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FOREWORD 
Located in downtown Richmond, the capital of the Commonwealth of Virginia, Capi-
tol Square is one of the few large, public, open green spaces. The historic State Capitol 
building, designed by Thomas Jefferson, stands on a hill overlooking the Square. The 
interior renovation of the Capitol, slated to begin in April 2005, will require the State 
Legislature to relocate temporarily to the newly renovated Old State Library and Ar-
chives Building. The Legislature will return to the Capitol building in late 2006. 
  
As emphasized in the master plan, a signifi cant investment over the next 10 years is 
recommended for the entire Capitol Square complex, which encompasses Capitol 
Square and the adjacent buildings. As one of the fi rst public parks in the nation, 
Capitol Square is historic, and integral to planning for the complex. Based on exten-
sive data assembled by the Department of General Services and the consultant team, 
space needs have been calculated, and many agencies occupying leased space are pro-
grammed to relocate to the Capitol Square complex. A combination of renovation and 
new construction will create a pedestrian friendly environment in and around Capitol 
Square, increasing the potential to attract tourists and to boost both the local and state 
economies. 

Individual construction projects will fi t into a framework that provides more open 
space and increased security for the Capitol grounds. The ground fl oors of new build-
ings will provide diverse uses that ensure activity throughout the week, including 
weekends. Visitors will be able to experience the historic Capitol through a new visitor 
center currently under construction. Vehicular traffi c and parking will be located 
primarily outside the historic grounds, and the area surrounding Capitol Square will be 
dedicated to accommodating pedestrians.

The Governor, through coordination of the Director of the Department of General 
Services, House Appropriations Committee, Senate Finance Committee, and Capitol 
Outlay Sub-Committee, will be responsible for implementation of the master plan. 
Many of the early action recommendations have already been approved.

The authors recommend that an annual review of the plan be performed to ensure that 
development follows the guidelines contained in this report. With careful monitoring, 
the functionality of this important area can be enhanced and the Capitol Square com-
plex will continue to serve as the symbol of democracy and a distinctive component of 
Virginia’s heritage. 



iv Wallace Roberts & Todd, LLC

V I R G I N I A  S T A T E  C A P I T O L  M A S T E R  P L A N

ACKNOWLEDGEMENTS

Consultant Team

Wallace Roberts & Todd, LLC 
Planning and Urban Design
Richard Huffman, Principal-in-Charge
Yogesh Saoji, Bart Ross, Yan Wang, Wendy Bloom

Carter Goble Associates 
Space Programming
Chloe Jaco, Bruce Orenstein, Sophia Tata

Vanasse Hangen Brustlin, Inc.
Civil Engineering, Traffi c Planning
Steve Thomas, Steve Aldrich

HC Yu & Associates
MEP Engineering
Harold Lana, Jim Miller

Robert Silman Associates 
Structural Engineering
Dan Chrzczonowski

System Planning Corporation 
Security Planning
George Flowers

Cloud Gehshan Associates
Signage and Wayfi nding
Virginia Gehshan, Ian Goldberg

Economics Research Associates 
Tourism Planning and Economic Analysis
William Owen

Hanbury Evans Wright Vlattas & Company
Historic Preservation
John Paul C. Hanbury

Department of General Services
Master Plan Advisory Committee

WRT would like to thank the members of the Virginia State 
Capitol Master Plan Advisory Committe whose guidance and 
feedback helped shape this document.

James T. Roberts, Director

Bureau of Facilites Management
Bruce Brooks, Director
John Mitchell, Deputy Director
Ronald White, Project Manager
Chuck Olliver, Chief, Maintenance & Operations  
Sheila Erickson, Chief, Parking & Security Services

Division of Engineering and Buildings
Richard Sliwoski, Director 



v

V I R G I N I A  S TAT E  C A P I T O L  M A S T E R  P L A N

Chapter 5: Planning Elements     63
Space Programming
Parking 
Security 
Wayfi nding and Signage
Tourism Potential and Visitor Experience

Chapter 6: Urban Design Framework   83
Site Assessment
Design Principles
Design Options
Comparison of Building Areas
Evaluation of Parking, Access, and Circulation
Urban Design Framework
Wayfi nding 

Chapter 7: Next Steps     123
Master Plan Implementation
Master Plan Review
Contribution to City of Richmond Revitalization Efforts
Civic Coordination and Cooperation

Bibliography       127
Credit for Illustrations      129

Foreword       iii
Acknowledgements      iv
Executive Summary      1

Chapter 1: Introduction     5
Background: Overview of the Capitol Square complex
Master Plan Study Overview

Chapter 2: Agencies      15
Introduction
Identifi cation and Survey Process
Prioritization for Capitol Square

Chapter 3: Existing Capitol Square Area   27 
Richmond Context
Capitol Square Complex
Opportunities and Constraints

