets PuBLic sPAce
Smaller, shorter east-west streets should be designed to accommodate service access and pedestrian amenities

2nd stReet PuBLic sPAce
2nd Street should be a bike route within the Anacostia Riverwalk system and include state-of-the-
art filtration and bioretention systems to take advantage of its lower topographical profile

2nD street

east-West streets
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Parks and PuBliC sPaCes strategies
 – oval Park should be designed to acknowledge its 
role as a potential memorial site, consistent with the 
aesthetics plan for bridge project.

 – the open space within oval Park should be pro-
grammed with activities and events to ensure that it is 
used as a public park.

 – Buildings on parcels adjacent to oval Park should 
have entrances oriented toward the oval and should be 
located directly on the outer right-of-way line to frame 
oval Park and establish an urban feel for motorists and 
pedestrians.

 – A waterfront plaza should be established at the in-
tersection of south Capitol and s streets to provide an 
animated destination within Buzzard Point, that could 
serve as a retail node. given that the rights-of-way 
and roadway segments at this location are truncated, 
features of the plaza could include a curbless street 
(designed with ddot), a central fountain and outdoor 
seating, and connections between Buzzard Point, the 
stadium the river’s edge, and the Capitol riverfront 
area.

 – A public building, such as the proposed maritime 
museum, should be located on the southern side of 
the waterfront plaza and should include a vertical ele-
ment to mark the south Capitol street axis.

 – the Anacostia Riverwalk trail should extend from 
the Capitol riverfront area through Buzzard Point and 
should continue the 75-foot waterfront esplanade 
established by the zoning code;  where necessary, the 
riverwalks should extend out over the water.

 – A series of waterfront open spaces should be 
located along the anacostia riverwalk trail where 
roadways terminate at the river’s edge.

 – the design and character of streets and adjoining 
public spaces should be scaled and treated to empha-
size human use.

 – half street should directly connect existing resi-
dential areas with the anacostia river along a linear 
park-like setting of a continuous green space pro-
vided by consistent tree boxes, lid treatments, and 
other streetscape plantings; as the pedestrian spine 
of Buzzard Point, it should have 12-15’ wide, tree-
lined sidewalks and curb cuts should be prohibited, if 
possible. in addition, portions of half street south of u 
street should be maintained and expanded to connect 
with V street without creating a choke point.

 – community elements like street furniture, transit 
stops, bicycle storage, and light pole panels should 
be treated as signature features to provide a distinct 
identity for Buzzard Point.

 – Public art elements should be integrated into prom-
inent locations, such as gateway open spaces, visual 
landmarks, and waterfront nodes.

 – healthy aquatic vegetation should be inserted into 
the anacostia river along the shoreline to soften the 
river’s edge and clean the water.

 – Lid measures, such as permeable pavement, rain 
gardens, and/ or other infiltration systems, should be 
installed along north-south and key east-west streets 
to capture, detain, and filter stormwater runoff.

 – 2nd street, as the north-south roadway with the 
lowest topographic elevation, should be the primary 
corridor for water collection and detention.

 – street trees should be installed along all roadways to 
increase the tree canopy of the Buzzard Point area and 
provide for shaded sidewalks.

 – street tree wells should be densely planted with 
urban-tolerant native or naturalized plantings.
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05 a Well-connecteD 
transPortatIon netWork

sideWALks, BicycLes, And tRAnsit ALL fAciLitAte the movement of PeoPLe  
thRoughout BuzzARd Point.



linking transPortation oPtions
Buzzard Point has both excellent regional connectivity and 
poor internal connectivity. the area is served by many regional 
highways, including the se/sw freeway (i-695), i-395, i-295, and 
the suitland Parkway. major roadways near Buzzard Point include 
south Capitol street, m street se/sw, P street, 4th street, and 1st 
street se. these streets provide excellent access to the regional 
network but local circulation is a considerable challenge. Buzzard 
Point’s streets are ill-defined, frequently without curb and gutter or 
sidewalks. roadways often are indistinguishable from the adjacent 
private property. no local transit service enters Buzzard Point; in-
stead, bus and metrorail service is available at m street. signage 
marks the anacostia riverwalk trail along P street, but no other 
provisions are made to orient or support cyclists.

in addition, existing PePCo utility infrastructure prohibits full east-
west connections along t and V streets, as well as full circulation 
throughout the Buzzard Point peninsula. due right-of-way limita-
tions, the intersection of half and V streets is a chokepoint for circu-
lation, both along the roadway and along the waterfront. numerous 
metered parking spaces are available on 1st and 2nd streets, while 
portions of many other streets scattered around Buzzard Point do 
not have parking restrictions. the inhospitable street infrastructure 
and disconnected circulation deter private investment and present 
safety concerns for pedestrians and bicyclists.

comPLete stReets
Multi-modal transportation networks link residents and visitors to destinations.
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shARed use
A shared-use path can be part of a multi-modal network that accommodates pedestrians, bicycles, transit, and automobiles.

Goals For ImProVInG the  
transPortatIon netWork:

Pedestrian. establish a pedestrian priority throughout Buzzard 
Point with ped/bike friendly intersections.

Bike. Provide a dedicated bicycle path along the riverfront and 
within Buzzard Point to extend and connect with the anacostia 
riverwalk trail.

transit. expand premium, branded transit service, connecting 
Buzzard Point to the wharf via 2nd street, or potentially to the 
Capitol riverfront via Potomac avenue and 1st street. 

Auto. spread the flow of cars across a number of small 
networked streets rather than rely on a few arterials.

service vehicles. restrict curb cuts and loading docks from 
critical north-south streets such as half street.

movement of people in a variety of ways is a primary focus of the 
highly connected transportation network envisioned for Buzzard 
Point. for the transportation system to function in the compact 
Buzzard Point area, a variety of modes will be needed to accommo-
date the mobility of people within and beyond the neighborhood. 
important elements include providing pedestrian amenities, such 
as crosswalks and shaded streets, offering dedicated routes and 
storage facilities to increase bicycle opportunities, and establishing 
transit service options in the area.

the creation of transportation options within Buzzard Points sup-
ports the redevelopment of the neighborhood in multiple ways. an 
attractive, connected pedestrian experience would be desirable for 
both residents and visitors, as would bicycle routes. transit would 
help serve the compact, mixed-use development by moving large 
numbers of people in and around the neighborhood without clog-
ging the roadway network with private vehicles. the result would be 
a walkable neighborhood offering multiple modes of transportation.
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tRAnsPoRtAtion modes
Buzzard Point should accommodate a range of transportation mode choices and connections.
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Promoting Pedestrian and Bike use
Buzzard Point should fully accommodate bicycles and pedestrians, 
allowing for easy access to the emerging neighborhood, consistent 
with existing district plans. the pedestrian network installed as part 
of streetscapes and trails could provide access to the riverfront not 
just for new residents and visitors to Buzzard Point, but also to cur-
rent residents of nearby established neighborhoods. 

