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T
he mission of the Urban Land Institute is to
provide leadership in the responsible use of
land and in creating and sustaining thriving
communities worldwide. ULI is committed to: 

• Bringing together leaders from across the fields
of real estate and land use policy to exchange
best practices and serve community needs; 

• Fostering collaboration within and beyond
ULI’s membership through mentoring, dia-
logue, and problem solving; 

• Exploring issues of urbanization, conservation,
regeneration, land use, capital formation, and
sustainable development; 

• Advancing land use policies and design prac-
tices that respect the uniqueness of both built
and natural environments; 

• Sharing knowledge through education, applied
research, publishing, and electronic media; and 

• Sustaining a diverse global network of local
practice and advisory efforts that address cur-
rent and future challenges.

Established in 1936, the Institute today has more
than 35,000 members from 90 countries, represent-
ing the entire spectrum of the land use and develop-
ment disciplines. Professionals represented include
developers, builders, property owners, investors,
architects, public officials, planners, real estate
brokers, appraisers, attorneys, engineers, financiers,
academics, students, and librarians. ULI relies
heavily on the experience of its members. It is
through member involvement and information
resources that ULI has been able to set standards
of excellence in development practice. The Insti-
tute has long been recognized as one of the world’s
most respected and widely quoted sources of ob-
jective information on urban planning, growth,
and development.

About ULI–the Urban Land Institute

©2007 by ULI–the Urban Land Institute
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All rights reserved. Reproduction or use of the whole or any
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T
he goal of ULI’s Advisory Services Program
is to bring the finest expertise in the real
estate field to bear on complex land use plan-
ning and development projects, programs,

and policies. Since 1947, this program has assem-
bled well over 400 ULI-member teams to help
sponsors find creative, practical solutions for
issues such as downtown redevelopment, land
management strategies, evaluation of develop-
ment potential, growth management, community
revitalization, brownfields redevelopment, mili-
tary base reuse, provision of low-cost and afford-
able housing, and asset management strategies,
among other matters. A wide variety of public,
private, and nonprofit organizations have con-
tracted for ULI’s Advisory Services.

Each panel team is composed of highly qualified
professionals who volunteer their time to ULI.
They are chosen for their knowledge of the panel
topic and screened to ensure their objectivity.
ULI’s interdisciplinary panel teams provide a
holistic look at development problems. A re-
spected ULI member who has previous panel
experience chairs each panel.

The agenda for a five-day panel assignment is in-
tensive. It includes an in-depth briefing day com-
posed of a tour of the site and meetings with spon-
sor representatives; a day of hour-long interviews
of typically 50 to 75 key community representa-
tives; and two days of formulating recommenda-
tions. Many long nights of discussion precede the
panel’s conclusions. On the final day on site, the
panel makes an oral presentation of its findings
and conclusions to the sponsor. A written report is
prepared and published.

Because the sponsoring entities are responsible
for significant preparation before the panel’s visit,
including sending extensive briefing materials to
each member and arranging for the panel to meet
with key local community members and stake-
holders in the project under consideration, partici-

pants in ULI’s five-day panel assignments are
able to make accurate assessments of a sponsor’s
issues and to provide recommendations in a com-
pressed amount of time.

A major strength of the program is ULI’s unique
ability to draw on the knowledge and expertise of
its members, including land developers and own-
ers, public officials, academicians, representatives
of financial institutions, and others. In fulfillment
of the mission of the Urban Land Institute, this
Advisory Services panel report is intended to
provide objective advice that will promote the re-
sponsible use of land to enhance the environment.
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A
seven-mile stretch of Class I railroad,
owned by CSX Corporation, runs through
a portion of Washington, D.C., from the
Potomac River to the Maryland state line.

The rail line is a principal freight rail line for the
eastern United States. Parts of this line provide
passenger service to Union Station as well. One 
of the original railroads established in the United
States, this rail line provided a link between the
cities of Washington and Baltimore; some of the
right-of-way dates back to the 1840s. The rail line
passes through or near some of the most dense
commercial and residential areas in Washington,
D.C., including the Portals complex, L’Enfant
Plaza, the Southeast Freeway corridor, the Ana-
costia waterfront, and the Kenilworth Avenue 
corridor. 

