
 

DRAFT June 7, 2013  1 
 

Rosslyn Sector Plan Update 

Draft vision and strategic framework summary 

June 7, 2013 | DRAFT 

TABLE OF CONTENTS Page numbers indicated in parentheses 

A. Introduction (2) 
Intent of this memorandum 

B. Vision principles (3) 
The vision principles articulate the major long-term goals for Rosslyn voiced by 
stakeholders. The six principles and their sub-elements are intended to update the vision 
objectives of the 1992 Rosslyn Station Area Plan Addendum to address current context 
conditions, needs and aspirations. The principles aim to outline a bold, compelling 
vision, that will in turn be made manifest through application of the strategic framework 
elements described in parts C and D.  

C. Translating the vision into strategies (5) 
This section introduces eighteen principal plan strategies (described and illustrated 
further in section D), grouped among the issue categories of urban design, building 
height and form, transportation systems and parks & open space. Examples of how the 
strategies will achieve key qualities of the vision are included.  

D. Strategic framework (7) 
The strategic framework section uses a series of diagrams and text to illustrate how the 
principal plan strategies apply to the Realize Rosslyn study area. The section begins with 
a likelihood of change analysis to set a foundation for where and when major private 
sector reinvestment in Rosslyn may be anticipated. Following this, existing conditions, 
initial ideas, community feedback and a proposed framework are organized according to 
the four main issue areas:. 

• Urban design (12) 
• Building height and form (28) 
• Transportation systems (43) 
• Parks and open spaces (56) 

E. Alternatives (66) 
This section outlines a variety of alternative approaches to elements within the 
overarching strategic framework described above. A comparative analysis of these 
alternatives will be provided subsequently to identify recommended plan directions. An 
additional round of alternatives addressing timing and related implementation issues is 
anticipated at a later stage in the planning process. 

F. Strategy impact examples (71) 
 
 
 



 

DRAFT June 7, 2013  2 
 

A. Introduction  

This document is intended to outline the major goals and responding strategies of the Rosslyn Sector Plan 
Update for Arlington County staff and Rosslyn Process Panel review and input on next steps in plan 
development. The goals, expressed as vision principles, ground the plan in the priorities expressed to date 
by the Arlington community and other major stakeholders during this planning process. The strategies, 
expressed as a framework addressing the four core issue areas of urban design, building height and form, 
transportation systems and parks & open space, are intended to be integrated, complementary, and 
memorable in order to maximize their effectiveness. While the strategic framework is presented as a 
single, overarching recommended plan approach based on analysis and community input, a number of 
important alternative approaches to aspects of the framework are also identified for further consideration. 
We anticipate that additional alternatives regarding physical configuration, implementation timing and 
leadership, implementation policy tools and other aspects of the framework will arise as the plan is 
reviewed and developed in more detail.  
 
Upon review and general confirmation of the vision principles and strategic framework, the planning 
team intends to develop the strategic framework in a variety of ways in coordination with County staff 
and Process Panel leadership. These include: 

• Translating framework strategies into more specific terms, such as building form regulation tools, 
design guidelines, recommended “parklet” locations, blank wall retrofit strategies, priority 
program for specific parks, or intersection lane configurations 

• Comparing alternatives and enabling selection of preferred alternatives where possible 
• Additional development economics analysis and public/private partnership strategy by W-ZHA to 

help identify feasible means of funding and executing new infrastructure and development 
• Analysis of development regulation goals and tools by Farr Associates, to help determine 

appropriate plan policies 
• Sharing the vision, strategic framework, alternatives analysis and other evolving plan elements 

with stakeholders and the broader community for feedback 
• Outlining specific action steps (addressing agents, timeframes, costs, precedents, and standards 

for success) to execute the framework strategies 
• Attending to other specific aspects of the issues, analyses and deliverables addressed by project 

scope that have been identified 

The whole planning team looks forward to feedback on the contents of this document so that we may 
confirm plan direction and take the next steps to create an appropriate and effective plan for Rosslyn.  
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B. Vision statement and principles 

The vision statement and six working vision principles that follow below reflect community feedback on 
a preliminary set of principles that were originally shared at the March 13, 2013 public workshop.  

Working Vision Statement 

Rosslyn is Arlington’s world class downtown: a vibrant and diverse community of people living, working, 
learning and playing together; a distinctive place that is highly sustainable and accessible; and a strong 
economic engine for Arlington and the region. 

