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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.

MRP MidAtlantic Washington Gateway | Washington, D.C. February 22, 2006
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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
tumed inward, to create an interior urban street and plaza
experience.

Washington, D.C.

MRP  MidAtlantic

Washington Gateway |

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 Streel.

b

February 22, 2006
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Metro via Metro Branch Trail

Urban Connection - Pathways
The Master Plan creates a network of
pedestrian connections through beautiful
urban spaces:

- Pedestrians may arrive by Metro and

walk along an improved Metro Branch Trail

into the new Plaza without crossing Florida
Avenue.

- Pedestrians may also cross Florida
Avenue at street level at 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 of the Office Building loggia to the
entry of that building. They may also
continue under the Connecting Canapy to
enter the North Wing of the Office Building.

. - Pedestrians may ascend a monumental

stair from the Plaza to New York Avenue
(approximately 34" above).

Automobiles

. - The creation of an interior street allows

the majority of vehicular circulation to occur
along this natural path. A new signalized
street intersection at Florida provides
controlled access.

- Parking for the Office and Residential

' Buildings can be reached by entering the

site from Florida Avenue and proceeding to
the Parking entry point at the north end of
the site.

- Parking can also be accessed from New

York Avenue, with right-in, right-out only
traffic.

February 16, 2006
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PUD BENEFITS AND AMENTIES
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
a. Pedestrian and Streetscape Improvements
b. 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
connection point from New York Avenue into the
site and through the Plaza to Florida Avenue and the
New York Avenue Metro.

3/4 - METRO BRANCH TRAIL
a. Improvement to Trail
b. Pedestrian Connection to New York Avenue Metro

The project provides upgrades to the Metro Branch
Trail as an amenity to the public. It also creates a
graceful connection along the Trail from the Plaza to
the New York Metro Rail Station to enhance pedes-
trian connection to the site.

5 - FLORIDA AVENUE
a. Pedestrian / Streetscape Improvements

The project provides streetscape improvements to
Florida Avenue, and adds Retail opportunities along
its frontage to encourage pedestrian activity.

’ 6 - FACADE ENHANCEMENTS

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
i with its distinct archtecture. "B

M RP ‘: I| t '.J.\:‘.I;".I."". C w."l‘llgton Gat.\uy | Washingmn. 2 I gl Fehruary 22, 2006
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Existing Condition of Site

MRP | MidAtlantic

Proposed Upgrade

Washington Gateway |  Washington, D.C.

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, significant 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
Wing of the Office Building, with a foun-
tain to provide a lively and sheltering
screen from automobiles entering the
site.

The Connecting Canopy provides a
sense of entry and shelter for the Office
Building, and canopies at the Hotel and
Residential Building similarly articulate
arrival points within the overall space.

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

February 22, 2006
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2b- NEW YORK AVENUE
Pedestrian Connection

Street and Connection

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 pedes-
trian 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 to 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
sinuous 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 archi-

tecture,
Existing Change of Grade at New York Avenue Proposed Upgrade
MRP MidAtlantic Washington Gateway |  Washington, D.C. Febrimry 22, 2006
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3/4a- NEW YORK AVENUE
Metro Branch Trail
Improvements

Overall Upgrade along Project Site

The Metro 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 decorative fencing,
landscape elements including trees
where feasible and other plantings,
paving upgrades and lighting.

Existing Bike Path Proposed Upgrade
MRP | MidAtlantic Washington Gateway |  Washington, D.C. i
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3/4b- NEW YORK AVENUE
Metro Branch Trail
Connection to Metro

Improved Metro Connection

The project Master Plan includes
improvements to the Metro 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, o encourage
safe use of the trail by daily commuters
and others who would visit the site.

New Metro Station Proposed Upgrade

MRP MudAtlantic Washington Gateway |  Washingon, D.C.

Febroary 22, 2006

Sovaler 117 - Design Narrative - PUD Benefits and Amenities - Metro Branch Trail I



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 in front of retail areas to
provide space 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 furnish-
ings and enhanced paving materials.