As part of a larger security study by the DDOT
and NCPC, realignment of the freight railroad
around Washington has been considered. The
abandonment of the rail corridor would lead to a
substantially different land use scenario. In addi-
tion to making acreage available for development
and reuse, the elimination of the rail line would
open up access to vast tracts of public and private
land along the Anacostia waterfront. 

The Panel’s Assignment
The panel’s assignment was to provide a fresh
perspective on the opportunities and challenges
presented by the redevelopment of the rail corri-
dor. The sponsors divided the study area into four
geographic segments:

• Monumental Core;

• Capitol Hill neighborhood;

• Anacostia waterfront; and

• East of the Anacostia River.

Introduction

The Panel’s Process
Panelists first reviewed briefing materials pro-
vided by the sponsor. The materials included de-
mographic information, market information, the
organizational structure of the various govern-
ment bodies, and a discussion of concerns about
freight rail traffic, as well as a detailed outline of
the sponsor’s expectations of the panel. 

The panel was held December 11–13, 2006. Upon
arrival, panel members met with a team of repre-
sentatives from the DDOT, the NCPC, and consul-
tants looking at the larger issue of the rail realign-
ment. The panel was given a field tour of the rail
corridor and also met with a diverse group of gov-
ernment officials including planners, transporta-
tion engineers, and waterfront development spe-
cialists. The panel deliberated on the various
materials, presentations, and interviews and on
Wednesday, December 13, presented a summary
of its observations and recommendations. 

Panel members, left to
right: Tom Martens, Chair
Jim DeFrancia, Tom
Murphy, and Bill Caldwell.
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S
ome overarching issues regarding the mar-
ket and planning considerations are pro-
vided here as precursors to the recommen-
dations for the geographic segments. 

Overall Market Observations 
The market potential for most of the three seg-
ments west of the Anacostia River is favorable to
redevelopment if the right-of-way is abandoned.
Parcels adjacent to the right-of-way in these three
segments will benefit from improved access, re-
duced noise, and the elimination of potential secu-
rity issues and accidents. It is likely that market
values will increase consistent with values in other
portions of Washington, D.C. In addition, the re-
development of the Anacostia waterfront will be
accelerated with the removal of the barrier of 
the railroad. 

The market potential for the segment east of the
Anacostia River will also be improved, albeit at a
slower pace because of the historical issues of eco-
nomic investment in and perception of the Anacos-
tia area—although these perceptions are changing.
Again, removal of the railroad barrier will help
improve pedestrian and vehicular movements and
will be beneficial to redevelopment. 

Overall Planning Observations
The freight railroad realignment will have a posi-
tive impact by making it possible to reconnect and
strengthen neighborhoods, create access to key
destinations, enhance view corridors into the mon-
umental core, and contribute to the development
of a world-class public waterfront. 

Two planning documents, Extending the Legacy
and The Anacostia Waterfront Initiative, provide
direction for the redevelopment of the corridor.
Extending the Legacy discusses five themes:

• Building on the historic L’Enfant and McMillan
plans, which are the foundation of modern
Washington;

• Unifying the city and the monumental core,
with the Capitol at the center;

• Using new memorials, museums, and other
public buildings to stimulate economic
development;

• Integrating the Potomac and Anacostia rivers
into the city’s public life and protecting the Mall
and the adjacent historic landscape from future
buildings; and 

• Developing a comprehensive, flexible, and
convenient transportation system that elimi-
nates barriers and improves movement within
the city.

The Anacostia Waterfront Initiative also offers
five themes:

• A clean and active river;

• Breaking down barriers and gaining access;

• A great riverfront park system;

• Cultural destinations of distinct character; and

• Building strong waterfront neighborhoods.

Specific Observations and
Recommendations 
Recommendations and observations for each of
the four geographic segments of the study are
presented below. In terms of planning and imple-
mentation, the panel believes that each segment
can be handled separately and nonsequentially.
However, a project of this size should use an over-
arching policy document and an implementation
strategy that builds on the success and character
of the Legacy plan. 

Observations and Recommendations
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Monumental Core: Observations  
• The area is a major employment zone and would

be attractive for office users, either public or
private. Although the submarket has been
somewhat soft recently, as the area develops
amenities and an identity around those ameni-
ties (as at the Southwest waterfront), it should
become more attractive to private tenants as
well as government tenants.

• Decking over Maryland Avenue will provide
some redevelopment opportunities along the
roadway, at some existing vacant sites and some
underused sites fronting the new boulevard.
However, it may be necessary to assemble some
parcels to create larger development sites or
engage public participation to make the decking
financially feasible, particularly where the rede-
velopment sites are smaller. 

