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The gross underutilization of civic infrastructure in Washington, D.C. has
developed into an issue that stretches beyond statistical analysis, and speaks directly to
the contemporary ideals that are eroding the city. Infrastructure spending has been
focused primarily along the K Street corridor in the form of metro stations, bus routes and
the proposed trolley car service, which was a measure that was passed by the city in order
to alleviate mounting pressure on the underground metro rail system. In order to rectify
this mounting concern, the problem has been identified as a lack of mixed uses only the
K Street Corridor, which could easily be resolved by the integration of residential units
alongside office, retail and hospitality space. Fostering an environmental that supports a
live-work-place attitude will be a step in the right direction in transforming D.C. into a

desirable place to live for economies of all scales.
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Chapter 1 - Background

The K Street Corridor of Northwest D.C. currently serves as a Central Business
District for the city, and the principal tenants in this area are almost exclusively limited to
attorneys, special interest groups, and lobbyists, whose workday schedules have served to
destroy the street level activity along the corridor after business hours and on weekends.
In order to rectify this issue, pedestrian traffic must be integrated back into the
comprehensive planning scheme for the corridor, which would allow for constant
utilization of the infrastructure along K St. N.W. As currently constituted, K Street is the
densest district in the city, while also maintaining one of the lowest residential dwelling
rates in the D.C. This fact, combined with the primarily office zoning has lead to the
demise of a corridor that could potentially serve as the linkage between several
entertainment and cultural districts across the city.

When examining the various neighborhoods of D.C., certain strategies begin to
emerge regarding their composition. The main axis or public space is typically flanked
by high density commercial activity at the ground level, while the residential enclaves
tend to radiate outward, sometimes losing density the further from the apex it may be
located, such as in the case of the Dupont Circle neighborhood of Washington, D.C. In
the case of K Street, this strategy is not a viable option, as the surrounding arca has
already been developed, in many cases the building stock has been developed to its’
maximum density. So in order to address this issue, the existing building stock along the
corridor will be examined, and any buildings that don’t meet their maximum density
would be considered for redevelopment. On the other hand, existing buildings that

already meet the maximum density restrictions of the city, and are underutilized in their



current use, would be considered as a potential adaptive reuse, mixed-use housing
complex. An ensemble of new construction, adaptive reuse, and infill housing would
stretch over 18 blocks and several sites in order to forge a new strategy of development
within the Central Business District, and would serve as an impetuous for future
development of residential units in order to rectify the gross underutilization of the civic

infrastructure along K Street Northwest.

Background

The integration of high density mixed use developments within the K Street
Corridor would help activate the ground level activity of the neighborhood beyond office
hours, which is a troubling problem the neighborhood is currently saddled with due to its’
lack of varied uses. In fact, much of downtown D.C. faced this similar issue over the past
15 years, put programs initiated by the Business Improvement District have helped
transform neighborhoods such as Chinatown and Metro Center into active urban
environments, which have street level activity at most hours of the day, several days a
week. Constant analysis of crime, population, public infrastructure and pedestrian
surveys have led to the redevelopment of those areas, and many of the same initiatives
could be applied to the K Street Corridor in order to foster a more active urban
environment. According to studies conducted by the Business Improvement District
(BID), the average individual who spends time in Downtown DC is 44 years of age, earns
$80,000 a year, and close to half of those individuals are likely to have children.
According to the same report, close to three quarters of the people surveyed considered

Downtown a safe place, and sixty four percent thought that downtown would be an



attractive place to live.! This research can be cross examined with The Office of
Planning’s analysis of the K Street District, which has established that K Street currently
has the densest building stock in the city, including half of all commercial office space,
and thirty six percent of all jobs in the city. At the same time, only one multifarmly

residential building 1s located within the corridor, as the current zoning reflects a strategy

of homogenous uses related to the political, medical and financial sectors.