Existing Condition at Florida Avenue Proposed Upgrade

MRP MidAtlantic waﬁhll'lgtl)l‘l Gataway I Washlngmn. D.C. February 22, 2006
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Proposed Upgrade

Washington Gateway |  Washingron, D.C.

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

Decorative metal Connecting Canopy and
column covers for lightness

Open areas of glass with stone frame at
Plaza at base of buildings

February 22, 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

February 22, 2006
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Note: Plant specie selections identified on this
plan are shown to illustrate design intent only. The
purpose is 1o generally define plant size, charac-
ter, and locations. Refinements to the planting
design and final selection of all plant materials
consistent with the species shown shall be devel-
oped during detailed design phases of work.
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| ) N ) / / SouthWing: /20,879 gsf.
\\ /4/ ;'\ - i / /
- — D) / BUILDING I}/
V) / Residential/Hotel: 28,771 gsf.
/
o < % O nc /
—— ~ o Lccuppncy TOTAL 81,821 gsf.
\\ » Y Z / /
- /
\\ - L? :
. Total Percentage Occupied (Building/Lot): 61%
S \\\ /,/Total Percentage allowable: 100%
= \ ,
- §
\-\\\\ ‘
N
/ \\\\

MRP ‘ MidAtlantic

REALTY PARTNERS

0 15 30 60 ‘/i
Washington Gateway |  Washington, D.C. February 22, 2006
Gensler 301 - Development Data - Lot Occupancy

© 2006 Gensler
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303 - Residential Recreation Space
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INorth Wing Office * Isouth Wing Office * IResidential Hotel * [Parking ~ [site FAR
14 stories 12 stories 15 stories 14 stories
Floor *GSF Floor " »gsk | Floor GSF Floor :GsF Floor GSF *GSF___ Cellar GSF Total GSF
_ Florida Ave 0 Florida Ave 6,329 Florida Ave | 10,030 ] Florida Ave 0 P-0 58,734 75,093 47,790 27,303
B B | 1stfloor | 30,620 | 1st floor 15,048 _1stfloor | 5,640 1st floor 9530 § o o 60,838 14,744 46,094
2nd floor 23,183 2nd floor 13,212 2nd floor_ | 14,100 2nd floor 8,430 ~ .58,925 6,345 52,580
o 3rd floor _ 27,487 3rd floor 16,892 3rd floor_ | 18,630 3rd floor 7,330 70,339 5,331 65,008 |
4th floor 27,971 ] 4th floor 17,667 “4th floor | 18,630 4th floor 7.330 . 71,598 | 71,598
5th floor 28,401 5th floor 17,667 5th floor 18,630 5th floor 7,330 72,028 72,028
o _ I 6thfloor | 28,401 6th floor 17.667 | 6th floor 18,630 | 6thfloor | 7330 § L __§ 72,028 | 72,028
7th floor 28,401 7th floor 17,667 7th floor 18,630 7th floor 7,330 72,028 72,028
8th floor 28,401 8th floor 17,667 J 8th floor 18,630 8th floor 7,330 72,028 72,028
9th floor 28,401 9th floor 17.667 9th floor | 18,630 9th floor 7,330 o 72,028 72,028
10th floor 28,401 10th floor 17,667 __] 10th floor 18,630 10th floor 7,330 72,028 72,028
o o _11th floor 28,401 11th floor 17.667 11th floor | 16,230 ] 11th floor 7,330 f _ 169628 | | 69,628
12th floor 28,401 12th floor 15.870 12th floor 7,330 51,601 51,601
. o | __13th floor 27,206 13th floor 8,980 13th floor 6650 § 42,836 42,836
- - _f14th floor 27,206 14th floor 8,980 J§ 14thfloor | 6,650 | | 42,836 42,836
“GSF SUB-TOTAL FAR 390.885 192,817 228,870 104,560 581734 975,866 | 74,210 901,656
CELLAR GSF DEDUCT 11,927 § 10,247 11,074 3,686 37,276
Total FAR GSF 378,958 182,570 217,796 100,874 21,458 901,656
OFFICE SUB-TOTAL 561,528]RESIDENTIAL SUB-TOTAL 318,670} 21,458
1. All numbers are subject to change and are approximate figures
2. * Information based on current design dated 02.22.06
IsiTE FAR Site “GSF_ Multiplier Total FAR Allowable
Lot 811 (MRP) 1021569 8 820|552
Lot 813 (DC) 8,063 8 64,504
Lot 812 (WMATA) 10,381 0 0
Lot 23 (Sunoco) 13578/ 8 108,624
SUB-TOTAL Lot 811 + Lot 812 + 813 + Lot 23 134,591 993,680
[Total Remaining FAR = 92,024
MRP ' MidAtlantic Washington Gateway |  Washington, D.C. Februsry 22, 2006
Gensler 305 - Building Calculations ©2006 Gensier
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ALEE FARTNERY

