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Washington Gateway site

ATF

Metro station:
New York Avenue-Florida
Avenue-Gallaudet University.

Union Station

@
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Washington Gateway
Design Narrative
Introduction:

The Washington Gateway project is highly visible as the northern anchor of the
North of Massachusetts (NoMa) area. The project creates an urban transforma-
tion in an place that has long been left to automobiles and warehouses. It is
located at a moment in the city where a finer grain of pedestrian streets and
spaces is growing toward an area dominated by New York Avenue, which acts
like a highway bringing over 100,000 vehicles into and out of the city every day.
In this context, the new Washington Gateway Master Plan opens to New York
Avenue like a gateway that frames views into urban interior spaces, while its
prominent glassy corners become a landmark entry point into the city.

MARC, VRE, and Amtrack
connection 10 Ballimaore
Philadelphia  New York
and Boston

New York Averue
Connection 10 1-50 and
BWI Plewy,

Metropolitan Branch Trail
Entrance

New York Avenue Melto
Station

= | N washington Metro
2 Rail connection to

DC metropolitan area
(] Maryland and Virginia
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ATF BUILDING

e®®ccccce,

The Street and the Plaza

A fundamental building block of the city is the street,
fronted by buildings which serve primarily to define the
volume of the street for the pedestrians that use it. Within
the structure and spatial volume of the grid of streets,
plazas act as relief, moments of rest along the path.

Successful city blocks are usually compact. creating a
continuous street wall which defines space along the street
edge. At Washington Gateway, this paradigm has been
turned inward, to create an interior urban street and plaza
experience.

Washington Gateway |  Washington, D.C.

10188 Metropolitan Branch Trail
® » » » Pedestrian Cannections
s s 89 Bicycle Connections

Mew York Ave Metro
Station - North Exit

Urban Connection - Interior Street

The Washington Gateway Master Plan is designed to
create a connection between the urban street grid of
NoMa to the south and New York Avenue to the north. A
spatial axis of street-scaled proportions provides a visual
connection, and a grand stair provides literal pedestrian
connection from Florida Avenue to New York Avenue, as
a continuation of 2nd Street.

o

November 9, 2006
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Urban Connection - Pathways

- Connection to The Master Plan creates a network of pedestrian
Metro via Metro Branch Trai  connections through beautiful urban spaces:

Improved Metro

. i arrive by Metro and walk along an
Branch Traill ~ ——— 1. Pedestrians may Y ng

Metro via 2nd Street improved Metro Branch Trail into the new Plaza
@ without crossing Florida Avenue

Bicydlists may arrive along the Metropolitan Branch
Trail and travel through the Atrium into the plaza
and the city street beyond

2. The Atrium is a 3-story space celebrating the

- Metropolitan Branch Trail and encouraging bicy-

Padfmg Access from cling I'g? pleasure and commuting.

Florida Avenue 1t will include

- Paving and signage that encourages bicyclists to

use the atrium as a connection between the path

and the city, including LED lighting and paving

- An automatic air pump for bike maintenance.

- A drinking fountain for water

- A refreshment area with vendor machines, tables,
and chairs.

2 - Natural ventilation to supplement the HVAC

Improved Florida system in appropriate seasons

@ Avenue Streetscape
Improved Streefscape at New York

P g
Avenue with Connection to Plaza 3, Pedestrians may also cross Florida Avenue at

streel level al a new signalized intersection, and
enter the site along a gentle slope into the plaza.
They may walk along a new sidewalk into the
Residential building, or under the cover of the
South Wing Section of the Office Building loggia to
the entry of that building.

4. Pedestrians may ascend a monumental stair from
the Plaza to New York Avenue (approximately 34’
above),

Automobiles

A. The creation of an interior street allows the majority
of drop off, loading and parking to occur along this
natural path. Reference: 227 and 228 for a circula-
tion diagram

A new signalized street intersection at Florida
provides controlled access.

MRP REALTY Washington Gateway |  Washington, D.C. okt 50
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PUD BENEFITS AND AMENITIES

a.
b.