Working Vision Principles 

Rosslyn will be…  

Accessible via unparalleled transportation connections and choices 
• Well positioned to benefit from a growing regional transit network—strong transit connections to 

the District, Arlington, regional economic centers, and “the world” 
• A district that offers choices ranging from walking, bicycling, and taking transit as part of a “car-

free” lifestyle,  to taking advantage of excellent highway connections 
• A destination street network —evolved from a conduit for cars into a safe, inviting place for 

people to walk, bike and enjoy being part of the Rosslyn community 
 
Competitive in evolving regional, national, and global economies to serve the Arlington community 

• A live/work/play/learn environment that positions Rosslyn to benefit from changing markets —
growing more resilient and vibrant by supporting a diverse mix of successful businesses from 
mature industry leaders to innovative start-ups 

• A community/business/county partnership that plans together to find the synergies that enable 
Rosslyn to evolve as a better place to live and work—and builds the shared political will to make 
the investments that unlock these synergies  

• Where economic value is translated into social, cultural and environmental value – enriching 
quality of life, community and diversity by achieving planning goals for Rosslyn and Arlington 
through value capture 

 
A walkable neighborhood connecting people with community and choices  

• Home to an integrated and accessible network of human-scaled walks that invite residents, 
workers and visitors to move about and meet across a broad range of urban scale and intensity  

• An experiential journey of discovery on foot—public walks offering an exciting variety of public 
spaces, shops, food, architecture, arts, and activities ranging from the most personal (a quiet 
garden) to the most interactive (a lively square) 

• An environment that provides the infrastructure of livability within a convenient walk—a 
spectrum of great choices for recreation, culture, shopping, career choices, education, housing, all 
serving a wide range of ages, households and price points 

 
A good neighbor that respects adjacent communities 

• Maintaining the integrity of surrounding residential neighborhoods through sensitive transitions 
of scale and use 

• A downtown district serving the whole Arlington community with unique choices for culture, 
recreation, transportation and services 

• A complement to its Potomac River and National Capital setting in appearance and function 
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An urban district that celebrates its connections to nature 

• Opportunities to enjoy proximity to the Potomac—ranging from being at the water’s edge or in 
the midst of nature to uninterrupted views of the River and nature’s changing rhythms 

• A connected variety of public spaces that  offers a unique range of experiences—from the River 
to an intriguing  park converted from an elevated roadway—within a short walk 

• A sustainable ecodistrict in which buildings, open spaces and public ways unlock the 
performance efficiencies of integrated water, energy and materials systems, making Rosslyn a 
healthy place to be and a global model for environmental responsibility  
 

A dynamic place inspired by its unique mix of people and activity 
• A place that gains its energy from the combination of efficient vehicular and walkable 

environments; arts and commerce; broad landscapes and urban squares; high density and human 
scale 

• A multi-centered topography of urban landscapes and buildings that shapes height and density to 
highlight spectacular views, create intimate local perspectives, and generate amenities throughout 
a cohesive public realm 
A combination of timelessness and timeliness expressed in rich, enduring public spaces infused 
with dynamic architecture, art and cultural activities, and a skyline that tells the story of 
Rosslyn’s dynamism. 
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C. Translating the vision into strategies 
Manifesting vision principles through a strategic framework 
 
The 18 strategies listed below identify the plan’s primary approaches to achieving the Rosslyn vision 
and vision principles described above. The strategies emphasize specific, transformative initiatives 
that will make a real difference. The strategies are grouped according to the four main issue areas of 
urban design, building height and form, transportation systems, and parks and open space. Two of the 
strategies are placed in a hybrid category of transportation systems and parks & open space due to 
their relevance to both areas.  
 
A table in Section F below identifies sample plan outcomes for each strategy addressing each of the 
six vision principles, to demonstrate the ability of each strategy to meaningfully support and reinforce 
the vision. The 18 strategies are described and illustrated further in section D of this document, 
Strategic Framework. More detailed action steps for each strategy, identifying primary agents, 
timeframes, supporting resources, standards for success and other key elements, will be developed as 
the planning process proceeds. 
 

1. Double the extent of active, pedestrian-oriented retail frontage (including dining and 
entertainment), expanding choices and walkability 

Urban Design Strategies 

2. Enhance “address” and “secondary retail” streets (those streets less likely to attract 
substantial retail activity) with alternative active/cultural uses and high-quality, pedestrian-
friendly landscape and building design  

3. Promote additional housing development in central Rosslyn (i.e. the Rosslyn Coordinated 
Redevelopment District),  

4. Provide adequate space and other conditions accommodating district energy infrastructure, 
low-impact stormwater infrastructure, and other sustainable design strategies that leverage 
Rosslyn’s density and mix of uses.  

 

5. Vary building height and width to graduate scale transitions at neighborhood edges and 
expand the range of public and private views available throughout Rosslyn.  

Building Height and Form Strategies 

6. Locate building volumes to preserve and enhance priority public view corridors from ground 
level and the observation deck. 

7. Promote building facades, tops and placements that lend Rosslyn an attractive skyline and 
permeable edges when viewed from afar.  