the new Buzzard Point neighborhood vision would also be a safe 
and welcoming environment for bicyclists. Planned bicycle facilities, 
such as bike lanes and protected bike lanes, along 2nd street and 
the southern portion of Buzzard Point, should serve as a continua-
tion of the existing anacostia riverwalk trail from P street, providing 
overall connections around Buzzard Point. from areas to the north-
east of Buzzard Point, Potomac avenue would also incorporate 
bike facilities, as shown in the anacostia waterfront initiative, and 
provide direct roadway access across south Capitol street.

a new esplanade, to be built as part of the south Capitol street 
Corridor project, will accommodate broad pedestrian flow along the 
river’s edge, and will be consistent with the 75-foot dimensions of 
the anacostia riverwalk trail at florida rock, except where this is 
not possible, such as near the intersection of half and V streets. 
Bicycle racks installed along sidewalks could allow cyclists to park 
with ease at their destination, while new Capital Bikeshare stations 
would provide another option to reach destinations.

these goals should be met through the following design principles:

 – sidewalks should be installed throughout the roadway sys-
tem, providing safe and attractive conditions. 

 – the esplanade should facilitate east-west pedestrian circu-
lation underneath south Capitol street’s frederick douglass 
memorial Bridge, allowing pedestrians to avoid busy road-
ways and providing an attractive waterside experience. 

 – the anacostia riverwalk trail should continue from the Capitol 
riverfront area through Buzzard Point and should extend the 
75-foot esplanade established by the florida rock project.

 – the primary pedestrian route from the navy yard metrorail 
station to the Buzzard Point stadium should be along Poto-
mac avenue until the south Capitol street Corridor project is 
completed.

 – once the new bridge is constructed, an inviting alternative pe-
destrian route should be provided along the waterfront from 
1st street ne to s street sw.

 – Pedestrian routes should avoid the south Capitol street Corri-
dor area during construction.

 – the re-opening of additional east/west connections, such 
as at t street between 2nd and 1st streets and u street 
between 2nd and half streets. 

PedestRiAn BRidge
A bridge can be a pedestrian amenity and serve as public art.

BikeshARe
The Capital Bikeshare system offers convenient 
bicycle access throughout the District
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Bike Routes
The redevelopment of Buzzard 
Point provides the opportunity 
to promote the bicycle 
connections and facilities 
identified in the moveDC plan.0      200     400               800

Feet

NORTH

Bike Circulation

BIKE CIRCULATION MAP LEGEND
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imProVing Premium transit
while Buzzard Point may appear removed from existing rail and bus 
service, several transit improvements are planned for the south-
west/southeast waterfront area over the next several years. ddot’s 
dC Circulator 2014 transit development Plan update identifies ex-
tensions of three new Circulator routes that will service the Buzzard 
Point area. the union station-navy yard route will be extended to 
the southwest waterfront, a Circulator line between the Convention 
Center and the southwest waterfront may be established, and a 
new Circulator line will travel between dupont Circle and the water-
front metro station. while the new lines are not currently planned to 
extend south of m street, there is a possibility to extend the lines in 
order to provide more direct access to the stadium.

in addition, as areas south of r street lie over a half mile from the 
nearest metro stations and bus routes, the extension of new transit 
services into the interior of Buzzard Point should be prioritized to 
coincide with major development south of r street in order to re-
duce access challenges and vehicle trip generation. south Capitol 

street, half street, and 2nd street should each be evaluated as 
potential transit corridors linking neighborhoods on either side of 
the anacostia river as Buzzard Point and Poplar Point generate 
new activities and destinations. the movedC plan has identified 
Buzzard Point as the terminus for two potential streetcar lines, one 
connecting to the northern reaches of the district (via downtown) 
and the other connecting across the river to anacostia in the south. 
Combined with the existing bus and rail services and new pedestri-
an amenities, Buzzard Point could be well served by transit options 
and easily connected with points throughout the city.

the Buzzard Point Vision Framework is intended to be flexible and 
to support streetcar development and operation, while recogniz-
ing that the implementation of the system at Buzzard Point would 
be several years away. furthermore, the concept identifies several 
sites south of the stadium that could support streetcar operation 
facilities, such as a car barn.

tRAnsPoRtAtion modes
The DC Circulator can offer increased connections 
and access to other neighborhoods and transit.

tRAnsit choice
A variety of transit modes can accommodate 
residents, workers, and visitors.
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PuBLic tRAnsit
Multiple public transit 
services are available 
near Buzzard Point, with 
the potential for streetcar 
service within the area.0       200    400               800

Feet

NORTH

METRORAIL Green Line
METROBUS Routes

Existing Circulator Routes
Circulator Route 
Future Extension
Circulator Discontinued 
Alignment after Extension
Streetcar Alternate Route
Under Consideration
Potential Streetcar
Barn Locations
Potential Premium Transit
Stop Locations

TRANSIT MAP LEGEND

S

buzzard Point Vision Framework  61 05 Connecting the transportation network



disPersing traffiC and Parking
the concept identifies a hierarchy of roadways to help avoid traf-
fic  spilling into existing southwest neighborhoods while improving 
connections to areas beyond Buzzard Point, including nationals 
Park and the Capitol riverfront. to limit the number of vehicles en-
tering Buzzard Point for stadium events, the stadium development 
will include only a limited number of parking spaces, primarily ded-
icated to dC united staff.

streets within Buzzard Point should include curbside parking, 
which serves not only to provide easy access for vehicles, but also 
buffers pedestrians from moving cars and trucks. expansion of 
performance-based parking management rules, such as those de-
ployed successfully in the Ballpark district, could help to manage 
demand for parking, improve access, and encourage the use of 
travel modes other than the automobile. 

the district and private property owners in Buzzard Point should 
reallocate existing right-of-way to accommodate not just vehicles, 
but also sidewalks and bicycle facilities, and coordinate to accom-
modate potential future transit alignments based upon the following 
principles:

 – the Buzzard Point Vision Framework anticipates that the 
physical connections and the streetscape conditions in 
the area and roadway infrastructure would be designed to 
ddot green infrastructure standards and encourages unique 
streetscape elements at important locations as per the awi 
transportation standards.

 – the main street network should connect Buzzard Point pri-
marily via half and 2nd streets and Potomac avenue to south 
Capitol street, allowing access to nationals Park and to the 
yards.

 – the roadway circulation network in Buzzard Point should 
build upon the south Capitol street corridor improvements 
and provide a loop of two-way streets.

 – streets should include curbside parking for convenient ac-
cess and to shield pedestrians from moving vehicles.

 – Connections to south Capitol street should occur through the 
planned traffic oval; if possible, service access to the build-
ings immediately south of the oval should be shared off of an 
alley connecting to r street. 

 – half street should be the central spine of Buzzard Point, pro-
viding critical access to the disconnected east-west streets; 
buildings should front on half street to enhance its primary 
position; curb cuts should not be permitted. Because of the 
potential for becoming a choke point, half street between 
u and V streets should be expanded and the public realm 
should extend out over the water.