Figure 01: Zoning Map of Washington D.C. — Current Map (2011)
Source: D.C. Office of Planning

This also means that the K Street Corridor 1s the wealthiest neighborhood in the
city, as the streets’ most famous resident, the lobbyist, can have a starting salary close to
$300,000 for the most well connected insider.” In fact, close to fifty two percent of all
Republican Congress Members who have left office since 1998 have become some of the
city’s most influential lobbyists. During the same period, thirty percent of exiting

Democratic Members of Congress have taken on similar roles in the lobbying industry.”

! Gentlemnan Associates, . "A Pedestrian Survey.” Washington D.C. Business Improvement District (2008),
http:/f’www.downtowndc.org/reports/pedestrian_study (accessed Novemeber 02, 2011).

? Public Citizen, . "Congrssional Revolving Doors: The Journey from Congress to K Street.” Congress
Watch (2005): 49



This also leads to the understanding that the political makeup of the corridor can be
greatly affected by the political party that may be in power at the time. During the Bush
Administration, sixty two percent of all lobbyists were Republicans, while only fifteen
percent were Democrats. The number of registered lobbyists in Washington D.C. is
currently 34,750, and a majority of the lobbyists offices are located along K Street, due to
its close proximity to the White House and a multitude of other government offices. K
Street is so rampant with this particular city dweller, that, “If you picked up a rock on K
Street and 18" Avenue N.W. and threw it at another person walking by, you’d stand a

fairly good chance of hitting a lobbyist.”

Lobbyists provide crucial government
information to contracted private companies, as well as promote the interests of the
individuals that they represent. A typical contract between a lobbyist and a private
company can run up to $25,000 a month, with larger companies paying upwards of
$30,000 a month for lobbying firms” services. Over the past ten years, new clientele has
gone up over one hundred percent, with insiders stating that there could be unlimited
business potential in the current market for lobbyists. Lobbyists spend millions in DC,
with a recorded $320 million dollars spent lobbying on the health care industry alone.*
Total lobbyist spending for the current vear is at 2.45 Billion Dollars, according to the
Open Eves network, a watchdog group which tracks lobbyist spending. And while
lobbyists may reign supreme along the corridor, government overseers also have a

presence on the street, in order to combat the perceived corruption perpetrated by the

lobbyists on the U.S. citizenry.

* Bimbaum, Jeffrey I1. “The Road to Riches is Called K Street.” The Washington Post, 2005
*The Center for Responsive Politics. "Lobbying Database." http://www.opensecrets.org/lobby/ (accessed ).
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While the current population of K Street may be seen as individuals with stylish
haircuts and custom suits who enjoy red meat and sushi; this hasn’t always been the case
for a neighborhood that wasg first envisioned in L°Enfant’s plan for D.C. Originally
conceived as a residential neighborhood, K Street was home fo large houses that were
designed by leading architects of the time. Most famous of these houses may have been
The Anderson Residence, designed by H.H. Richardson, which sat at the corner of 16™
and K Street N.W.” The home was constructed in 1882, but due to Mr. Anderson’s
declining health, and eventual death in 1892, the house waz ultimately razed, and in 1925
a new hotel would be completed that would attemnpt to infuse the capital city with a brand
of elegance it had not previous enjoyed. The Sheraton Carlton Hotel, later reintroduced
as the St. Regis Hotel, is an eight story hotel constructed in the Italian Renaissance style,
which was chozen due to its® social statement, as well as it’s adaptability to the D.C.
climate. Since
many buildings
and public spaces
of the time were
focused upon the
equal access of
amenifies for all
citizens, the

Sheraton Carlton

Figure 02: Carlton Hotel — Washington D.C. (1938) Hotel was,
Source: Sizteenth Street Architecture

* Kohler, Sue. Sixteenth Street Architecture. Washington, D.C.: The Commizsion, 1978,



“Uncompromisingly Exclusive,” and championed the notion of aesthetic over profit.’
This building was one of the earliest examples of a new density strategy for K Street after
the turn of the Twentieth Century, a strategy that would be adapted over the next century,
which worked to transform K Street from a residential neighborhood into a bustling
business district.