 

8. Create four world-class walking streets at the heart of Rosslyn: 
Transportation Systems Strategies 

a. Transform North Fort Myer Drive into a place bringing the Rosslyn community and region 
together around retail, arts, plantings and welcoming sidewalks 

b. Distinguish North Lynn Street as Rosslyn’s premier “front door” to the region with the 
Corridor of Light, generous sidewalks and retail choices 
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c. Enhance Wilson Boulevard as Rosslyn’s main gateway to Arlington with improved 
sidewalks and dramatic views. 

d. Extend 18th Street North as a welcoming public way and series of public spaces adding 
connections between Rosslyn’s heights, Metro station, regional streets and the Potomac 

9. Enhance local and regional transit services with more stop locations near Metrorail 
10. Accommodate potential future Metrorail and Streetcar service and infrastructure   
11. Use Rosslyn’s parking supply more efficiently as part of a range of transportation options 

 

12. Integrate all of Rosslyn’s streets and paths into a welcoming and safe network of walks and 
public places 

Hybrid Transportation and Park/Open Space Systems Strategies 

13. Extend a safe, inviting biking network across Rosslyn and into the regional path network 
 

14. Program existing parks & plazas with a more lively and diverse mix of activities 
Park/Open Space Systems Strategies  

a. Repurpose Gateway Park and connect it better to its surroundings 
b. Enhance Freedom Park as a destination and connection 

15. Add signature parks and open spaces  
a. Rosslyn Plaza Park 
b. Other opportunities as part of major redevelopment 

16. Establish the Green Circle and Esplanade as signature urban greenways 
17. Activate sidewalks with people-oriented design and programming(e.g. parklets, music buskers, 

public art, interpretive signage, green walls) 
18. Embrace the Potomac River and national parklands as places to enjoy every day 
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D. Strategic framework 

This section begins with an analysis of what sites are more and less likely to receive significant 
investment in redevelopment over the course of this plan’s 20-year horizon. Then, for each of the issue 
areas of urban design, building height and form, transportation systems, and parks & open space it 
addresses principal existing conditions issues, initial ideas for improvement, community response to those 
ideas, and framework strategies. Alternative means of applying strategies are detailed in the following 
section. Community response includes feedback to initial ideas shared at public vision workshops held on 
March 13 and 14 at the Artisphere. Approximately 100 community members met to review existing 
conditions analyses and consider initial ideas on an emerging framework for the Rosslyn Plan. 
Community response also includes input from a vision issues survey provided in hard copy form at the 
vision workshops and subsequently online, as well as other written comments from community members 
to project team staff.  

The framework primarily focuses on the Rosslyn Coordinated Redevelopment District (RCRD) area, 
shown with a white background in most diagrams in this document. However, the framework is also 
conscious of the context of the broader Rosslyn Metro Station Area (RMSA) particularly with regard to 
broader land use and demographic mix, building height relationships, and transportation and public 
parks/open space networks.  

While many factors will affect the timing and sequence of redevelopment on major sites in and around the 
study area, reasonable predictions can be made as to likelihood of change based on known plans for 
certain sites and the age and condition of buildings on other sites. The diagram below identifies the 
general likelihood of change on privately-owned sites in the RCRD and how this planning process should 
thus consider opportunity for change. Legend category distinctions are described below. 

Likelihood of change 
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Planning for change diagram 

 
 
Legend categories addressing how planning should anticipate change on different sites: 

• Where planning for change is underway  
o Under review: Rosslyn Plaza is currently in the design and approval phase as developers 

work internally and with the County to refine a major phased redevelopment proposal for 
the large site. A redevelopment proposal has also been submitted recently for the block 
containing 1400 Wilson Boulevard and 1401 Key Boulevard.  

• Where planning should anticipate change  
o Built or upgraded in the ‘60s and ‘70s/known interest in change: Many of Rosslyn’s key 

parcels are currently occupied by aging office and other building types that are 
increasingly being outmoded by new developments around Rosslyn and the region. 
Several of these sites will probably redevelop in the near future, presenting major 
opportunities to transform large sections of Rosslyn’s core with more up to date buildings 
and urban settings. In some cases, property owners are in the early stages of 
contemplating redevelopment. A major goal of the Realize Rosslyn planning process is to 
coordinate these emerging redevelopments and maximize their contribution to a livable 
public realm.  
 

RRRooosssssslllyyynnn   
PPPlllaaazzzaaa   
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•  Where change is less likely or already determined 
o Built or upgraded in the ‘80s and ‘90s: Located particularly along parts of Wilson 

Boulevard are buildings that were either built or significantly renovated recently enough 
that they will likely maintain market competitiveness and economic viability for years to 
come. While long-term goals might be set for their distant redevelopment, it will be more 
important to address near-term opportunities to better integrate these buildings into a 
more livable urban fabric. 

o Built or upgraded since 2000: Buildings completed or substantially renovated in the past 
15 years should be considered permanent for purposes of this plan, and all efforts should 
be directed towards best integrating them into Rosslyn’s emerging urban form. 

o Approved: These projects are designed and have been approved by the county for 
construction. While their sites are now changing or will soon, their form is essentially 
determined already for the purposes of this planning process. 1812 North Moore Street is 
currently nearing completion. One of the two Central Place buildings may begin 
construction in 2013-2014. The second Central Place building and/or portions of Rosslyn 
Gateway may begin construction within approximately five years or as market conditions 
allow. 