Chapter 4: Capitol Square Complex Buildings  43
Existing Buildings Analysis
Building Evaluations
Buildings Susceptibility to Change

 Phasing

CONTENTS

Appendix
A. Environmental Communications Report (Cloud Gehshan Associates)
B. Tunnel Condition Report (Robert Silman Associates)
C. Richmond Offi ce Areas Market Overview (Economics Research Associates)
D. Security Review (System Planning Corporation)

Note: Appendix is not part of this document. It is included in a separate report.



vi

V I R G I N I A  S TAT E  C A P I T O L  M A S T E R  P L A N

0’ 200’ 400’

N



1

V I R G I N I A  S TAT E  C A P I T O L  M A S T E R  P L A N

EXECUTIVE SUMMARY
Background
The Virginia State Capitol Master Plan focuses on developing a long-range (10-year) 
program for the growth of state agencies within the Capitol Square complex, the space 
allocation of that program, and an urban design framework to guide future construc-
tion. The consultant team led by Wallace Roberts & Todd, LLC included specialists in 
master planning, historic preservation, space programming, security, engineering, and 
economic development—the disciplines required to respond to the two objectives of 
the master plan study:

1. Maximize utilization of Commonwealth of Virginia offi ce space in down-  
 town Richmond and defi ne the necessary improvements in the environment  
 to achieve maximum utilization.
2. Contribute to the City of Richmond and broaden the Commonwealth’s 
 efforts to revitalize downtown, promote tourism, and preserve historic trea- 
 sures.

Existing and Future Space Need
Future space need in the Capitol Square complex is based on 1) the internal growth of 
existing Capitol Square agencies, and 2) relocation of other agencies identifi ed as high- 
and moderate-priority for moving into the Capitol Square complex from downtown 
and metro locations over the next 10 years. 

The total existing area occupied by agencies determined to be high- and moderate-pri-
ority for location in the Capitol Square complex is 2.17 million net assignable square 
feet (NASF), of which 1.33 million NASF is already located within the Capitol Square 

complex. The remaining 844,151 NASF is in downtown and metro locations outside 
the complex. 

Based on the projected growth of all agencies identifi ed as high- and moderate-priority 
for relocation to the Capitol Square complex, the total space need in the next 10 years 
is somewhere between 868,525 and 1.21 million NASF, depending on whether a stan-
dard of 210 or 250 NASF per FTE staff is used. New, more effi cient buildings would 
use the 210 NASF/FTE standard. Existing buildings would be reconfi gured to the 250 
NASF/FTE standard. Although less effi cient than the standard for new buildings, 250 
NASF per FTE is still lower than the existing average area per staff. It is important to 
note, the projected space need does not include existing Capitol Square agencies that 
were not part of the master plan scope.

The Department of General Services (DGS) selected the space allocation option that 
utilizes the full potential of the Capitol Square complex. This calls for new construc-
tion of 1.02 million NASF. Half of this new building space is provided by the pro-
posed new Broad Street building (460,000 NASF) and the Finance Building addition 
(40,000 NASF), currently under construction. The remaining 520,000 NASF is pro-
vided by new buildings along the proposed Capitol Square Parkway and by the small 
Monroe link addition next to the existing Monroe Building. 

The Program Needs Summary Report, revised July 2004, includes a space need 
analysis to determine the future space need of all agencies, both in the Capitol Square 
complex and throughout the Richmond metropolitan region. Over 127 agencies occu-
pying a total of more than 5 million NASF of offi ce space were surveyed to assess their 
existing and future space needs. An on-line survey tool as well as manual completion 

of the survey form was used to gather and expedite the compilation of data. To further 
clarify the surveys, over 30 agencies were interviewed as part of the assessment. Future 
space needs were assessed based on staff projections and the space planning standards 
previously discussed. 

Using the survey results and an evaluation of agency functions, the consultant team 
identifi ed priority candidate agencies that could move to the Capitol Square complex 
within the next 10 years. 

Existing Condition of Capitol Square Buildings
The consultant team documented existing space use and reviewed previous plans and 
reports for all 25 buildings in the Capitol Square complex and for other state govern-
ment buildings in downtown Richmond. DGS was responsible for building condition 
assessment of all the Capitol Square complex buildings. Most of these buildings are 
more than 50 years old. The compilation of data from a building evaluation survey 
focusing on mechanical, electrical, plumbing, and fi re protection (MEP) systems indi-
cated the degree of need for equipment replacement due to age and obsolescence based 
on environmental standards. Existing Capitol Square buildings generally demonstrate a 
substantially high space-to-staff ratio (greater than 250 NASF/FTE staff ). 

