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Dear Concerned Citizen:

It is a genuine pleasure to share with you our Des Moines: Capitol Gateway East Urban
Design Plan, a design plan to revitalize the east side downtown district and enhance the
approach to our State Capitol Building – hence “Capitol Gateway East.”  This area, originally
platted as the town of Demoin, was once a vital commercial center.  In recent years,
progress toward revitalizing the downtown east district has been slow and our success
stories have been focused around a few isolated projects.

Realizing the need to enhance and accelerate this revitalization progress, the leaders of
our State, City and Des Moines Development Corporation agreed that a collaborative
effort – one funded equally by them – would provide the momentum necessary to
revitalize this area to its full potential.

For over a year, our Steering Committee held numerous meetings and several public
forums which provided thoughts and recommendations to our Design Team, Chan Krieger
& Associates.  In conjunction with Brooks Borg Skiles, Development Strategies, Inc. and
Howard Stein-Hudson & Associates, a plan of action was created along with an
implementation time-line, both of which are covered in detail in the following document.

I believe this Design Document represents a shared vision for our future here in Des
Moines and also the State.  The success of our work is dependent on the State, City and
our private sector continuing to work together to accomplish the projects as set forth in
this document.

I am excited and optimistic for our future with this plan of action.  As we all move
forward with this Design Plan, we need to do so with courage and a commitment to get
the job done.  As you read this document, I hope you will endorse it and help us implement
our recommendations.

Finally, our Steering Committee would like to dedicate this Urban Design Plan to
former Mayor Arthur Davis, who provided leadership, vision, and hope for all of us.

Respectfully submitted,

John C. Burgeson
Chairman
Capitol Gateway East Steering Committee
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View from the steps of the State Capitol looking down Locust Street, which began a block closer to the Capitol than it does today, circa 1941
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The goal of this urban design plan is to set the course for the
revitalization of Downtown East so that it becomes the thriving, di-
verse, desirable city neighborhood that it once was.

Having undergone several decades of disinvestment, the East Side
currently suffers from negative perceptions.  Empty parcels of land, a
few boarded-up properties and limited street activity are misinter-
preted as inhospitality or lack of safety.  But many qualities of neigh-
borhood exist, if partially invisible to outsiders.  Some more concen-
trated pockets of intensity, along with self-pride, are necessary.

As an urban design study should, this report touches upon many
topics and makes a broad range of observations and recommenda-
tions regarding Downtown East.  Of these, four recommendations
are primary and warrant immediate attention and follow-up.  All four
engage the central spine of Downtown East – the Locust Street cor-
ridor.  We believe that the social and economic health, as well as the
image, of Downtown East are intertwined with the health and image
of Locust Street or, as we have come to refer to it – the Capitol Way.
A substantial improvement to the environs of Locust Street will cata-
lyze substantial improvements throughout Downtown East.

A powerful civic partnership, consisting of the State of Iowa, the
City of Des Moines and the Des Moines Development Corporation,
has directed this study.  Such cooperation is vital and must continue
for the recommendations contained in this report to be pursued and
realized.

The four catalytic initiatives we have identified are:

1. The Improvement of Locust Street – The Capitol Way

Streetscape improvements should occur along the length of Lo-
cust Street from the river to the base of the State Capitol.  The City
must take the lead in this effort through its capital improvement bud-
get, with support from state and/or federal transportation funds, as
well as the participation of public/private partnerships such the Des
Moines Development Corporation.

2
City Hall

Plaza1
Locust Street

Enhancements
(River to Capitol)

4
East 5th and
Locust Street

3
Capitol

Terraces

Three special nodes along an enhanced Capitol Way



Recommendation for Next Steps

Establish a Locust Street Planning Committee (to succeed or be modeled upon the Steering
Committee) to establish a scope, time-line, and budget for the Locust streetscape improve-
ments, and further resolve the implementation of the new two-way traffic system along this
street.  The Committee should retain and oversee a design team to design the improvements.
The funding for this committee and for the professional design and engineering fees should be
made available from the same three sources as this study.  The goal should be to realize these
improvements within a 1-to-3 year timeframe.

2. The Redevelopment of the City Hall Parking Lot:  The City Hall Plaza Project

The large parking lot located to the east of City Hall presents a major opportunity to
create a special urban node at the western threshold of the East Side.  It should be devel-
oped as a public plaza in combination with an adjacent new mixed-use development.  The
plaza would provide a civic forecourt to the City Hall, tying into the recreational and civic
program of the Riverfront.  The remaining portion of the property provides a prime devel-
opment opportunity extending as far as East 2nd Street.

Recommendation for Next Steps

Conduct a detailed feasibility study of the redevelopment potential, parking replacement op-
tions and public costs of this project.  If found feasible, establish an appropriate City-led team
to define a scope and issue a development Request for Proposals for the parking lot site.  The
goal should be to issue such an RFP by Spring 1998.

3. Reconnecting the Locust Street Corridor with the Capitol Grounds:
The Capitol Terraces Project

The western edge of the Capitol grounds, between East 7th and East 9th Streets and
Grand and Walnut, should be developed into a formal approach and forecourt for the Capitol.
The Capitol  Terraces should consist of the following:  a Locust Street extension to East 9th
Street;  a large well-landscaped green;  an attractive, yet unobtrusive visitors’ parking area, and
flanking mixed-use buildings at the corners of East Grand and Pennsylvania and East 7th and
Walnut.  The buildings would help define the green, frame the Capitol building, and diminish
the perception of isolation between the Capitol and the Locust Street corridor.

Recommendation for Next Steps

Establish a Capitol Terraces Committee led by the State of Iowa to undertake the following
technical studies:  programming options for both state needs and potential private uses, legis-
lative implications of disposing/leasing state lands, fiscal implications, and phasing.  Further
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study should also examine the overall Capitol grounds eastern ap-
proach and parking consolidation.  On the basis of these studies, a de-
sign for the Capitol Terraces should be commissioned.  The goal should
be to construct the Locust Street extension and green within the same
1-to-3 year timeframe as the Locust Street improvements, and to es-
tablish definitive design and program guidelines for the building devel-
opment components of the Capitol Terraces.

4. A Revitalization District Centered on E. 5th & Locust Streets

Rehabilitation along with some clearance and new development
should occur on the blocks, between East 4th and East 6th, Grand
and Walnut.  Some of the most interesting buildings in the area, such
as the Teachout Building and Commercial Office Supply, are located
here.  This is where the best fragments of the old neighborhood fab-
ric are found, as well as the best evidence of recent creative adapta-
tion and reuse.   These buildings are ideal for both residential and
commercial uses.   The intersection of East 5th and Locust and its
four defining blocks form the nucleus of the East Side.

Recommendation for Next Steps

Through dedicated funds made available by the Des Moines Develop-
ment Corporation and other granting programs, identify     specific
properties for acquisition, stabilization, restoration, rehabilitation, rede-
velopment or clearance.

Each of these initiatives must evolve from an idea into an actual
project.  Each must develop a scope and timeframe, gather a constitu-
ency of supporters and advocates, including residents, businesses and
property owners, and, not least of all, receive the leadership of the
public sector.  Leadership, however, does not mean independent ac-
tion.  While the streetscape improvements along East Locust Street
are the responsibility of the public sector, the success of the other
three initiatives will come about through the engagement of the pri-
vate sector.  Indeed, these initiatives are intended to attract private
investment to the East Side.  In the case of the City Hall Plaza and
Capitol Terraces, city and state-owned land can be used to leverage
development.  In the case of the East 5th & Locust Revitalization Dis-
trict, various incentive programs and site preparation work would in-
duce rehabilitation and new construction.



In addition to seeking opportunities for joint public/private enter-
prise,  a concentrated effort must be made to enable and assist vari-
ous institutions and trade associations that have expressed an interest
in locating in Capitol Gateway East to find suitable sites.  An excellent
example is the Iowa Hall of Pride, which would make a marvelous
component for the Capitol Terraces.

Chapter One presents the overall planning framework through a dis-
cussion of the physical context, the urban design principles which gov-
erned the work, and the other recommendations which emerge from
this study.

Chapter Two more fully describes each of twelve recommended ini-
tiatives/actions, including the four primary catalytic initiatives identi-
fied above.

Chapter Three outlines various steps towards the implementation of
the recommendations.

The Appendix provides the full Market Analysis, building inventory,
transportation analysis and an elaboration of design guidelines for Lo-
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Bridges over the Des Moines River, circa 1974:  their spacing and frequency allow this portion of

This chart presents an initial
analysis of the magnitude of pri-
vate investment that each of the
four primary initiatives should
produce.  The scale of new devel-
opment is based on the market
analysis completed for this study.
The figures represent direct in-
vestment and do not incorporate
the indirect economic benefits
from the “multiplier effect” of
these dollars moving through the
local economy which would make
the public investment even more
favorable.

City Hall Plaza

Locust Street

Capitol Terraces

5th and Locust &
Adjoining District

Initial Public Investment

$5-7 M
design & construction of
public space improvements

$2-3 M
design & construction of
streetscape improvements

$4-5 M
design & construction of
public space improvements

$2-4 M
streetscape improvements, ac-
quisition and clearance

$13-19 M

Directly-Related Pri-
vate Investment

$15-20 M

$2-3 M

$12-18 M

$5-7 M

Spin-Off Private In-
vestment 3-8 Years

$15-20 M

$2-3 M

$12-18 M

$5-7 M

Total Private Investment

$25-40 M
700,000 sf office, retail &
residential development

$4-6 M
85,000 sf renovated office,
retail & residential development

$27-38 M
385,000 sf office, retail,
institutional & cultural space

$13-19 M
500,000 sf renovated office,
retail & residential space

$69-103 M
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       PROJECT GOAL & OBJECTIVES

It is the goal of this project to facilitate the reurbanization of
Downtown East, creating the character, use mix and density necessary
to support a vital, desirable, urban neighborhood.  Towards the real-
ization of this goal, the Steering Committee has identified three major
objectives:
1. Make the downtown a cultural center
2. Retain and expand downtown businesses
3. Reinvent downtown neighborhoods

                                   THE STUDY AREA

The study area is technically defined by the Des Moines River to
the west, Interstate 235 to the north (with a jog up to the Botanical
Center), East 14th Street to the east, and the railroad tracks to the
south.  To formulate a sound urban design plan, however, it has been
imperative to examine this area in its broader context.

The area must again come to be seen as a desirable place to live,
conduct business and partake of many urban and cultural amenities.
This East Side includes the Iowa State Capitol, home of Iowa State
Government, as well as City Hall and the Federal Courthouse.   As
the civic center of the capital city, it should convey this role.  The ur-
ban design plan builds upon The Des Moines Vision Plan, Destination
Downtown, The Community Preservation Plan, The Riverfront Plan, and The
Gateway Draft Plan by continuing the community building activity
which these earlier studies began.  Community building requires a
partnership of public and private interests working towards an overall
urban vision for Des Moines.

                                 A VITAL PARTNERSHIP

The State of Iowa, The City of Des Moines, and The Des Moines
Development Corporation have jointly provided the funding for this
Urban Design Plan.  Each partner appointed a representative to the
Coordinating Team and members of the Steering Committee.  Every
participant has demonstrated their commitment to the successful
reurbanization of the Capitol Gateway East area.  Such active per-
sonal participation has been essential to the accomplishment of the
plan, and a similar commitment will have to continue through the sub-
sequent implementation process.
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10 With the construction of the new State Capitol building, the Locust Av-
enue bridge was built in 1885.  With the State Fair Grounds designated
on the east side,  Keokuk Avenue (or sometimes referred to as "Sy-
camore Avenue") was extended to connect the Fair Grounds and the
bridge was built in 1886 to connect both sides.  Keokuk Avenue con-
nected with the Old Road to Council Bluffs and the Greenwood Com-
munity west of the Downtown.  Keokuk became Grand Avenue - the
first street to connect both sides along the City's entire length.

11 Industrial section established itself along the river for shipping, waste
disposal, etc.

12 Swedish settlement - by the 1880's, with increased industrial activity to
the west, the Swedish population slowly moved and relocated in what is
now the Grandview College area and Union Park.

13 At the turn of the century, with the political rise of the Progressive
Party, the prevailing social attitude placed increasing importance on im-
proving the quality of life and, therefore, grand building projects were
carried out to improve how the citizenship would feel about itself and
the City.  The City Beautiful movement was spawned from this notion,
and the civic building movement started in Des Moines along the
riverfront to reinforce civic pride and clean up of the industrial sites
along the river.  This development began on the east side in 1911 with
the construction of the City Hall.  The movement waned in the 1920s
and the grand plan was not fully realized.

14 By 1900 this area became the orthodox Jewish and Black enclave.

15 By the 1900s, with the City Beautiful movement purging the riverfront
of less desirable uses, the commercial area at Court Avenue’s 2nd Street
became Des Moines’ red light district.

16 This area was originally developed with rowhouse type housing en-
claves.  Absorbed by the growing business of the Capitol, the neighbor-
hood was displaced, weakening the market source for downtown east.

17 Construction of the MacVicar Freeway in the early 1960s detached
downtown east from its surrounding neighborhoods and facilitated ac-
cess to other shopping destinations.

4

The history of a place always contains many pertinent lessons for planning.
The East Side has a history of change and transformation, if not upheaval – a pat-
tern of redevelopment that has sometimes benefitted the area, while at other
times, has been detrimental to it.  By understanding these events, intelligent deci-
sions regarding the next set of changes that the East Side will undergo,  and en-
sure that these will lend to substantive and lasting improvements.

1 West Side Des Moines was organized in 1840's and incorporated in 1855.
Town focused around County Courthouse.

2 Court Avenue focuses on the County Courthouse to the west.  It continued
east along a diagonal trail that led to the Indian Trading Post downstream at
Red Rock.

3 The First Bridge built to cross river was at Court Avenue in 1855.  A toll
was collected to cross the river.  The second bridge was on Walnut Street
(Circa 1860).  A toll was also collected to cross here.

4 A small commercial enclave sprung up on the east side near the river.  Due
to the toll, businesses were the primary users and the commercial district
attracted little retail market.

5 By the time the west side of Des Moines started development, a settlement
was already being established on the east.  Due to limited crossing opportu-
nities over the river, it continued to grow concurrently with the west side,
albeit at a slower pace.  This district became the East Side downtown and
flourished by 1900.  Its growth was limited to the west due to the North-
western Railroad (4th Street), the hill to the east (7th Avenue), residential
on the north (Grand Avenue), and the railroads, industrial activity, and resi-
dential to the south (i.e. Court Avenue).

6 Site of the first Des Moines State Capitol - 1856.

7 Working class, mostly Irish neighborhood - developed around 1850's.

8 Rock Island Railroad - Built and crossed river to west side in 1866 and 1867.

9 Original area given to the State to construct new State Capitol - began in
1871.
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Downtown East should neither attempt to emulate the west
side of Downtown, nor see itself in competition with the suburbs.
The East Side offers an impressive mix of commercial, residential and
institutional uses, and has all of the potential to emerge as a great ur-
ban neighborhood, well-located to partake of, and serve, the entire
metropolitan area.

The area does not require broad-scale urban renew al.  A few catalytic
projects will stimulate market for ces whic h will gr adually dictate rede-
velopment on a property-b y-property, bloc k-by-bloc k basis.   A cer-
tain amount of flexibility in the dev elopment and design guidelines
should be maintained to ensure the attr action of potential pri vate or
public entities.

The reurbanization of Capitol Gatew ay East is based on a set of
overarching principles, out of w hich specific recommendations ha ve
emerged.

Establish Locust Street as a strong physical and symbolic
axis which links east and west downtown to the Capitol
grounds – make it the “Capitol Way” of Iowa.

Make the East Side into a district which is pedestrian-ori-
ented in nature and seen as a destination in its own right.

Rehabilitate historically and architecturally significant build-
ings and add to the rich mixture of neighborhood-scale uses
and activities.

Develop strong anchors as catalysts for subsequent private
investment at both ends of Locust Street – near City Hall,
and at the base of the State Capitol grounds.

Encourage and expand existing residential uses and the ac-
tivities which support them.  Create new viable residential
neighborhoods which increase small business opportunities.

Identify and market sites with potential for redevelopment
and private investment.

Identify sites for cultural institutions and activities.

Use the bridges, the green spaces on either side of the river,
and the street grid to form a sequence of public spaces to
better connect the east and west sides of downtown.

Enhance the public open space system along the river and,
at the State Capitol Complex, and by identifying opportuni-
ties to connect these spaces.

Ensure the protection of view corridors to the Capitol.

Reduce the area taken up by surface parking within an over-
all parking consolidation plan.

A. 

B. 

C. 

D. 

E. 

F. 

G. 
H. 

I. 

“The Capitol Gateway East neighborhood has many hidden ameni-
ties.  There are ethnic food stores and restaurants, hardware supplies,
three banks, a post office, a flower shop and resale stores, within a 2-
block radius of where I live.  People are just not aware of what is
here, let alone what could be here.”