Core concepts diagram 

The core concepts diagram below focuses on the most significant planning framework concepts that 
underlie other elements of the framework and emerging plan for Rosslyn. Six elements illustrated on the 
diagram tend to have significance for multiple issue areas (Urban Design, Building Height and Form, 
Transportation Systems, Public Parks and Open Space Systems) and strategies. The elements include: 

• Neighborhoods – Smaller communities within Rosslyn that are diverse individually and 
collectively. Most are predominantly residential, but some include significant presence of other 
uses including office, hotel and institutional land use. Residential building scale and type vary 
within and among neighborhoods. Neighborhoods should each have a sense of place that feels 
distinct from the Heart of Rosslyn and the Rosslyn-Ballston Corridor Gateway. At the same time, 
neighborhoods should feel closely connected to these areas of more intense activity and amenity.  

• Heart of Rosslyn –Rosslyn’s core, characterized by proximity to the Metro station and relatively 
level ground along the North Fort Myer Drive and North Lynn Street corridors. The Heart of 
Rosslyn extends to Rosslyn’s major north and south gateways along these corridors. The area’s 
dynamic mix of people and activity is a major driver of Rosslyn’s identity, community value and 
real estate value.    

• Rosslyn-Ballston Corridor Gateway – This extension of Rosslyn’s dynamic mix of people and 
activity is distinguished by its elevated topography that separates it to some extent from the Heart, 
more extensive adjacency to neighborhood areas, and connection to the longer, linear Rosslyn-
Ballston corridor extending west into Arlington.  

• World-Class Streets – Two pairs of crossing streets provide the principal setting for public life 
and walkable, transit-oriented development in the Heart of Rosslyn and its Neighborhoods. North 
Fort Myer Drive and North Lynn Streets have regional significance as major gateways from the 
north and south. The vision transforms both streets significantly, with North Lynn’s weak role as 
a primary retail and walking street strengthening, and North Fort Myer’s current traffic-oriented 
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design replaced with significant walking, transit and biking elements. Wilson Boulevard and 
North 18th  Street play a more local role in knitting Rosslyn together with other Arlington 
neighborhoods and districts. Wilson’s landscaping and public art gain improved sidewalks and 
building edges. Eighteenth Street continues through Rosslyn as a new priority walking route that 
updates Rosslyn’s skywalk system, creates more direct and inviting walks, and supports 
additional cultural and retail activity at Rosslyn’s core. All four streets make important 
connections with adjacent neighborhoods and the Capital Landscape.  

• Green Circle – This uniquely Rosslyn element repurposes what was originally conceived as  loop 
road into a cultural amenity that binds together all Rosslyn’s neighborhoods, the Heart of Rosslyn 
and the Rosslyn-Ballston Corridor Gateway. The Green Circle is distinguished from other 
Rosslyn streets through its unique streetscape programming and character, comprised of elements 
such as interpretive signage, public art, special promenade and cycling paths, unique plantings, 
Low-Impact Design techniques, and as an organizing element connecting many of Rosslyn’s park 
spaces. It will expand on Freedom Park’s open space theme and reinforce Freedom Park with 
much improved access and programming.  

• Capital Landscape – Rosslyn’s prospect over the Potomac River, George Washington Memorial 
Parkway, associated public parklands and Washington, DC uniquely combines urban density with 
generous access to nature. The Capital Landscape is significant not only for opening views into 
and from Rosslyn, but also as a place for recreational activity, from daily walks to destination 
tourism. The Esplanade, paths within the Capital Landscape and World Class Streets combine to 
weave the Landscape into Rosslyn’s network of public spaces and transportation choices.  
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Core concepts diagram  

(subject to revisions for week of June 10) 
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Urban design 
 
1. Existing Conditions 
 
The most dominant issue in Rosslyn’s urban design conditions today is its incomplete transition from a 
place designed around cars to one designed for people. The people are present in great numbers, walking 
to and from Rosslyn’s metro station and its many other significant locations for working, living, leisure 
and travel. The streets and paths they walk on, however, largely remain indifferent to pedestrians’ needs 
for safe, pleasant places to walk: blank walls and parking entrances predominate, while welcoming shops 
and cafes are rare. Street trees and vegetation offer shade, scale and beauty in certain areas, but many 
streets still have little or no landscape oriented to the pedestrian. While walking is of course an important 
aspect of transportation, and addressed as such in that section below, it also fundamentally affects and is 
affected by quality of place, and thus a key focus of urban design considerations.  
 