E=taece 1o paling garage o

Fntance to Farking Gasage hom
Bl Yoork Aywriias

Washington Gateway |  Washingron, D.C.

NOTES:

%19 Full Size Parking Spaces: 9
8% 18' Compact Parking Spaces: 0
20" Minimum Drive Aisles Provided

LY TOTAL: 9

Gensler

310 - Development Data - Parking Plans - L1

% N
O
February 22, 2006



MRP Midatlantic

Washington Gateway |  Washingron, D.C.

NOTES:

Fx19'Full Size Parking Spaces: 98
B%16 Compact Parking Spaces 0
HC: 10

20' Minimum Drive Aisles Provided

POTOTAL: 98

O

February 22, 2006

Gensler

311 - Development Data - Parking Plans - PO

= 3006 Ganules



NOTES:

9%19 Full Size Parking Spaces: 174
B'x16 Compact Parking Spaces: 5
HC Parking Spaces: 14

20" Minimum Drive Aisles Provided
P1TOTAL: 179
L] LS ] [ "i
MRP Midtlantic Washington Gateway |  Washington, D.C. February 22, 2006

Nk 312 - Development Data - Parking Plans - P1 soblaiiy



NOTES:

Fx19 Full Size Parking Spaces: 220
Ex16 Compact Parking Spaces: 0
20'M Drive Alsles Provided

P2TOTAL: 220

MRP MidAtlantic Washington Gateway |  Washington, D.C.

February 22, 2006

Gensler 313 - Development Data - Parking Plans - P2

© 2004 Demsler
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V s

Washington Gateway |  Washingron, D.C.

MNOTES;

@x19'Full Size Parking Spaces: 168
B'%16' Campact Parking Spaces: 10
20" Minimum Drive Aisles Provided

P3TOTAL: 178

Februsry 22, 2006

Gensler

314 - Developmenr Data - Parking Plans - P3

© 3606 Bamains
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L
ALTY

OFFICE

RESIDENTIAL/HOTEL

390,835 n'if

Bicycts Parking {5

08 x nismbar office sp ¥ spaces
Accassible Spac 8 spaces

1 space !
I!au] GEA = 163 ACES iﬂ

Jcode Resulrumml l Prowdo’

189,430 gat | T 1 g 105 spaces 159
Aetrorail Exception - subtract 26% if within 800 # 55 3 radquired = 26 79 spaces
[Bicycie Parking (5% of code requred parking| ki ) L
| 05 x number office spaces reg = 4 Total Reguited = 4 spaces i
JAccessuie Sp {78100} 4 spaces f
n wiln "Accessible” spaces (1 of ot accessiblo] 1 space 1

| | 242 spaces 1 o |

uau Office

s dential Buliding 238,815 ot

218 un plan. d #olunis 14 = £ 5 ESlem

bccgu):-« Spaces (51.75) 1 ApaCES [
an 8 wiin “Accessibls® spaces (18 acowssibio 1 space

Holel 104,560 gsf Fof rooms /d = an a0 spaces

150 rooms piannd
|Contarance room planned 3,200 of 1 Iphcwy
AL hla Spacas {51-T5) 3 spaces {101-1507=5
Van Accasuible win “As ia” spaces {1/8 of iotal accessitie | 1 Aace

