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Washington Gateway 

Design Narrative 

Introduction: 

The Washington Gateway project is highly visible as the northern anchor of the 
Norlh 01 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 liner grain 01 pedestrian streets and 
spaces is growing toward an area dominated by New Yorl< Avenue. which acts 
tike a highway bringing over 100,000 vehicles into and out 01 the city every day. 
In this context, the new Washington Gateway Master Plan opens to New Yorl< 
Avenue like a gateway that frames views into urban interior spaces. while its 
prominent glassy corners become a landmark entry point into the city. 

Washingron. D,C. 

110 - De5ign Narra!ive _ Washington Ga!eway ._-
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NoMa I New York 
Avenue Metro Area 

The Street and the Plaza 

A fundamental buildirlg block althe city is the street. 
frooled by bUildings which serve primarily to define the 
volume of the street for the pedestrians that use it. Within 
the strtldure and spatial volume of the grid 01 streets. 
plazas ad as relief. moments of rest along the path. 

Successful city blocks Bfe usualy compact. creating a 
conllnuous slreet wall which defines spate along the street 
edge. At Washington Gateway, thiS paradigm has been 
turned Inward. to aeate an Intenor urban street and plaza 
experience" 

Washington Gateway Washington. D.C. 

III " Dcsign ;'hrr;ui,"c" ['rojcci Conccpl " Urb~n Connl.'Clion 

New York 
Avenue 

Urban Connection· Interior Street 

The Washington Gateway Master Plan IS designed 10 
creale a connection between the urban street grid 01 
NoMa \0 the south and New York Avenue to the north. A 
spatial aXIs 01 street-scaled proportions provides a VIsual 
connection, and a grand stair provides literal pedestrian 
connection from Florida Avenue to New yorit. Avenue. as 
a continuation 01 2nd Street 

._-



MRP 

Gensler 

"""""'- ~:~: Wing ./ 

~ 

Improved Streetscape at New York 
Avenue with Connection to Plaza 

.11. 

\ Office 
South Wing 

Parking Access from 
New York Avenue 

Washington Gateway 

IT\. Connection to 
\U1 Metro via Metro Branch Trail 

Metro via 2nd Street 

Parking Access from 
Florida Avenue 

Improved Florida 
Avenue Streetscape 

Washington. D.C. 

112 - Design Narrarive - Project Concept _ Urban Connecrion 

Urban Connection - Pathways 

The Master Plan creates a nelwol'1l 01 
pedestrian conne1:1ions through beautiful 
urban spaces 

1. - Pedestrians may arrive by Metro and 
walk along an improved Melfa Branch Trail 
into the new Plaza without crossing Fkxida 
Avenue 

2. - Pedestrians may also cross Florida 
Avenue al slreellevel at a new signalized 
intersection, and enter the slle along a 
gentle sk1pe into Ihe plaza They may walk 
along 11 new sidewalk into the ResH:lential 
building or under the cover of the Soulh 
Wing of lhe Office BUlkjing loggia \0 lhe 
entry of that bUilding. They may also 
continue under the Connecting Canopy to 
enter Ihe North Wing of the Office Building 

3. - Pedestrians may ascend a monumentat 
stair from the Ptaza to New York Avenue 
(apprO)llmately 34 ' above) 

Automobiles 

A. - The creation of an interior street allows 
tne majority of vehicular circulation to occur 
along thiS natural path A new signalized 
street intersection at Florida provides 
controlled access 

B. - Parl<.ing for the Office and Residential 
Buildings can be reached by entenng the 
site from Floflda Avenue and proceeding to 
the Parking entry point at the north end of 
the slle 

c. -Parking can also be accessed from New 
York Avenue. with righI-in . right-oul ooly 
traffic. 

._-
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PUD BENEFITS AND AMENTIES 
Washington Gateway provides several benefits and 
amenit ies for the public and occupantS of the 
buildings: 

1· GREAT URBAN SPA CE 
The projeo:t ((eatesa great urb<ln sp.l(e In the form 
of a Plaza ac tivated with landscape elements, pedes­
Irian act ivity, and a fountain. 

2 · NEW YORK AVENUE 
a. Pedestrian and Sireeiscape Improvements 
b. Pedestrian Connection to Site 

The project provides signmcant landscaping..street 
furniture and paving upgrades to the New York 
Avenue streetscape,ai well as a monumental 
connection point from New York Avenue Into the 
site and through the Plaza to Florida AWflue and the 
New York Avenue Met ro. 

3/4 - METRO BRANCH TRA IL 
a. Improvement 10 Trail 
b. Pedestrian Connection to New Yorl< Avenue Metro 0 

The project provide s upgrades to the Me tro Branch 
Trail as an amenity to the public. 1\ also creates a 
graceful connection along the Trail from the Plalato 
the New York Metro Rail Station to enhance pedes· 
trian conne<lion to the Site. 