An additional legacy of Rosslyn’s development patterns in the 1960’s and 1970’s is its segregation of 
places for working, living and shopping in different areas. While more recent development in central 
Rosslyn has begun to mix these activities, there remain blocks heavily dominated by workplaces only. 
While workplaces are very important and desirable in Rosslyn, areas where they dominate become as 
empty on evenings and weekends as they are busy on a weekday morning, preventing Rosslyn from 
achieving its full value as a great place to be. Thus far, the lack of a critical mass of housing located 
within Rosslyn’s core may also pose challenges to establishing a sense of neighborhood community 
among the few residential buildings located in the RCRD. Finally, internal retail spaces reduce the 
amount of publicly visible retail choices and pedestrian activity on Rosslyn’s streets. The next series of 
diagrams will map these conditions across the study area.  
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The diagram below indicates the relative level of pedestrian activity on different street segments in 
Rosslyn (data courtesy of Monday Properties and Streetsense). While many segments receive heavy foot 
traffic because they connect the Metro station with office lobbies, their sidewalk conditions do little to 
make walking a pleasant experience. 

Pedestrian traffic 

 
Existing Pedestrian traffic 
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Ground Floor Building Edges 
Ground floor building edges throughout Rosslyn’s RCRD show a wide range of physical and use 
characteristics, from active retail and non-retail uses, to places for public art, blank walls, garage and 
service access points and activities. Notably, most streets have a disorganized mix of these elements, 
causing loading docks or blank walls to intrude between lobby entrances and restaurants. When most 
every street plays such a role of both front door and back door, no street offers clear appeal for walking. 
The image below depicts ground floor building edge conditions that exist in the RCRD today or are 
already planned. The active retail element of these edges is isolated and discussed further in a subsequent 
diagram.  
 
Existing Ground Floor Building Edges 
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Active Ground Floor Retail  
A key element of providing an enhanced walking environment in the RCRD is to identify where ground 
floor retail should be concentrated to create strong retail districts in Rosslyn. Plans for where retail 
storefronts should be in the future must take into account where retail exists today and where it is 
expected in approved redevelopment, as expressed in the Active Ground Floor Retail map exhibit that 
follows. Planning for retail also must recognize that retail market demand, even in a busy district like 
Rosslyn, has its limitations, particularly when people are accustomed to making purchases in other more 
established retail centers and online. For the purposes of this plan, to be conservative, it is assumed that 
up to about 2,000 additional linear feet of retail storefront can be anticipated in Rosslyn though about 
2030. This storefront length translates to about 100,000-120,000 sf of retail floor area assuming average 
space depths of 50-60 feet. This floor area is roughly equivalent to the approximately 200,000sf of retail 
growth forecast in the RCRD by Arlington County through 2040, less the retail floor area expected in 
approved development projects. While retail beyond this amount should be welcomed, it should also not 
be assumed, to avoid policies that try to force retail to occur in amounts or locations where it is not 
feasible.  
 
Existing and Approved Active Ground Floor Retail 
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Planning should also recognize that retail business success is affected significantly by location, with ease 
of visibility and access, and clustering with other retail, usually important prerequisites. Other 
considerations for prioritizing future retail locations include streetscape conditions and availability of 
retail-appropriate building space. Rosslyn’s topography significantly affects streetscape and space 
availability, as steeper grades tend to discourage pedestrian traffic, and tend to result in building 
floorplates that either step up the slope in small increments – often too small or inflexible for retail – or 
step in large increments – leaving long stretches of floor structure and spandrel wall between infrequent 
storefront windows and doors. From a phasing perspective, attention is needed into how active ground 
floor uses in existing and new buildings can be integrated into a coherent network over time. 
 
 
Non-retail ground floor uses 
Because it is unlikely that retail storefronts will line more than about a third of street frontage in the core 
study area, programming and design for other ground floor uses will continue to have an important impact 
on street character. Principal other ground floor uses with regular occupancy by people (e.g. other than 
servicing and parking) include 

• Entrance lobbies to office and residential buildings 
• Office space  
• Housing (on peripheral streets around Rosslyn’s core) 

Entrance lobbies deserve highly visible, accessible and well-designed placement on streets to best 
leverage the high property value and diverse access choices that are some of Rosslyn’s strongest assets. 
Office space and (away from Rosslyn’s core) housing are desirable as ground floor uses where more 
active ground floor uses are not likely. Looking forward, it would be desirable to expand the range of 
non-retail uses that can provide pedestrian-friendly sidewalk edges. Existing or potential examples 
include child care, arts uses such as galleries, and live/work or studio space. These spaces can also be 
designed with key spatial characteristics allowing potential future conversion to retail, such as high 
ceilings and level sidewalk entrances.  