3 and
a.
b.

a.

Washington Gateway provides several benefits and
amenities for the public and occupants of the
buildings:

1- GREAT URBAN SPACE

The project creates a great urban space in the form
of a Plaza activated with landscape elements, pedes-
trian activity, and a fountain.

2- NEW YORK AVENUE

Pedestrian and Streelscape Improvements
Pedestrian Connection to Site

The project provides significant landscaping, street
furniture and paving upgrades to the New York
Avenue streetscape, as well as a monumental
connecting stair from New York Avenue through a
terraced garden into the site and through the Plaza
to Florida Avenue and the New York Avenue Metro.

4 - METROPOLITAN BRANCH TRAIL

Improvement to Trail
Pedestrian Connection to New York Avenue Metro @

The project provides upgrades to the Metropolitan
Branch Trail as an amenity to the public. It also creates a
three-story Atrium which will make a graceful connection
from the Trail into the Plaza to enhance bicycle and
pedestrian connection to the site. Reference: Sheet 127
for details on the Atrium.

5- FLORIDA AVENUE

Pedestrian / Streetscape Improvements

The project provides streetscape improvements to Florida Avenue,
and adds Retail opportunities along its frontage to encourage
pedestrian activity. The existing sidewalk is widened to a mini-
mum of 15'and up to 35'at the retail area. The retail will add an
amenity to the to the proposed bus stop at the entry of the site,

6 - FACADE ENHANCEMENTS

Washington Gateway | Washington, D.C.

The building facades have been designed as an
upgrade to speculative frontier DC office space, to
reinforce the character of NoMa, as well as to
enhance the entry to the city from the northeast

with its distinct architecture, 6

November 9, 2006
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1 - GREAT URBAN SPACE
Street and Plaza

The Washington Gateway Master Plan is
organized around an interior Street and
Plaza. Like many of the worlds great
plazas, a single tower element punctu-
ates the defining walls of the space, while
the other buildings define its overall
spatial boundary

The Street rises gently as a tree-lined
avenue from Florida Avenue into the site,
creating a place that is easy to access
but is also protected from the significant
traffic volumes of both Florida Avenue
and New York Avenue

Within the Plaza, extensive hardscape
and landscape features create a pedes-
trian scale of spaces to walk, meet, and
linger, including a opportunity for an
outdoor cafe near the lobby of the North
Section of the Office Building, with a
fountain to provide a lively and sheltering
screen from automobiles entering the
site

Together, the buildings, trees, fountain
and pedestrian spaces create a great
urban space that will benefit occupants of
the building and the public.

Existing Condition of Site Proposed Plaza Landscape

MRP RILA ) Washington Gateway |  Washington, D.C.

November 9, 2006
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2b- NEW YORK AVENUE
Pedestrian Connection

Pedestrian and Street Improvements

The Master Plan locates the Office and
Residential Building to provide a visual
axis like a Street between New York
Avenue and Florida Avenue. The Street
opens up onto New York Avenue with a
monumental stair that provides pedestrian
access. The stair begins at New York
Avenue on an enlarged sidewalk / plaza
area with plantings. It descends into the
cafe area of the Office Building and from
there provides access fo the Plaza and
NoMa beyond

The stair is envisioned as a light structure
related to the Office Building architecture
that floats over a garden seating area at a
mezzanine level before arriving to the
Plaza. The plaza at the top and the sinu-
ous wall near the bottom of the stair are
envisioned to be constructed of warm
materials that will richly complement the
modern expression of the building architec-
ture

o A

=

Existing Change of Grade at New York Avenue Proposed Upgrade

MRP \ Washington Gateway | Washington, D.C. il sii08
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Conceptual View

Existing Bike Path

Washington Gateway Washington, D.C.

3 and 4a
Metropolitan Branch
Trail Improvements

Overall Upgrade along Project Site

The Metropolitan Branch Trail runs
between the Washington Gateway site
and the Metro rail lines. The Master Plan
for the project includes improvements to
the Trail as an amenity to the public. The
improvements are envisioned as decora-
tive fencing, landscape elements includ-
ing trees where feasible and other plant-
ings, paving upgrades and lighting.

