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Washington Gateway 

Washington Gateway 

Des.gl'l Narrative 

Introduction 

The washington Gateway project is highly visible as Ihe northern anchor of the 
North of Massachusetts (NoMa) area The project oeates an urbM 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 Yorio; Avenue which acts 
like a h'9hway bringing over 100,000 vehicles into and oul ollhe city every day 
In thiS conteKt, the new Washington Gateway Master Plan opens \0 New Yoril 
Avenue like a gateway that frames views into urban interior spaces while its 
prominent glassy corners become a landmark entry poinllnto the City 
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A fundamental bUilding bkX::k of the city is the street. 
fronted by bUildings whICh serve pnmanly to define the 
volume of Itle street for the pedestnans that use It. Within 
the structure and spallal volume of the grid of streets, 
plazas ad as relief, moments of rest along the path 

Successful City bl()d(s are usually compact. aeallllg a 
continuous street wall which defines space along the street 
edge At Washil1g10n Gateway. thIS parad'9m has been 
turned Inward 10 create an intenor urban street and plaza 
eKpenence 

Washington Gateway 

111 - Design N~rr~ljvc - Urb~n Conn<."Clion 
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• •• • Pedestnan ConnectIons 

•••• Bc:yde ConnectIons 

New'rb<l< AI.e Me\fQ 
Slatoon • North Ex,\ 

Urban Connection· Interior Street 

The Washington Gateway Master Plan IS desl{lned to 
create a connection between the urban street gnd of 
NoMa to the soulh and New York Avenue to the north A 
spal lal aXIs of street-scaled proportIOns provides a vISual 
connection, and a grand stalf provides hteral pedestnan 
conn.eClJOn from Florida Avenue to New Yorl\. Avenue. as 
a continuatIOn 01 2nd Street 
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Washington Gateway 

e Connection to 
Metro via Metro Branch Tral 

Metro via 2nd Street 

Parking Access from 
Florida Avenue 

EAve,we Streetscape 

W;lshinglOn, D.C. 

112 - D es ign NarrJlive - Urban COnlwClion 

Urban Connection - Pathways 

The Master Plan creates a network 01 pedes\lian 
conoeCiions through beautIful urban spaces 

1. Pedestnans may amve by Metro and walk along an 
improved Metro Branch Trail into the new Plaza 
WIthout crossing Florida Avenue 

Blcydists may arove along the MeIJopolilan Branch 
Trait and !Javelthraugh the Atnum into the plaza 
and the CIty street beyond 

2. The Atrium is a 3·story space celebral10g the 
Metropolitan Branch Tra~ and encouragIng bIq­
cling lor pleasure and commuting 
1\ wift Include 
- Paving and slgnage Ihat encourages bicyclists to 
use the atrium as a conneClion between Ihe path 
and the city. Including LEO lighlJng and paVIng 
- An automatic air pump for bike maIntenance 
• A drinking fountain for waler 
- A refreshment area WIth vendor machil'les. tables. 

and chairs 
- Natural ventilation 10 supplement the HVAC 

system In appropria te seasons 

3. Pedestrians may also CfOSS Flonda Avenue al 
street level at a new signalized intersection. and 
enter lhe Site aiong a gentle slope into the plaza 
They may wal~ along a new sidewalk into the 
ResK;tential building. or under the cover 01 the 
South Wing Section of the Offioe BuJiding loggia to 
lhe entry of that bulldlllg 

4. Pedestrians may aseend a monumental slalr from 
the Plaza 10 New York Avenue (approxImately 34 ' 
above) 

Automobiles 

A. The aeation of an interior s\leet allows the mal0nty 
of drop off. loading and pan:lIlg 10 occur along this 
natural Pilth Reference 221 and 228 for a Circula­
tIOn diagram 

A new signalized slreet mlerseCtion at Florida 
prOvides conlrolled access 
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Washington Gateway 

PUD BENEFITS AND AMENITIES 
Washington Gateway provides several benefits and 
amenitie§ fOI the publk and occupants of the 
buildings: 

1 - GREAT URBAN SPACE 
The project c,eales a great urban space in the fOlm 
of a Plaza ilClivaled with Iand5Capeek'm('flts. pedes. 
(rian activity,and iI fountain . 

2 - NEW YORK AVENUE 
a. Pedestrian and Streetscape Improvements 
b. Pedestrian Connection to Site 

The project provides signiflciln! landscaping,s!,eet 
furniture ilnd paving upgrades (0 the New YOlk 
Avenue stfeetscape,as well as a monumental 
(onnKling Stair from New York Avenue through iI 
teHaced garden into the site and through the Plaza 
to florida Avenue afld 1M NewYorkAvenut' Metro. 

3 and 4 - METROPOLITAN BRANCH TRAIL 
a. Improvement to Trail 
b. Pedestrian Connection to New York Avenue Metro 0 

The project provides upgrades to the Meuopolilan 
Branch Trail a~ an amt'nity 10 Ihe publk. It also (leales a 
three-story Atrium wIlkh will make a graceful conne<tion 
from the Trail into the Plaza 10 enhance bkyde and 
pedestrian connection to the site. Reference:Sheet 127 
fordetails on the Atrium. 