Subtotal Hote| = 51 Spaces

FEE e ]

|Loading Requiremants

s (Dustrict numbar | s of Loading B JFiationm sizw Drovded
Ot 3

>200.000 gt IF aen 1 @R devg As Requirsd
[Ratail/San; NiA MIA MIA

Apt Heuse or Ml Dhwalling wiS0s unite an Plazal 1200 8! 120 do

Hotel/3-C-3 Gues! Ams 30-200 V@20 deay As Roquired
Hotel3-C-3 Function Rms 10,000 > 50 0K gs! NA NIA N

Washington Gateway

Washington, D.C.

315 - Development Dara - Parking Calculations

February 22, 2006

© 2008 Gansler



1. The Intenor layouts shown on the building plans are
schematic. Changes to the layouts,not effecting the exterior
envelope o the square footage distribution, may occur

‘?.Ne[e-r to Sheet 404 for dimensions

Level 1 Level 2 FAN

M RP l\rlai [}I{\J‘]ﬁl: ‘;]Iti MIHM aatswa, [ wa'Sh ington l D'C' February 22, 2006

Gensler 401 - North Wing - Plans © 2006 Gamuias



Key Plan

1. The Interior layouts shown on the building plans are
schematic. Changes (o the layouts, not effecting the extenior
envelope or the square footage distribution, may occur.

2.Refer to Sheet 404 for dimensions.

Level 3

Level 4 i St ‘/"\
MRP | MidAtlantic Washington Gateway |  Washington, D.C. b 20, 2405

AEALTY PaRTnedl
T PhE Ganier

402 - North Wing - Plans

Gensler
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MidAtlantic

NEALTY FANTNERY

Levels5-12

Levels 13 & 14

Washington Gateway |  Washington, D.C.

Kay Plan

* Interiar layouts shawn on the building plans are schematic.

Changes to the layouts, not effecting the exteriar envelope
o the square footage distribution, may accur.

February 22, 2006

Gensler

403 - North Wing - Plans

i



Key Plan

<;:H

1. The Interior layouts shown on the bullding plans are.
schematic, Changes to the layouts; not elfecting the exteriar
envelope or the square footage distribution, may occur.

2.Refer 1o Sheet 404 for dimensions.
Roof Plan

of Pl — : . ﬁ
MRP Midadantic Washington Gateway |  Washington, D.C. February 22, 2

Gensler 404 - North Wing - Plans © 2008 Gamatee
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1 - East Elevation - Metro Branch Trail 2 - West Elevation - Plaza

MRP MidAtlantic Wﬂ m.'.y I W’ashingmn. D.C. pamns B = February 22, 2006

Gensler 420 - North Wing - Elevations (East & West) P,



1 - North Elevation - NewYork Avenue 2 - South Elevation - Connector
MRP | MidAtlanti Washington Gateway |  Washingron, D.C. e R
Gensler 421 - North Wing - Elevations (North & South) ¢ 3008 Gamsier



Level Florida

’ MRP 1!

dAtlantic

TY PARTNF

(1]

Level 1

Washington Gateway |  Washington, D.C.

1, The interior layouts shown an the building plans are
schematic. Changes to the layouts, not effecting the exterior
envelope of the square footage distribution, may occut

2.Refer to Sheet 503 for dimensions.

February 22, 2006

Gensler

501 - South Wing - Plans

© 0 Ganslee



Key Plan

1. Thie interior layouts shown on the building plans are
schematic. Changes 1o the laiyouts, not effecting the exterior
envelope or the square footage distribution, may occur.

2 Refer to Sheet 503 for dimensions.

Level 2 Level 3 Levels4 - 11 W’—“ 1 N\
O

February 22, 2006

BRLTY FARTN LY
€ 04 Semsier

| MRP Midtlantic Washington Gateway |  Washington, D.C.
502 - South Wing - Plans

Gensler



Koy Plan

-

1.The Interior layouts shawn on the bullding plans are
schematic. Changes 1o the layouts, not effecting the exterior
envelope or the square footage distribution, may occur.