November 9, 2006
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WALKING NOATH Of SIKE PATH  WALKING SOUTH DN BIKE PATH VIEW FROM NEW YORY AVE. BRIOCE

[Tt Bl PaTv LOCE™0N PROPORED MecE PATH SELOCATION
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3 and 4b

NEW YORK AVENUE
Metropolitian Branch Trail
Connection to Metro

Improved Metro Connection

The project Master Plan includes
improvements to the Metropolitian Branch
Trail to encourage pedestrian connection
to the New York Avenue Metro Rail
Station

A portion of the Trail will be enhanced for
pedestrian use with different paving
patterns and treatment, to encourage
safe use of the trail by daily commuters
and others who would visit the site

The Metropolitian Branch Trail Atrium is a
three story space which celebrate the trail
and provides a gracious entry to the city

It will include:

- Paving and signage that encourages
bicyclists to use the atrium as a
connection between the path and the city.

W lisswenra - ! including LED lighting and paving

- An automatic air pump for bike
maintenance

- A drinking fountain for water

- A refreshment area with vendor machines,
tables, and chairs,

- Natural ventilation to supplement the
HVAC system in appropriate seasons

New Metro Station Proposed Upgrade

November 9, 2006
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T 5

Bike Rack Natural Ventilation Drinking Fountain
Natural ventilation
will supplement the
HVAC system to
provide fresh air and
a healthy outdoor
experience during
temperate weather
conditions.

Washington Gateway |  Washington, D.C.

I

g

Graphics and Paving

Graphics will showcase the
Metropolitan Branch Trail system
and raise awareness of bicycles as

a transportation alternative, while
providing trail and neighborhood
information. Paving and LED lighting
highlight the trail and provide clear
wayfinding through the Washington
Gateway.

November 9, 2006
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5- FLORIDA AVENUE
Streetscape Improvements

Pedestrian Connections

The Washington Gateway Master Plan
provides several improvements designed
to make Florida Avenue more accessible
to pedestrians and to encourage pedes-
trian activity.

The building facades at the sidewalk have
been moved nine feet from the property
line to expand the sidewalk to fifteen feet
wide instead of six feet. Along the resi-
dential property, the sidewalk is further
expanded to 35" in front of retail areas to
provide for outdoor seating and gathering

The entrance to the site from Florida
Avenue has been designed to be inviting
and open, to create a sense of connec-
tion between the site and the city. Trees
and other landscape elements are used
to guide foot traffic and cars into the site.

The Florida Avenue Streetscape will be
enhanced with additional street fumnish-
ings and enhanced paving materials

Proposed Upgrade

Existing Condition at Florida Avenue

MRP REA ' Washington Gateway |  Washington, D.C. T
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6 - FACADE UPGRADES

Architecture

The Washington Gateway project estab-
lishes new benchmarks for design quality
in the area. Conscious of this responsibil-
ity, the project is designed with an open
expression and materials that appear light
and airy, while paying special attention to
pedestrian zones

Larger areas of glass for openness on
facades facing Plaza area

Decorative metal detailing and precast
bands at South Wing Office West facade,
at entry to the site, to provide elements of
pedestrian scale and visual interest

Open areas of glass at Plaza at base of
buildings

Proposed Upgrade

M R P X | \ | | "u wm'"ﬂ'loﬂ Gateway I \Vashingmn. D'C November 9, 2006
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MASSING

Views
1. View from New York Avenue - NE
2. View from New York Avenue - NW
3. View from Florida Avenue - SW

4. View from Above - S

November 9, 2006
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Note: Plant spacies selections identified on thie

plan are shown to ll'ustrate design intent only. The
purpose '8 to generally define plant sze, character,
and locations. Refnements to the planting design
and final se'oction of all plant malerials consistent
with Ihe species shown shall be developed duting
delallad design phases of work

MRP REALTY Washington Gateway |  Washingron, D.C. Novembet 9. 2006
OCuULUS 202 - Landscape Plans - Derail