 East Side Resident

J.
K.



1. Locust Street:  the Capitol Way (detailed on p.13)

• transform Locust Street into a tw o-way street discouraging
daily through-tr affic, w hile acti vating a more local cir culation
pattern, pedestrian amenities, and a more mer chant-friendly
environment

• invest in a substantial streetscape impro vement effort along the
street, as befits a street whic h links the City Hall and the State
Capitol

• identify rehabilitation and new dev elopment opportunities on
properties along the length of Locust Street

• establish design guidelines for both public impro vements and
private development

2. City Hall Plaza (detailed on p. 17)

• convert the City-owned parking lot to a higher and better
set of uses, including a major mixed-use dev elopment and
civic node

• create a distinguished public space in front of City Hall

• configure the City Hall, its plaza, and bordering pri vate
development should as an important anc hor at the west
end of Capitol Gatew ay East

• ensure that the public space created has a strong relation-
ship to the Ri verfront, including P ete Crivaro Park

7
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3. Capitol Terraces (detailed on p. 23)

• create a more welcoming foreground to the Capitol and
enable the Capitol to better engage itself with its
neighbors b y intensifying the land uses at the eastern end
of Locust Street

• replace the present parking with a beautiful, well
landscaped open space to create a fitting threshold to
the State Capitol

• enable State-o wned land to lev erage local pri vate
investment and encour age associations and cultur al
institutions to consider locating here

• introduce a “moder ate” lev el of dev elopment along Walnut
and Gr and to extend the acti vities of these tw o streets
and better frame the new Capitol Terraces

4. A Revitalization District Centered on
East 5th & Locust Streets (detailed on p. 27)

• identify specifically the Teachout Building and its neighbor
across the street as prime residential redev elopment
properties

•  allocate funds and prepare specific sites near this
intersection for rehabilitation and/or redev elopment

• rehabilitate buildings for retail at gr ade and
residential/office uses abo ve

• establish business retention and incubator str ategies to
ensure that significant buildings are kept acti ve
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5.  Greenways (detailed on p. 29)

• create a greenw ay along the abandoned r ailw ay tracks
south of  Vine Street to connect the Capitol Campus, the
Riverfront, and the west side of do wntown

• enhance the Ri verfront through connections to abutting
building fronts, the bridges and associated open spaces,
such as P ete Crivaro Park

6.  Bridge Enhancement (detailed on p. 31)

      • beautify and heighten the ar chitectural potential of the
four bridges to emphasize their role as gatew ays between
the west and east sides

• ensure that the proposed M. L. King Jr . Parkway Bridge is
an attracti ve addition to the Ri ver area and the City

7.  Parking Consolidation (detailed on p. 33)

• link new dev elopment to adequate additional parking and
surface parking replacement

• encourage the State to build a parking garage at the
northwest corner of Grand and P ennsylv ania Avenues

8.  Transportation & Circulation (detailed on p. 35)

• establish a tw o-way street system along all east-west and
north-south streets on the East Side

• expand the existing public transit system to link the
Capitol Complex with Locust Street businesses and the
west side

• subdi vide potential dev elopment bloc ks in order to
maintain moder ate-scale building projects and a
comprehensi ve traffic cir culation netw ork

9

Existing rail corridor, south of Court Avenue, in Capitol Gateway East
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9.  New Residential Districts (detailed on p. 39)

• encourage additional infill residential and mixed-use
development throughout the East Side

•  encour age residential dev elopment along Court Avenue
near the river and the proposed r ailw ay greenw ay

10. Encouraging Mixed-Use Development
(detailed on p. 41)

• encourage mixed-use dev elopment on the bloc ks between
Grand Avenue and Des Moines Street

• encourage mixed-use dev elopment on the bloc ks between
Locust and Walnut Streets

• conserve viable businesses and encour age facade
improvements where appropriate

11. Long-Term East Side Opportunities
(detailed on p. 42)

• encourage the location of cultural institutions on the
East Side, suc h as the Des Moines Public Libr ary, the Des
Moines Science Center , the Children’ s Museum, the Hall
of Pride, Io wa State Educational Association, Io wa Public
Emplo yee Retirement Systems, the Chinese Cultur al Center

• work with Des Moines Gener al Hospital in dev eloping
its expansion plans

12. View Corridors & View Protection
(detailed on p. 44)

• further develop Capitol “dominance district” par ameters

• establish Capitol view protection through gener al plan,
zoning ordinance, dev elopment incenti ves, or similar

Examples of successful urban housing in other American cities
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II. R E C O M M E N D A T I O N S  F O R  A C T I O N

North side of Grand Avenue between East 5th and 6th Streets:  an excellent example of the beginning of block rehabilitation

North side of Grand Avenue between East 6th and 7th Streets:  within a single block, a combination of rehabilitation, conservation and redevelopment will improve the aesthetic and
economic viability
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West side of East 5th Street between Locust Street and Grand Avenue:  alleys form a secondary access system and should be recognized as such

North side of Locust Street between East 6th and 7th Streets:  streetscape enhancements would help to unify the street and add continuity to the building edge

South side of Grand Avenue between East 6th and 7th Streets:  a stretch where streetscape elements would enhance the pedestrian and vehicular experience of the street
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1 . L O C U S T   S  T R E E T:
The Capitol Way



Every city should have a memorable street which embodies or
symbolizes the city overall.   When one thinks of Paris, the Champs
Elysee comes to mind.  In Boston, it is Commonwealth Avenue.   In
Chicago, Michigan Avenue – Magnificent Mile – stands out as special.

Locust Street should be perceived in the context of such great
streets.  As the major visual and symbolic connection between east
and west downtown and the State Capitol, it must be one of the
principal streets of Des Moines and, in fact, in the State of Iowa.
Currently, Locust Street does not adequately fulfill this role.  The lack
of a consistent built edge along the street makes for a rather amor-
phous and disappointing approach to the Capitol.

As a neighborhood street, Locust under-performs, providing few
amenities or services.  Locust Street must be conceived as a street
which balances pedestrian and automobile needs, becoming more pe-
destrian-friendly and supporting slower moving Downtown East-
bound traffic.  Building infill and streetscape improvements will help
provide a strong visual edge to the street.

Locust Street is relatively narrow, measuring 42’-0” curb-to-curb.  It is,
however, perceived as wider due to open parcels and a sparseness of
buildings and streetscape elements lining the street.  Trees should line
both sides of the street, along with pedestrian-scale light fixtures.
Banners either on posts or street lighting would help to enliven the

14

The buildings and streetscape elements along Locust Street should frame the approach to the
Capitol

Locust Street has a diverse array of buildings lining it, many of which have ground levels that do not actively encourage street life



street.  In keeping with the essence of a “Capitol Way,” these could
represent each of the counties of Iowa.  Street furniture, including
benches, bicycle racks and trash receptacles, should be arranged along
the sidewalks.  Special paving at intersections would add visual interest
to the street, clearly delineate the pedestrian zone, and slow down ve-
hicular traffic in the same way as other traffic calming devices.

Two travel lanes and parallel parking on both sides of the street can
be maintained even with slight widening of the sidewalks.  Streetscape
improvements that include the above are estimated at between $1.5
and $2 million.

The establishment of design guidelines that address building envelope,
set-backs, materials, storefront criteria and use will help to ensure
high-quality public and private investment along the length of the
street. (Please see Appendix for East Locust Street:  General Design
Guidelines.)

Facade Improvement Funding Programs are available, as may be funds
through the National Trust Main Streets Program, that should be tapped
for Locust Street.  When aesthetic improvements and better mainte-
nance begin in an area, there is often a pleasant infectiousness which
occurs among property owners.

Recommended next steps towards the realization of Locust
streetscape improvements include the formation of a Locust Street
Planning Committee that can focus on the scope, schedule and bud-
get for the work to be done.  This committee should also o versee

15

Locust Street should be an active street from Gateway West to the State Capitol

ML King Jr. P
arkway

1-235

North side of Locust Street between East 4th and 5th Streets:  rehabilitation in varying degrees will bring this block back to life.  Streetscape improvements can help to begin the
enlivening process
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3
2

1

City Hall and the State Capitol are civic anchors at either end of Locust Street whose immediate
surroundings can be much enhanced

technical transition of Locust into a two-way street.  A design team
should be retained and guided in designing the improvements.  This
work should be jointly funded by the project partners of the Capitol
Gateway East study.  It is key that this catalytic initiative – its design
and installation/construction – occur within a 1-to-3 year timeframe,
as it is, in many ways, the “kick-off” project for the East Side.

The Anchors of Capitol Way

Downtown East should draw people for cultural and civic activities
that are not found elsewhere in the region.  The existing City Hall on
the Riverfront (1) and the State Capitol building (2), 2/3 of a mile from
the river, are two excellent civic examples.  Each can act as an “anchor”
flanking either end of Locust Street as it traverses the East Side.

The State Historical Building (3) would sit more comfortably in its
context if surrounded in scale and use by a cluster of culturally-
oriented structures and amenities all working in relationship to the
Capitol.

Similarly, the City Hall, an integral part of the original Beaux Arts Civic
Center plan for the City, is sited in proximity of the Federal Court-
house, Des Moines Public Library, the Armory (now housing City
offices), and the YMCA.  Thus, at either end of Locust Street, a substan-
tial civic and mixed-use node can develop, each anchoring (or stabiliz-
ing) its end of Capitol Way and helping to initiate reinvestment along
the remainder of the street.
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2. C I T  Y   H A L L   P L A Z A
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City Hall viewed from the west:  proudly facing the downtown and promising an equally grand

City Hall viewed from the east:  a disappointing forecourt for the front door of the City’s most im-
portant public building

The Des Moines City Hall was an integral piece of the
Beaux Arts Civic Center plan for the City.  The plan addressed the
river and the west side and was expected to gradually unite them with
the State Capitol.

With this in mind, one cannot help observe that the large parking lot
to the east of City Hall (the desirability of parking aside) forms a
disappointing threshold of arrival to the East Side.  When one recalls
memorable city halls, they tend to have a substantial public open space
associated with them or a cluster of active urban uses.  The Embassy
Suites Hotel acknowledged this tradition, but that is only a start.  While
the Riverfront serves visually as a forecourt to City Hall as one
approaches from the west, the front door of the building is on its east
side.  It deserves more than a parking lot.  Discussion of the removal of
the parking lot has occurred over many years.  It is finally time to
address the block, recognizing it as one of the keys to unlocking the
potential of the East Side.

A new public open space should occupy some portion of the existing
parking lot.  It should provide an outdoor room that relates to the
Riverfront, the bridges, adjacent green spaces, such as Pete Crivaro
Park, as well as to Downtown East and Locust Street.  A plaza would
form a programmatic link between the east and west sides of down-
town, as well as directly serving City Hall, the Embassy Suites Hotel
and adjacent existing and future buildings.  The hotel and other
perimeter buildings should all contribute to the life of the Plaza,
providing uses at grade that help to activate the space.  Uses may be
seasonal, such a skating rink or outdoor concert venue.  The plaza
should be outfitted with the infrastructure to allow it to host a
number of different uses and events year-round.

Alternative Configurations for A New Urban Node

The Plaza itself can take a number of different configurations.  Several
alternatives have been explored, from an entire block in size with 2nd
Street realigned, to a small space operating as a simple forecourt to
City Hall.  Each alternative recognizes the need for replacement
parking for City Hall employees and visitors, and Embassy Suites Hotel
guests (and takes into consideration the hotel’s increased parking
needs).  Parking must also be provided for the new adjacent develop-
ment.  The alternatives consider City-owned parcels, but recognize that
these, if properly developed, would create substantial development
opportunities all around them.
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SITE
66,000 SF
BUILD-OUT
330,000 SF

SITE
30,000 SF

BUILD-OUT
120,000 SF

PLAZA

Preferred Alternative #1 Parking*

Parking in front of City Hall 22 spaces
Metered parking on Locust & Grand 16 spaces
Curb-side parking on E. 1st Street 56 spaces
Structured parking west of E. Grand Office Park           280 spaces
Structured parking in development east of plaza             430 spaces

Total          804 spaces

*compare this with the existing conditions described on p.22
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In the context of a plan for an entire district, it is important to think of the long-term vision
and not merely the immediate in vestment and disruption that c hange requires.   The plaza
and its associated dev elopment should be created through a public/pri vate partnership.  It is
also important to maintain a lev el of site planning flexibility to ensure a wide appeal to po-
tential pri vate interests.  For this reason, the suggested street realignments illustr ated in Al-
ternatives #2, #3 and #4 should only proceed in relationship to,  and to facilitate, the public/
private development.

E. 1st Street

Alternative #1 :  Steering Committee Preferred

The public Plaza, at approximately 150 feet by 280 feet, is large enough
to allow for public gatherings and events to occur.  At this size, for
example, the Plaza could accommodate a skating rink in the winter
season, which when drained for the warmer months, would permit
outdoor seating and eating to take place.

A mixed-use complex, with a prime view to the river from the upper
stories, would be developed to the east of the plaza, extending to the
existing 2nd Street, on City-owned property.   This development would
form the eastern edge of the Plaza, allowing retail and restaurant uses
to contribute directly to the public activity of the Plaza.  This develop-
ment should include a parking garage, but allow for retail at grade
along Grand Avenue and Locust Street.  On the land to the west of
East Grand Office Park, a new parking garage is suggested which would
serve the office park, City Hall, the Armory and surrounding develop-
ment.  Ground-level retail or services should front Grand Avenue.
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SITE
45,000 SF
BUILD-OUT
225,000 SF

SITE
27,000 SF

BUILD-OUT
135,000 SF

    SITE
    10,000 SF
BUILD-OUT
40,000 SF

SITE
34,000 SF
BUILD-OUT
136,000 SFSITE

30,000 SF
BUILD-OUT
120,000 SF

PLAZA

PLAZA

Alternative #2

The continuation of East 2nd Street through to East Grand Avenue is not a new idea, but
certainly a sound one, especially when considering alternative uses and land disposition for
the area to the east of City Hall.   Traffic circulation is made more legible by this roadway
realignment.   This realignment would create a block between 1st Street and the new 2nd
Street that is 2 acres in size – the same as Nollen Plaza.  At this size, the Plaza would permit
large gatherings and a combination of seasonal activities.  It could also accommodate surface
parking, some of which could serve City Hall and short-term Embassy Suites Hotel parking
needs.  A development on City-owned land would occur to the east of the new 2nd Street.
The diagram to the right does not illustrate a development to the west of East Grand Office
Park, though that obviously could occur as in the preferred alternative.

Parking

Interior City Hall Plaza parking 96 spaces
Metered parking in front of City Hall 22 spaces
Curb-side parking on new E. 2nd Street 16 spaces
Curb-side parking on E. 1st Street 56 spaces
Structured parking east of E. 2nd Street                          430 spaces
Leasable parking west of E. Grand Office Park 67 spaces

Total                                                                687 spaces

Alternative #3

2nd Street is extended as in Alternative #2 above.  However, here the Plaza is shown at the
scale of the Preferred Alternative.  Two development parcels are thus possible, flanking 2nd
Street.  Parking replacement would take place mainly in this latter development that is
situated to the west of East Grand Office Park.

Parking

Metered parking in front of City Hall 22 spaces
Curb-side parking on new E. 2nd Street 16 spaces
Curb-side parking on E. 1st Street 56 spaces
Structured parking to the east of E. 2nd Street             500 spaces
Structured parking west of E. Grand Office Park             280 spaces

Total  874 spaces
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SITE
35,000 SF

BUILD-OUT
175,000 SF

    SITE
    10,000 SF
BUILD-OUT
40,000 SF

SITE
34,000 SF
BUILD-OUT
136,000 SF

FORECOURT

Alternative #4

The development on the parcel between 1st and new 2nd Streets takes up approxi-
mately two-thirds of the block, leaving room for a forecourt to the City Hall.  This
alternative produces the greatest possible floor area for development, but without the
generosity of a public plaza, as in the other alternatives.

Parking

Forecourt parking in front of City Hall  17 spaces
Metered parking on Locust & Grand 16 spaces
Curb-side parking on new E. 2nd Street 32 spaces
Curb-side parking on E. 1st Street 56 spaces
Structured parking to the east of E. 2nd Street 500 spaces
Leasable parking west of E. Grand Office Park 67 spaces

Total 688 spaces

Many other configurations for these important City-owned parcels are possible.  The
alternative preferred by the Steering Committee should be the basis for proceeding to
establish a specific development and financing plan, and to issue a Request for Propos-
als.  However, sufficient flexibility should be maintained so that the pros and cons of
the other alternatives continue to be weighed.  In particular, the benefits of 2nd Street
realignment, and a similar realignment of 3rd Street, should continue to be considered
as the process moves ahead.   These street realignments enhance, rather than diminish,
the viability of existing and new businesses, providing greater accessibility and greater
street fronting development
opportunities.

Market/Feasibility Factors

The proximity to Downtown West, Embassy Suites Hotel,  and newer office develop-
ment, such as the East Grand Office Park makes this site amongst the most desirable
for development.  It can successfully compete in capturing local market share for
office, retail, and possibly some residential, development.   An initial increment of
approximately 100,000 sf of development would be consistent with the scale of
development that can be absorbed in this area, according to the market analysis.  The
site, however, can accommodate upwards of 330,000 sf as Alternate #1 indicates.