5 - FLORIDA AVENUE 
a. Pedestrian I Sfreetscape Improvements 

The project provides streetscape improvements to 
flor ida Avenue,and adds Retail opportunities along 
its frontage to encourage pedeslrlan activity. 

6 - FACADE ENHANCEMENTS 

WashinglOn, D.C. 

The building facades have been designed as an 
upgrade to specula tive front ier DC offICe spaCl', tO 
reinforcl' the character of NoMa, as well as to 
enhance lhe entry 10 the cily f,om the northe,"t 
wi th ;Isdistincl a.chIK ture. 

113· Design N~rr~ti,'(' _ PUD Bendil5 and Amenities - O\"('rview ._-
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1 - GREAT URBAN SPACE 

Street and Plaza 

The Washmgton Gateway Master Plan is 
organazed around an mtenor Street and 
Plaza. like many 01 the workIs great 
plazas, a smgle tower element punctu­
ates the defining walts of the space. while 
the other bUlldlllgs define Its overatt 
spallat boundary. 

The Street rises genUy as a tree-hned 
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
Inan scale 01 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 sheltenng 
screen from automobiles entering the 
site 

The Connectmg Canopy proVIdes a 
sense 01 enll)' and shelter for the Office 
BUilding. and canOpIes at the Hotel and 
Residenllal Building similarly artJculate 
amval points Within the overall space, 

Together, the bUlldmgs. trees. fountain, 
al'ld pedestrian spaces create a greal 
urban $pace that WIll benefit occupants of 
the building and the public. 

._-
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2b- NEW YORK AVENUE 
Pedestrian Connection 

Street and Connection 

The Master Plan locates the Office and 
Residenllal BUilding to provide a Visual 
axis like a Sireet between New York 
Avenue and Florida Avenue. The Street 
opens up onto New York Avenue with a 
monumental stair that provides pedes­
tnan access The stair begins at New 
Vorl! Avenue on an enlarged sidewalk J 
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, 
thai floats over a garden seating area at a 
mezzanina 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 
modem expression of the building archi­
tecture 

hbn ... r 2!.1006 ._-
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3/4a- NEW YORK AVENUE 
Metro Branch Trail 
Improvements 

Overall Upgrade along Project Site 

The Metro Brandl Trail runs between the 
Washington Gateway site and the Metro 
rail hnes. The Master Plan lor the project 
Includes improvements to the Trail as an 
amenity to the public. The improvements 
are enVIsioned as decorative fenCIng. 
landscape elements mdudmg trees 
where feasible and other planllngs, 
paving upgrades and lighting. 
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3/4b- NEW YORK AVENUE 
Metro Branch Tra il 
Connection to Metro 

Improved Metro Connection 

The project Master Plan includes 
improvements to the Metro Branch Trail 
to enoourage pedestrian connection to 
the New York Avenue Metro Rail StatlOfl 

A portion of the Trait Will be enhanced for 
pedestrian use With different paving 
patterns and treatment. to encourage 
safe use of the trail by dally commuters 
and others who would VISit the site. 
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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 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. 
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6 - FA CADE UPGRADES 

Architecture 

The Washington Gateway project estab­
lIShes new benchmarks IOf design quality 
in the atea Conscious of this responsibil­
ity. the prOject is designed WIth an open 
expression and matenals that appear light 
and airy. white paymg special attention to 
pedes!nan zones. 

Larger areas 01 glass for openness on 
facades facing Plaza area 

Decorative metal detailing and precast 
bands at South Wing Office West facade, 
a! entry to the site, 10 provide elements 01 
pedestrian scale and visual interest 

DeC0f8tlVe metal ConneclJng Canopy and 
column covers lor lightness 

Open areas of glass WIth stone frame at 
Plaza at base of buddlngs 

._-



MASSING 

Views 

1. View from New YorX Avenue - NE 

2 . View from New York Avenue - NW 

3 . View from Florida Avenue - SW 

4. View from Above · S 

1. 2. 

3. 

MRP \lId \tlanlK .. ,," .. " .... Washington Gateway Washingron. D.C. Ftl., .... '" ~2. 1006 

120 - Mming 
._-



MASSING 

MRP \Ial \II,mlll ... " ........ . W •• hlngton Gateway Washingfon. D.C. ~","",,, Z!. 1<10(, 

Gensler 121 . l-.hssing _ Vicw from New York Avenue - N E ._-



MASSING 

MRP \lid,\tlanllC 
""" .. " .. " Washington Gateway Washington, D.C. 

Oensler 122 _ Massing . Vicw fmlll New York Avenue ' NW ._-



MASSING 

MRP \1 d \11 nhc:-..... , .... ,." Washington Gateway I W;ashinglOn, D.C. 

Gensler 12J • Massi ng - Vicw from Florida AI'c tluc· SW 



MASSING 

MRP \hd\ll;mtic ... " ... " .. .. Washington Gateway WashinglOll, D.C. 