T Owesefm
— Gerder Pantng (ivuts. groundoover, perennan)
- DC Swnc? Corcrme Wab

Note Pant species selections identfied on this
pan are shown 1o | ustrale design intent only. The
purpose s lo generally define planl s2e, character,
and locations. Refinements 1o the planting design
and final selection of all plant materials consistent
with the species shown shall be developed durng
detalled design phases of work.
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Crape Myrtle

Concrete Unit Pavers

Japanese Spurge

~ Curb
~Stone [ Brick Pavers

- Seating / Table & Chairs

‘.. . L Red Switch Grass i

. ' Planter Concrete Retaining Wall

-—__—-I :| Bike Rack ——————— Asphalt Bike Path
I__ Tinted Concrete Pavement — Tinted Concrete Pavement —————

— Tinted Concrete Pavement Existing Fence

\ Stone / Brick Pavers
|_
MRP REALTY Washington Gateway |  Washingron, D.C.
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/ Stone / Brick Pavers

Concrete Unit Pavers

Concrete Unit Pavers

Concrete Unit Pavers

Willow Qak
Bollard

Japanese Spurge

Site Light

Stone / Brick Pavers

%

MRP REALTY Washington Gateway |  Washington, D.C. Novendics §, 3008

OCcuLUS 205 - Landscape Plans - Enlargement



Water feature - water jets in pavement

Bollards Special seating near water feature Landscape funiture
and office narth wing entrance benches

Street trees in plaza -
Willow Qak or simlilar

MRP

Florida Avenue streel trees - New York Avenue streel trees - Bike trail trees (eas! side) - Bike trail trees (west side) -
Honey Locust or similar Chinese Eim or similar Serviceberry or similar Crape Myrtle or similar
Washington Gateway |  Washingron, D.C. November 9, 2006
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NEW BUILDING
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NEW BUILDING

MATCHLINE -8 =

MATCHLINE -A

NEW BUILDING

'WATER & SEWAGE FLOW ERTIMATE

D
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NEW BUILDING

MATCHLINE -A

= === = === == B == : MATCHONE-8
NEW BUILDING / -
MRP REALTY Washington Gateway |  Washington. D.C.. Niscsabel ¥ 2066

M 227 - Civil Plans - Circulation - Plan A



MATCHLINE -A
MATCHLINE -8 e
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PARCEL ZONING

M
: . PARCEL ZONING
PARCEL ZONING y 4 “~ C-M-1
C-3-C / L
/ /
/ /
PARCEL ZONING
C-3-C ~
PARCEL ZONING
C-3-C N S s R i\'
MRP REALTY Washington Gateway |  Washington, D.C. operdles 30
Gensler 301 - Project Overview - Zoning Diagram @ 2008 Gemaler



/i /
/” //LOT AREA (TOTAL SITE): 134,665 gsf.

//// AérOJect is two buildings on a single lot

TOTAL BUILDING FO¢TPRINT

BUILDING | //

Office: // 45,450 gsf.

BUILDING Il /

Residentia I/H7 el: 26,609 gsf.