Urban landscape 

Trees and other plantings play important roles in and along urban streets. The presence of street trees 
reliably increases value of adjacent properties. Street trees also shade streets, making them comfortable 
for walking and reducing the “urban heat island effect” by preventing pavement and other hard surfaces 
from absorbing solar energy. Street trees also provide an important scale transition from the human body 
to the larger forms of tall buildings.  
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Tree Canopy Coverage, RCRD  

source: Arlington County, Rosslyn Briefing Book, p. 12 

 

Beyond plantings, the programming and design of sidewalk spaces can strongly influence their appeal as 
places to walk and gather. Rosslyn is distinguished by its strong tradition of public art installations along 
its streets and parks. There is opportunity, though to extend public art to more places in Rosslyn as well as 
to make it more changeable, to spark interest through its change and also its response to the ideas of the 
moment. The planned Corridor of Light installation along North Lynn Street will address these 
opportunities through an emphatic day and night presence along one of Rosslyn’s most regionally-
prominent streets and through the extensive variation possible in its light displays.    

Urban landscape can also tell important local stories through signage. Rosslyn has a couple of such 
examples: one memorializing the invention in Rosslyn of the “Arpanet” predecessor to the intranet, and 
one memorializing the conversations between “Deep Throat” and Bob Woodward in a Rosslyn parking 
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garage that helped reveal the Watergate scandal. Again, however, there is untapped opportunity to make 
these and more stories much more visible and accessible to Rosslyn workers, residents and visitors. There 
is further need to provide better basic information on the streets for pedestrians, such as directions for the 
many visitors who arrive in Rosslyn looking for the Marine Corps Memorial (Iwo Jima) and the 
Netherlands Carillon.  

RCRD land use mix, 2010 and under current Round 8.2 Arlington County growth forecast 
for 2040    

  
 
Under the current growth forecast, housing’s share of overall development area in the RCRD will increase 
from approximately 3% today to approximately 11% in 2040. While this growth in housing would be 
substantial, it would still be heavily outpaced by office growth.  The forecast anticipates that three square 
feet of new office space will be created for every one new square foot of housing. The plan should 
consider the feasibility and opportunity of increasing housing’s share of new construction in the RCRD to 
promote more substantial increases in retail demand, public realm activity and sense of neighborhood. For 
instance, if overall new building floor area forecasts remain the same but just two square feet of office 
space are built for every one new square foot of housing, housing’s share of RCRD floor area would 
increase to 14%. If 1.5 square feet of office space are built for every one square foot of new housing, 
housing’s share would increase to 17%. The most important question regarding feasibility of these 
scenarios is whether housing would command enough real estate value relative to office space to merit 
developer interest in building more. Ultimately, this question will be determined by market conditions 
over a time period that is impossible to predict with accuracy today. A major current mixed-use 
redevelopment proposal in Rosslyn proposes just 1.2 square feet of office space for every one square foot 
of housing it would create, indicating that at least under current conditions, a higher share of housing 
appears economically feasible.      
 
2. Initial Ideas 
 
Based on the existing conditions in the RCRD, a number of initial scenarios were developed to brainstorm 
and consider, at a high level, how streets might gain more distinct character both from ground level use 
and design of adjacent buildings, and special attention to streetscape.   As a starting point in the ground 
level use category, three initial scenarios were sketched emphasizing retail concentrations due to their 
importance and complexity, but also showing complementary street characters emphasizing either 
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attractive addresses (premier lobby locations for major buildings), secondary active streets (with 
alternatives to retail), and ground-level housing. The three retail location themes, as expressed in concept 
in the image below, included: 

• A “centered” approach along the main streets in the Metro core area,  
• An “east-west link” approach focusing retail along the existing and new 18th Street corridor, and 
• A “multi-centered” approach that envisioned tiered retail centers west, collocated with, and east 

of the Metro core area. These three initial scenarios. 

 
Three Initial Scenarios for Retail Activity Emphasis  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Streetscape  

A second set of alternatives addressed which streets might be distinguished by special attention to 
streetscape – that is, design and selection of street trees, paving, outdoor furniture and other aspects of 
urban landscape design. Given the general lack of tree cover in central Rosslyn (4% in the RCRD) and 
dominance of buildings, pavement and traffic (notwithstanding the many earnest and successful efforts to 
introduce trees and ornamental plantings in various places in Rosslyn), strong emphasis on people-
oriented landscape design on certain streets could make them real centers of activity and identity. Three 
initial conceptual scenarios were presented for organizing specially landscaped streets, themed in an 
analogous way to the retail emphasis scenarios. A “centered” concept emphasized North Fort Myer Drive 
and North Lynn Street; an “East-west link” concept emphasized existing and potential portions of 18th 
Street connecting across Rosslyn, and a “Multi-centered” concept used a “Green Circle” to link several 
distinct portions of Rosslyn’s public spaces.  
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Three Initial Scenarios for High-Profile Streetscapes 

 

3. Community Input from March Workshops 
 
Principal themes among responses to retail concepts included: 

 Consciously focus retail areas, and retain and recruit desirable tenants. 
 Clusters of retail are most feasible along streets that are most level (e.g. Lynn,  

Moore, Ft. Myer, Oak, Kent) 
 Retail would help provide a welcome transformation of Ft. Myer  
 Rosslyn needs more retail that appeals to multiple users, day and night and weekend – no need for 

more banks/coffee shops/fast food. Encourage retail formats that appeal to multiple markets. 
Quality restaurants and shops are especially desired.  