 – Potomac avenue should be a symbolic boulevard and serve 
as the primary entry point to the neighborhood.

 – Previously closed streets should be reopened when possible, 
including u street between half and 2nd streets, while other 
streets should be extended. 

 – Connections to the waterfront should be strengthened by 
reinstituting portions of t street. 

 – secondary streets, such as Q, r, and s streets, and portions 
of t street, should provide opportunities for loading areas 
through a series of side streets and alleys.

 – loading docks and service access should be located in alleys 
or on less-visible side streets.

 – the stadium development will include some limited parking 
and shared parking scenarios with proximate commercial 
development are encouraged. 

 – the district’s development review process should explore the 
possibility of shared parking in new developments for uses 
that have different operating hours, and therefore parking 
needs and different times of day. 

 – the parking lots located to the north and east of nationals 
Park should continue to be used for soccer stadium event 
parking. 

 – if providing parking, new development should include un-
derground parking in order to maximize developable space 
within the building height maximums permitted by the zoning 
code.
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vehicuLAR And 
seRvice Access 
Routes The street network 
within Buzzard Point should 
connect vehicles with local and 
regional roadways, as well as 
provide for service access for 
future development.0      200     400              800
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WAteRfRont PLAzA 
seRvice Access
Waterfront Plaza includes an 
alley system and a flexible 
paved area to enable service 
access to the area.
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transPortation strategies
 – Pedestrian and bicycle infrastructure should be 
prioritized and intuitive wayfinding should be provided 
to maximize access to transit.

 – the primary pedestrian route from the navy yard 
metrorail station to the Buzzard Point soccer stadium 
should be along Potomac avenue until the south Capi-
tol street Corridor project is completed.

 – An inviting alternative pedestrian route should be 
provided along the waterfront from 1st street ne to 
s street sw once the new bridge is constructed.

 – the south capitol street corridor project should 
be designed and constructed to accommodate a 
broad pedestrian esplanade along the river’s edge; 
consistent with the dimensions of the riverwalk at 
florida rock, the esplanade should be at least 75 feet 
wide.

 – the roadway circulation network in Buzzard Point 
should build upon the south Capitol street Corridor 
improvements and provide a connected loop of two-
way streets with continuous sidewalks on both sides, if 
possible. 

 – Pedestrian routes should avoid the south Capitol 
street Corridor area during its construction period.

 – entities performing construction in Buzzard Point 
– to include the soccer stadium project, the district 
department of transportation’s (ddot) south Cap-
itol street Corridor project, utility work, and private 
developments – should closely coordinate construction 
activities.

 – Public streets will be designed to district (ddot) 
standards; within those requirements, roadways should 
be a minimum of 40 feet in width and sidewalks should 
be a minimum of 12 feet in width.

 – Potomac Avenue should be a symbolic boulevard 
and serve as the primary entry point to the neighbor-
hood.

 – half street should be the central spine of Buzzard 
Point, providing critical access to the disconnected 
east-west streets; buildings should front on half street 
to enhance its primary position; curb cuts should not 
be permitted; the roadway between u and V streets 
should be maintained and expanded.

 – Loading docks and building service access should 
be located in alleys or on less-visible side streets to 
minimize impacts on pedestrians and vehicular traffic.
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06 neW reGIonal anD local 
amenItIes

rendering Of the PrOPOsed dc united sOccer stadium. 



Building on new amenities
seVeral new ProjeCts are planned for the Buzzard Point area 
to catalyze its long-awaited economic revitalization and overcome 
its isolated, industrial character. the primary new public investments 
include the $600 million Phase 1 replacement of the south Capi-
tol street bridge and the proposed $300 million dC united soccer 
stadium. the wharf, the yards, the PePCo waterfront substation, 
florida rock, and Poplar Point are nearby developments that have 
the potential to create synergies with Buzzard Point.

within this context the district should act as the master developer, 
plan the common infrastructure, and coordinate public and private 
actions. while facilitating capital projects in the short-term, the dis-
trict should ensure that long-term improvements are not precluded. 

several new projects in the vicinity of Buzzard Point influence the 
development recommendations within this vision framework:

 – Buzzard Point soccer stadium

 – south Capitol street Corridor Project

 – waterfront development Projects

RegionAL Amenities
Buzzard Point is one of a series of regional projects and destinations existing or currently underway in the District.
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socceR stAdium
The Buzzard Point Soccer Stadium can serve as a catalyst for redevelopment within Buzzard Point.

the soCCer stadium will serVe as a Catalyst for the re-
development of the Buzzard Point area, replacing current industrial 
and parking functions located at the site presently. the stadium is 
anticipated to host approximately 40 events per year, helping to en-
liven the Buzzard Point area, and will be the home for washington’s 
major league soccer franchise, dC united. although the design of 
the stadium is in its preliminary stages, the following elements are 
anticipated as part of the development: 

 – approximately 20,000 seats 

 – approximately 300 parking spaces for stadium staff 

 – Physical site improvements, including modification, relocation, 
and improvements to the existing infrastructure; connection of 
new utility services and communication lines; and site drain-
age and landscaping

 – ancillary retail development

the proposed soccer stadium will include an outdoor venue suit-
able for soccer and other events; an open-air plaza suitable for 
pre-game gatherings; parking; and ancillary commercial develop-
ment. the 20,000-seat stadium would be oriented north-south on 
the western portion of the site along 2nd street between r and t 
streets. the primary entrance to the building would be from the 
northeast corner of the stadium near the intersection of Potomac 
avenue and r street. Visitors coming from s street would be di-
verted at half street toward this main entry plaza. secondary en-
trances would be on the eastern portion of the building north of the 
s street axis, and on the western portion of the building from 2nd 
street. delivery and parking access would be available via s street 
or through a driveway access point at 1st and t streets.

as mentioned above, the main stadium entrance will likely be at 
the terminus of Potomac avenue, which links Buzzard Point to the 
Capitol riverfront area and the yards. this entrance offers the op-
portunity to have a signature open space, with an entry plaza and 
connecting features to oval Park. the stadium entrance could fea-
ture a plaza that would be used for pre-game gatherings, open 
space during non-event days, and potentially retail kiosks. similarly, 

the Buzzard Point soCCer stadium
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north-south pedestrian access (near the current 1st street align-
ment) will also be available at the site during non-game day to pro-
vide north-south connections through Buzzard Point. 