TOTAL: / 73,931 gsf.
/

LOT: /

Total 1éercentage Occupied (Building/Lot): 55%
Total Percentage allowable: 100%

/
/
/
/
/
7 [ — ] PN
0 15 3 60 ‘ .
MRPIREALTY Washington Gateway |  Washington, D.C. November 9, 2006
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Gensler 302 - Development Data - Lot Occupancy
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I(:ommercial (Oﬁce & Retai'ﬁ* Iiesidentiau * ﬁ-!otel* "-l'otal
11 stories from New York Avenue 14 stories from New York Avenue 14 stories from New York Avenue
Floor *GSF ***Cellar — Floor *GSF Cellar — Floor *GSF Cellar *GSF Cellar GSF Total GSF
Florida Ave 61,200 42 228 Florida Ave 12,787 8,823 Florida Ave 18,926 13,059 92,913 64,110 28,803
1st floor*** 39,136 16,437 1st floor 5,693 1,309 1st floor 8,588 1,975 53,417 19,722 33,695
2nd floor 39,226 5,492 2nd floor 16,854 1,011 2nd floor 7,390 443 63,470 6,946 56,524
3rd floor 44,460 5,780 3rd floor 18,566 0 3rd floor 7,811 0 70,837 5,780 65,057
4th floor 46,139 0 4th fioor 18,566 0 4th floor 7,811 0 72,516 72,516
5th floor 48,579 0 5th floor 18,566 0 5th floor 7,811 0 74,956 74,956
6th floor 48,579 0 6th floor 18,566 0 6th floor 7,811 0 74,956 74,956
7th floor 48,579 4] 7th floor 18,566 0 7th floor 7,811 4] 74,956 74,956
8th floor 48,579 0 8th floor 18,566 0 8th floor 7,811 0 74,956 74,956
Sth floor 48,579 0 Sth floor 18,566 0 gth floor 7,811 0 74,956 74,956
10th floor 48,579 0 10th floor 18,566 0 10th floor 7,811 (Y] 74,956 74,956
11th floor 45,270 0 11th floor 18,226 4] 11th floor 7,811 0 71,307 71,307
12th floor 28,595 0 12th floor 18,226 0 12th floor 7,811 0 54,632 54,632
13th floor 26,952 0 13th floor 10,260 0 13th floor 7,811 0 45,023 45,023
14th floor 26,952 0 14th floor 10,260 0 14th floor 7,548 0 44,760 44,760
15th floor 7,548 0 1548_ 7,548
Sub-Total *GSF 649,404 240,834 135,921 1,026,159
Cellar GSF Deduct 69,937 11,144 15,478 96,558
Total FAR *GSF 579,467 229,690 120,443 929,601
1. All numbers are subject to change and are approximate figures
2. * Information based on current design dated 11.09.2008, calculated per FAR methodology.
3. ** GSF based on the measured lot area
4. ** Cellar percentage is 69% on Florida Avenue / P-0; then for Commerical is 42% on Lvi-1, 14% on Lvl-2, 13% on LvlI-3; for Residential/Hotel is 23% on Lvl-1, 6% on Lvi-2
Site FAR Site *GSF FAR
Lot 811 (MRP) ** 102,643
Lot 23 (Sunoco) 13,578
Lot 813 (DC) 8,063 6.90
Lot 812 (WMATA) 10,381
Total Record Lot Area 134,665

MRPI/REALTY

Washington Gateway |

Washington, D.C.

November 9, 2006
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306 - Development Data - Building Calculations

© 2008 Gensler



: 1, The interior layouts shown on The building plans are
Larage b How Fosh 7 - - schematic. Changes to the layouts, not significantly
- - - = - - : - effecting the extetlor snvelope or the squars footags

Sy
distribution, may occur.

- v
i PN
o~ 1.Refer to Sheet 311 for dimensions.
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ORENTD P BELOW

Washington Gateway |  Washingron. D.C.

1.The interior layouts shown on the bullding plaris are
schematic. Changes to the layouts, not significantly
effecting the exterior envelope or the square footage
distribution, may ocour.

2.Refer to Sheet 113 for dimenyions,

NOTES:

@x19°Full Size Parking Spaces: 82
Bx16' Compact Parking Spaces: 0

HC: 10

20" Minimum Drive Alsles Provided

POTOTAL: 92

November 9, 2006

311 - Development Data - Parking Plans - PO

© 3004 Gansler



1. The imenior layouts shown an the buillding planyare
schematic. Changes to the layouts, not significantly
wlfecting the exterior envelope or the square footage
distribution, may occur

1. Heter to Sheet 313 for dimensiony.

NOTES:

%19 Full Size Parking Spaces: 223
8x16 Compact Parking Spaces: 12
HC: 8

20 Mintmum Drive Aisles Provided

P1TOTAL: 243

BT
MRP REALTY Washington Gateway | Washington, D.C. Kovirber 55006

© 2008 Gansler

Gensler 312 - Development Data - Parking Plans - P1



MRP REALTY

Washington Gateway |  Wishingron, D.C.