• The chief value created in the Monumental Core
will be alongside the newly created decked
roadways, which could be placed several feet
lower than would be required if rail freight
were to continue through this section.

• Decking over Maryland Avenue will make it
more difficult to lower the roadway to ground

level in future, should the passenger rail be re-
aligned. The newest projects will be those that
most recently constructed decking and there-
fore will be those most reluctant to remove it. 

• Given the unlikelihood of realigning the pas-
senger rail and removing the decking, the
eventual redevelopment of the L’Enfant Plaza
area and the end of the useful life of the 10th
Street decking in the next few decades could
provide an opportunity to lower the height of
this roadway to more closely match the other
decking in the area. Doing so would reduce 
the “road to nowhere” feel that currently ex-
ists on 10th Street.

Monumental Core: Recommendations
The panel recommends that the portion of Mary-
land Avenue between 12th Street and 9th Street
be decked over in a way similar to what has been
completed in front of the Mandarin Hotel. Al-
though the decking will not be at street level,
extending it will create a grand boulevard with
views of the Capitol, consistent with the Legacy
plan, while eliminating the openness of the rail
line that security planners see as a risk. The deck-
ing will also enhance pedestrian connections and 

Extending the Legacy
plan.
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Panel members believe that redevelopment of this
section of the rail line, with its proximity to large
tracts of federal land, will be best accomplished
through the coordination of a large master plan
project. Redevelopment of this section provides
an excellent opportunity to integrate existing
buildings, urban design, and street activity in a co-
ordinated manner. Also, as these federal buildings
reach the end of their useful life, redevelopment
can be coordinated with the new decking level.  

Capitol Hill: Observations
• The viability of redevelopment opportunities

around the Virginia Avenue tunnel will depend
on the eventual removal of the Southeast Free-
way. According to DDOT, removal of the free-
way will require replacing it with a vehicle
tunnel from I-295/I-395 along the South Capitol
Street corridor. This will enable the creation of
a grand boulevard through the lower Capitol
Hill area. 

access to adjacent properties and begin to create
opportunities for redevelopment of adjacent
parcels, albeit at an elevated street level. Care
must be taken to address connections to the Vir-
ginia Railway Express platform and other inter-
faces with other ground-level activities. Also, the
decking elevation needs to decrease gradually ap-
proaching the junction with Virginia Avenue east
of 9th Street. 

Rail line near L’Enfant
Plaza, looking southwest
along the Maryland
Avenue corridor.

Monumental Core area.

Corridors of Opportunity
Area of Influence
South Capitol Street Viewshed
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• The value here will be created in the area
along the new Virginia Avenue boulevard.
However, given the small size and residential
nature of the properties that line the future
boulevard, the development of a truly grand
boulevard lined with mixed-use buildings may
take several decades to achieve.

Capitol Hill: Recommendations
The major action in this district is the elimination
of the Southeast Freeway. A detailed corridor
plan needs to be undertaken, one that closely co-
ordinates the removal of the freeway and the de-
sign of the grand boulevard (the continuation of
Virginia Avenue) that will replace it. The addi-
tional property that becomes available from the
abandoned right-of-way should be transformed
primarily to uses consistent with the adjacent
uses, with a series of concentrated mixed-use cen-
ters along the corridor. The centers should include
new residential and commercial space in mixed-
use buildings. 

The design of the corridor should take special care
to ensure that public spaces, street design, monu-
ments, parks, and pedestrian facilities are con-
structed to reconnect the neighborhoods of Capitol
Hill and the southeast waterfront both physically
and psychologically. Panel members believe that
the removal of the rail line and the freeway will
dramatically improve the view corridor from South
Capitol Street to the Capitol. The city’s design

Freight train passing
through southwest
Washington, D.C.

Capitol Hill area.

Improved Access
Area of Influence
Corridors of Opportunity
South Capitol Street Viewshed
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approach for a number of its corridors (H Street
and Georgia Avenue, for example) should also be
taken for the new Virginia Avenue. 

Anacostia Waterfront: Observations
• Given the existing nature of the Anacostia

waterfront—predominantly park land—the
most viable use of the railroad right-of-way is
for additional park land, to increase access to
the river. Moderate-density housing and per-

haps some mixed-use space could be a viable
reuse but could limit the increased access 
to the river.