5 - FLORIDA AVENUE 
a. Pedestrian / Streelscape Improvements 

The projec1 prov;des streetscape impl'ovements \0 Flotida Avenue, 
and adds Retail opportunities along its frontage to encourage 
pedestrian activity. Theexisting sidewalk is widened to a mini­
mum of 15'and up to 35'at the retail area. The ,eta il will add an 
amenity to the to the proposed bus stop at the enlryof the site. 

S - FACADE ENHANCEMENTS 

WashinglOn. D.C. 

The building facades have been designed asan 
upgrade to speculatiw frontier DC offICe space. to 
reinforce the character of NoMa.as well as 10 

ennal1(e the enlry 10 the city from the northeast 
with its distinct architecture. 

121 • puo Uc:nellts ~Ild Amenities _ Overview 
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Existing Condition of Site Proposed Plaza Landscape 

MRP RIIII\ Washington Qateway WashinglOn. D.C. 

Gen aler 122 . PUI) BendilS Jnd Amenities _ Gre~1 Urban Space 

1- GREAT URBAN SPACE 

Street and Plaza 

The Washmgton Gateway Master Plan IS 
organized around an mterior Street and 
Plaza Like many 01 the worlds great 
plazas. a single tower element punctu­
ates the defimng walls of the space. while 
the other buildings defme Its overall 
spatial boundary 

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

Wnhin the Plaza, extenSive lIardscape 
and landscape features create a pedes­
trian scale of spaces to walk, meet, and 
linger. includmg a opportunity for an 
outdoor cafe near tile lobby of tile North 
Section of the Office BUilding, With a 
fountain to provide a lively and sllelterlng 
screen from automobiles entering tile 
site 

Together, the bUlldmgs, trees, founta in, 
and pedestrl4ln spaces create a great 
urtlan space that Will benefit OCCUP3llts of 
the bUilding and the pUblIC. 
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Existing Change of Grade at New York Avenue Proposed Upgrade 

MRP Washi ngt on Gateway 

Gen .. er 123· pun Benefits and AIll('n;lies· N t w York A venue 

2b- NEW YORK AVENUE 
Pedestrian Connection 

Pedestrian and Street Improvements 

The Master Plan locates the Office and 
ReSidential Bl,lildlng to provide a vlsl,lal 
axiS like a Street between New York 
Avenl,le and Florida Avenue The Stleet 
opens I,Ip onto New York Avenue wtth a 
monl,lmental slalr Ihat provides pedestrian 
access Tile slalr begins al New York 
Avenue on an enlarged SIdewalk ' plaza 
area wtth plantmgs II descends mto!he 
cafe area of the Office Bl,llldlllg and ftom 
Illere proVIdes access 10 the Plaza and 
NoMa beyond 

The stair 15 envISioned as a IIglll structl,lre 
related to the Office Bl,llldlng afl:tlltectl,lre 
that lIoa\s over a garden seating area al a 
mezzanine level before amvlnglo the 
Plaza Tile plaza at the top and the SimI-
005 wan near the bottom of !he sla lr are 
envIsioned to be constructed of warm 
maleflals that wdl nchly complement the 
modem expresSIOn 01 the bl,llldlllg arcMec­
Il,Ire 
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Conceptual View 

Existing Bike Path 

MRP \II Washington Gateway 

Oensler 124 · pun Ilcndl lS and Am ... nitic! · MClropoJitJIl Branch Tr~ iJ 

3 and 4a 
Metropolitan Branch 
Trail Improvements 

Overall Upgrade along Project Site 

The Me[ropol~an Branch Trail runs 
between the Washington Gateway site 
and the Metro rail lines The Master Plan 
for the project inCludes improvements to 
the Trait as an amenity to the public The 
improvements are envIsioned as decora· 
twe fencmg. landscape elements mclud· 
iog trees where feas ible and other plant­
ings. paving upgrades and lighting 
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New Metro Station Proposed Upgrade 

M RP I , Washington Gateway W;J.shinglOlI. D.C. 

aenaler ll6 · PUD Bcndirs ~nd Amenities. Metropolitan Br~llch Trail 

3 and 4b 
NEW YORK AVENUE 
Metropolitian Branch Trail 
Connection to Metro 

Improved Metro Connection 

The project Master Ptan includes 
improvements to the Metropol~lal'l Branch 
Trail to encourage pedestrian connection 
to the New York Avenue Metro Rail 
Stahon 

A portIOn of the Trait Wilt be enhanced for 
pedestnan use w~h different paving 
panems and treatment. to encourage 
safe use of the trail by dally commuters 
and others who would VIS~ the s~e 

The Metropohtian Branch Trail Atnum is a 
three story space which celebrate the trail 
and provides a graCIOus entry to the city 

It will include 

• Palling and signage that encourages 
bicyclists to use the atrium as a 
COMedian between the path and the aty 
induding LEO lighting and pavmg 

- An automatiC all' pump fOf btke 
mcuntenance 

• A dnnkll19 fountain for water 
- A refreshment area With vendor machines. 

tables. and chairs 
- Natural ventllalion 10 supplement the 

HVAC system In appropria te seasons 
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Outdoor Bike Pump 

MRP \ I l 
Gensle, 

----- -----

Planters Bike Rack Natural Ventilation 

Natural ventilation 
will supplement the 
HVAC system to 
provide fresh air and 
a healthy outdoor 
e~perience during 
temperate weather 
conditions. 