The components of the City Hall Plaza dev elopment and their indicati ve costs are as follo ws:

Public Investment
100 - 150 surface parking spaces 200,000 to 300,000
City Hall Plaza design and construction 1,500,000 to 2,500,000
Other infrastructure and site prepar ation costs 250,000 to 400,000

1,950,000 3,200,000
Private Investment

1,000,000 to 330,000 sf of office/retail &
residential mixed-use 10,000,000 to 26,000,000

10,000,000 26,000,000
Joint Investment

400 -900 structured parking spaces 5,000,000 to 10,800,000
Costs to be shared between the city & the developers 5,000,000 10,800,000

Clearly, the structured parking spaces present the greatest challenge to the feasibility of this
development.  The revenues these parking garages produce are unlikely to cover their car-
rying costs at current monthly market parking rates on the East Side.  The city is also obli-
gated to replace not only its own employee parking, but parking presently made available to
the Embassy Suites Hotel.  This would require the city to finance upwards of 200 of the 400
to 900 parking spaces.  However, the value of the land itself represents a substantial financial
leverage for the city.  Some, or perhaps most, of the costs of the remainder of the parking
should become the responsibility of the developer in return for a lower land lease and/or
real estate tax rate.

The structured parking may ultimately support more than just the proposed mixed-use
complex if other parking replacement options are also implemented.  This may include uti-
lizing off-site parking for City Hall and other employees; increases in parking fees for the
Embassy Suites Hotel leased spaces; shared public/private costs for garage construction or
parking leases with aggressive periodic rate increases to approximate market rates within a
reasonable (5-10 year) timeframe.  This could mean that either a smaller garage could be
built to sustain the proposed mixed-use complex or that the same size garage would ac-
commodate a larger mixed-use complex.

Recommended next steps entail a detailed feasibility study by a City-led team to explore
the redevelopment potential, replacement parking options, and public costs of the City
Hall-Plaza project.  The team should then define the scope of development that is desirable
so that a Request for Proposal can be issued.  It is recommended that this occur by Spring
of 1998.
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Existing Parking in the immediate proximity of
City Hall

City Hall dedicated spaces 150 spaces
Embassy Suites leased spaces 164 spaces
Metered parking in front of City Hall  16 spaces
Metered parking on Locust, Grand & E. 2nd Street  36 spaces
Metered parking on E. 1st Street  12 spaces

Total 378 spaces
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3. C A P I  T O L    T E R R A C E S

Straddling its hill, the Capitol lends grandeur to the East Side,
yet seems disengaged from the immediate context of Downtown
East.   The Capitol complex should convey both civic pride and the
message that it is accessible, welcoming and very much a part of
Downtown East.

Part of the problem is the parking lot which lies immediately to the
west of the Capitol building.  It is hardly a fitting termination to Lo-
cust Street, nor is it a flattering foreground for the State Capitol.   A
well-landscaped green, flanked by fine buildings and an extended Lo-
cust Street (see 1941 photo, p. i) would lessen the perceived gap be-
tween the uses along Locust Street and the Capitol complex.  The
built portions of Capitol Terraces, ideally a combination of public and
private uses, would continue the active edges of Locust Street.  It
would also improve the experience of pedestrians and motorists as
they arrive and depart from the State Capitol.  Visitors and employees
of the Capitol would feel more a part of Locust Street and the Capi-
tol Gateway East neighborhood.

As depicted above, the green forecourt is more than 5 acres in size.
This is certainly substantial enough to support large gatherings, while
still reserving as much as 10 acres for development.  Given the natu-
ral slope of the land, the lawn would serve as a fine venue for special
events such as “Under the Stars” and other festivities where a public
outdoor forum is desirable.

The Capitol Terraces project should be pursued as a private/public
development partnership.   The State leases the ground or buildings,
thereby maintaining public control of the land.  Bridging the Capitol
building and Locust Street, the Capitol Terraces is extremely well
suited to house cultural institutions and attractions.

Illustrated on page 25 are several site phasing scenarios.  Phase 1
shows the initial landscape initiative – the green forecourt – and the
extension of Locust Street.  While this alone would be a great im-
provement over present conditions, it would not fully catalyze on the
potential of this site.   Phase 2, therefore, shows development    oc-
curring on either side of the green along Pennsylvania Avenue.   This
would start to define the forecourt and bring the Capitol perceptually
closer to Locust Street.  Phase 3 illustrates a fuller build-out scenario.
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A parking lot is currently the forecourt of the State Capitol complex,  terminating the view along
Locust Street in an unceremonial manner.  The “gap” in activity between Locust Street and the base
of the Capitol is apparent in this and the above view
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From an urban design standpoint, this lev el of building in relationship
to the forecourt is highly desir able.  It w ould transform the area into
a campus that befits its ci vic role and closely connects the Capitol to
Locust Street and its acti vities.  This dev elopment w ould also rein-
force the acti vities along Gr and Avenue and Walnut Street.

Phasing suc h a transformation to the Capitol Terraces o ver a period
of several y ears may be appropriate.  Ho wever, the lev el of land
preparation will differ depending on the ultimate dev elopment sce-
nario selected.  It will be v ery important for the State to establish
strong design guidelines before making the north and south land par -
cels a vailable for dev elopment.  These guidelines should become part
of the overall master plan for the Capitol grounds.

In all phases, approximately 150 surface parking spaces could be sup-
plied around the forecourt as short-term visitor parking.  In addition,
parking should be part of an y building dev elopment to the north and
south of the green.  Due to the topogr aph y, parking need not be
completely underground to ensure that habitable space is accessible
at grade.  These parking facilities could be shared b y the Capitol, the
State Historical Building, and other new and existing businesses and
institutions.  Certainly , if the State c hooses to proceed with only the
green forecourt component, it becomes more important to carry out
the plans for a parking structure at Gr and and P ennsylv ania Avenues
(A), as well as to consolidate surface parking through the pro vision of
parking gar ages elsew here on the Capitol complex.

Market/Feasibility Factors

The vicinity of the Capitol Terraces offers an excellent opportunity to
capture a share of the 40,000 to 60,000 square feet of annual office
space absorption estimated for the East Side.  In addition, the Capitol
Terraces site, w ould easily dr aw associations, educational and cultur al
facilities, health organizations and state go vernment as primary users.
The promise of a cultur al/ci vic anc hor at this end of Locust Street,
whic h began with the construction of State Historical Building, w ould
become fulfilled.  As one moved along Locust Street from the ri ver to
the Capitol, the intersection of P ennsylv ania Avenue and Locust could
reveal an entire district of di verse special functions.  Rather than a
parking lot at the meeting point between the Capitol and its host
neighborhood, there should be a v ery special place of interest to all
of the citizens of Io wa.

Locust Street should be extended towards the State Capitol building as it once was (see photo p. i)
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Phase 1:  the landscaped forecourt and an ex-
tended Locust Street – traffic would travel one-
way in a loop around the forecourt

Phase 2:  development occurs north and
south of the forecourt at its western end

Phase 3:  further build-out to the north and
south of the forecourt, fully defining it while en-
hancing both Grand Avenue and Walnut Street

Implementing this vision will require much effort led by a full commit-
ment from the State.  A preliminary analysis of the components and
their indicative costs are as follows:

Extension of Locust to E. 9th Street $750,000 - 1,250,000
New visitor parking area $250,000 - 400,000
Green forecourt (5-acres) $1,500,000 - 3,000,000
Other site preparations & infrastructure costs          $1,000,000 - 1,500,000

The majority of these costs will have to be born by the public.  While
substantial, they would leverage even more substantial private investment:

Development within the Capitol Terraces $11,500,000 - 23,000,000
(100,000 sf to 250,000 sf)
Parking to support the Capitol Terraces $6,000,000 - 12,000,000
(500 to 1,000 cars)
Development potential on adjoining parcels $9,000,000 - 17,000,000
(80,000 sf to 150,000 sf)

Against the potential tax revenue and other benefits of this degree of
development (not the least of which would be the momentum gained
for the broader revitalization of the East Side), the public investment
of $3.5 to 6.1 million seems appropriate.  Clearly, these assumptions
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47,500 SF

35,000 SF

FORECOURT
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Pennsylvania Avenue (realigned)

The existing relationship between Locust Street Full build-out proposal with Pennsylvania Avenue
realigned

must be verified through a more detailed feasibility analysis as one of the recommended
next steps.  This should occur along with a fuller examination of programming options that
consider public and private needs, the legislative implications of disposing/leasing state lands,
fiscal implications, and phasing.  A committee representing the City, State and residents
should be formed to address these issues and work with the Iowa Department of General
Services to further the overall Capitol complex plan, including parking consolidation.

The optimal development of Capitol Terraces might include a partial realignment of Pennsyl-
vania Avenue.  Desirable from both an urban design and land assembly perspective, it is not
necessary to initiate the Capitol Terraces initiative, and should only be done when the built
components of the project are determined.

Currently,  a small cluster of buildings standing on the east side of Pennsylvania Avenue are
disengaged from Locust Street.  The realignment of Pennsylvania Avenue to the west would
reunite them with their neighbors along Locust Street and make them less vulnerable to
the grander plans that could emerge for Capitol Terrace.  The realignment would also create
a 47,500 sf parcel (A) out of State lands which could become part of the intensification of
the Locust Street corridor.  The State Historical Building block would extend to the east
and be able to accommodate an extension (B) as well.   The realignment would also create
a more appropriate forecourt to the Capitol, as well as simplify circulation.   This infrastruc-
ture project should be paid for by State transportation funds, rather than City sources.  Fur-
ther study of this realignment should occur prior to an y decisions being made.

E. 7th Street
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4.        A  R E V I T A L I Z A T I O N
                                                  D I S T R I C T

Centered on East 5th & Locust Streets

E. LOCUST STREET
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Every good neighborhood has a great corner, such as the one 5th
and Locust once was and should become again.  The East Side has, in
general, suffered from the demolition or failure to maintain historical
and/or architecturally significant buildings.  Further such losses must
be prevented and an atmosphere for re-use and rehabilitation of
worthwhile properties must be established.

The intersection of East 5th Street and East Locust Street is fortu-
nate to contain sev eral historically significant structures.  These build-
ings together form a substantial area suitable for rehabilitation – at
once providing residential and commer cial space, w hile preserving
memorable fr agments of the East Side.  The rehabilitation of the
buildings at this corner can ha ve a positi ve effect along the length of
Locust Street and the immediate neighborhood, both aesthetically and
in terms of the economic dev elopment of the area.

The Teachout Building, the tallest building on the East Side, is a par -
ticularly notew orthy building.  While it has suffered some neglect, it is
certainly salv ageable.  The ground floor facade of this building should
be returned to its original design – large storefront windo ws and a
distinguished canop y marking the building’ s entry.  The Teachout Build-
ing can serv e as a model for the reno vation of other structures.
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506 to 526 East Grand Avenue:  an inspirational example of building rehabilitation that provides
spaces for housing, live/work and retail

The Northwestern Hotel on Walnut Street:  an example of a successful rehabilitation that provides
high quality office space on the East Side

To a lesser degree, the other buildings of the bloc ks that form this in-
tersection, the row of buildings containing Betts Hard ware, the Com-
mercial Office Supply building, and the Hohberger Building, are all w or-
thy of reuse for residential, office and retail uses, with reno vation
ranging from facade impro vements to complete rehabilitation.  The
half-bloc k to the north of Betts Hardware (F) should be assembled
for new dev elopment and include a parking gar age with ground lev el
retail or services to support the retained uses in the buildings that
will be rehabilitated, as well as adjacent new dev elopment.

This conserv ation/rehabilitation district should ev entually extend
northward to Grand Avenue.  The northern half of the bloc k at Grand,
between 5th and 6th Streets ( E), is also suitable for conserv ation.  It is
situated across from a bloc k whic h should be rehabilitated and alread y
exemplifies v ery well the rehabilitation that is possible – 506 to 526 E.
Grand Avenue.  This building confirms the findings of the Market
Analysis indicating that, of those people w ho were open to li ving in
the Capitol Gatew ay East area, approximately one-third were inter -
ested in loft units.

Concentrated poc kets of historic buildings in w hic h people li ve and
work are a great asset to the life of a neighborhood.  Ho wever, these
structures are fragile, requiring muc h initial in vestment and ongoing
maintenance.  A thorough building in ventory has been conducted (see
Appendix) that documents and ev aluates the building c hronology and
supplies a building surv ey assessment of the area.

Recommended next steps stipulate that specific properties in this
four-bloc k zone be acquired and stabilized b y organizations, suc h as
the Des Moines Dev elopment Corporation.  While this plan encour -
ages building preserv ation, a building-b y-building assessment should be
undertaken to determine the actual feasibility of those buildings of ar -
chitectural and historical significance being rehabilitated.  The southern
half of the bloc k between 4th and 5th, including Betts Hard ware, (A)
would be appropriate.  Some clear ance and redev elopment on the
northern portion of the same bloc k (F) should occur , if not simulta-
neously , soon thereafter.  This area represents a key dev elopment op-
portunity for the pri vate sector to participate in the revitalization of
the East Side.
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5. G R E E N W A Y S

Expanded parks and greenway system

I-235

ML King Pkwy.

Court Ave.

I-235

ML King Pkwy.

Existing parks and greenways

It is increasingly clear that people enjoy being able to navigate their city and neigh-
borhoods via alternative routes, such as open space corridors.  For this purpose, the
public green spaces in Des Moines, especially on the East Side, have the potential to
be enhanced and extended further.  The Riverfront and the Capitol complex are ma-
jor pieces of this urban park system.  New neighborhood squares, courtyards and
parks should also become part of this system.

The East Side of do wntown has the potential to contribute sev eral pedestrian, bic ycle,
cross-country skiing, roller -blading, and other non-motorized v ehicle cir cuits to Des
Moines.  The Capitol Grounds alread y provide a generous park area.  Ho wever, un-
connected to an y other park system, and therefore not v ery accessible, the space is
underutilized.  The rail line directly to the south of East Court Avenue is soon to be
abandoned and w ould lend itself to becoming a “r ails to trails” amenity w hic h could
link the Capitol Grounds and the Ri verfront, where extensive plans are being consid-
ered for a promenade and recreational area.  Furthermore, the Ri verfront holds great
potential as a v enue for ev ents such as  “Art in the Park” and expanded Court Av-
enue Ri ver Party festivities.  There are key points w here the Riverfront opens up and
can pla y a more acti ve role in the City’ s park system.  P ete Crivaro Park could, with
improvements, be one suc h place;  the proposed City Hall Plaza could be another .

The Beaux Art Civic Center plan for Des Moines and its ci vic buildings clearly en vi-
sioned the Ri ver prospect as critical.  The City Hall ri verside entry terrace has dete-
riorated, and the Des Moines Public Libr ary lost its terrace altogether .  The YMCA
and F ederal buildings are poised to address the Ri ver and the west side of do wntown.
An effort should be made to return these ri verside gestures to their original gr an-
deur.  In addition, Ri verfront access will ev entually be a vailable to cultur al institutions,
such as the Botanical Center and the proposed Chinese Cultur al Center.  The current
railw ay bridge could be con verted to a pedestrian bridge, perhaps ev en supporting
larger programs, in addition to linking the greenw ay to the west side of do wntown
and the western edge of the Ri verfront.

The Riverfront has been under discussion for some time no w.  The Capitol Gateway
East Urban Design Plan must reinforce and further the man y evocati ve concepts that
have been put forth for the Ri verfront.
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“Des Moines is a city of geographic beauty, unique character, and strength.
One distinguishing feature is its river....Now the rivers are invisible.  We
drive across their expanse.  We are not enticed to dip our toes or enjoy
our reflection.  The rivers have become distant and isolated.”

                                                    The River Book (1992)

This rail corridor, featuring distinctive pieces of history such as the old train depot, holds great potential
as a greenway connecting the Capitol complex, the Riverfront and the Court Avenue District to the west

 The Riverfront, with its civic buildings lining both banks, should continue to receive landscaping im- The Capitol complex offers substantial open space, but is underutilized as
parkland
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6. B R I D G E   E N H A N C E M E N T



The bridges at Grand Avenue, Locust and Walnut Streets and Court
Avenue have the potential to become beautiful public spaces in them-
selves.  They should announce the presence of the river from afar.  In
addition to their gateway function, the area of the river bounded by
the Grand and Court Avenue bridges should be conceived as an inter-
connected set of public spaces for recreational and festive events.

A tent structure has been proposed for one of the bridges.  This is
clearly the kind of seasonal interv ention that starts to enli ven the
bridges.  The perspecti ve drawing abo ve explores the possibility of
providing for tent structures on both the Gr and and Court Avenue
bridges so as to enhance or br acket the central riverfront area.  His-
torically , the Locust Street Bridge pro vided pedestrian look-out and
seating areas along its length.  The return of features suc h as this
would start to recognize the potential of the bridges as public places
along w hic h to pause, r ather than just traverse.