Commercial development is planned along half street, north of s 
street within the site. it is anticipated that the development would 
likely include a mix of uses and consist of buildings with a variety of 
heights. the uses would likely support the stadium experience, such 
as restaurants or specialized retail. the use of a portion of the com-
mercial space as a limited-service hotel would also be considered.

as part of its agreement with dC united, the district will upgrade 
the site-adjacent streetscape and that of Potomac avenue between 
the site and south Capitol street. it is anticipated that the streets-
cape along r, 2nd, t, and half streets would include sidewalks, 
landscape buffers, and stormwater management facilities. along 
Potomac avenue, the sidewalks would be lined with landscape buf-
fers and stormwater management facilities.

existing conditions foR dc united
RFK Stadium, as seen from above (1988), currently 
serves as DC United’s home venue.

socceRPLAzA
The public space plaza at the new soccer stadium can act as a gathering space before and after games, as well as other times of the year.
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common objectIVes For the soccer staDIum

relationships between the dC united soccer stadium and its an-
cillary development and adjacent public realm are critical to es-
tablishing the future vibrancy and identity of Buzzard Point. the 
stadium’s programmatic amenities and associated physical design 
should engage and enliven the public realm daily; connect to the 
new and existing neighborhood; serve as a catalyst for new, mixed-
use development; be environmentally sustainable; and help provide 
improvements for circulation and transit within the area.  in order 
to help achieve these goals, the following design parameters offer 
guidance to leverage the soccer stadium as a contributing amenity 
to Buzzard Point.

staDIum archItecture

 – design the stadium as a primary civic feature that reflects the 
identity, atmosphere, and history of Buzzard Point

 – focus the stadium externally so that it relates to adjacent 
streets with a sense of engagement and activation

 – Comply with existing applicable zoning regulations regarding 
mass and scale that permit a maximum building height of up 
to 100 feet

 – Create a dialogue between the Buzzard Point soccer stadi-
um and nationals Park along Potomac avenue; this could be 
accomplished through an iconic pylon, similar scale, or an 
element of the materials

 – while the treatment does not need to be equivalent, ensure a 
street-level presence on all sides of the stadium; avoid dead 
zones or the appearance of a ‘back’ side of the stadium

 – support and enhance the daily experience of Buzzard Point 
through the visual exposure, porosity and openness of the 
stadium

 – Provide an exciting nighttime presence that complements 
adjacent development

sIte/urban DesIGn  

 – locate a signature, central plaza near Potomac avenue and 
the main entrance to the stadium

 – establish the central plaza as an inviting and vibrant destina-
tion during non-event days

 – ensure that the plaza is human-scaled, supports flexible use 
by diverse groups at varying times, and addresses fixed, 
interim, and temporary activities.  

 – allow north/south pedestrian access through the site, includ-
ing the plaza and 1st street corridor, during non-event time 
periods

 – achieve site porosity to allow for intuitive, animated pedestrian 
connectivity through the ground floor space of the ancillary 
development to encourage pedestrian access to the plaza 
from adjacent streets, especially half street and s street

 – Provide sidewalks adjacent to the stadium that are shaded, 
appropriately scaled, and treated as linear public parks

VIeWs/aesthetIcs

 – strengthen views down l’enfant streets, especially along Po-
tomac avenue and s street, with elements that acknowledge 
and accentuate the vistas

 – fit within the contextual neighborhood fabric and respect the 
local skyline, but be expressive and energize the immediately 
adjacent  streetscapes

 – evoke the history of Buzzard Point through design elements 
and materials 

 – offer views from the stadium to key icons in the district, such 
as the u.s. Capitol and the washington monument

 – utilize high quality, durable materials that weather well and 
speak to the past and future identity of Buzzard Point, 

sustaInabIlIty InFrastructure/utIlItIes

 – Construct the stadium as a high-performance building that 
maximizes on-site energy generation opportunities while mini-
mizing stormwater runoff, waste, and energy use.

 – achieve net zero or net positive energy during non-event days 
that can benefit adjacent development

 – seek to achieve net zero water and net zero stormwater on 
site

 – Configure delivery, waste disposal, and visitor operations to 
minimize resource consumption      

 – Protect the existing critical utility lines that transverse the site 
within the first street right-of-way

VehIcular/transIt/serVIce access

 – accommodate two-way vehicular traffic on adjacent streets

 – avoid full-time dedicated surface parking on private parcels to 
the extent practicable 

 – encourage primary transit stops along 2nd street

 – locate service access away from the plaza and toward the 
south end of the stadium (via t street, if practicable)

 – enclose or screen service loading docks to minimize their 
visibility when not in use



THE SITE
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80% FAN 
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NORTH SOUTH PEDESTRIAN 
ACCESS THROUGH THE SITE

socceR stAdium PReLiminARy site PLAn
The preliminary site plan for the soccer stadium illustrates an open plaza next to Potomac Avenue at the northwest corner 
of the stadium and indicates north-south pedestrian access through the site when the site is not closed for an event.

NORTH
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south CaPitol street Corridor and 
Bridge ProjeCt
the south CaPitol street Corridor ProjeCt is intended 
to realize the vision set in the l’enfant Plan and to facilitate ongoing 
efforts in the anacostia waterfront initiative (awi) area by transform-
ing south Capitol street from an expressway to an urban boulevard 
and gateway to the district’s monumental core. this project will 
address mobility and accessibility through the creation of safer ac-
cess points to transit stops and activity centers in the corridor. the 
project will also improve pedestrian and bicycle facilities throughout 
the corridor.

the south Capitol street Corridor Project includes the replacement 
of the frederick douglass memorial Bridge and transformation of 
the city’s southernmost entrance into a grand urban boulevard. it 

is one of a series of transportation, environmental, economic, com-
munity and recreation projects included in the district of Columbia’s 
larger awi Program. the elements of the first segment of improve-
ments along the anacostia river and the land areas immediately on 
the east and west sides of the river include the following:

 – the replacement of the frederick douglass memorial Bridge 
with a six-lane, fixed-span bridge that is aligned parallel with 
the existing bridge

 – staircases and americans with disabilities act (ada)-compli-
ant ramps that connect the bridge to the anacostia riverwalk 
trails on the north and south sides of bridge 

south cAPitoL stReet 
coRRidoR PRoject
The South Capitol Street 
Corridor Project will include 
an oval park as a central 
open space feature.
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south cAPitoL stReet coRRidoR PRoject
Buzzard Point lies near other recent and ongoing infrastructure projects, including 
Nationals Park and the South Capitol Street Corridor Project.