The two primary public spaces that serve K Street were also once primarily residential
squares a far cry from their current composition. Farragut Square and McPherson Square
are both equally distant from Lafayette Square and the White House, and broad avenues
from the North bisect both. Neither square had very much building activity prior to the
Civil War, but soon thereafter, large Gothic Revival style homes were constructed that
were generally three stories tall. Due to the death of Admiral Farragut in 1870, the
nations’ first Admiral in the Navy, a statue was erected and placed at the apex of the
square, thus memorializing the deceased Civil War hero. Soon thereafter, the Army
Navy Club, which was designed by Hornblower and Marshall in 1911, was the first
maximum density
building to be situated
along Farragut Square,
as the recent City
Beautiful movement
ordinances had
mandated that the 90-

foot street wall must be

Figure 03: Farragut Square — Washington D.C. (2010) maintained. As time
Source: Photographed by Eric Christopher Gellman



passed, and the city’s building ordnances were revamped in order to allow buildings to be

130 feet tall, Farragut Square evolved to become entirely defined by high density

Classical Revival and Modernist office buildings, hotels and government infrastructure

that maintain a continuous cornice height around the extent of the square. The Army

Navy Club was even subject to a four story infill construction project in order to achieve

its” maximum density, a project which was undertaken by Shalom Barnes Architects in

1987.

McPherson Square has a similar history to that of Farragut Square, as wealthy

citizens such as John Mclean, namesake of MclLean, Virginia, constructed his home

around what was known at the time as Scott Square. Office buildings that were occupied

Figure 04: McPherson Square — Washington DC (2010)
Source: NCinDC Flickr Photo Stream

by banks, lawyers,
lobbyists and other
professionals,
including
prestigious tenants
related to the
public sector, soon
replaced his 30-
foot tall residential
building. Modemn
office buildings

now define the



square, with daytime users typically consisting of white collar individuals, while the

evening clientele predominately consists of the downtrodden homeless.

These two well-defined public spaces are also at the heart of the issue regarding K
Streets” underutilization as a live-work-play urban network, as three primary metro
stations serving three different service lines pass through the stations. According to
transportation studies conducted by The Office of Planning, the aforementioned metro
stations will
surpass their
capacity within
the coming
years, as over
313,000
individuals
work
downtown, and

fifty four

Figure 05: Street Car Integration along K Street N.W. percent of those
Source: D.C. Office of Planning

individuals take
the metro rail to work daily." In order to alleviate this congestion, further infrastructure
projects are already underway, including the streetcar system that will run along the
extent of the K Street Corridor, terminating at Washington Circle. The streetcar will
completely redefine the 1dentity of K Street, as street parking will be removed in order to

accommodate the new mode of transportation, as well as five foot wide bike lane running



east and west. Once this project is completed, the K Street district will consist of five
underground metro stations, a surface level streetcar service, and bus transportation
provided by the WAMTA and the DC Circular Bus. In order to take advantage of this
massive influx of infrastructure spending, a multitude of building uses along this corridor
must be realized in order to infuse a live-work-play attitude into a neighborhood that
currently suffers from a lack activity after working hours.

In order to achieve these goals, several strategies will be explored in order to take
advantage of the existing build stock through adaptive reuse, additive urban infill and
deconstruction of existing structures that have outlived their purpose. 1522 K Street, a
vacant 12-story modernist office building will be the site of an adaptive reuse typology
analysis, where issues of circulation, light and air, and quality of life will be examined
through design interventions. 1524 K Street is currently a condemned structure that has
been segregated from the public realm, and is destined for redevelopment. Situated next
door to the St. Regis Hotel, the program of this new construction can adapt to its’
neighbors charisma and presence in the neighborhood, as well as relate to its” well-
defined tripartite exterior scheme. 1520 K Street is a building that 1s fully operational,
with two established ground floor uses that activate the street at all hours, but its’ three
story height does little to reinforce the City Beautiful Movement notions of urbanism that
the city has established as a priority. In order to rectify this scenario, this property will be
analyzed as an infill typology, whereas additions will be made to complete the block, but

maintain the existing building and its” uses.