Other features, suc h as decor ative lighting, v ertical masts from w hic h
festive signage or seasonal lighting can be suspended, and street furni-
ture should be incorpor ated.  The Locust Street Bridge should be
seen as progr ammatically linked to the amphitheater and the pro-
posed City Hall Plaza.  Similarly , the Riverfront itself should be under -
stood as connecting v arious “beads” along a nec klace (the Chinese
Cultural Center being one of the more prominent future beads).

Beyond these four major bridges, there are tw o other bridges w hic h
could be v ery exciting additions to the centr al river area:  the aban-
doned railw ay bridge can, and should, pla y an important role in the
greenway system, as discussed in the previous section;  the future
M.-L. King Jr . Parkway Bridge should also be designed as a landmark
structure.
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The bridges currently do not differentiate themselves from typical streets

The Locust Street Bridge once provided citizens
with many amenities:  pedestrian-scale lighting,
access down to the river, generous sidewalks
and viewing niches, as evidenced by the photo-
graph to the right, dated around 1920



Currently, surface parking is one of the major land uses on the
East Side of Des Moines.  A total of 7,478 spaces exist, of which all
but 2,346 are publicly-owned.  While parking does provide easy ve-
hicular access to the few destinations that exist, it precludes an active,
urban environment and is hardly the best and highest use of land in
an area which holds so much potential.  It is, therefore, recommended
that a long-term program of parking consolidation be undertaken.
The goal should be a more efficient use of existing street parking
(through restriping) and the introduction of shared structured parking
in several key locations.

Adequate parking is, of course, necessary for any successful neighbor-
hood.  The availability of parking, however, is often a matter of percep-
tion.  Parking on the East Side is frequently described as inadequate
when, in fact, the problem may lie more with its dispersal and the ex-
pectation that it be always immediately convenient and free.  There
are approximately 800 metered parking spaces in the study area, per-
mitting extremely inexpensive parking for from two hours to ten
hours. These are rarely all filled.

Consolidation of the parking provided in the several City-owned sur-
face lots would permit shared parking.  A system of parking where
the use of parking spaces is maximized around-the-clock and year-
round should be developed.  Ultimately, if the area is to be
reurbanized, people must modify their expectations about the prox-
imity of parking to their destination.  The popular and active urban
environment envisioned for Downtown East would transform the ex-
perience of walking from one’s car to a specific destination from an
unpleasant trek to an enjoyable one.

The State should simultaneously continue its efforts to consolidate
employee parking within the Capitol grounds.  Parking demands of
the surrounding area and approaches to the Capitol from all direc-
tions should be taken into consideration.

It is expected that this area will support and attract up to 500,000
square feet of new development over the next ten years.  Parking
structures should be built that take into account this long-term devel-
opment perspective.  These structures should link into public transit
routes, allowing them to serve as intermodal hubs.
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7.     P A R K I N G
C O N S O L I D A T I O N
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Existing parking

City-owned surface parking   913 spaces

2-hour City meters    180 spaces
4-hour City meters    158 spaces
10-hour City meters    470 spaces

Total metered spaces   808 spaces

State-owned parking 3,411 spaces

Privately-owned parking            2,346 spaces
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Parking Consolidation:  a number of locations, generally associated with building developments,
have been identified as appropriate for future parking garages

1

2

3

4

5

6

Site Options for Future Parking Facilities

A number of sites ha ve been ev aluated as appropriate for parking ga-
rages in the long-term future.  These should be constructed in con-
junction with a commer cial component at gr ade w here the garage
fronts a major street.

1. East Grand Office Park:
to serve emplo yees at the Armory and East Gr and Office P ark
emplo yees and City Hall emplo yees, replacing some of the park-
ing that w ould be lost with the City Hall Plaza interv ention

2. City Hall Plaza dev elopment:
to provide replacement parking for City Hall and Embassy Suites
Hotel, as well as parking for the commer cial acti vity in the new
development and increased Hotel needs

3. Des Moines Street between 4th and 5th Streets:
to serve new dev elopment on this site and adjacent bloc ks

4. Grand Avenue between 4th and 5th Streets:
to serve the redevelopment on this and surrounding bloc ks

5. Northwest corner of Grand and P ennsylv ania Avenues:
to serve as an intermodal hub and pro vide parking to the State
Historical Building, the Wallace Building and other nearb y
government facilities

6. Court Street at Capitol Center:
to serve traffic approac hing from the south, Capitol Center and
future Court Avenue dev elopment

7. South of the abandoned r ailroad track between 6th and 7th:
to serve traffic approac hing from the proposed M.L. King Jr .

7



Downtown East is highly accessible by automobile.  Interstate 235 to the north is a
regional freeway with off-ramps at two points within the boundaries of the study area.  The
improvements planned for I-235 will make it an even more efficient carrier of regional traf-
fic.  It will be important to ensure that the ramp alterations positively impact the urban de-
sign of the East Side.

 The proposed M. L. King Jr. Parkway should be considered in the same light – it must con-
tribute to its immediate surrounds.  As a true parkway, it has the ability to easily knit with
the street system of Downtown East.

The local streets which carry substantial numbers of through-traffic are East Grand Avenue
and Court Avenue.  Grand Avenue, in particular, is a major cross-town street.  It is con-
nected directly to Fleur Drive to the west, which is the route from the airport.  These
streets act as arterials that are, at present, able to carry greater volumes of traffic than they
do today.

From a city-wide circulation standpoint, Locust Street and Walnut Street should be classified
as neighborhood streets – streets that relate directly to their immediate surroundings and
accommodate pedestrians and automobiles equally well.

Until the proposed M. L. King Jr. Parkway is adopted the directionality of 6th and 7th Streets
should remain as it is.  When this occurs, the feasibility of these streets forming a one-way
pair should be studied.

Two-way Traffic System

Stated frequently during the study is a strong sentiment that the east side of Downtown
distinguish itself in character from the west side.  In addition to accomplishing this through
the type of building development encouraged and permitted, this could be further empha-
sized by introducing a two-way traffic circulation system on the east side.  In the effort to
emphasize that the bridges are gateways to the east side, it is critical that the transitions in
the circulation system occur west of the bridges over the Des Moines River.  In addition,
this will help to create a street system that is immediately comprehensible to drivers.

 While effective for a dense downtown district, a one-way street system has some short-
comings in less dense neighbor-oriented districts.  Two-way streets are more amenable to
balancing pedestrian and vehicular needs, slowing traffic and making merchants more visible
– an appropriate objective in an area conceived as consisting of predominantly residential
neighborhoods.  Rough preliminary traffic volume studies indicate that a two-way system
could be easily accommodated.
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8. T R A N S P O R T A T I O N
&   C I R C U L A T I O N

Existing roadway system on the East Side

Proposed roadway system on the East Side

1-235

1-235

ML King Pkwy.

E. Grand Ave.

E. Locust St.

E. Walnut St.

E. Court Ave.

E. Grand Ave.

E. Locust St.

E. Walnut St.

E. Court Ave.



Locust Street

Locust Street – Capitol Way – is the major ph ysical and visual connec-
tion between the east and west sides of do wntown Des Moines.  Lo-
cust Street must function on tw o levels:  1) as a pedestrian-oriented
neighborhood street, and 2) as a gr acious, ceremonial promenade to
the Capitol.  Locust should be a destination, r ather than a through-
traffic artery .  Converting Locust to a tw o-way street would ha ve
positive functional and symbolic r amifications.  Belo w are some of the
advantages and disad vantages that w ould result from the con version
of Locust Street into a tw o-way roadway.

Advantages

• creates a strong link between the currently “sev ered” west and east
sides of Do wntown

• slower moving traffic helps to acti vate the street
• slower moving traffic makes street safer for pedestrians
• good local tr affic cir culation pattern
• the change in direction of tr affic on the east side helps to

distinguish the c haracter of Downtown East
• enhancement of safety of pedestrian crossings on Locust due to

shorter crosswalks
• greater visibility for businesses on both sides of the street
• easy access to retail on both sides of the street for car tr affic
• parking on both sides of Locust Street is easily maintained
• expansion of public tr ansit to include a bus w hic h circulates both

east and west-bound along Locust is easily attained

Disadvantages

• through trips w ould be di verted to Grand Avenue, w hic h would re-
quire the remo val of some parking

• deli very trucks may ha ve more difficulty maneuv ering (however, ser-
vice lanes do or can exist mid-bloc k to the north and south of
most of Locust Street)

• left-turn access ma y require more time than it does currently
• difficult to pro vide tw o-way traffic signal progression on Gr and Av-

enue

It is recommended that further tec hnical stud y occur to determine
exactly ho w two-way traffic along Locust Street can be
accommodated.
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Assumptions

• traffic along Locust Street should be mainly local in nature
• transition from one-way to two-way traffic would take place at

W. 2nd Street
• no left-hand turn lanes on Locust are provided on the east side
• Court Avenue and Walnut Street are also converted to two-way



East Court Avenue and East Walnut Street

As two-way streets, Court Avenue and Walnut Street,  w ould eac h
benefit from the slight reduction in the speed of tr affic, as well as the
increased accessibility and acti vity that results from tw o-way street
systems.  Court Avenue should oper ate as a tw o-way street all the
way to the Court House, finally allo wing one to appreciate the gr and
gesture of approac hing this ci vic building head-on, as opposed to only
glimpsing it in the rear view mirror .  This ma y present some intersec-
tion congestion at 5th Avenue.  If this pro ves insurmountable, West
2nd Avenue is recommended as a tr ansition point.

Other Potential Street Alterations

East 2nd Street Realignment

Several of the alternati ve site plans for City Hall Plaza propose that
East 2nd Street continue directly north through East Locust Street to
East Grand Avenue.  Traffic cir culation w ould be impro ved, allo wing
one to get to Grand or Locust more expediently than toda y.  In addi-
tion to returning the street system to a predictable grid, this modifi-
cation helps to produce a tangible dev elopment par cel to the west
and the  “City Hall Plaza” to the east, as discussed abo ve.  It also en-
sures that building dev elopment occur at a scale in keeping with the
urban design vision for the East Side – i.e. the “superbloc k” is avoided.

Similarly , in the longer -term future, East 3rd Street could be carried
through to East Grand Avenue.  Again, the legibility and efficienc y of
the street system on the east side w ould be strengthened with this
modification.

Pennsylvania Avenue

As discussed in Chapter 3, it is suggested that P ennsylv ania Avenue be
partially realigned to tr avel par allel to the other north-south streets
on the east side between Gr and and Court Avenues.  This w ould
regularize the “front y ard” of the Capitol Building, create a r ational
terminus to Locust Street, and establish a v ery attracti ve new dev el-
opment par cel to the west.
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Public Transit

The transportation system on the East Side should be sensiti ve to the
the creation of a neighborhood district – a pedestrian-friendly , 24-
hour downtown.  If the East Side is to become a real residential op-
tion for people, it is imper ative that public tr ansit serve the area and
be well-connected to other common destinations in the Des Moines
region.  An efficient and comprehensi ve transit system not only re-
duces the need for v ehicle o wnership, and therefore parking, but al-
lows for a greater spectrum of the population to consider li ving on
the East Side.  In an y city, the challenge of making public tr ansporta-
tion successful is to create a netw ork whic h is both accessible and
cost effecti ve.

Bus Routing

It is recommended that buses tr avel east and west along Locust
Street, the roadway whic h is en visioned as the densest district.  A bus
traveling in tw o directions along Walnut Street would also serv e the
area well and could tie into the Transit Mall on the west side.  The
proposed parking gar age at P ennsylv ania and Gr and Avenues should
serve as an intermodal facility .  A pull-through for buses at gr ade
would gi ve people the opportunity to park their cars and tr avel fur-
ther into town b y bus.  If ridership is to be maximized, it is important
that transfers are minimized between the east and west sides.

Trolley and Shuttle Bus

Ollie the Trolley could, in the future, be fairly successful as a shuttle ser -
vice on the west side of Des Moines.  Suc h trolley systems, as evi-
denced in Des Moines, and in sev eral other American cities, tend to
serve both tourist and daily-commuter needs.  There appears to be
some community demand for a trolley service on the East Side.  A
trolley whic h travels between the west side and the Capitol w ould
permit people to travel on either side of the Ri ver without ha ving to
deal with parking.  The trolley, to be effecti ve, needs to run at 15
minute interv als during peak times of the da y.
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The existing bus route should be extended to continue thorough the East Side (dash line).  Similarly,
the existing Ollie the Trolley route should be extended (dotted line)across the river along Walnut
and Court



In the market survey conducted as part of this study, a significant
number of respondents stated that they would consider living on the
East Side if proper housing choices were available.  This is consistent
with a small, but growing, national trend back towards city living.  Also
typical are the types of people interested in downtown living:  dual-in-
come couples without kids, singles and retired people. Residential de-
velopment is important to the revitalization of the East Side.  Through
the availability of housing, commercial and round-the-clock activity
can flourish.  This is key to ensuring that Downtown East is a vital and
safe area.  Mixed-use development which ensures commercial uses at
grade, facing the street, and a combination of business and residential
uses on upper floors is, therefore, encouraged.

In addition to the residents li ving within Capitol Gatew ay East, the
abutting neighborhoods including, Capitol P ark, Martin Luther King
Park, Capitol View and Capitol East look to the area to in the future
be their downtown as it once w as in the past.  These neighborhoods
should all bear some ph ysical and progr ammatic influence on the fu-
ture development of the East Side.  Today the housing stoc k offered in
the vicinity is limited.

The Market Analysis suggested that 400 new housing units could be
introduced to the Capitol Gatew ay East area o ver the next decade.
The target should be 30 to 50 new units per y ear.  This w ould result
in 600 to 1,000 additional persons li ving on the East Side, greatly in-
creasing the area’ s vitality , supporting local retail and service establish-
ments and, indeed, creating the demand for more.

The appropriate scale and type of housing dev elopment is a combina-
tion of low-rise multi-family units and attac hed single family resi-
dences suc h as townhouses.  Market surv ey respondents preferences
include ro whouse/townhouse units and apartment/condominiums and
loft/condominium units.  Housing w ould be produced at a relati vely
high density –18 to 25 units/acre.  Pri vate or semi-pri vate outdoor
space should be pro vided, as should off-street parking.
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9.      N E W    R E S I D E N T I A L
 D I S T R I C T S

Capitol Park
ML-King Park

Capitol View South

Capitol East

Adjacent neighborhoods all look to Capitol Gateway East as their downtown

East 3rd and Vine Streets:  large
underutilized structures such as this should
be considered for rehabilitation into live/
work  space
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There are several market segments for do wntown housing that ma y
be tapped in Do wntown East.  These include emplo yees of the State
at the Capitol Complex:   Des Moines Gener al Hospital emplo yees;
student interns attending Dr ake Uni versity and Gr and View College;
seniors seeking housing within w alking distance of services;  people
looking for urban accommodation to lessen commuting time;  people
simply looking for an alternati ve to what is offered in the suburbs or
on the west side; and y oung people looking for affordable housing
near their east side neighborhood families.

A variety of housing types and price r anges should be offered in
Capitol Gatew ay East.  Market surv ey results indicate that potential
residents represent a range of income groups from $26,000 to
$55,000 in annual income, to a significant proportion of interested
respondents ha ving annual incomes o ver $81,000.  This suggests that,
while units renting for $550 to $700 and for sale units in the $75,000
to $125,000 r ange might be one target market nic he, it is not unrea-
sonable to expect some units in the $200,000 to $250,000 range to
also be offered.

Several districts ha ve been identified as good areas for additional resi-
dential dev elopment.  Man y of these sites could incorpor ate existing
buildings suitable for rehabilitation into housing or li ve/work space.  In
some cases, these districts alread y offer some services and amenities
whose survi val ma y be at risk, as they lac k the critical mass necessary
for their support.  In man y cases, these bloc ks are in a location, suc h
as near the greenw ay system, w hic h would make them attr active as
residential dev elopment sites.  Districts under consider ation include:
(1)  Court Avenue from the ri ver between the more northerly r ail-
road tracks and Walnut Street, and ( 2) the area around East Locust
Street and East 5th Street.

New residential districts should reinforce and extend existing neighborhoods

General Residential Design Guidelines

• build to property line at major street edges
• parking to be located at inner block at surface, in a structure or below grade
• provide retail space at grade if on major east-west street
• no building is permitted over a public right-of-way
• provide outdoor private or shared semi-private space for all units
• buildings should not exceed six stories in height

2

1



With only minor adjustments to current zoning designations,
more opportunities for mixed-use development can evolve.  It is im-
portant to encourage living and working in the area – this is critical
for neighborhoods that are active, safe and enjoyed around-the-clock.
Each of the existing neighborhoods within or adjacent to it should
encourage mixed-use on most infill development.  Particular develop-
ments which occur in the vicinity of the Locust Street core should
consider incorporating rental or homestead residential in combina-
tion with commercial space.

The Market Analysis suggests that office dev elopment is likely to be
the “driver” of redevelopment in Capitol Gatew ay East.  Ho wever, re-
tail, service, commer cial and residential uses will and should be incor -
porated into the area as well.  This will add v alue to the area and, in
turn, strengthen it for additional office dev elopment.  At present and
in the near future, large-scale gener al retail cannot be justified b y mar-
ket demographics and demand.