 Retail streets should have two-way traffic, moderate traffic speeds, and frequent, convenient 
crosswalks to promote good visibility, access and coherence. 

Principal themes among responses on streetscape included: 

 Prioritize presence of green pedestrian routes within the transportation network hierarchy. Add 
east-west pedestrian ways through the long north-south blocks between 19th and Wilson. 
Highlight Ft. Myer and Lynn as consistent green corridors through Rosslyn’s core and its north 
and south gateways.  

 The hilly terrain is not conducive to biking, is difficult for some to walk, and affects storefront 
orientation. Address this with appropriate grading and land use along routes.  

 There is strong support for the “green circle” concept running along Freedom Park, Kent, 19th, 
Nash and 17th. This circle is also in most cases not a priority for retail owning to its topography; 
an alternative set of pedestrian-friendly ground floor uses (e.g. arts, active institutional or office 
space, child care, live/work) is needed. Enhance connections to Freedom Park. 

 Pedestrian improvements are needed especially outside of central Metro area.  Priorities include 
connections to Georgetown and residential neighborhoods, preserving skywalks where they help 
manage grade change.  

 Include shading elements (street trees, trellises, umbrellas) along streets and in open spaces 
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4. Working Draft Urban Design Framework: Principal Street Character 
 
Based on the existing conditions analysis, contemplation of initial scenarios, and community input on 
those scenarios and other possibilities to consider for the urban design framework, the project team has 
developed a working draft urban design framework. The following diagrams addressing principal street 
character provide a basic framework addressing Strategy 1, Double the extent of active, pedestrian-
oriented retail frontage (including dining and entertainment), expanding choices and walkability, and 
Strategy 2, Enhance “address” and “secondary retail” streets (those streets less likely to attract 
substantial retail activity) with alternative active/cultural uses and high-quality, pedestrian-friendly 
landscape and building design.  

Principal Street Character 

 
 

Legend category descriptions addressing principal street character: 

• Primary active use (priority retail): 
o Retail should be focused in priority locations where it will be most feasible based on 

factors of visibility, accessibility, clustering and availability of appropriately-sized space. 
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o Relatively level streets are also generally more appropriate retail locations for reasons of 
walkability and physical design. For example, North Oak Street is a more viable 
candidate for retail than North Nash Street because its comparative flatness provides a 
more comfortable walking experience and eliminates the need to step/stagger retail 
facades up a slope. 

o The aggregate length of primary active use street corridors shown reflects the general 
extent of existing and planned retail storefronts, plus the amount of future retail 
anticipated by County growth forecasts for Rosslyn. Length has been restricted to this 
amount in order to avoid policies that encourage or require retail to an extent and in 
locations not likely supported by market opportunity. Opportunity for additional retail, as 
warranted by market conditions and stakeholder initiative, and alternative active ground 
floor uses is possible and encouraged in the secondary active use corridors described 
below.  

o As a result of these criteria, the North Lynn Street and North Fort Myer Drive corridors, 
and their connections via Central Place Plaza, the Metro station, North Moore Street and 
19th Streets, has been identified as the main focus area for retail. This area includes 
Rosslyn’s strongest concentration of retail today (along North Lynn Street and clustered 
near the Metro station) as well as its most level, visible and well-traveled (by pedestrians 
as well as vehicles) streets. North Lynn Street and North Fort Myer Drive also represent 
prime opportunities to consider introducing streetcar service over the long term 
connecting to the District of Columbia and/or Arlington destinations, offering a strong 
synergy with retail. Additional secondary retail clusters are located along North Oak 
Street (where an existing concentration of neighborhood retail is present, and more is 
proposed) and in the area of Kent and Wilson at Rosslyn Plaza, where proposed retail 
development can complement the existing concentration along North Lynn Street as well 
as the Artisphere.  

• Secondary active use (including alternatives to retail):  
o Most ground floor frontage along these corridors (approximately 65% or more) should be 

designed to be convertible to accommodate retail use. This approach provides owners 
flexible programming options, and the opportunity to add retail over time as Rosslyn’s 
retail market position strengthens.  Convertible space should be at least 40 feet deep, have 
15-20’ floor to floor height, direct sidewalk access at grade, utilities/building systems 
zoned to enable retail tenants, and opportunity for eventual storefront with significant 
transparency (60% or more). 

o Appropriate uses besides retail include: art galleries and working studios; child care; 
other community uses; active office spaces, particularly lobbies, co-working areas and 
meeting rooms; live/work. 

o Some sites that are less likely to attract major redevelopment present large blank walls 
that should be improved to support walkability and retail market opportunity across 
Rosslyn. Methods to enhance these blank walls include 
 Enabling transformation to retail where possible: cluster other retail nearby; 

rededicate some public right of way (typically up to 15’ maximum) to private use 
to enable installation of appropriate storefront space; and/or apply other 
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incentives. A prime opportunity is the façade of Rosslyn Center along North Fort 
Myer Drive.  