• The value created in this segment is increased
access to the Anacostia waterfront, as well as
elimination of the need for trail overpasses over
right-of-way in the trail network.

Anacostia Waterfront: Recommendations
The panel recommends that the most viable re-
use of the railroad right-of-way for this segment 
is additional park land. More park land will in-
crease access to the river and remove barriers
to investment, as well as provide a physical link
now hampered by the rail line. Making it possi-
ble for people to get to the Anacostia River will 
be a dramatic and positive step toward the re-
birth of the waterfront. The elimination of the
safety and noise issues will also benefit the resi-
dential communities. 

One exception is the Benning Yard area. Benning
Yard provides a relatively large redevelopment
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Benning Yard in Anacostia
—a large, undeveloped
tract with some develop-
ment potential.



Washington, D.C., December 11–13, 2006 13

opportunity with easy access to roadways and to
the East Capitol Street corridor. New develop-
ment on the Benning Yard site could result in new
interest in development east of the river. The
site’s waterfront views and proximity to the more
economically vibrant areas of the city may offer an
attractive development opportunity. The panel
recommends a variety of housing-unit types,
mixed-use buildings, and a central public space
with an iconic use or monument that will define it
to the outside world. If development is successful,
it could also be a catalyst to improve investment
in the neighborhood between Minnesota Avenue
and the river. In the long term, the panel envisions
that the corridors radiating east from the redevel-
opment (East Capitol Street, B Street, Ely Place)
will benefit.  

East of the River: Observations 
The issue in this segment is neighborhood access
to the Deanwood and Benning Road Metro sta-
tions. Reducing the required height and length of
overpasses, through the removal of rail freight

traffic, will reduce the cost and increase the con-
venience of connecting Metro stations to areas
across the rail lines and Kenilworth Avenue. This
in turn will increase the attractiveness of these
areas for higher-density, mixed-use development
that will take advantage of their proximity to the
Metro stations, which they are currently not well
connected to.

East of the River: Recommendations
The panel recommends using the abandonment of
the right-of-way as a means to improve access to
the Deanwood and Benning Road Metro stations
for the adjacent neighborhoods. Eliminating the
railroad will help bring to fruition the redevelop-
ment of the Parkside and Eastland Gardens neigh-
borhoods, proposed in the Anacostia Waterfront’s
Ward 7 Plan. 

M
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Improved Access
Metro Station
Corridors of Opportunity
Areas of Influence

Key:

  
A

N
A

C
O

S
T

I A
  

R
I V

E
R

KEN
ILW

ORTH
 A

VEN
UE 

NE

NANNIE HELEN BURROUGHS AVENUE NE

M

East of the Anacostia
River area.



An Advisory Services Panel Report14

T
he accomplishment of these recommenda-
tions will in large measure rely on leader-
ship and successful coordination of multiple
projects. In the panel’s opinion, the follow-

ing actions should be pursued to move these rec-
ommendations forward. 

Take Advantage of the Legacy and
Anacostia Waterfront Brand
The Extending the Legacy plan and the Anacostia
Waterfront Initiative are excellent brands. The
recognition of these brands and their ability to at-
tract interest and investment should not be over-
looked. The abandonment and subsequent rede-
velopment on and near the old right-of-way should
be linked closely with these two brands. The Dis-
trict government and the federal government
should adopt appropriate statements and resolu-
tions to this effect. 

Partnerships
Public-private partnerships and organizations
such as the Anacostia Waterfront Corporation
should be used as the primary vehicles for devel-
oping the private real estate that is made avail-
able as part of the abandonment. The District gov-
ernment and the federal government should
establish this as the standard rather than the ex-
ception as the abandonment proceeds. 

Financing 
Special financing districts, tax increment financing
districts (TIFs), and similar financial vehicles
should be considered as part of the overall strat-
egy for redeveloping the right-of-way. Although
one approach may work for development around
the Maryland Avenue corridor, the Anacostia wa-
terfront may require a different approach. The
tools with which the public-private partnerships
can implement the plans are varied. Also, the leg-
islation needed to implement these actions must

be enacted before the actions are taken, after the
rail line is relocated. 

Leadership
Carrying out the partnerships, the financing, and
the integration of the Legacy and Anacostia
brands will require strong and focused leadership.
The panel suggests the following actions to bring
about that leadership: 

• Identify a lead entity that will see these proj-
ects through.