Although the predominant use ma y be office, sev eral specific opportu-
nities for retail dev elopment ha ve been identified.  Deli and speciality
food stores should be high on the list of retail uses to expand and at-
tract to the East Side.  Book and gift stores, along with selected ser -
vices suc h as banks/A TMs, are also needed in the area.

Capitol Gatew ay East should not attempt to replicate the entertain-
ment uses found in the Court Avenue historic district, nor those in
Valley J unction, though some modestly-scaled ev ening/entertainment
venues ma y succeed once additional residential dev elopment takes
place.

The associations and institutions that ma y be interested in locating
near the Capitol ma y incorpor ate mixed-use that will add to the life
of the Locust Street neighborhood.  This type of di versity should be
encouraged.   At the same time, the introduction of these institutions
will increase the demand for local services.
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Building survey assessment
Structures of significant historical or architectural character that
may require a more detailed feasibility study to ascertain the de-

Structures of significant historical or architectural character that
should be retained, redeveloped, and included in larger
development schemes

National Register Structure



In addition to the priority areas which require public initiative,
there are longer-term new development and rehabilitation sites rec-
ommended by this plan.  Private development should take the lead on
these sites.  However, there may be instances where public/private
agreements are desirable from the City’s perspective to ensure that
development on the East Side occurs in the most advantageous man-
ner.  (Please refer to the Long-Range Development Opportunities
map p. 47)

Long-term opportunities should both include encouraging a number
of uses on the East Side that may serve the immediate neighborhood
and also become destinations for people from the region.
These include:

The Commercial Office Market

It is reasonable to expect one-half million square feet of net new of-
fice space to be developed in Capitol Gateway East over the next de-
cade.  This translates into a 40,000 to 60,000 square foot annual ab-
sorption rate.  Associations, health organizations, back office opera-
tions of CBD West businesses, advertising agencies and State govern-
ment should be targeted as primary users.  The product should be
low-to-moderate density office buildings ranging in size from 30,000
to 120,000 square feet and developed at suburban densities (0.35 to
1.5 F.A.R.), but designed to be urban in character and image.   It is im-
portant that development opportunities do not try to emulate either
Downtown West office products or suburban products, but rather of-
fer the type of space and provide for a mix of uses not available else-
where.

Reuse of Historically Significant Buildings

There are several historically significant buildings in the study area
which are clearly worth reusing.  These buildings are well-suited to
become mixed-use developments.  In evidence already, are a number
of units in rehabilitated structures, most notably along East Grand Av-
enue.  These lofts provide the opportunity for live/work space and ca-
ter to those segments of the housing market poorly served in the
Des Moines area.  Retail uses should be integrated into renovated ex-
isting structures, as well as being incorporated into the ground floor
of new mixed-use buildings.42

11. L O N G - T E R M    E A S T   S I D E
O P P O R T U N I T I E S

107 East 5th Street would lend itself to becoming a public market building

There are several historically significant structures that would lend themselves to a combination of
commercial uses



The East Side Learning Center

A number of Des Moines’ institutions ha ve expressed an interest in mo ving from their cur -
rent locations or expanding their oper ations.  As home to the State Capitol and a number
of large land par cels, the East Side has a lot to offer suc h institutions.  The institutions, in
particular , that ma y be candidates include the Des Moines Public Libr ary, the Science Cen-
ter of Iowa and the Do wntown Sc hool.  Any one of these w ould be a welcome addition to
the East Side.  Ho wever, one can begin to think more broadly about w hat could happen if
several of these institutions merged some of their ph ysical and progr ammatic functions to
create a Learning Center or a concept similar to that espoused in the Des Moines Vision
Plan – a Cultural Crescent.

Additional Convention Facilities

Downtown Des Moines is in need of a second con vention center.  Having put itself  “on
the map, ” the City is often trying to host sev eral large-scale ev ents, conferences and tr ade
shows at the same time.  Certainly , the East Side can offer a site for a moder ately-sized
convention center.  A development suc h as this w ould be a great catalyst for further in vest-
ment in the area.

A Year-Round Public Market

The concept of a public market with indi vidual businesses occup ying a permanent reno-
vated building (as opposed to a seasonal or weekend farmers’ market) should be explored.
A food market takes place on Saturda ys on Court Avenue.  Ho wever, there is no market
downtown that oper ates every day, year-round.  Residents on the East Side ha ve to travel a
fair distance to buy groceries.  A market in Do wntown East could serv e this need, y et offer
additional services b y combining food with other retail/community functions.  The market
would be well-housed in a historically significant w arehouse building suc h as 107 East 5th
Street, located directly south of the Capitol East Office Complex.  Notably , Old Market
Square w as located directly to the south of this building at the beginning of the century .
The new market and tangential acti vities should ev olve into an indoor and outdoor public
amenity , perhaps connecting to the proposed greenw ay at the abandoned r ail line.

Additional Hotel Facilities

The only hotel in Do wntown East toda y is the Embassy Suites.  Built in 1990, it has been a
success, despite fears that it w as too isolated from the West Side.  Vacanc y rates are con-
sistently lo w and the v arious function rooms are in demand.  Another hotel offering easy
access to both the Capitol and the west side w ould be beneficial to the City in gener al, and
would provide ob vious benefits to the reurbanization of the East Side.
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General Design Guidelines
for Commercial Development

Commercial

• provide retail space at gr ade (see Locust storefront
criteria) if on major east-west street

• parking to be located at inner bloc k on surface, in a
structure or below grade

• build to property line at major street edges
• no building is permitted o ver a public right-of-w ay
• buildings should not exceed 6 stories in height

Large-scale Commercial

• parking to be located at inner bloc k on surface, in a
structure or below grade

• build to property line at major street edges
• no building is permitted o ver a public right-of-w ay
• facades should be subdivided to mitigate their length

and respond to their neighborhood context

Movie Theater Complex

The East Side once had a cinema that is still fondly remembered b y
residents.  At present, area residents must go to the suburbs to see
movies.  Virtually all of these theaters will ha ve to be rebuilt in the
near future to keep up with the tec hnology and economics of the r ap-
idly emerging multiplex.  The East Side offers sev eral alternati ve sites
of adequate size, and might ev en market itself as a prime location for
such a facility .

Other exciting long-term prospects include institutions, suc h as the
Iowa High Sc hool Athletic Association Hall of Pride; Io wa State Educa-
tional Association; expanded Des Moines Gener al Hospital facilities; a
full P olice Campus; and ev en a full-service supermarket, another use
making a comebac k from the suburbs into some American cities.



44

12. V I E W   C O R R I D O R S   &
V I E W   P R O T E C T I O N

A number of view corridors to the State Capitol need to be
protected.  There are currently no height restrictions on the East Side
except in Urban Renewal areas.  Before creating blanket restrictions,
however, there should be incentives that encourage development
which respects the view corridors to and from the Capitol.  For ex-
ample, tax abatements and tax increment financing assistance could
be granted to developments that comply with Capitol View Protec-
tion standards.  Given that it is not expected that buildings over 75
feet high would be economically sound propositions, regulatory bod-
ies should make an effort not to over regulate in this regard, for fear
of scaring off potential development.

General design guidelines can serv e to address some of the basic
view protection concerns.  In addition, view corridors to the Capitol
building should be prioritized.  The Locust Street view is ob viously
primary and probably one of the least threatened.  Similarly , views
from I-235, the Veteran’s Auditorium, and the Sec Taylor Stadium are
not endangered.  On the other hand, views from Gr and Avenue ma y
be less easily assured and, as a number of dev elopment sites are being
suggested in this area, greater attention needs to be paid to the v erti-
cal implications of new dev elopment.

It is recommended that a bod y be formed that will stud y the ad van-
tages and disad vantages of incenti ve mechanisms v ersus legislati ve
regulations to ensure specific Capitol view protection standards.
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INITIATIVES FIRST 6 MONTHS 1-3 YEARS 3-6 YEARS

OVERALL • form and fund Implementation Coordination team consisting of state, city and business representatives
COORDINATION

LOCUST STREET • form Locust Street Planning Committee • retain design team • identify priority infill projects for
• establish scope, schedule, budget • construction & installation private redevelopment
• allocate funding for improvements • resolve technical issues re: 2-way traffic • create a SMID* for Locust Street

• pursue program for facade improvements maintenance
• complete transition to 2-way

CITY HALL PLAZA • form CHP Area Development Committee • issue a Request for Proposals • complete private development
• feasibility study of redevelopment potential • select a development partner • dedicate Plaza
• prepare a Request for Proposals • commence construction
• further study of parking replacement

CAPITOL TERRACES • form working Committee • select designer for forecourt • determine development in adjoining
• conduct studies of programming, • proceed with Locust St. extension and parcels

legislative implications of disposing/ forecourt construction • further parking consolidation in the
leasing state lands, phasing • prepare and issue Request for Proposals Capitol complex

• adoption of forecourt and development for development parcels • evaluate Penn Ave. relocation
as part of Capitol master plan • proceed with garage at Penn & Grand Ave.

5TH &-LOCUST • determine funding mechanisms • building-by-building rehab. assessment • active solicitation of private development
(DMDC, other interested parties) • preparation of redevelopment sites • form SMID for Locust corridor district

• identify properties for acquisition, • completion of rehab. of Teachout Bldg.
stabilization, clearance, redevelopment

PARALLEL • adopt and distribute urban design plan • implement bridge improvements • continue to improve greenways
INITIATIVES • solicit other potential catalytic initiatives, • implement 2-way street system • continue bridge enhancements

such as Iowa State Educational Assoc., • select future sites for residential • continue to solicit interest in building
Iowa High School Hall of Pride, East Side infill projects rehabilitation through incentives and
Learning Center, Chinese Cultural Center • work with Parks & Recreation to partnerships
Iowa Public Employees Retirement System establish rail-trail along railway tracks

• form committee to examine View • implement view corridor policy
Protection mechanisms • implement transit improvements

• define scope for 2-way street system

I M P L E M E N T A T I O N   T I M E - L I N E: the four principal recommendations

*SMID: Self-Supporting Improvement District
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L O N G - R A N G E  D E V E L O P M E N T  O P P O R T U N I T I E S
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PRIORITY CITY INITIATIVE

PRIORITY STATE INITIATIVE

REDEVELOPMENT
Complete Block Redevelopment

Existing Owner to be Encouraged
to Redevelop/Intensify Block

REHABILITATION OF BUILDINGS

CONSERVATION
Conserve Existing Building Uses
Encourage Facade Improvment as Appropriate

ADDITIONAL MIXED-USE/
RESIDENTIAL DEVELOPMENT SITES

BUILDING OF HISTORICAL
SIGNIFICANCE

PARKING
Part of New Development Serving
Site and Surroundings

 This map pro vides a long-r ange “blueprint” for dev elopment of the sites in Capitol Gatew ay East whic h the urban design plan has identified for v arious actions.
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Encourage new office and residential dev elopments of medium density on
all three bloc ks with ground lev el retail focused on Locust.  Ev ery effort
should be made to retain the existing Conoco gas station or to relocate it
as part of an adapti ve reuse, integr ating this notable ar chitectural and
historic structure into the new dev elopment plan.

Retain Superior Art Glass building due to its ar chitectural and historic
significance, but assemble the balance of this bloc k and the eastern portion
of the bloc k across 4th Street for new dev elopment.  A mix of uses,
including residential and office, is anticipated.  It is also assumed that
surface or structured parking to serv e these new uses and surrounding
developments w ould be pro vided.

Encourage owner-driven new dev elopment and densification with
additional office and service uses.

Retain existing c hurch, but relocate its parking from present site west of
5th Street to the property adjacent to the c hurch on the east to better
serve its needs and to free-up P arcel 10 for new dev elopment.

Encourage rehabilitation of this portion of the bloc k with an expansion of
the office and residential loft uses that ha ve successfully begun.

Conserve these structures, businesses and associated parking
(e.g. oriental food store and medical supply) w hic h are supporti ve of the
neighborhood.

Conserve this existing office building and the surface parking that serves it.

Rehabilitate the building on the northwest corner .  Retain the building on
the southwest corner, due to the neighborhood significance of the
business occupant.  Assemble the remainder of the bloc k for new
development.  Preserv e historic storefronts where possible.

Rehabilitate the buildings facing Locust on this quarter bloc k in
conjunction with the creation of supporting surface parking to the south.

Encourage the existing bank o wner/occupant to redev elop this bloc k for a
more intense use, w hile retaining or expanding their banking oper ations.

Rehabilitate the tw o buildings on the western portion of this half bloc k,
with the adjacent area to their east serving as surface parking.

Construct a new parking gar age on the East Gr and Office P ark
surface lot to serv e Principal Insur ance, City Hall, the Armory
Building and surrounding dev elopment.  Ground lev el retail or
service uses (e.g. a da y care center) should face Gr and Avenue.

A public plaza should be created on this portion of the existing City
Hall surface parking lot, flanked to the east b y a new mixed-use
complex on P arcel 3.  The plaza is a focus for this new dev elopment,
along with the Embassy Suites Hotel, City Hall and the East Grand
Office Park.

Accommodate a mixed-use complex with office space as the primary
use.  Residential units w ould be an alternati ve use.  Retail uses
should occup y the ground lev el, with sufficient structured parking
integrated into the complex to serv e/replace spaces needed for the
adjacent Embassy Suites.

Assemble par cels for new dev elopment that include a parking gar age
with ground-lev el retail or service uses to support existing facilities
to be retained in P arcels 13 and 5, as well as new dev elopment
proposed on P arcel 9.  Preserv e historic storefronts where possible.

Rehabilitate the ro w of buildings w hic h contains Betts Hard ware,
accompan ying surface parking, and other structures for retail, service,
office and residential uses.  P arking should be supplemented b y the
adjoining gar age proposed for P arcel 4, the north half of the bloc k.

Retain and rehabilitate the structures on this half bloc k facing
5th Street.

Rehabilitate existing structures for residential, office and retail use on
the bloc k containing the Teachout and other buildings w orthy of
reuse.  Reno vation will r ange from facade impro vements to major
rehab., and impro vement of the existing supporting parking facility .

State sites to be made a vailable for new dev elopment, with proper
consider ation of ar chitectural compatibility with the State Capitol
building and retention of major view corridors.

1

2

5

6

7

10

11

12

13

14

15

18

19

     9

4

3

17

16

8



49

Existing small businesses are part of the economic base and character of the East Side and should

SMALL BUSINESS
RETENTION/EXPANSION/ATTRACTION

The follo wing strategies are recommended for strengthening and ex-
panding small businesses in Capitol Gatew ay East:

• Permit combined commer cial/residential buildings as a w ay of
expanding housing options, as well as a means of supplementing
business o wners’ cash flo w

• Establish a business contact progr am to make regular , periodic calls
on Capitol Gatew ay East businesses to monitor factors affecting
their businesses, assess needs, and identify potential expansion and
attraction opportunities from within eac h business cluster .  Use
this as the basis for a surv ey to identify expansion plans, hiring and
training needs, financing needs, and gener al demogr aphic
information about the number of emplo yees, wage scales, etc.  This
will pro vide further direction to future small business retention
strategies.

• Offer design assistance in relation to building facade impro vements,
signage and landscaping.

• Consider a cooper ative marketing progr am for East Side retail
and service businesses that pro vides marketing assistance and
advertising w hic h would be cost prohibiti ve on an indi vidual basis
(for example, a cooper ative program with Dr ake Uni versity busi-
ness students).

• Prepare and distribute a “tool kit” list of services a vailable to East
Side businesses-(City services, as well as those a vailable through
SBA, the Chamber of Commer ce and other organizations).

• Market and utilize the City of Des Moines F acade Impro vement
Program offered through the Office of Economic Dev elopment

INCENTIVES FOR DEVELOPMENT &
REHABILITATION

All three project partners should explore the following incentives to draw the private
sector to the East Side.

• tax increment financing arrangements and relief on parking requirements

• ISTEA/NEXTEA funds

• Facade Improvement Programs

• National Trust “Main Streets” Program

• Capital Improvement Grants

• Self-Supporting Municipal Improvement Districts

• Small business retention/expansion/attraction

It should remain a priority to retain existing businesses.  It is the small service, retail and
manufacturing operations that help to stabilize an area and serve the existing residents.
However, there may be instances where existing businesses are not consistent with the
agreed upon urban design and economic development strategies for the East Side.  In these
cases, property owners will be offered “just compensation” at the very least, as well as
suggestions regarding potential relocation sites.
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percent of “interested surv ey respondents to the estimated 60,000 em-
ployee downtown labor pool or , using a more conserv ative approac h, apply-
ing an 8.2 per cent “interested” response r ate (assuming all non-responding
emplo yees surveyed were “not interested”) to the do wntown labor pool.