Gensler 124 - Massing - Vicw from Above - S ._-



MASSING 

MRP \ltd\!!. 11'1< 
""" ... ,,'" Wa.t.lngton Gateway \",:tashing!Oll. D.C. f.b,wry H. 1006 

Gensler 125 - Massing _ View rrorn Abo\'c - W 



RESIDENTIAL 

, 

, 

MRP 1 Wallhlngt041 Gateway 

201·lIlustrative Landscape Plan 

OFFICE 
NORTHWlNG 

METRO RAIL 

-



Note Plant specie selections identified on thiS 
plan are shown 10 Illustrate deSign intent only The 
purpose is to generally define plant Size, charac-
ter. and IocatlOflS Refinements to the planllng 
design and final selection 01 all plant materials 
consistent WIth the species shown shall be devel­
oped dUring detailed deSign phases 01 work 
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NOle Plant specie selections identified on this plan are 
shown to Illustrate design intent only. The purpose IS \0 
generally define plant Size. character, and locatJons 
Refinements to the planting deSign and final selection 01 all 
planl malenals conSLStent with the species shown shall be 
developed dUflrlg detailed design phases 01 work. 
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M RP I MidAtlantic 

REALTY PARTNERS 

Gensler 

100% Occupancy 
Allowable 

~ Recreation Space 

Washington Gateway Washington, D.C. 

301 - Development Data - Lot Occupancy 

WMATA: 20,754 gsf. 

OT AREA (TOTAL SITE): 134,591 gsf. 

Project is two buildings on a single lot 
of record. 

TOTAL BUILDING OOTPRINT 

BUILDING I 
North Wing: 
South Wing: 

BUILDING I 

32,171 gsf. 
20,879 gsf. 

Residenti IHotel: 28,771 gsf. 

TOTA: 81,821 gsf. 

LO : 
1) tal Percentage Occupied (Building/Lot): 61 % 

otal Percentage allowable: 100% 

... n--r--"1----1 
o 15 30 60 

February 22, 2006 

C 2006 Gensler 
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North Wing Office * South Wing Office * Residential * Hotel * Parking Site FAR 
14 stories 12 stories 15 stories 14 stories 

Floor *GSF Floor *GSF Floor *GSF Floor *GSF Floor GSF *GSF Cellar GSF Total GSF 

Florida Ave 0 Florida Ave 6329 Florida Ave 10030 Florida Ave 0 p-o 58734 75093 47790 27303 
1st floor 30620 1st floor 15048 1st floor 5640 1st floor 9530 60838 14744 46094 

2nd floor 23183 2nd floor 13212 2nd floor 14100 2nd floor 8430 58925 6345 52580 
3rd floor 27487 3rd floor 16892 3rd floor 18630 3rd floor 7330 70339 5331 65008 
4th floor 27971 4th floor 17667 4th floor 18630 4th floor 7330 71598 71598 
5th floor 28401 5th floor 17667 5th floor 18630 5th floor 7330 72 028 72 028 
6th floor 28401 6th floor 17667 6th floor 18630 6th floor 7330 72 028 72 028 
7th floor 28401 7th floor 17667 7th floor 18630 7th floor 7330 72 028 72 028 
8th floor 28401 8th floor 17667 8th floor 18630 8th floor 7330 72 028 72 028 
9th floor 28401 9th floor 17667 9th floor 18630 9th floor 7330 72 028 72 028 
10th floor 28401 10th floor 17667 10th floor 18630 10th floor 7330 72 028 72 028 
11th floor 28401 11th floor 17667 11th floor 16230 11th floor 7330 69628 69628 
12th floor 28401 12th floor 15870 12th floor 7330 51601 51601 
13th floor 27206 13th floor 8980 13th floor 6650 42836 42836 
14th floor 27206 14th floor 8980 14th floor 6650 42836 42836 

*GSF SUB-TOTAL FAR 390885 192817 228870 104560 58734 975866 74210 901 656 
CELLAR GSF DEDUCT 11927 10247 11074 3686 37276 

Total FAR GSF 378958 182570 217796 100874 21458 901 656 
OFFICE SUB-TOTAL 561 528 RESIDENTIAL SUB-TOTAL 318670 21458 

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

2. * Information based on current desiqn dated 02.22.06 

SITE FAR Site*GSF Multiplier Total FAR Allowable 

Lot 811 (MRP) 102569 8 820552 

Lot 813 (DC) 8063 8 64504 

Lot 812 (WMATA) 10381 0 0 
Lot 23 (Sunoco) 13578 8 108624 
SUB-TOTAL Lot 811 + Lot 812 + 813 + Lot 23 134591 993680 

Total Remaining FAR = 92024 

M RP I MidAtlantic 
REALTY PARTNERS 

Washington Gateway Washington, D.C. February 22, 2006 

Gensler 305 - Building Calculations ICl 2006 Gensler 
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Washington Gateway Washington, D.C. 
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