 – new west traffic oval connecting south Capitol street to the 
new bridge, Potomac avenue, Q street sw, and r street sw 

 – new east traffic oval connecting south Capitol street and 
suitland Parkway to the new bridge, and providing access to 
anacostia Park 

the south Capitol street corridor serves a major commuting pop-
ulation and functions as a gateway into the district’s monumental 
core and as a regional connection to Buzzard Point. the south 
Capitol street Corridor improvements to roadways and public realm 
will transform the corridor from busy expressway into a walkable 
and people oriented area with a focus on corridor and waterfront 
activity.

the project will also improve the aesthetic quality of the corridor, 
which functions as a gateway to the Capital for foreign dignitar-
ies and visitors from maryland and other parts of the mid-atlantic 
region. the improvements will create a tree-lined boulevard and 
reestablish and rejuvenate pedestrian corridors and facilitates. 

the south Capitol street Corridor Project will link neighborhoods 
through improved access to businesses and parks for both resi-
dents and visitors.

the project will improve access to waterfront areas east and west 
of the anacostia river, including Poplar Point and Buzzard Point, 
historic anacostia, and near southeast and southwest neighbor-
hoods. many of the communities located east and west of the ana-
costia river have been disconnected from each other due to a lack 
of continuous safe bicycle and pedestrian routes, and structural 
barriers.

within Buzzard Point, a traffic oval will create a new public open 
space amenity and connect south Capitol street, the new bridge, 
Potomac avenue, Q street, and r street. with the new south Cap-
itol street traffic oval, Buzzard Point is poised to become a gateway 
to southeast and southwest washington, dC. Preliminary engi-
neering and right-of-way land acquisition are underway and final 
federal environmental approval is expected in 2015.

buzzard Point Vision Framework  73 06 new regional and local amenities



waterfront deVeloPment ProjeCts

the WharF

the wharf is a mixed-use development, currently under construc-
tion on 27 acres of land and more than 50 acres of water stretch-
ing from the municipal fish market to fort mcnair in southwest 
dC. the wharf is situated on the Potomac river, along the historic 
washington Channel, and a short distance from several national 
monuments. the wharf will create a new waterfront neighbor-
hood that introduces 3.2 million s.f. of development to southwest 
dC. the project anticipates 1,350 new residences, 325,000 s.f. of 
restaurant and retail space, 900,000 s.f. of office space, and ap-
proximately 675 new hotel rooms. in addition, 500 boat slips will be 
added. wharf hall, a 5,000-seat facility for live music and cultural 
events, will offer a new attraction to the area. it is anticipated that 
new development will be open in 2016.

the yarDs

located along the anacostia river in southeast dC within the Cap-
itol riverfront district, the yards is expected to feature 5.5 million 
square feet of development and recreation space upon comple-
tion. the yards, which is located within walking distance of Capitol 
hill and nationals Park, will offer 2,700 residential units, 1.8 mil-
lion square feet of office space, and 300,000 square feet of retail, 
restaurants and services. among the development is the adaptive 
reuse of several historic buildings, complementing the new devel-
opment to create a new eclectic, urban, riverfront neighborhood 
experience. 

ongoing PRojects
Ongoing projects that provide direct connections to Buzzard Point include The Yards, the Capitol 
Riverfront, The Wharf, and the South Capitol Street and 11th Street Bridges.
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rIVerFront (FlorIDa rock) 

riverfront is a development along the anacostia river in south-
east dC in the Capitol riverfront totaling 1.1 million s.f. of residen-
tial, commercial and retail space. Plans call for 600 total residential 
units, 325,000 s.f. of office space, 50,000 square feet of retail and 
325 hotel rooms. the waterfront esplanade and associated three 
public areas will provide open space, including areas for sporting 
event crowds, as well as link to the south Capitol street Corridor 
riverwalk trail. 

PePco WaterFront substatIon 

PePCo is developing plans for its waterfront substation, which will 
be located on the block bound by Q, r, 1st, and 2nd streets sw. 
the distribution substation is being proposed in to support existing 
customers and planned development in the Capitol riverfront and 
southwest waterfront areas, as well as to replace existing aging 
infrastructure. the historic dent house, located on the same block, 
will remain. the intent is to blend the new facility into the future fab-
ric of Buzzard Point, including the placement of art on the property. 
the project is currently under review by the district of Columbia.

anacostIa rIVerWalk traIl

the anacostia riverwalk trail is one of the projects included in the 
district of Columbia’s larger awi Program. the trail serves as a 
backbone of the anacostia waterfront and provides connections 
for residents, visitors, and communities to the river, one another, 
and commercial and recreational destinations. to date, 15 of the 
planned 28 miles of trail are open, with additional segments to be 
constructed as part of the south Capitol street Corridor, Buzzard 
Point and oxon run projects, various partner development projects 
or, in the case of the arboretum segment, by the national Park ser-
vice. upon completion, the trail will provide a pedestrian and bicycle 
connection along the river to the fish market, the Buzzard Point 
soccer stadium. nationals Park, historic anacostia, rfk stadium, 
the national arboretum and 16 communities between the national 
mall at the tidal Basin and Bladensburg marina Park in maryland.

PoPlar PoInt

Poplar Point is a 110-acre parcel of land, currently under the juris-
diction of the national Park service, located east of the anacostia 
river, near historic anacostia and the anacostia metrorail station. 
the area contains trails, national Park service administrative space, 
u.s. Park Police facilities, open space, and the former greenhouses 
of the u.s. Capitol, which are currently unavailable for public ac-
cess. the parcel will be transferred to the district of Columbia with 
the requirement that 40 acres can be used for redevelopment, while 
the remainder must be used as parkland. the intent is to create a 
mixed-use development that offers economic and recreation op-
portunities at the site, and further links both sides of the anacostia 
river.
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07 ImPlementatIon 
strateGIes anD neXt 
stePs

RedeveLoPment offeRs oPPoRtunities foR AttRActive PuBLic sPAces such As  
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imPlementing Change
for Buzzard Point to transform into a lively mixed-use, 
highly sustainable neighborhood with connections to the anacostia 
river and the Capitol riverfront area, the district must undertake 
preliminary planning and coordination activities. the Buzzard Point 
Vision Framework in expected to be implemented over a series of 
years. within the near term (5 years), the new south Capitol street 
Corridor project and soccer stadium would initiate physical im-
provements. further development of the area would be expected 
in the near and mid-term (5-10 years). full build-out of the Capitol 
riverfront and Buzzard Point areas would occur in the 10-15 year 
horizon.

in order to make this vision framework a reality, specific tasks and 
the responsible parties have been identified. the tasks are broken 
out by timeframe: 

 – near-term (0-5 years)

 – mid-term (5-10 years)

 – long-term (10-15 years)

in addition, development of Buzzard Point will require close coordi-
nation between the proposed stadium and the south Capitol street 
Bridge. these immediate steps are addressed here.