• A variety of housing types and price r anges should be offered in CGE.  The
survey indicates interested respondents, “first c hoice” preferences include
rowhouse/townhouse units (highest number of “first c hoice” responses at
95), as well as apartment/condo and loft/condo units (w hic h garnered 47
and 44 responses respecti vely).  Likewise, household incomes of interested
respondents ranged widely .  The greatest concentr ations were households in
the $26,000 to $55,000 annual income r anges (53.1%).  Ho wever, it is also
significant that 13.3 per cent of the interested respondents ha ve annual
household incomes o ver $81,000.  This suggests that, w hile units renting for
 $550 to $700 and for -sale units in the $75,000 to $125,000 r ange might be
on target nic he, it is not unreasonable to expect that some for -sale units
targeted at $200,000 to $250,000 home buy ers would also be offered.

Retail Market

• Existing retail businesses should top the list of commer cial uses to be
retained.

• Deli and speciality food stores should be high on the list of retail uses to
expand and attr act to the CGE.  This is consistent with the existing uses
represented in the CGE, with the types of uses desired in the plan, and with
preferences expressed b y the survey respondents.

• The potential for large-scale gener al retailing cannot presently be justified b y
market demogr aphics and demand.  Suc h uses w ould depend upon more
dense concentr ations of residential uses in CGE.

• Retail uses should be integr ated into reno vated existing structures, as well
as incorpor ated into the ground floor of new mixed-use buildings.  The con-
cept of a public market with indi vidual businesses occup ying a permanent
renovated building (as opposed to a seasonal or weekend farmers market)
should also be explored.

• CGE should not attempt to replicate the entertainment uses found in
Court Avenue or Valley J unction.
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APPENDIX 1:       EXECUTIVE SUMMARY OF  THE MARKET ANALYSIS

The objecti ve of the Capitol Gatew ay East (CGE) Market Stud y has been to as-
sist the City of Des Moines in ev aluating the potential for new office, residential,
retail and institutional uses in the CGE- area.  The follo wing target markets ha ve
been identified based upon our market analysis and the results of the emplo yee
survey.  Development potential for all these markets assumes that comprehen-
sive redevelopment occurs.

Office Market

• A goal of absorbing one-half million square feet of net new office space in
CGE over the decade after implementing plan impro vements is reasonable.
This 40,000 to 60,000 square foot annual absorption r ate assumes continued
expansion of Des Moines’ office-using economic base.

• Target associations, health organizations, bac k office oper ations of centr al busi-
ness district (CBD) West businesses, ad vertising agencies, and state go vern-
ment as primary users.

• The product should be lo w to moderate in density and scale.  Office buildings
can range in size from 30,000 to 120,000 square feet.

• New office buildings should be dev eloped at suburban densities (0.35 to 1.5
F.A.R.) but designed to be urban in c haracter and image (e.g. 2-6 story struc-
tures brought to the sidew alk of the bloc ks they occup y).

• Do not try to recreate either CBD office products or suburban products in
CGE, but to accommodate and expand the defined market nic he.

Residential Market

• A goal of adding 400 new housing units to CGE o ver the next decade should
be established with a target of 30 to 50 new units per y ear after plan im-
provements are well under w ay.  This could result in an infusion of 600 to
1,000 additional persons li ving in CGE w hich would greatly increase the area’ s
vitality and contribute to the demand for retail and service businesses in CGE.

• The potential market pool of emplo yees who would consider li ving in GCE
could be estimated at 4,000 to 13,000 and is likely to lie somew here in
between these tw o numbers. e.g. in the r ange of 6,000 to 8,000.  This estimate
of the potential emplo yee market pool is based upon applying the 21.9



Institutional Market

• Existing institutions form the foundation for a real cultur al center in the
community:

Botanical Center
Iowa Historical Museum
State Capitol
Des Moines General Hospital

• Expansion and relocation opportunities with the greatest potential include:

Des Moines General Hospital
Science Center
Chinese Cultural Center
Downtown Sc hool
Iowa State Educational Association
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The Botanical Center: one of the cultural institutions in the Gateway East District



The history of a neighborhood is muc h like that of a fingerprint;  it is unique and
has made an indelible impression upon ho w the area has ev olved.  Tracing the
history gi ves us insight into the current configur ation and condition of the area
enabling the neighborhood to make clearer judgements and decisions about it’ s
future.

Historically , Gatew ay East has been a district subject to uphea val.  Stemming bac k
from the origins of Des Moines to the construction of I-235 in the 1960’ s, this
area has had a constant struggle in attaining a uniform urban mass and density .
The pattern has been one of purging and redev elopment, frequently with a totally
new purpose and use.  The result has been an inability to sustain a stable image.

Development of this area began in earnest at about the same time as the found-
ing of Des Moines on the west side in the 1840’ s and its incorpor ation in 1855.
At that time, access to the West Side across the Des Moines Ri ver was via a toll
bridge crossing at Court Avenue.  Court Avenue’s significance on the west side
served as the axial focus leading from the ri ver to the government courthouse
(This configur ation w ould serv e as a predecessor to the ev entual dev elopment of
a government seat on the east side).  On the east bank, Court Avenue near the
river become the location for the first commer cial center .  The establishment of
this commer cial center formed here for tw o reasons:  first, this w as the location
of the trailhead for the old tr ading tr ail that led to the Indian tr ading post and
crossed downstream at Red Roc k, and second, gi ven the proximity to the toll
bridge, industrial acti vities - w ood mills, planing mills, boiler w orks, rendering and
pac king facilities, bric k factories and the like - became the norm along the entire
east side of the ri ver (ie., pac king plants, gas w orks) associated with the demands
of the new, growing city were becoming established.

As the new west side community flourished, a small settlement w as established
at the base of a prominent knoll east of the ri ver.  This settlement w ould con-
tinue to grow despite the muc h faster-growing west side.  This growth ma y be at-
tributed, in part, to the toll required to cross the Court Avenue (c.1855) and
eventually , the Walnut Avenue (c.1860) bridges.  Neighborhoods (that supplied
the industrial acti vity’s work force) and a business center continued to gro w fur-
ther up the hill a way from the dirt and din of the ri verfront.  A prominent Swed-
ish encla ve was located north of Locust, w hile the Irish and poorer w hite resi-
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dents located along the flats south of Court and behind the acti vity of the in-
dustrial ri verfront.

In 1856, Des Moines become the new seat of the State go vernment.  Housed
in a “tempor ary” facility ,  the Capitol w as located along Court Avenue near the
top of the prominent knoll on the east side.  After a vigorous campaign b y
both West and East Side businessmen, construction of the new State Capitol
Building began in 1885 atop the knoll on land gi ven to the State by East Siders.
Located to the north of the original structure, this new building follo wed the
example set b y the courthouse on the west side and w as sited on the axis of
Locust Avenue.

From an urban design perspecti ve, the placement of the Capitol on axis with
Locust Avenue failed to unify the tw o sides of the ri ver.  Instead of creating a
singularly-prominent “go vernmental” boulev ard bolstered b y a significant go v-
ernment structure at eac h end, tw o streets commanded a lev el of prominence.
Offset two bloc ks in the north-south direction, eac h street was anc hored in
the opposite direction of the other and extended to and across the ri ver.
Fashioning the city along these tw o corridors against eac h other, rather than in
a singular , signature statement, created a certain inertia that “pitted” dev elop-
ment resources.  This resulted in the tw o sides, the West and the East business
centers, competing against one another causing a weakness of the effort near
or at the river.

The new capitol building necessitated a new bridge on Locust to be built in
1885, becoming the first public crossing between the west and east sides.  By
this time, the commer cial core at the foot of the Capitol had become a full
service center for the residents li ving in this area, as well as those residents of
settlement encla ves further to the east and north, including the Gr andview
and Highland Hills areas.  These residents frequented businesses b y using the
Northwestern Railroad.  Coming from the north, this r ailroad w as located
along F ourth Street with its depot located in the vicinity of F ourth Street and
Locust Avenue.  The Northwestern line formed the di vision between the de-
veloping East side neighborhood and the industrial acti vity to the west.  The
commercial/industrial center at the ri ver and Court Avenue thri ved follo wing
the construction of the Roc k Island Railroad across the ri ver at two locations

APPENDIX-11:      BRIEF HISTORY OF THE EAST SIDE OF DES MOINES



in 1866 and 1867 at tw o locations.  It roughly follo wed the route of the original
trading trail to the east.

Once the location of the State’ s Capitol w as firmly established in Des Moines
with the construction of the new Capitol Building, it w as logical to locate the
State Fair Grounds in Des Moines fi ve miles east of the Capitol.  In response,
Keokuk Avenue (sometimes referred to as Sycamore), w hic h bordered the north
edge of the Capitol grounds, w as extended to reac h the new fairgrounds.  In
1886, a new , second public bridge crossing the Des Moines Ri ver was built.
Keokuk Avenue extended through to the West Side to connect with the “Old
Road to Council Bluffs, ” the pioneer trail that led into western Io wa.  Along this
road west of the West Side’s commer cial center w as another encla ve referred to
as Greenw ood.  With the construction of the new bridge at the ri ver, Keokuk
Avenue became the first street in Des Moines to connect both sides of the ri ver
along the city’ s entire length.  The significance of this street necessitated a name
change;  K eokuk w ould become Des Moines’ premier street - Gr and Avenue.

At the turn of the century, the political winds of the Progressi ve Party movement
were gaining momentum and the ri verfront, especially on the east side, w as nota-
bly altered b y its influence.  The movement believ ed that an impro vement of
one’s surroundings w ould impro ve society’ s attitude of itself and, subsequently , its
moral and ethical v alues.  Out of this, the City Beautiful Mo vement was intro-
duced to Des Moines.  The Des Moines ri verfront became the test of this model
with the planning and construction of a gr and ci vic/go vernmental core on both
banks of the ri ver.  In 1911,  the first project on the east side began with con-
struction of the new city hall.  Ev entually , the entire riverfront from Grand Av-
enue to Court Avenue w as cleared and cleaned to make w ay for noble ci vic ef-
fort.  By the early 1920’ s, the intensity of the mo vement and its political support
began to w ane, though not before the appear ance of the east side had been im-
proved.

With the implementation of the City Beautiful Plan, the industrial area w as im-
pacted, though not totally eliminated.  Elimination of industrial businesses induced
pressure to relocate the remaining acti vity on the east edge.  Already
marginalized b y the earlier gro wth of the industrial front, the shrinking Swedish
neighborhood w ould find solace b y moving a way from the intrusi ve din of the
area.  Racial and ethnic encla ves were displaced b y the scheme and mo ved to the
West side.  Mor ally “questionable” businesses relocated into the no w-thriving
Downtown East business district, making it a more “complete” urban center .
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Meanw hile, the presence of the Capitol and its expanding role to the citizen-
ship w ould begin to absorb lands immediately surrounding the east, north and
west sides of its original grounds.  In doing so, residential neighborhoods were
eliminated, an action that w ould ultimately ha ve an impact upon the continued
vitality of the do wntown business center .

The early half of the twentieth century sa w Downtown East ac hiev e its own
heyda y, complete with business, commer cial, retail, cultur al, and entertainment
activities that someho w balanced with the muc h-larger and prosperous west
side.  The core of Do wntown East extended from F ourth Street on the west
to Seventh Street on the east and from Gr and Avenue on the north to Court
Avenue on the south.  Into the 1950’ s, the area maintained its vitality to the
whole Des Moines east side, despite the ev entual demise and disappear ance of
the railroads.  Light industrial and w arehouse-like acti vities continued to exist
in the redefined area along the ri verfront adjacent to the no w-established go v-
ernment centers.  The district continued to adapt and adjust without being
able to create momentum or significant critical mass.  The tendenc y was to re-
define its commer cial presence b y luring dev elopment that might otherwise
occur in the suburbs.  The last, and possibly most significant, ev ent that would
forever impact the district’ s dynamics occurred in the early 1960’ s, with the
construction of the MacV icar Freeway.  With its construction, the freew ay im-
posed a stead y and unrelenting str anglehold upon the future of Do wntown
East.  The freeway created two unyielding d ynamics:  first, it became a ph ysical
barrier between the east side core and the neighborhoods w hic h supported it,
and second, it offered an efficient means b y which residents could easily access
other commercial destinations within the city , thereby by-passing the east side.
The result has been an inability to maintain the vitality and purpose the city
had once ac hiev ed in serving its East Side neighborhoods.



image;  accommodate a new tenant or different use; or to “streamline” mainte-
nance requirements and costs.  Consequently , most of the architectural detail
is covered, damaged or lac king the storefront c haracter that ma y ha ve once
contributed to the streetscape’ s visual vitality .  Muc h of this older stoc k is va-
cant, partially occupied or is being under -utilized with uses of tempor ary dura-
tion (ie., storage) or of lesser intensity .  However, two core areas do offer a
higher concentr ation of intact historic fabric.  One is in the vicinity of F ifth
Street along Locust and Gr and Avenue, w hile the other occurs along Court
Avenue from F irst Street to Third Street.  These two areas contain the largest
collection of structures dating from the 1880’ s through the 1940’ s.  The num-
ber of historic structures exists in these tw o areas is evidence of  the lev el
and intensity of dev elopment that has occurred.  These two areas represent
the most historically stable and vital centers remaining from the 1850’ s within
the Gateway East District.

The remaining area within the district hosts a broad collection of building
types, sizes, styles and ages.  Structures from the turn of the century are scat-
tered at random without a collecti ve density forming a distinguishable critical
mass.   Newer building stoc k (post 1950) presents a collection of building
types that includes light industrial w arehouse structures, suburban-style com-
mercial office facilities, and v arious v ernacular , architecturally-nondescript
buildings.  Incongruous with tr aditional urban contexts, these structures are
generally isolated within an area of surface parking and do not help in defining
a dense, intact urban streetscape.

Key to the revitalization of the district is the identification of those structures
that help define its ar chitectural and/or historical identity .  Incorporating those
structures into the overall redev elopment goals will reinfor ce the importance
of the area’ s historic role.  Structures identified are typically noted for their ar -
chitectural integrity; are examples of the economic and commer cial dev elop-
ment of the area; or ha ve an historical association with a significant cultur al,
governmental, ci vic, or personal purpose.  Sustaining and/or rehabilitating these
structures would lend stability and legitimac y to the district.  Sustaining, reha-
bilitating, and integr ating vital elements of the past into the revitalization of a
district or neighborhood infuses it with a degree of ric hness, w hile lending
credit to its forefathers and their contributions to the dev elopment of that
place.
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APPENDIX III: CAPITOL GATEWAY EAST STRUCTURES SURVEY & BUILDING ASSESSMENT

Capitol Gatew ay East is composed of a di verse collection of building types, styles
and ages.  Despite a colorful and sometimes disrupti ve history (see History &
Context), remnants of once thri ving residential, commer cial, and industrial cen-
ters remain.  Serving as sentries from the past, these survi vors of time offer
glimpses of w hat the area’ s past was like, contr asted against more contempor ary
replacements, dev elopments and modifications.  Simultaneously , these contrasts
recall a lost vitality and spirit, while offering opportunities for potential revitalization.

Today, Capitol Gatew ay East is an area that con veys a negati ve image to those
who pass through or visit the area.  In part, this per ception ma y be attributed to
the lac k of both urban density throughout its built en vironment and a uniform
and cohesi ve architectural expression.  F our distinct districts within Gatew ay
East:  first, the State Capitol complex fr aming the east end;  second,  the “City
Beautiful” ci vic core (city and feder al facilities) defining the west edge along the
Des Moines ri verfront; third, a small residential encla ve extending from P enn Av-
enue to East F ifth Street north of Des Moines Street;  and fourth, the commer -
cial, retail, light industrial district referred to as Do wntown East, extending from
East Second Street to Penn Avenue south of Des Moines Street.  Eac h
district con veys a distinct c haracter in terms of scale, density , texture and ar chi-
tectural expression and a continuity of c haracteristics does not exist between
them.   The overall demeanor of the district appears detac hed and fr agmented.
Exacerbated b y uses typically not found in urban neighborhoods, the intensity of
land use coupled with a dispar ate architectural expression, has resulted in a di-
verse, fragmented-looking district.

For the purposes of this stud y, the building surv ey and assessment analysis fo-
cused upon the pri vate commer cial/retail sector of Do wntown East (see prop-
erty ownership map on page 45).  This gi ven area has the greatest potential of
being affected b y or affecting redev elopment and revitalization efforts.  This    sur-
vey/assessment will assist in pro viding a clearer understanding of the existing
building in ventory and the potential opportunities it offers.

A “windshield” in ventory reveals the o verall urban fabric in Do wntown East to
be of lo w to moderate density in terms of both scale and compactness.  As is
typical of man y older, urban commer cial centers, the majority of the older struc-
tures are in a state of decline, with a few notable exceptions.  Man y buildings
have been radically altered or modified in an attempt to either “upgr ade” their



Survey

The follo wing structures ha ve been noted through a cursory surv ey as integr al
or potential contributors in sustaining the significant ar chitectural and historical
qualities of Capitol Gatew ay East.  It is recommended that these structures con-
tinue to function in their current role or be rehabilitated and integr ated into
new redev elopment proposals to serv e new uses.