2.Refer 1o Sheet 503 for dimensions.

e HERE RPN

LMR’P pidhtaniie Washington Gateway |  Washington, D.C. Febrary 22 306
Gensler 503 - South Wing - Plans & 2008 amaier




Gl H5S AND METAL AT 70 <8

X N — PRECAST ECNCRETE m—@mm l |
il OOoOD
NS l L Aty =
| 1 ] [ | |85}
ks ki 0
] ] ¥ =
REL 25T CONCHETE
| b b
FRECAST CONCRETE e ZIEE SELiEms Ssis==s ssia= B | m B
i BiE B8 ]88 81515
1
2 51isn ! e, [ o -
METAL £ PRECAST e - - [HEEE EEE] W] MRS 170 T AR =
HORONTAL PROIECTION : e =
PRECAST BASE | 2 i PRECASTRAS L H
£ CAST BASE s e
n.mm%ﬁ - a.g =
1 - East Elevation - Metro Branch Trail 2 - North Elevation - Connector
—lomngar. )
GRAYS ANDTME T, AT 100 —m e - - I loeare .
Al | -
o (0 EE |
ELEMENT m
HCRIZONTAL SUIN SHADES
A8 88y80 o} :
E PRECAST CONCRE - v 7 >
Gl =
FROECTION Al
PRECAST CONCRETE ; ) Ed ; ¥
L K s
I s = susaee
PRECASY CONCRETE EEE EEEEEE Em= =i e MLABG D O AL T
i -
PRECAST CONCRETE o 1T i LAY = L TITTTITTEITTN
AT EASE e o e = : S = 3
Lo LR T g wesst SRR INRN o
CovERS - : N ] o s ugegm METAL ECH UMM LR i | 4 om g worom

MRP

REALTT FAR

MidAtlan

3 - West Elevation - Plaza

Thie
TNELS

4 - South Elevation - Florida

Washington Gateway |  Washingron, D.C. = February 23, 2006

Gensler

© 1006 Gensler

520 - South Wing - Elevations



___| RESIDENTIAL
I o
-Erm:mrnf
=] SEAVICE

— GREEN ROOF

waTEy
1 The a0 Wpoth MPwn o i Sy (e aw

sahwmate Chargims & e pcits, et #feching 1he aewecs
e v T A2 Aege BeirtLinn Sy s

1 Fox Brwerorn s trpeey K8

= i
MRP Muh Ml Washington Gateway |  Wishingion, D.C.

Des n n Febeuary 23, 2006

SK&I 601 - Residential - Ground Level (P0) Floor Plan O ) Rl B L



-l-u:rrEl.
[ FETAAMENTTY

[I] sERVICE

"] GREEN ROOF

NOTES
1 The rowcr wesm e ur P Su8ITS Ea e
L s =

ey e sty tatege SESTLACY tuay mtue

o

Nhd MEnn .
MRP WHALTL PR TS Washington Gateway |  Washingron, D.C. e Sl

3 For S v My 00

SK&l 602 - Residential - 1st Floor Plan e



NOTES

e o e auee TaCMI0R SETCLION Sy 0T

7 Fr aoramre. me 3oy 08
o
MRP AS TR AT RIAT: . -
_ AN RR Washington Gateway |  Washingron, D.C. e R
SK&l 603 - Residential - 2nd Floor Plan €3008 KA1 Archamcsars Genign G, L4




MREP' MMt

._\_/

3RD-10TH FLOOR PLAN

11TH FLOOR PLAN
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604 - Residential - 3rd-11th Floor Plan
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12TH FLOOR PLAN 13TH-14TH FLOOR PLAN

MRP MidMbintic Washington Gateway |  Washingron, D.C. e February 22, 20006

BI006 SKAI Architectursi Design Grows, LLC.

605 - Residential - 12th-14th Floor Plan
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