RedeveLoPment cooRdinAtion
Redevelopment projects under construction over the next 15 years will require 
coordination as Buzzard Point evolves into an active neighborhood
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RedeveLoPment offeRs oPPoRtunities foR AttRActive PuBLic sPAces such As  
BLoomington centRAL stAtion in BLoomington, minnesotA. 



category item task
time-
frame implementer Partners

All

N11
identify Potential funding 
mechanisms

near eom and dmPed
ddot, ddoe, Private 
sector

N14 identify Private sector Contributions near Private sector n/a

N15
identify historic resources within 
Buzzard Point

near Private sector
dC historic Preservation 
office, dCoP

Dynamic Public 
Spaces and Parks

N3 Create urban design guidelines near ddot
dCoP, ddoe, Capitol 
riverfront Bid

N5
improve Connectivity and establish 
Public open space

near dmPed
dCoP, ddot, Private 
sector, Capitol riverfront 
Bid

N8
design and engineer the anacostia 
riverwalk trail extension along the 
anacostia river

near ddot
dCoP, ddoe, Private 
sector

M5 establish Pier for large ships mid Private sector n/a

M9 Program open spaces mid
Capitol riverfront 
Bid and dC united

dCoP, ddot

L1 enhance Connections to Poplar Point long dCoP
dmPed, ddot, Private 
sector

Dynamic Public 
Spaces / Parks 

and Multi-Modal 
Transportation

M1
implement streetscape and roadway 
improvements

mid ddot Private sector

Environmental 
Sustainability

N10
implement sustainable dC initiatives 
in Buzzard Point

near ddoe
dCoP, ddot, Private 
sector

M3
fulfill further sustainable dC 
initiatives in Buzzard Point

mid ddoe
ddot, dCoP, Private 
sector

M4
implement and Connect to energy 
generation facilities

mid ddoe Private sector

imPLementAtion summARy tABLe
The District should plan the necessary infrastructure, facilitate public/private initiatives, and encourage 
interim uses of underutilized properties. As the District coordinates capital projects with private developers, 
it is important to establish the necessary interventions without precluding future possibilities
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category item task
time-
frame implementer Partners

Mixed-Use 
Neighborhood

N1 screen industrial uses near Private sector n/a

N4
establish and implement design 
guidelines for adjacent Building 
frontages

near dCoP
ddot, ddoe, zoning 
Commission, Capitol 
riverfront Bid

N6
establish the soccer stadium as 
a Catalyst for redevelopment of 
Buzzard Point

near dmPed
dCoP, zoning 
Commission, dgs, 
ddoe, dC united

N7
ensure Public facilities support 
mixed-use development

near dCoP ddot, Private sector

N12
support mixed-income housing 
development

near dhCd
dCoP, dCha, Private 
sector

M6
support maritime museum and/or 
Cultural anchor

mid dmPed dCoP, Private sector

M8 enhance marinas mid dmPed dCoP, Private sector

L2
encourage redevelopment of infill 
Properties

long dmPed dCoP, Private sector

L3
integrate the Buzzard Point 
Community with fort mcnair

long dmPed
dCoP, Capitol riverfront 
Bid

Multi-Modal 
Transportation

N2 implement transit Plans near ddot n/a

N9 improve Bicycle facilities near ddot Private sector

N13
Coordinate Construction activities in 
and around Buzzard point

near ddot Private sector

M2 support transit Connectivity mid ddot n/a

M7
Construct anacostia riverwalk trail 
extension along the anacostia river

mid ddot Private sector

buzzard Point Vision Framework  79 07 implementation strategies and next steps



near-term (0-5 years)

n1: screen industrial uses. during the transition period between 
the existing conditions and the full build-out of Buzzard Point, the 
district should work with local property owners to improve the at-
tractiveness of many of the light industrial operations at Buzzard 
Point. for instance, screens featuring art or vegetation could be 
erected to shield residents and visitors from the industrial uses (Pri-
vate sector).

n2: implement transit Plans. Current plans call for expanded 
transit service in and around Buzzard Point, including Circulator 
and potential future streetcar service. the district should accelerate 
and expand its implementation of providing premium transit options 
for the Buzzard Point area. although the implementation of such 
projects is over an extended period of time, the moment to lay the 
groundwork for such long-term investments is prior to development 
occurring. such implementation of new transit opportunities could 
help shape the development that would occur in Buzzard Point 
(lead agency: ddot). 

n3: create urban design guidelines. Building on the urban 
design strategies included in this Vision framework and the objec-
tives of the sustainable dC Plan, the stakeholders should, in col-
laboration with dCoP and ddoe, develop urban design and public 
realm guidelines for public space within Buzzard Point that would 
more specifically define its character. such guidelines could cre-
ate a harmonious experience for residents, workers, and visitors to 
Buzzard Point through high-quality design, consistent relationships 
to the public realm, and the use of compatible materials, styles, 
and elements. the design guidelines could establish performance 
criteria for energy, water, and stormwater treatment throughout the 
neighborhood and define the treatment methods for the streets-
cape, including the green infrastructure. the guidelines could also 
provide direction for the look and feel of Buzzard Point, such as the 
selection of lighting fixtures; develop a typology for street furnish-
ings and signage based on the character of the area; define bou-
levard hierarchy for streets; specify site access requirements; and 
identify potential design elements that would add visual interest, 
such as public art, banners, or wayfinding signs. the guidelines 
could also identify ways to integrate the anacostia river into the 
landscaping and streetscape in order to improve climate and water 
resiliency throughout Buzzard Point. the guidelines should utilize 
ddot specifications and coordinate with the south Capitol street 
Corridor project, the Capitol riverfront, the southwest neighbor-
hood Plan, and other adjacent areas (lead agency: ddot; dCoP, 
ddoe, Capitol riverfront Bid).

n4: establish and implement design guidelines for Adjacent 
Building frontages. Buildings fronting the primary streets within 
Buzzard Point should achieve the highest level of design quality. 
structures adjacent to half street should also be subject to design 
review, as are the buildings adjacent to south Capitol street. half 
street should function as a linear park with ground floor uses that 
contribute to its activation. Buildings adjacent to the south Capitol 
street oval should define oval Park as an attractive open space with 
commemorative features, available for recreation and gatherings, 
rather than as a traffic island. in order to facilitate these defined 

character, the Capitol riverfront Bid, in coordination with dCoP, 
ddoe, and ddot, should establish design guidelines for buildings 
along half street and oval Park. specific to oval Park, this open 
space may be designed for multiple functions, including a cultural 
center and identity for the area, gathering place for residents, park 
space and connection to nature, and a highly functioning storm-
water management or flooding treatment area. additionally, dCoP 
should encourage the maximization of lot coverage and density on 
public and private parcels with frontage on half street and oval 
Park (lead agency: dCoP; ddot, ddoe, zoning Commission, 
Capitol riverfront Bid).

n5: improve connectivity & establish Public open space. 
Buzzard Point currently lacks a robust street network and dynam-
ic public spaces. the district would explore options for improving 
the multi-modal connectivity and public spaces. the south Capitol 
street Corridor project offers an opportunity to expand public uses 
through both the design of the oval and the re-establishment of the 
street grid through land already identified as needed for the project. 
the Buzzard Point Vision Framework also explores possibilities for 
utilizing right-of-way to create new open space. the south Capitol 
street axis south of the oval should offer public space amenities 
beyond the existing right-of-way by coordinating development to 
maximize the plaza, thereby enhancing the open space amenity. 
furthermore, the eventual decommissioning of the power plant, the 
southernmost PePCo facility in Buzzard Point, could present the 
opportunity to reopen u street, providing a new east-west con-
nection. the district should work with adjacent property owners 
to identify mechanisms by which private property would be recon-
figured to accommodate the desired development and the needed 
open space (lead agency: dmPed; dCoP, ddot, Private sector, 
Capitol riverfront Bid).