Existing Designations - National Register of Historic Places

State Capitol Building (state)....1885
Old State Historical Building (state).....1909
Des Moines City Hall (city).....1911
Studio Building,  524 E. Gr and (commer cial, pri vate).....c. 1890
Northwestern Hotel, 321 E. Walnut (commer cial, pri vate).....c. 1914
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Structures Survey - Architectural/Historical Significance

Commercial Bldg. (adapted into residential), 800 L yon St. .....c. 1897
Svenska Mission K yrkan - Chur ch of the Brethren, E. 10th at L yon St......c. 1895
First Evangelical Luther an Church, E. 5th at Des Moines St. .....c. 1886
Commercial Bldgs., 513 - 523 E. 6th St. .....c. 1880 - 1915
Commercial Bldgs., 430 -440 E. Gr and Ave. .....c. 1900
American Plumbing Supply (commer cial), 504 E. Gr and Ave. .....c. 1890
Commercial Bldgs., 516 - 518 E. Gr and Ave. .....c.1890, 1897
Commercial Bldgs., 412 - 434 E. Locust St. .....c. 1880, 1885, 1891
Teachout Building (commer cial), 500 E. Locust St. .....c. 1912
Hohberger Building (commer cial), 504 E. Locust St. .....c. 1880
Commercial Bldg., 501 E. Locust St. .....c. 1883
Masonic Lodge/Commer cial, 603 E. Locust St. .....c. 1915
Conoco Gas Station, 203 E. Gr and Ave. .....c. 1926
Commercial Bldg., 416 E. Walnut St. .....c. 1906
Commercial Bldg. (former Io wa Casket Co.), 215 E. 2nd St. ....c. 1928
Commercial Bldg., 215 E. 3rd St. .....c. 1900
Commercial Bldg., 306 E. Court Ave. .....c.1926
Commercial/Industrial Bldg., 219 E. Court Ave. ....c. 1920
Commercial/W arehouse Bldg., 301 E. Court Ave. ....c. 1903
Railroad Depot (Des Moines Union or Io wa Falls & Northern R.R.),

120 E.5th St. .....c.1902
Railroad Depot, 625 E. Court Ave. .....c. 1900
Commercial/Industrial Bldg., 107 E. 5th St. .....c. 1935
Commercial /W arehouse Bldg., 108 S.E. 4th St. ....c. 1895
Commercial/Warehouse Bldg., 130 E. 3rd St. .....c. 1909
Commercial/W arehouse Bldg. (state),  East 7th Street and Court Ave......c.1920
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APPENDIX  V:                                                      EAST LOCUST STREET:  General Design Guidelines

PUBLIC IMPROVEMENTS

General Streetscape Improvements

Locust Street, or “Capitol Way,”, is in need of gener al streetscape impro ve-
ments.  Gi ven that the streetscape impro vements ma y well pre-date new dev el-
opment, they ha ve the responsibility of creating pleasing, continuous “street
walls. ”  Street furniture, lighting and trees will serv e to enli ven the public realm
and gi ve pedestrians a greater sense of safety .  As well, prospecti ve merchants
and dev elopers will see this capital in vestment in the area as a commitment to
its long-term health.

Recommended str ategies for streetscape impro vements include the pro vision of:

• Pedestrian-scale light fixtures at approximately 60 feet on center
• Street trees placed at approximately 30 feet on center
• Trash receptacles
• Street furniture
• Bicycle racks
• Special pa ving at intersections
• Bus shelters that can displa y posters, flag poles to hold banners

Pedestrian Paths, Connections and Open Space:
alleys, walkways, crosswalks, plazas

General Linkages Between Sites
The vehicular , pedestrian, and open space/landscape systems on pri vate proper-
ties should form a legible netw ork along the length of the street as often as
possible.  Vehicular linkages should be as clear and continuous as possible, rein-
forced b y appropriate landscaping, lighting and signage.  P edestrian paths within
each parcel should connect with adjoining par cels and the public netw ork in a
clear, continuous and legible manner .  Multi-building projects should be grouped
in order to combine their indi vidual open spaces and required setbac ks to
form larger, more substantial public amenities.



Adequate and welcoming pedestrian connections are vital to creating a vibr ant
street.  Connections should be designed or enhanced so that people feel com-
fortable and safe w alking between destinations.  Mer chants benefit from well-
used pedestrian w ays, as people are more likely to windo w shop as they stroll.

Pathways and open space may be better articulated with the use of:
• Pedestrian-scale lighting:  pro vide lighting along the entire length of an alley

or connection – they ma y be free-standing light pole or w all mounted
fixtures

• Special pa ving:  contr ast the surface treatment of a w alkw ay or crosswalk
with paint or a material suc h as bric k pavers, or introduce a slightly-r aised
surface

• Street furniture:  provide benc hes, trash receptacles, bic ycle racks, planters
• Landscaping:  pro vide landscaping and mark the extent of a passage, or the

edges of an open space, with trees, lo wer bushes and garden w alls
• Shelters:  provide places for people to enjo y the outdoors and take repose

from either the sun or intrepid weather and enjo y the outdoors
• Visual interest:  consider the use of public art suc h as sculptures, custom

designed planters and w all mur als
• Signage:  use signage to clearly indicate routes to specific destinations and

streets

Signage

• Provide clear signage to public parking facilities and important destinations
• Consider the use of the appropriate infr astructure to allo w for banners,

bus stop posters and other tempor ary signs that enli ven the pedestrian
environment

Town-owned Parking Areas

Landscaping:
• Provide fencing, “garden w alls” and landscaping at the perimeter of lots to

screen them from surrounding uses
• Use internal landscape di visions in larger parking lots to break do wn the

scale of the larger lots into “parking courts”
• Take snow plo wing requirements into consider ation w hen planning landscaping

in parking areas
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Lighting:
• Provide pedestrian-scale light fixtures, designed to shine entirely on the lot

and a void glare in surrounding properties
• Provide lighting that specifically illuminates pedestrian w alkw ays
Sidew alks*:
• Provide sidew alks at the bac ks of buildings w here they face onto parking lots

and are accessible to the public
• Provide sidew alks that allo w large parking lots to be easily na vigated b y

pedestrians
Trash Receptacles:
• Consider trash receptacle as part of the o verall design sc heme of the

parking lot
• Take into consider ation sno w plo wing requirements w hen locating

receptacles

*  may be as simple as a contrasting material to the asphalt of the parking lot

PRIVATE DEVELOPMENT

The Placement of Buildings

Building setbacks - defining the street edge
Buildings should be brought to the front setbac k line to:
• reinforce the street edge
• improve the visibility of businesses, entr ances and addresses
• reduce the necessity for o versized signs
• add interest and acti vity to the sidew alk
• screen parking

Building orientation
Buildings should face the street and be aligned with it.  This ensures that ap-
proaches, entrances and signs are easily visible from an y direction of the street
and the street corridor is reinfor ced and made more legible.

Building mass, bulk and height
Large buildings should incorpor ate design elements that help reduce their ap-
parent size.  These include liber al use of windo ws, especially at street lev el, fa-
cade articulation consistent with the scale of smaller adjacent buildings and
pedestrian-scale canopies.



Building height can serv e to define more strongly the c haracter of the street and
provide it with a sense of enclosure.  It is recommended that new buildings are a
minimum of 3 stories in height.

Site Geometry and Scale

Wide sites
Buildings on wide sites should be placed with their long facades to ward the
street, maximizing the ph ysical definition of the street and the bac kdrop of the
sidewalk.

Where this is not possible, fences, hedges and garden w alls should be used to
reinforce street edges and property lines.

Sites with more than one building
Sites with more than one building should be planned and developed as a unit in order to:
• create a cohesi ve ensemble, eac h building complementing the other in scale

and mass
• create opportunities for public spaces, suc h as courty ards, gardens or plazas

between the buildings
• create pedestrian paths between them that a void v ehicular tr affic

Very large sites
Multi-building projects should be planned and dev eloped according to an o verall
master plan.  This will ensure that the w hole will be a coherent sum of its parts
where groups of buildings form pleasing ensembles, r ather than compete with
one another for attention.

Responding to buildings on adjacent sites

Building alignments
New buildings should act as mediators between neighbors to:
• establish continuity of cir culation patterns, both v ehicular and pedestrian,

along the streets and between properties
• enhance visual continuity along the street
• enable continuity of acti vities along the street
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Spaces between sites
Adjoining properties are encour aged to impro ve the setbac k areas between
their sites for common amenities suc h as:
• upgraded landscaping
• parks, gardens or plazas accessible to the public
• seating areas for pedestrians
• landscaped w alkw ays
• tree-lined dri veways

Atypical building geometries
Atypical alignments of adjacent properties ma y be recognized as special design
challenges, though not as primary c hallenges.  New construction should
complement the street alignment first, and then seek opportunities for relating
to the uncon ventional orientation of its neighbors.

The Placement of Cars

Relationship of parking to the street
Parking areas should be placed to the rear of a site, w here they are screened
from the street by the building.  Well-landscaped parking areas behind buildings
provide “softer” transitions between commer cial zones and residential zones.
Parking areas w hic h need to be placed alongside buildings and facing the street
should be screened b y landscaping, trees, fences, hedges or garden w alls.

Relationship of parking to pedestrians
Buildings should be grouped together with parking areas located on their pe-
riphery.  Parking should complement pedestrian usage, r ather than form ob-
stacles to it.

Size and landscaping of parking lots and parking structures
Large parking areas should be subdi vided into smaller ones b y landscaped is-
lands, trees and/or buildings, and inter connected with clearly-marked cir cula-
tion lanes.

Parking structures should pro vide space for retail acti vity at gr ade, especially
along major commer cial streets.  Entrances and exits should be located off of
side streets.  Facades of parking structures should be ar chitecturally subdi vided
to reflect the predominant scale of the storefront widths along the street.



Landscaping in support of the public environment

Landscaping in parking areas
Parking areas should be generously landscaped (through the use of v egetation or
architectural elements), especially at their perimeter , to screen noise, headlights
and pollution.  Internally landscaped islands should take into account sno w plow-
ing.  Shrubs w hic h grow to a maximum of approximately 4 feet should be se-
lected to allo w for visibility .  Curb cuts should be kept to a minimum.  Only one
curb cut should be included for businesses with less than 150 feet of frontage,
and a maximum of tw o curb cuts for businesses with longer frontages.  Trash re-
ceptacles should be incorporated into the design to discourage littering.

Paths beside, through and at the back of buildings/developments
Vegetation, distinct pa ving, signage, a wnings and lighting should be str ategically lo-
cated to help distinguish between v ehicular and pedestrian paths.  P aths should
be barrier-free, expedient w alkw ays whic h lead to front and rear entr ances and
through to the main commer cial streets.  Landscaping should promote continuity
between properties with minimum interruption b y parking areas and dri veways.
Site landscaping should reinfor ce the public streetscape and an y adjoining park
or open space corridors.

View Corridors (specifically towards the State Capitol Building)

Views along Locust Street
Locust Street should be reinfor ced as the major visual and ph ysical axis to the
State Capitol Building.  Buildings should serv e to frame this view .  By building to
a consistent setbac k line at a gener ally consistent height, this fr aming is most
likely to occur .

The Teachout Building at East Locust and East 5th Street, at approximately 85
feet, represents the tallest building in the Capitol Gatew ay East area.  New zon-
ing criteria should recognize this height at an absolute maximum along E. Locust.
This building height will fr ame the Capitol Building, without obscuring a clear
view of it.
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Storefront & Building Facade Criteria

Building facade composition
Special treatment of the first floor:
The design of street lev el facades and store windo w displa ys requires special
attention to maintain and enhance the street’ s lively pedestrian en vironment.
Large windo ws help to dev elop strong visual connections between the interior
and exterior, allo wing people to peer into the store or restaur ant and see the
merchandise or the atmosphere a vailable inside.
• a minimum of 70% of the linear frontage of the first floor facade should

comprise doors and windo ws with clear glass - at least 50% of the area of
the entrance doors should also be clear glass

• sill heights for an y windo ws included in this calculation should not exceed 2
feet above street level

• tops of windo ws should be at least 8 feet abo ve grade

Storefront window dimensions, placement, materials and the storefront frame
The storefront and the storefront frame are the key elements in the design of
the first floor facade.  The frame is the basic structur al framew ork of the build-
ing within w hic h the storefront should be set.  Pro viding a clear separ ation be-
tween stores the frame allo ws eac h store to establish its o wn special c haracter
and identity .  The rhythm of the storefront frames helps to establish a cohesi ve
character for the commer cial street.
• Contain the storefront within a fr ame
• Provide large, tr ansparent glass displa y windo ws
• The windo w sill height should be no higher than 2 feet, and the top of the

windo w no lo wer than 8 feet
• All buildings facing the street should ha ve an entrance on that street
• Doorways should be recessed, w hereas windo ws should not
• Use changes in color , materials or alignment to distinguish the storefront

from the frame and establish an indi vidual identity for eac h store
• Ensure that frame elements are the same color and texture throughout the

building



Awnings & canopies
The use of a wnings is encour aged.  They are a traditional and relati vely inexpen-
sive way to embellish a storefront or building.  They con vey merchant’s concern
for their buildings, their customers and their business districts.  Awnings also
serve the practical functions of shading a sunn y storefront; keeping the interior
cooler; providing a shaded and sheltered place for the passerb y to walk; pro-
tecting displa y windo ws from exposure to the sun; and pro viding additional or
alternati ve signage locations.

Awnings should not co ver important architectural details.

Outdoor displays
Use outdoor displa ys, planters and other outdoor elements to enhance the
storefront and the streetscape.  Displa ys should neither clutter the sidew alk nor
obstruct pedestrian traffic.

Materials
Use materials w hic h are compatible with the c haracter of the building and the
street.

Second fronts of buildings
Bac ks of buildings that face parking and other publicly accessible areas should be
designed as “second fronts” and should include entr ances, signage and displa y
windo ws whenev er possible.  Important design elements include:
• Sidew alks:  pro vide an unimpeded pedestrian tr ansition from the parking lot

to the building and to connect individual entrances
• Signage:  locate signs abo ve, and relate them to, a specific door and/or

windo w
• Windo ws:  a minimum of 25% of the linear frontage of the first floor rear

facade should comprise doors and windo ws with transparent glass;  sill
heights should not exceed 3 feet abo ve street level

• Planting:  planting in planter boxes and on trellises can enli ven a rear entrance
• Dumpster screening:  screen dumpsters from the parking lot, the street

and adjacent residential areas
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Signage

Use signs of similar size, proportion and materials for eac h store.  Align the
tops and bottoms of w all signs with other signs on the building.  Hang project-
ing signs at a consistent height.

Signs should be compatible with the building, neighboring buildings and the
character of the street.  Signage should be integr ated with the design of the
storefront and facade.  Signs should be carefully located within the sign band,
where one exists, to a void obscuring important ar chitectural features.  In build-
ings with multiple storefronts, coordinate an approac h to signage.

Types of signs:
•  Wall signs:  Use the w all sign as the primary business sign.  It is viewed from

the farthest away, often from across the street, and should be legible from
that distance.  Wall signs should be carefully sized to fit in with the building’ s
facade design.

•  Projecting signs:  Use projecting signs w here appropriate in order to
complement the storefront and to catc h pedestrians’ attention as they w alk
along the street.  They should be small and are usually best mounted at the
end of the signband or directly o ver the entrance.

•  Window signs:  Use windo w signs to pro vide more detailed information and
to complement the windo w displa y.  They can consist of letters on glass, let-
ters etched in glass, letter on board or neon behind glass.



on existing conditions.)  In the longer term, a new parkw ay, including a new
river crossing, is also proposed to the south of the stud y area, with intersections
at East 4th, 6th, 14th, and 15th streets.  East 4th Street is also slated for im-
provements that will increase its role as a north-south connector .

To understand ho w various cir culation or lane use c hanges can be accommo-
dated without significant impacts on tr affic capacity or oper ations, existing and
projected traffic v olumes must be assembled.  Figures 1 and 2 show a.m. and p.m.
peak-hour traffic v olumes obtained from the City of Des Moines for Locust and
Grand; additional data will be a vailable in the near future as part of a do wntown
signal system upgr ade currently in design.  Existing v olumes indicate that there is
ample tr affic-carrying capacity on the grid system in the area to accommodate
added traffic, amplified b y the one-w ay pair system put into effect to help mo ve
traffic into and out of the Centr al Business District through the area.  As stated
above, long-term traffic v olumes on the local streets are projected to decrease
as a result of the I–235 impro vements; further decreases could also be expected
after implementation of the MLK Boulev ard scheme.

Key to the urban design concepts being ad vanced in this plan is the creation
of a “new image” for Locust Street in the stud y area through its tr ansformation
into “Capitol Way,” an attracti ve gatew ay from the river to the State Capitol.
The concept in volves turning Locust Street bac k into a two-way street, with a
narrower vehicular road way and wider sidew alks.  The goal is to lo wer traffic
speeds, to impro ve circulation and visibility for local businesses, and to actually
increase traffic v olumes on the street throughout the da y.