1. The intarior layouts shown on the bullding plang are
schematic. Changes to the layouts, not slgnificantly
effecting the exterior envtlope or the square lootage
distribution, may occur

NOTES:

%19 Full Size Parking Spaces: 239
8'x16' Compact Parking Spaces: 12
HC 3

20° Minimum Drive Aisles Provided

P2TOTAL: 254

O

Novemnber 9, 2006

Gensler

313 - Development Data - Parking Plans - P2



MRP

=1

Emﬂ Farking Calculations

Foe e arget Market using BOMA gensrated RSF) Provided
ce Bulkdin 542,404 gs B42 404 div by 180 51584 rsl div. by 1500 !‘d 368 spaces 388 Ipaces
PMettornd Exception - sublract 25% if withn 800 & 255 Wmes M7 g 268 spaces
Bucyeie Parkong 05 x number office soaces reg = 268 times 005 133834 13 spoces 13 spaces 13 spaces|
fccesatie Spaces (201-300) per coge_nckuded in cverall numbar L 7 spaces Jrctesschie Spaces (301-400) 8 spaces -] picns)
\ian Acoesstie win "Accesstle” spoces [1/8 of total accessible) T di by a_o e{{i 1 spoce I:-fan Acceasble win “Accessble” spaces | ) gccepaie 1 haces)
1 268 spaces | 368 spaces)
E Enlrﬂﬂ!nl 0 §16) Provided Provided)
|Retail Building 7,000 gsf
JRetwil = 1 0% of prorated evemphion of 3000 S5 = 30 SF sxempt 2% x required = ) 0 spaces
7 000 minus 30
div. by 750 9 spaces 8 spaces ® spaces|
hccesaibie Spaces (0-25) Jpe code, ncluded i overall number 1 i spaces Jaccessibie Spaces (0-25) ! spaces 1 spaces)
an Accessible win “Accessible” spaces 178 of iotal accessble) O space I\_.un Accesutie whn r.Ee_Ei-:q 3gaces 1178 o total ace 0 sgace o siucas]
[ | 1 5 [ npaces)
—
— —
e e e EERTTITSN M
Idential Calculations 1
Residential Buliding 740 834 paf fcode Requirement Provided
280 units 250 dw by 4 152,54 153 spaces 183 spacey
Jrccesadle Spaces 151,751 et code_nciuded in overad mimbar E 3 soaces 3 SRace

3 dov by 5

I:.'a— Actesaiie wiin *Accessdie” spaces (118 of lalal sccessible)

1 spacenf

63 spaces 1
—

153 :gﬂ

Hotel

[eode Requirement

S drv By

185 unts

43 spaces

P——

[Corference rocm plarned

!
3200 dev by L

11 spaces

Accassitie Scaces (26-50)

/an Accessibie wiin "Accessibie” spaces (118 of 1al sccesaiie}

3 spaces

“Accessibie” spaces (118 of 1otal scosssibie)

Provided
4% spaces|
" spaces|
2 spaces|
1 spaces)

1 spoce F.:— Accessbie wi

59 spaces | 53 spaces 55 spaces)]

Euu Residential Parking 376155 gat 1 122 spaces 1 212 spaces 1 212 1
— —

otal Parking count 1 380 spaces | CET T | L |

. isar Tustrict

Min_rumber | size of Losdng Berths Req

g Pratforms ey

fery rairmibar

| pize of Sers

Dalively Loading Snaces Reg

> 200 000 gsf

3@I0 deep

1§20 ceep

JrecallSane

N

ause o Wutl Dwelkrg w/S0s unts

V@SS deep  |on Piaza)

L Gues! Rms 30-200

1@30 deep

| @ 2T deen

Eunction Rims 10 000 > 50,000 gsf

BUA

i

Total Provided
—

254 spaces
- 243 spaces
- 52 spaces
Total

589 Spaces

Washington Gateway |

Washingron, D.C,

November 9, 2006

Gensler

314 - Development Data - Parking Calculations
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