n6: establish the soccer stadium as a catalyst for Rede-
velopment of Buzzard Point. the district of Columbia and dC 
united plan to establish a soccer stadium at Buzzard Point to serve 
as an attraction for soccer spectators, as well as attendees of other 
events, and to facilitate the redevelopment of Buzzard Point. the 
district will amend the zoning to provide for the new soccer stadium, 
as well as to include a required design review process with appro-
priate guidelines to address design, public space, context, and ac-
cess issues. the soccer stadium should be designed at the forefront 
of the high-performance building movement, with the possibility of 
net-zero energy and solar photovoltaic installation to contribute to 
a district energy system, or pursue living Building Challenge cer-
tification. dC united shall design and construct the new stadium 
within the context of the Buzzard Point Vision Framework including 
treatment of s street as an entrance to the stadium (lead agency: 
dmPed; dCoP, zoning Commission, dgs, ddoe, dC united).

n7: ensure Public facilities support mixed-use develop-
ment. several facilities that would support the city as a whole are 
planned for Buzzard Point, including the PePCo waterfront sub-
station. the co-location of these facilities with non-industrial uses, 
such as residences or office space, is strongly encouraged. the 
development of these facilities should be harmonious with the 
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neighboring community and should support the dynamic char-
acter envisioned for Buzzard Point. the district should work with 
property owners to incorporate design elements, such as setbacks 
consistent with adjacent properties and a minimally visible security 
presence, that enhance, rather than reduce, the vibrancy of Buz-
zard Point (lead agency: dCoP; ddot, Private sector).

n8: design and engineer the Anacostia Riverwalk trail ex-
tension along the Anacostia River. while it is anticipated that the 
anacostia riverwalk trail extension along the anacostia river would 
be implemented within Buzzard Point as redevelopment occurs, de-
tailed planning and design efforts for the water’s edge should begin 
prior to redevelopment. the design and engineering of the anacos-
tia riverwalk trail extension in Buzzard Point would be a crucial sec-
ond step to making this broad effort a reality. for instance, the trail 
extension as proposed in this document includes a raised walkway 
above re-established wetlands, as opposed to fixed land. such an 
over-water position creates special challenges for the design and 
approval of the promenade. ddot will design and construct the trail 
within the footpath of the south Capitol street Corridor project, but 
in order to implement the full concept, further design and planning 
of the trail will be the coordinated responsibility of private develop-
ers, the district, and awi signatories. the district, in cooperation 
with private landowners, should develop a plan that identifies both 
the features of the wetland that would provide ecological function to 
help clean the river and the features desirable for the area to func-
tion as a park. the steps required to engineer such improvements 
should also be developed. it is also anticipated that environmental 
documentation would be included as part of the design and engi-
neering effort. (lead agency: ddot; dCoP, ddoe, Private sector).

n9: improve Bicycle facilities. the Buzzard Point area is highly 
accessible to bicycle users, although the support structure within 
Buzzard Point itself severely lacks the necessary amenities. the 
district should mark streets within Buzzard Point with sharrows, 
bike lanes, or protected bike lanes. the installation of bike racks 
and Capital Bikeshare stations, particularly at the soccer stadium, 
would facilitate the use of bicycles to Buzzard Point from other parts 
of the city (lead agency: ddot; Private sector).

n10: implement sustainable dc initiatives in Buzzard Point. 
the district’s sustainable dC identifies many strategies that are 
available for implementation within Buzzard Point in the short term. 
Planning now for deep efficiency would reduce risk and exposure to 
both the community and developers in the future. the goals of net 
zero energy, water and waste are often more easily accomplished 
at the district scale, and Buzzard Point represents an ideal site for 
district-based solutions. as the stadium and its related infrastruc-
ture are built, these sustainability strategies should be implemented. 
strategies to generate energy and/or connect to new energy gen-
eration initiatives, such as waste heat recovery (and sewer waste 
heat) or sharing within Buzzard Point, should be designed for im-
plementation and coordinated construction at the same time as the 
larger infrastructure improvements. working with ddoe, funding 
should be pursued for a sustainability planning charrette including 
all stakeholders. also, the district should work with developers to 

identify strong guidelines for green roof installation (including those 
that could serve as additional open space), urban agriculture lo-
cations, coordinated infrastructure, and performance requirements 
(lead agency: ddoe; dCoP, ddot, Private sector).

n11: identify Potential funding mechanisms. in order to im-
plement the Buzzard Point Vision Framework, a collection of fund-
ing mechanisms would be necessary. these could include federal 
grants, the district’s Capital improvement Program, value capture 
techniques (such as a tif district), developer contributions, and 
other mechanisms. the pursuit of these funding sources should 
be ongoing (lead agency: eom, dmPed; ddot, ddoe, dhCd, 
dCha, and Private sector).

n12: support mixed-income housing development. as Buz-
zard Point developments into a mixed-use neighborhood, it should 
accommodate varying income levels and household types. the dis-
trict should budget and dedicate a portion of value capture funding 
to further affordable housing development. the district should en-
courage developers to provide affordable units above the amount 
required by existing inclusionary zoning by working with the devel-
opment community to identify potential funding sources. also, the 
district should encourage that residential properties include units of 
varying sizes in order to accommodate a variety of household sizes 
(lead agency: dhCd; dCoP, dCha, Private sector).

n13: coordinate construction Activities in and around Buz-
zard Point. as development moves forward in Buzzard Point, de-
velopers and property owners should coordinate with the south 
Capitol street Corridor and soccer stadium projects to ensure 
transportation operations/circulation and appropriate transporta-
tion connections are maintained during construction (lead agency: 
ddot; Private sector).

n14: identify Private sector contributions. as previously out-
lined, Buzzard Point offers a transformative opportunity to make 
this currently industrial area into a vibrant and sustainable neigh-
borhood. while the district will bear the responsibility of much 
of the public realm improvements, private sector activities would 
be needed implement and enable much of what makes the con-
cept successful. these items include creating developments that 
should adhere to the character and intent described in this Vision 
framework; designing landscapes and structures to augment pub-
lic space; extend the anacostia riverwalk trail;, and utilizing sus-
tainable energy and stormwater management elements. also, the 
private sector will be responsible for remediation and environmental 
clean-up activities at individual properties, in accordance with ap-
plicable regulations (lead: Private sector).

n15: identify historic Resources within Buzzard Point. al-
though one property within Buzzard Point is officially listed on the 
national register of historic Places, others may exist. additionally, 
portions of the right-of-way envisioned in the l’enfant Plan has been 
altered. in order to better understand and connect to the histo-
ry of the area, the historic resources within Buzzard Point should 
be documented. (lead agency: dC historic Preservation office; 
dCoP, private sector).
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mID-term (5-10 years)

m1: implement streetscape and Roadway improvements. 
the district, in partnership with developers, should construct new 
roadways and streetscapes within Buzzard Point that would sup-
port multi-modal transportation options. similarly, the streetscape 
improvements should be consistent with the urban design guide-
lines, which are identified as a short-term task above and would 
include green infrastructure and other lid measures. included in 
these efforts should be the establishment of multiple public space 
nodes (lead agency: ddot; Private sector).