• Form an action group that can help the lead en-
tity steer the projects. This group can take on
the role of an advisory council.

• Prepare an action plan that serves as the script
for the lead entity and the action group. This
plan should include two elements:

• A list of action items in response to these
questions:

– Where does the freight go?

– What short-term projects can be com-
pleted?

– What longer-term projects should be 
targeted?

– What is the priority list for the lead 
entity and the action group?

• A consolidated infrastructure plan that in-
cludes an analysis of the financing and the
timing needed. 

• Prepare an outline of a financing plan. Consider
the following:

• What partnerships are needed?

• What special districts should be considered?

• Is any special funding available from Congress?

Implementation
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T
he panelists believe that the abandonment
of the freight rail line that runs through the
monumental core and waterfront of Wash-
ington, D.C., provides an incredible opportu-

nity for a variety of initiatives being pursued by
the District government, the NCPC, the federal
government, and other entities. Foremost is ac-
complishing one of the incremental steps neces-
sary to realize the Extending the Legacy plan. The
removal of the rail line also breaks down barriers
and allows access to the Anacostia River, which is
an underlying theme of the Anacostia Waterfront
Initiative. 

The panelists believe that the creation of grand
boulevards along Maryland and Virginia avenues
will be greatly accelerated with the abandonment
of the freight rail right-of-way. The panel recom-
mends that the city and the federal government,
energized by the momentum of the abandonment,
be organized and prepared to act by having a plan
ready to go, to deck over the portion of Maryland
Avenue between 12th and 9th Streets. The aban-
donment will provide redevelopment opportu-
nities adjacent to existing structures in the

L’Enfant Plaza area and reinvigorate the entire
federal office area. From a more long-term per-
spective, the establishment of a grand boulevard,
at grade, could take place in the Virginia Avenue
corridor. This, of course, will require coordination
with the elimination of the Southeast Freeway.
The ultimate goal in this area is to eliminate the
longstanding hindrance to access between Capitol
Hill and the rest of the Southeast waterfront area. 

Another short-term opportunity that the aban-
donment makes possible is the redevelopment of
the Benning Yard area. The panel believes that re-
development of this area can be a catalyst to help
fuel interest in development and redevelopment
east of the Anacostia River. Finally, the panel per-
ceives that the rail abandonment will significantly
improve access in the Kenilworth Avenue corridor
and pedestrian access to the Deanwood and Ben-
ning Road Metro stations.  

Conclusion
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About the Panel
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served on a number of ULI Advisory Services
panels and is an expert in downtown revitaliza-
tion, economic development, government opera-
tions, and urban visioning. 

Prior to his current position, Murphy was the
mayor of Pittsburgh, Pennsylvania. When he first
took office in January 1994, Pittsburgh had yet to
right itself after wrenching changes in the steel in-
dustry that began in the early 1980s. Government
finances were in a sorry state, with a $32 million

deficit, and there was no serious plan for an eco-
nomic turnaround. Younger, college-educated
workers were leaving in droves, and older resi-
dents were pessimistic about the region’s future.
The land on both sides of the city’s three rivers,
the defining aspect of downtown and the interna-
tional symbol of the city, was an eyesore. The
riverbanks were blighted by the rusting carcasses
of abandoned steel mills and by businesses that
discouraged pedestrian access to the rivers.

As a government manager, Murphy trimmed the
city’s workforce by more than 1,000, a reduction of
nearly 21 percent. He turned yearly runaway bud-
get deficits into budget surpluses, completing
three consecutive budget agreements with the
City Council that carried healthy cash balances.
As an economic revitalization visionary, Murphy
directed more than $4 billion in new investment in
the city—from office towers for two of the city’s
nationally ranked banks to new, world-class facili-
ties for the city’s professional football and baseball
teams, to an expanded downtown convention cen-
ter. City neighborhoods, tarnished from decades of
neglect, have been refurbished through Murphy’s
Neighborhood Needs Program. This program has
included improvements to basic infrastructure
such as streets and sidewalks. Nearly all of the
city’s 169 neighborhood playgrounds have been
renovated to meet or exceed safety standards.
That effort won Pittsburgh an award from the
Consumer Products Safety Commission, the first
ever given to a public body. Before his tenure as
mayor, Murphy served as a state legislator for 18
years and ran a neighborhood advocacy group.