Based on the existing building condition assessment, existing and future space need, 
and space availability, the consultant team evaluated suitability of the space for existing 
and future occupants and recommended prioritized renovations for the next 10 years 
in order to achieve maximum utilization. This formed the foundation for developing 
the space program options. 
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Space Program Options
The space program options exercise addressed the maximum space utilization objective 
from the standpoint of agency functions and requirements. High, medium, and low 
space-utilization scenarios were developed for the next 5 and 10 years. High Capitol 
Square space utilization was selected as the preferred option with a proposed total new 
space of 1.02 million NASF. Selection was based on factors such as comparison of 
life-cycle costs of owning versus leasing, consolidation of multiple agency locations to 
realize greater operational effi ciencies, and co-location of agency functions to increase 
effective performance of their duties.

Master Plan Elements 
The master plan process also included separate focused studies on related elements 
including tourism potential, security, parking, and signage for the Capitol Square 
complex. The recommendations of these studies are refl ected in the master plan urban 
design framework. 

The tourism study included a market analysis and tourism strategy; transportation, 
parking, and local real estate information; and the wayfi nding aspects of tourism. The 
fi ndings of the Tourism Potential Report (April 2004) indicate a steady decline of visi-
tors to the Capitol building since 9/11/2001, although the number of visitors is still 
high (approximately 100,000 visits in 2002). DGS is building an underground Bank 
Street visitor entrance to the Capitol that also serves as a new visitor center with at 
least 10,000 square feet of space. This will be adequate to serve the potential increase 
in tourism and will provide easy access to parking and a cohesive visitor information 
system. 

The security study of the Capitol Square complex found no verifi ed threats to the verifi ed threats to the verifi ed
Capitol or Capitol Square complex and only a few suspected or potential threats. The 

increased security environment for the State Capitol, however, warrants consideration 
of a higher-than-average threat level compared to commercial entities. Considering the 
overall assumed threat for Capitol facilities to be low, the security report outlines ap-
propriate measures. With potential threats such as large-scale car or truck bombs, ad-
ditional measures are recommended for the area, particularly steps to restrict vehicular 
traffi c in and around the Capitol buildings. 

A detailed parking assessment of the Capitol Square area indicated a net existing 
shortfall of approximately 500 parking spaces based on the current goal of providing 
parking for 80 percent of the state employees. It is expected that further development 
in downtown Richmond would provide additional signifi cant constraints on parking 
in the absence of any major investment in improving mass transit service. There are 
opportunities for parking in the vicinity of the Capitol Square complex that also would 
provide an alternative way of reducing vehicular congestion, particularly at 14th and 
Broad streets (I-95 interchange). Because of the impact of additional development, the 
master plan assumes a reduced goal of providing parking for 71 percent of the state 
employees. 

Urban Design Framework
A review of previous master plans and studies found a variety of design proposals 
developed over time to improve the Capitol Square environment, particularly the 
northeast quadrant. Since no single scheme was ever implemented fully and only frag-
ments were built, the area lacks an overall unity and order. The closing of Governor 
Street to vehicular traffi c, due to security concerns for the Governor’s Mansion, and 
the future requirement for new offi ce space provide opportunities to restructure the 
northeast quadrant. 

A set of design principles emphasizing open space, building organization, and a pedes-
trian friendly Capitol Square campus were translated into in an urban design frame-
work refl ecting the maximum space program scenario. Two key elements are a major 
new open space—Capital Square Plaza—and a new street joining Broad and Bank 
streets—Capitol Square Parkway—which together establish a structure to accommo-
date new development and improve the existing pedestrian environment. 

The urban design framework also addresses the existing traffi c congestion on Broad 
and 14th streets and the existing site constraints of topography. Two new underground 
parking garages below the new buildings with entrances on 14th and Bank streets and 
the potential for an underground parking garage below Capitol Square Plaza provide 
parking for approximately 70 percent of the state employees. Parking opportunities in 
the vicinity of the Capitol Square complex as well as mass transit incentives for state 
employees are recommended to relieve the parking pressure.
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The urban design framework accommodates existing as well as new buildings. Various 
visitor attractions and amenities are proposed for the ground-fl oor level of build-
ings facing either the new Capital Square Plaza or the historic Capitol Square. New 
building heights respect and preserve historic vistas, such as the viewshed between the 
Capitol and Church Hill area.

Rooted in an understanding of the site’s history, past planning efforts, and current 
programmatic needs, the master plan will guide development of the Capitol Square 
complex in both the short and long term. The master plan maximizes space within the 
complex, allowing for consolidation and greater agency effi ciency. The urban design 
framework gives much-needed order to the northeast quadrant of the site and creates a 
major new open space helping to integrate the entire complex. The addition of a visi-
tor center, restaurants, and other ground-fl oor commercial uses combined with a vastly 
improved pedestrian environment will serve the growing offi ce population and attract 
visitors, thus contributing to the vitality of downtown Richmond and to the promo-
tion of tourism in the historic Capitol Square area.
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