m2: support transit connectivity. transit will be a key factor 
in the success of the transformation of Buzzard Point, given the 
density of development envisioned for this isolated area. the ability 
for residents, employees, and visitors to access Buzzard Point is 
important to its success. the district should commit to improving 
transit connections in Buzzard Point, especially premium transit 
such as the Circulator or streetcar (lead agency: ddot).

m3: fulfill further sustainable dc initiatives in Buzzard 
Point. the district should work with public and private stakehold-
ers to implement the sustainable dC goals for new construction 
prior to the deadlines listed in the plan and begin planning for al-
ternative uses for existing buildings and infrastructure. all new con-
struction should strive for net-zero energy and water usage and 
collect and treat waste locally. to augment the waterfront experi-
ence, the nature walk and additional connections to the river should 
be completed. efforts should begin to plan for reduced vehicle trips 
in and out of the neighborhood, reusing land for green transpor-
tation, stormwater management and local food production (lead 
agency: ddoe; ddot, dCoP, Private sector).

m4: implement and connect to energy generation facilities. 
as the redevelopment of Buzzard Point continues, new develop-
ment should capitalize on the new energy infrastructure upgrades 
and the renewable energy generation facilities that are unparalleled 
in the district. the area contains both properties that are antici-
pated to be redeveloped, as well as significant existing utility and 
energy facilities. in order to maximize the opportunity, short- and 
mid-term energy infrastructure upgrades should provide the option 
for Buzzard Point properties for connections to microgrids and re-
newable energy generation facilities (lead agency: ddoe, Private 
sector).

m5: establish Pier for Large ships. the establishment of a mar-
itime museum within Buzzard Point offers a cultural anchor for this 

new community. as a first, step, the district should work with the 
private sector to encourage the development of a pier for the dock-
ing of ships in conjunction with the construction of a permanent 
maritime museum (lead: Private sector).

m6: support maritime museum and/or cultural Anchor. the 
Buzzard Point Vision Framework identifies the proposed maritime 
museum as a potential anchor at the south Capitol street terminus. 
in order to establish this notable cultural institution at this site, the 
district should work with the maritime museum and/or other cul-
tural institutions, local property owners, and federal agencies (as 
needed) to facilitate such efforts (lead agency: dmPed; dCoP, 
Private sector).

m7: construct Anacostia Riverwalk trail extension along 
the Anacostia River. as mentioned previously, the construction 
of the anacostia riverwalk trail extension along the anacostia river 
is a critical project with many steps, with particular challenges along 
the southern portion of Buzzard Point where the promenade will 
have to extend over the water to provide a continuous experience. 
Building on the initial planning, environmental documentation, and 
design and engineering efforts, the realization of the concept would 
include the construction of the anacostia riverwalk trail extension 
as a nature walk and new ecological habitat (lead agency: ddot;  
awi signatories; Private sector).

m8: enhance marinas. the plan anticipates waterfront activity to 
enliven the Buzzard Point neighborhood, helping make it an attrac-
tive place to live, work, or visit. expanded marinas at Buzzard Point 
would provide additional opportunities for people to interact with 
the water and add character to the area. the district should work 
with the private sector to expand the marinas, which would facilitate 
the location of boats along the river (lead agency: dmPed, dCoP; 
Private sector).

m9: Program open spaces. open spaces can serve as an im-
portant community gathering areas within a neighborhood. in order 
to take full advantage of the opportunities presented in the Vision 
framework for Buzzard Point, organizations and the district should 
develop programming for the open space, particularly for oval Park 
and the Buzzard Point soccer stadium. activities such as festi-
vals and tournaments could attract visitors to the areas, as well as 
provide Buzzard Point and adjacent neighborhoods an attractive 
amenity (lead agency: Capitol riverfront Bid and dC united; Pri-
vate sector, dCoP, ddot).
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lonG-term (10-15years)

L1: enhance connections to Poplar Point. although currently 
lacking a large attraction, Poplar Point is and will be accessible via 
the frederick douglass Bridge at south Capitol street. future de-
velopment of Poplar Point will likely include mixed-use development 
and enhance parklands. as redevelopment of both areas occurs, 
connections between Buzzard Point and Poplar Point should be 
enhanced (lead agency: dCoP; dmPed, ddot, Private sector).

L2: encourage Redevelopment of infill Properties. over the 
long term, most properties within Buzzard Point would have re-
developed from industrial to residential or commercial uses. how-
ever, experience in other areas of the district indicates that some 

gaps will remain, especially with small or irregularly shaped parcels. 
therefore, the district should work with the remaining property 
owners to encourage their redevelopment (lead agency: dmPed; 
dCoP, Private sector).

L3: integrate the Buzzard Point community with fort mc-
nair. Buzzard Point borders fort mcnair, although the 
installation is primarily oriented north to P street. As re-
development occurs, efforts should be made to integrate 
the new community with fort mcnair through programing, 
planning, and other efforts (Lead Agency: dmPed; dcoP, 
capitol Riverfront Bid). 

inteRconnected PhAses
Introducing an over-water pedestrian connection along the Anacostia River is an early action that will be challenging  
in the short-term with respect to Army Corps of Engineers permits, but will provide significant long-term benefits.
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next stePs: Coordinating ConstruCtion
in the next fiVe years, numerous construction and redevelop-
ment projects in Buzzard Point will likely have some level of overlap. 
entities performing construction in Buzzard Point – to include the 
soccer stadium project, the district department of transportation’s 
(ddot) south Capitol street Corridor project, utility work, and pri-
vate developments – must closely coordinate construction activities 
in order to minimize impacts. as a reviewer of public space plans, 
ddot will consider the implications for multiple construction activi-
ties to the transportation network in and around Buzzard Point and 
require construction projects to develop compatible construction 

plans. Coordination between the projects’ construction plans will 
be a key element of ddot’s public space reviews in Buzzard Point.

this section outlines the information anticipated to be provided 
during the construction of the Buzzard Point soccer stadium, the 
south Capitol street Corridor project and redevelopment projects 
in Buzzard Point. Because the specific information of construc-
tion-related routing and closures is unknown, the exact plans will 
be provided at a later date. however, the plans’ content and their 
relative timeline, as currently reflected in anticipated construction 
schedules, are identified in this appendix.

Develop
construction-
related traf�c
control plan

(TCP)

Develop
construction-
related traf�c
control plan

(TCP)

Construction
staging

Construction
begins

Construction
begins

Provide
Transportation
Operations and

Parking Plan
(TOPP)

Stadium
opening

Construction
complete

Other development activities including the Florida Rock development, the PEPCO waterfront substation, and 
other projects will likely occur during this period; however, their timeline is currently unknown. 
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AnticiPAted timeLines 
A timeline showing anticipated construction and transportation coordination milestones 
for the soccer stadium and the South Capitol Street Corridor project.
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