Drinking Fountain GraphiCs and Paving 

Graphics will showcase the 
Metropolitan Branch Trail system 
and raise awareness 01 biCycles as 
a transportatIOn alternatIVe. wtlile 
prOviding trait and neighborhood 
information. Paving and LED lighting 
highlight the trail and provide clear 
waylinding through the Washington 
Gateway. 

i 
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Proposed Upgrade 

Existing Condition at Florida Avenue 

MRP ) Washington Qateway Washington. D.C. 

Qensler 132 - PUD BenefitS and AmeniliC!i _ Horidl A~'Cnue 

5- FLORIDA AVENUE 
Streetscape Improvements 

Pedestrian Connections 

The Washington Gateway Master Plan 
provides several improvements de$lQned 
to make Florida Avenue more acceSSible 
to pedestrians and 10 encourage pedes­
tnan actIVity 

The building facades allhe sidewalk have 
been moved nine feel from the property 
line 10 expand the sidewalk to fifteerl feet 
wide instead of SI)( feet Along the resI­
dential property, the Sidewalk is further 
expanded to 35' in fronl of rela il areas to 
provide for outdoor seatmg and galf1.enng 

The enlrance to the site from Florida 
Avenue has been designed to be Inviting 
and open, 10 create a sense of connec­
tIOn between the site and the CIty Trees 
and olher landscape elements are used 
to guide fOOllratrlC and cars Into the Slle 

The Florida Avenue Sireeiscape will be 
enhanced with addillonal street furnish­
ings and enhanced paving matenals 

' ", .. ""b., 9, lO()6 
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Proposed Upgrade 

MRP I( 111\ Washington Gateway Washington. D.C. 

aensler 134 - l'UD Benefit s and Amenities· Facade Upgrade 

6 - FACADE UPGRADES 

Architecture 

The washington Gateway project estab­
lishes flew 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 gla$$ for openness on 
facadeS facing Plaza area 

Decorative metal detailing and precast 
bands at South Wing Office West facade, 
at erotry to the sile, to provide elements of 
pedestnan scale and visual interest 

Open areas of glass at Plaza al base of 
buildings 
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aensler 141 - I'mjen Ch3raclcr- Massing 

MASSING 

Views 

1. View from New York Avenue· NE 

2 VieW from New YO/1t Avenue - NW 

3 . View from Florida Avenue· SW 

4. View from Above - S 
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MRPIREALTY Washington Gateway ! Washington, D.C. November 9, 2006 

Gensler 142 - Project Character - Site Perspective 
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MRPIREALTY Washington Gateway Washington, D.C. November 9, 2006 

Gensler 144 - Project Character - Site Perspective 
@ 2008 Gensler 

ZONING COMMISSION
District of Columbia

Case No. 06-14

29C1



MRPIREALTY Washington Gateway Washington, D.C. November 9,2006 

Gensler 145 - Project Character - Pedestrian Experience 
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Gensler 302 - Development Data - Lot Occupancy 

AREA (TOTAL SITE): 134,665 gsf. 

roject is two buildings on a single lot 
of record. 

TOTAL BUILDING FO TPRINT 

BUILDING I 
Office: 45,450 9 sf. 

BUILDING II 
Residential/Ha el: 26,6099sf. 

TOTAL: 73,931 gsf. 

LOT: 
Total ercentage Occupied (Building/Lot): 55% 
Tot I Percentage allowable: 100% 

o 15 30 60 
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Commercial (Office & Retail)* Residential * Hotel* Total 
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 CellarGSF 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 
1 st 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 floor 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 0 7th floor 18,566 0 7th floor 7,811 0 74,956 74,956 
8th floor 48,579 0 8th floor 18,566 0 8th floor 7,811 0 74,956 74,956 
9th floor 48,579 0 9th floor 18,566 0 9th floor 7,811 0 74,956 74,956 
10th floor 48,579 0 10th floor 18,566 0 10th floor 7,811 0 74,956 74,956 
11th floor 45,270 0 11th floor 18,226 0 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 7548 0 7548 7548 

I Sub-Total *GSF 649,404 240,834 135,921 1,026,159 
I Cellar GSF Deduct 69,937 11,144 15,478 96,558 

I Total FAR *GSF 579,467 229,690 120,443 929601 

1. All numbers are subject to change and are approximate figures 

2. * Information based on current design dated 11.09.2006, calculated per FAR methodology. 

3. ** GSF based on the measured lot area 

4. *** Cellar percentage is 69% on Florida Avenue I P-O; then for Commerical is 42% on Lvl-1, 14% on Lvl-2, 13% on Lvl-3; for Residential/Hotel is 23% on Lvl-1, 6% on Lvl-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 

MRPIREALTY Washington Gateway Washington, D.C. November 9,2006 

306 - Development Data - Building Calculations 
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