Although Locust Street is designed to oper ate one-w ay with tw o eastbound
lanes, it actually carries relati vely lo w traffic v olumes.  During the morning peak
hour, it carries about 705 cars across the bridge, but v olumes drop to about 300
cars moving east from East 2nd Street to East 7th Street.  Using the “rule of
thumb” of 500 cars per lane per hour through a signalized intersection, this
would mean that tw o eastbound lanes are needed across the bridge, but only
one east of East 2nd Street.  During the ev ening peak hour , volumes are
heavier—about 814 crossing the bridge, 700 at East 4th Street, 600 at East 6th,
and 750 at P ennsylv ania.  In the ev ening, it appears that Locust collects some I–
235- bound tr affic at East 6th that then uses P ennsylv ania/East 7th to access the
expressway.  Evening peak-hour left turns from Locust to P ennsylv ania are quite
heavy at 691, with only 41 v ehicles turning to the south.
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APPENDIX VI: TRANSPORTATION ANALYSIS, CONCEPTS & RECOMMENDATIONS

INTRODUCTION

As part of the Capitol Gatew ay East Urban Design Plan, this report summarizes
analyses and conclusions reac hed regarding v ehicular tr affic cir culation, parking,
pedestrian treatments, and tr ansit service in the Capitol Gatew ay East area.  It is
intended to support the urban design concepts introduced in the bod y of the In-
terim Report for this project. The findings are based on materials supplied b y the
City of Des Moines, the Io wa Department of Transportation, and the design con-
sultants; interviews, meetings, and observ ations gathered in a field visit in J anuary
1997;  professional references;  and in-house calculations.

The goals of the tr ansportation planning are:

• to maintain accessibility to the Capitol Gateway East area

• to relieve existing parking shortages, particularly around the State Capitol

• to accommodate the traffic impacts and parking demand generated by new
development proposed for the area

• to create a district circulation system that better serves neighborhood
land uses and fosters easy movement within the district

• to improve pedestrian/bicycle amenities

• to increase pedestrian/bicycle activity on the streets as an alternative to
auto use

• to improve accessibility by public transit

The report summarizes key analyses and findings in the areas of Traffic Cir cula-
tion, Parking, P edestrians/Bic ycles, and Transit belo w.

TRAFFIC CIRCULATION

The Capitol Gatew ay East area is blessed with excellent accessibility from the
I–235 interstate; tw o sets of interchanges at East 14th and 15th and at East 6th
and 7th streets serve the study area.  In the future, I–235 is slated for oper a-
tional impro vements that will ease current peak-hour congestion and reduce lo-
cal traffic in the stud y area b y a modest amount.  (F or purposes of this stud y,
however, no decreases in local street v olumes were assumed; analyses are based
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FIGURE 1: EXISTING A.M. PEAK HOUR TRAFFIC
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FIGURE 2: EXISTING P.M. PEAK HOUR TRAFFIC



• What is the desired configuration of Capitol Way in order to
accommodate design goals while maintaining safe traffic
operations?

The design concept is to ha ve one moving lane in eac h direction along Capitol
Way, with either par allel parking on both sides of the street, defined b y
neckdowns at the corners, or angle parking on one side and par allel parking on
the other side.  In our view , parallel parking on both sides is a prefer able sce-
nario for vehicular and pedestrian safety reasons.  Eastbound left-turn lanes
would be
added at northbound cross streets, and westbound turn lanes if w arranted b y
final projected v olumes.  Looking at the peak-hour tr affic v olumes, the p.m.
peak should be used as the basis for design, since tr affic is muc h hea vier in the
evening.

• How would the transition from one-way to two-way occur?
It is very important to insure a safe and easily understood tr ansition from the
two-way portion of Capitol Way bac k to one-way eastbound.  This could hap-
pen at either East 1st or 2nd Street or West 2nd Avenue on the other side of
the bridge.  If the tr ansition occurred on the west side of the ri ver, the bridge
would also need to be tw o-way, of course.  Westbound traffic w ould need to
be forced to turn right at either of these locations through pro vision of some
kind of nec kdown or barrier on the west side of the intersection, along with
advance signing and signal timing that w ould facilitate the right turn.  Since it is
not anticipated that westbound through-v olumes on Capitol Way east of the
river would be v ery high, and since eastbound capacity across the Locust
Street Bridge is v ery high, we believ e that neither scenario w ould be difficult to
achieve.

• What westbound traffic would be attracted to two-way Capitol
Way?  What eastbound traffic would be diverted to other streets?

While a more detailed analysis of tr affic di versions would require a more ex-
tensive network of peak-hour turning mo vement counts (to be pro vided in
conjunction with the do wntown signal stud y underw ay), we can make some
general predictions based on the information we ha ve.

In our view , based on the preliminary data, modest westbound tr affic w ould be
attracted to Capitol Way from Grand and Walnut, since v olumes on these tw o
streets are relatively lo w today in the peak hours, and there is ample capacity
on both streets.  If Capitol Way continued tw o-way across the bridge, more
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To the north, Grand Avenue carries tw o lanes of westbound tr affic and one lane
of eastbound tr affic.  In gener al, the westbound tr affic is muc h hea vier than the
eastbound.  During the morning peak hour , Grand carries about 935 cars west-
bound across the ri ver, and 1,090 cars eastbound.  West of East 6th Street, Grand
carries about 723 cars westbound and 92 eastbound.  East of East 6th, Gr and
carries 313 cars eastbound and 617 westbound.  During the ev ening peak hour ,
Grand carries about 1,195 westbound and 133 eastbound across the ri ver; 595
cars westbound and 310 cars eastbound west of East 6th; and 505 cars west-
bound and 401 cars eastbound east of East 6th.

To the south, bridge counts at Walnut Street sho w low one-w ay westbound
volumes of 505 in the a.m. peak hour and 560 in the p.m. peak hour .  Court
Street one-way eastbound bridge crossings are 361 cars in the a.m. peak hour
and 601 in the p.m. peak hour .

Total bridge crossings for the four streets (this is the only location w here we
have counts for all four streets) are sho wn in Table 1.

As shown in the table, total eastbound peak hour crossings for all four streets
are 1,175 in the morning and 1,548 in the ev ening (requiring about three lanes
total).  Westbound crossings for all four streets are 1,440 in the morning and
1,755 in the ev ening, requiring about four lanes total.  Gr and is b y far the most
heavily-used street, carrying about 40% of total peak hour tr affic both a.m. and
p.m..  Locust carries around 25% (its fair share).  Together, Grand and Locust
carry about tw o-thirds of peak-hour v olumes across the four bridges.   Walnut
and Court Street are under-utilized, with Walnut carrying 17 (19% of peak tr affic)
and Court 14 (18% of peak-hour tr affic).  This unev en pattern sho ws in a gener al
way that there is room to accommodate a redistribution of tr affic east of the
river.

The urban design concept for Locust Street/Capitol Way is to change its
circulation from one-w ay eastbound to tw o-way on the east side of the ri ver.
Several questions need to be addressed in assessing the feasibility of this c hange,
whic h are as follo ws:
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TABLE 1: COMPARATIVE STUDY AREA BRIDGE CROSSINGS, 1996

A.M. PEAK HOUR P.M. PEAK HOUR

Location EB % WB % TOTAL % EB % WB % TOTAL %

Grand 109 9% 935 65% 1044 40% 133 9% 1195 68% 1328 40%

Locust 705 60% 0 0% 705 27% 814 53% 0 0% 814 25%

Walnut 0 0% 505 35% 505 19% 0 0% 560 32% 560 17%

Court 361 31% 0 0% 361 14% 601 39% 0 0% 601 18%

TOTAL 1175 100% 1440 100% 2615 100% 1548 101% 1735 100% 3303 100%



1st Street in the bloc k in question are v ery low–only 86 cars southbound and
99 cars northbound in the p.m. peak hour; these could easily be handled else-
where.  It is assumed that handicapped parking/drop-off and other critical pic k-
up or drop-off needs could continue to be accommodated on East 1st.

An overall recommendation of the design stud y is the encour agement of
higher -density dev elopment in the corridor between East 6th and East 7th
streets.  From an access and cir culation point of view , this is a sound
recommendation, since these streets pro vide direct access to I–235 toda y, and
they will also intersect with the proposed MLK Boulev ard in the long-term.
Longer-term plans also sho w impro vement of eac h of these streets as major
East Side arterials.

Finally , the long-term treatment of MLK Boulev ard east of the ri ver will
influence cir culation in the area.  To best serve study area dev elopment, there
should be relati vely close intersecting spacing east of the ri ver.  At a minimum,
an intersection should be pro vided at East 1st in addition to those planned for
4th, 6th, 14th, and 15th.

PARKING

It seems clear that the gr adual con version of large surface parking lots to
structured parking will be necessary in order to ac hiev e desired dev elopment
densities and to create a more urban, pedestrian-friendly en vironment.
Several recommendations ha ve arisen in the course of this stud y:

1.  The large land par cel in front of the State House between P ennsylv ania and
East 9th offers a good opportunity for an underground gar age to serve State
House emplo yees and visitors w hile the legislature is in session, as well as
tourists, Capitol East visitors, and ev en downtown w orkers when the legislature
is not in session.  Very preliminary studies indicate that the large site could ac-
commodate about 1,100 cars on eac h lev el of parking.   While underground
parking is expensi ve to build, the slope of the site is suc h that two or more lev-
els might be accommodated at this particular location in a cost-effecti ve way.

There are also other ad vantages for this site.  It could be tied into the under -
ground tunnel system for emplo yee access to the State House, and it is con ve-
nient to the expressway system for emplo yees and tourist users.  The site is
perfect for Capitol East ev ents such as par ades, and is also con venient for new

68

westbound traffic w ould be accommodated than if the c hange occurred on the
east side of the ri ver.  In terms of eastbound tr affic, there w ould be a di version
from Capitol Way to Grand and to Court.  It appears that most of the Capitol
Way traffic is destined to the north, so more tr affic w ould probably go to ward
Grand.  Using a “rule of thumb” of 500 cars per lane per hour through a signal-
ized intersection, assuming that one left-turn lane plus one through-right lane is
provided for eastbound Locust tr affic at eac h intersection with a northbound
street, and assuming (as a “w orst case”) that all surplus eastbound Locust tr affic
is di verted to Grand, about 172 cars w ould need to mo ve to Grand west of the
river and at East 1st Street in the p.m. peak hour .  (Some will also turn at other
northbound streets suc h as East 2nd, etc.)  Since Gr and carries only 114 east-
bound cars at this point, it appears that there is ample capacity to carry these
vehicles, plus future dev elopment-gener ated traffic.  At East 6th, Grand carries
310 cars; again, there is capacity .  At Pennsylv ania, Gr and carries 410 cars east-
bound, again offering some surplus capacity for Locust tr affic.

On Capitol Way itself, the di version of the 172 cars near the ri ver would mean
that the high left-turn v olumes at P ennsylv ania are also reduced.  This location
needs to be treated carefully , however, especially if an y underground parking is
accessed through this intersection.  It is likely that three eastbound lanes will be
necessary at this intersection; this could be ac hiev ed by ha ving no parking on the
eastbound approac h.  Design features will depend on more accur ate traffic
counts and analyses.

Walnut and Court Street are also a vailable to handle tr affic displaced from Lo-
cust Street, as well as added dev elopment traffic.  To ease the effects of di verted
Capitol Way eastbound tr affic and to further accentuate local cir culation, it ma y
also be possible to con vert Walnut Street, or ev en Court Street, to two-way op-
erations east of the ri ver or just west of the bridges, with the same ca veats ap-
plying to the design of the tr ansition from one-w ay to two-way.  East 2nd Street
is alread y two-way.

A second design recommendation that will affect cir culation is the realignment of
East 2nd Street between Locust and Gr and in front of City Hall.  In conjunction
with this c hange, it is also proposed to close or restrict access to East 1st Street
in front of the building.  If this c hange occurs, the tr ansition from tw o-way to
one-way Locust w ould occur at East 2nd instead of East 1st;  this w ould offer the
opportunity to design East 2nd in suc h a w ay that the added v olumes and turning
movements can be safely and efficiently accommodated.  Traffic v olumes on East



Again, surv eys should be done to determine more accur ately the needs for
each type of space.  It ma y be that on-street parking can suffice for visitors and
that guest needs can be effecti vely met through “shared parking” arr angements
in the proposed Plaza gar age.

In terms of access, it is prefer able to provide the gar age entrance and exit on
East 2nd rather than Grand or Locust; the redesign of East 2nd should
accommodate the added gar age traffic.

PEDESTRIANS/BICYCLES

The proposed design for Capitol Way is intended to “calm” tr affic on the
street; improve circulation to businesses; and create more friendly conditions
for non-auto travelers.  These goals can be furthered through suc h measures as
widened sidew alks at intersections; pedestrian-actuated signals; clearly-marked
crosswalks; a pedestrian-oriented signage system; pro vision of secure bic ycle
parking in buildings and on-street bike r acks; elimination of surface parking lots;
and, abo ve all, creation of new retail and commer cial acti vities that are oriented
to the sidewalks.  Total closure of streets to vehicular tr affic or creation of “su-
perbloc ks” is not recommended; r ather, short bloc k spacing, v ehicular tr affic,
and on-street parking are recommended in order to maintain acti vity on the
street and create man y alternati ve paths for pedestrians.

TRANSIT

There is no disagreement that bus service in the Capitol East area can be
greatly impro ved; ho wever, to insure riders for the buses, new acti vity centers
need to be created east of the ri ver.  The creation of a new underground facil-
ity at the State House, as discussed abo ve, or even the 700-car gar age pro-
posed across from the Historic Building, offer some opportunity to create an
east-side Intermodal F acility as an anc hor for a bus service that w ould end at
the downtown Intermodal F acility .  As new residential and commer cial uses are
created in the Capitol Way corridor, more impetus will be pro vided for
shuttles serving Capitol East and the Centr al Business District.  The transit au-
thority should be brought into dev elopment planning to make clear ho w bus
service can help meet emplo yee and visitor tr avel needs and reduce parking
demands and traffic impacts.
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commercial establishments on Locust Street (Capitol Way).  Construction could
be staged to proceed in conjunction with dev elopment on the northerly and
southerly par cel as well.  In the long term, pro vision of one large underground
garage also might pro ve to be less costly in terms of oper ations than building
several smaller abo ve-grade structures.  Prior State Capitol studies ha ve sug-
gested underground parking to the east of the building; it is our recommendation
that an engineering feasibility stud y proceed to explore all of these ideas.

Access to suc h a large facility is certainly an important concern; tr affic impact
analysis for v arious capacity , usage, and entry/exit scenarios should be made a
part of the feasibility stud y.  The parking needs of v arious dev elopment scenarios
also should be taken into account in terms of ho w the gar age spaces will be used.
It may be possible to phase the gar age oper ations so that spaces are initially used
for the State Capitol, then leased to dev elopers of nearb y parcels as dev elopment
comes on line.  As the development proceeds, the State can create additional
structures elsewhere to handle replacement parking needs.

2.  The State Capitol Plan has also called for structured parking on other state-
owned sites at the periphery of the campus; these sites all seem to ha ve good ac-
cess.  They should continue to be explored within the context of the o verall
State Capitol need for 4,200 spaces, as well as the suitability of eac h of the sites
for development.  Should it pro ve feasible to create the underground gar age, fi-
nancial arr angements for sale or lease of these properties could possibly be used
to help the State finance the underground facility .

On the west side of the stud y area, v arious parking and dev elopment scenarios
have been presented for the proposed City Hall Plaza.  P arking on this site w ould
need to serve the current hotel parking committed b y the City for this site, as
well as current City Hall visitors and those attr acted b y an y new dev elopment.
Since this site is relati vely small in size, creation of replacement plus necessary
new parking on the site itself is a c hallenge in terms of financial feasibility .  Thus,
alternati ves for replacement of the City Hall and/or hotel parking need to be in-
vestigated.  Since the City Hall visitor parking is short-term in nature, it is prob-
ably the most easily replaced through on-street parking.  In this case, a surv ey of
City Hall visitors and a turno ver survey of metered spaces on the bridges and
the nearb y bloc ks would provide the basis for determining o verall City Hall visi-
tor needs.  These could most easily be met through c hanging the time limits and
pricing on the appropriate number of meters nearb y.  The hotel parking needs in-
volve both long-term parking for guests and short-term parking for ev ent goers.



Locust Street:  Capitol Way

The following is a rough cost estimate for the streetscape improvements along East Locust Street:

Pedestrian-scale Street Lighting 140 @ $2,000/each $280,000

Vehicular Street Lighting 105 @ $1,500/each $157,500

Street Trees 140 @ $450/each   $63,000

Tree guards & gr ates 140 @ $350/each   $49,000

Sidew alk demolition 42,000sf   $96,000

New sidew alks 50,400sf $302,000

Paving @ intersections $16sf $384,000

Benches 20 @ $600/each   $12,000

Trash Receptacles 20 @ $250/each     $5,000

Bicycle racks 10 @ $600/each     $6,000

Street repairs n.i.c.

TOTAL 1,354,500

note:  Locust Street is considered to terminate at Pennsylvania Avenue

P R O J E C T   C O S T S
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