 Locating active temporary/periodic programming in adjacent sidewalk and/or 
parking areas. Examples include mobile retail (food trucks/carts), art 
performance (buskers) and “parklet” installations like the existing temporary 
public seating area at Wilson and North Moore Street.  

 Green walls (with adequate planting conditions) 
 Public art or media; interactive if possible (e.g. chalkboards, interactive digital 

media) 
• Office, hotel, and/or residential address: 

o Lobbies should open directly onto the sidewalk. Driveways and curb cuts should be 
minimized to limit their impact on a walkable streetscape. 

o Meeting, reception, and other community spaces should be located on the ground floor 
with significant transparency to encourage engagement with the sidewalk. 

o Retail and other active ground floor uses are welcomed where feasible, and may be 
integrated into lobby spaces. 

• Residential front doors: 
o Ground floor units should have front doors and stoops oriented directly to the sidewalk. 
o Stoops, balconies, lobbies, and other residential and community spaces should face the 

street and engage the sidewalk. 
o Streetscape design should foster a comfortable walking environment 

The following companion diagrams addressing priority opportunities for greener, better landscaped streets 
also support these strategies. Because streetscape is important in multiple plan topic areas, these diagrams 
also support:  

• Strategy 8, Create four world-class walking streets at the heart of Rosslyn; 
• Strategy 12, Integrate all of Rosslyn’s streets and paths into a welcoming and safe network of 

walks and public places; and  
• Strategy 17, Activate sidewalks with people-oriented design and programming (e.g. parklets, 

music buskers, public art, interpretive signage, green walls).  
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Principal Green Streets Framework 

 

All streets in the center of Rosslyn will be priority green streets. They will be distinguished as exceptional 
walking environments that help make Rosslyn a great place to live, work, and play. Rosslyn’s green 
streets will also aid wayfinding through a legible network of priority corridors, local connections, 
distinguished architectural landmarks, signage and streetscape design. 

Legend category descriptions addressing Rosslyn’s network of green streets include (see also the Parks 
and Open Space section below for further detail on green/public space framework elements): 
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• Regionally prominent green streets: 
o Focus along North Lynn Street and North Fort Myer Drive with emphasized cross 

connection at the Metro Station and Central Place Plaza (integrated with emerging 18th 
Street corridor). 

o Serve as gateway elements providing a strong, positive first impression to people arriving 
in Rosslyn (and/or Arlington and Virginia) from the Key Bridge, George Washington 
Memorial Parkway, I-66, Arlington Boulevard, Metrorail or bus transit, or other means.  

o Reinforce Corridor of Light installation planned for North Lynn Street. 
• Local green streets and greenways: 

o Integrate Rosslyn’s diverse parks and public open spaces with a network of local green 
streets and greenways that supplement and connect to the regionally prominent green 
streets. 

o The 18th Street corridor and the Green Circle should each become sequences of 
coordinated green and public open spaces that also serve everyday circulation needs. 

 
Land use mix  
To address Strategy 3, Promote additional housing development in central Rosslyn (i.e. the RCRD), this 
framework suggests utilizing one or more of the tools listed below to incent housing production. As noted 
above, under current forecasts,  which assume about one square foot of new housing construction for 
every three square feet of new office construction, housing’s share of floor area in the RCRD will 
increase from about 3% (2010) to about 11% in 2040. Work on this plan will consider the feasibility and 
opportunity of increasing housing’s share of new construction in the RCRD, in part to help Rosslyn 
become a lively district during the daytime and evening hours. Maintaining or increasing the share of 
housing relative to office space will tend to increase local retail market potential and reduce new driving 
trips compared to a development distribution following the current forecast. Should the plan strive for a 
greater share of housing in the RCRD than the 11% forecast for 2040, it should include strategies to 
achieve more housing.   

Housing incentive tools for consideration 

• Restrict development floor area over a certain height to housing only. This will tend to encourage 
buildings that exceed this height threshold to be entirely devoted to housing (except for ancillary 
ground floor uses). Because residential buildings tend to have narrower floorplates than office 
buildings (whose floorplates are typically twice as large), this incentive would also tend to 
produce more slender buildings.  

• Apply floorplate dimension restrictions on certain sites and/or at certain heights that favor 
housing. For instance, floor widths limited to 60-70’ would work well for housing but fall short 
of the 100-110’ widths preferred for office space.    

• Enable transfer of development rights among parcels, as long as the received density is built only 
as housing and not office space.  
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Sustainable infrastructure 
To address Strategy 4, Provide adequate space and other conditions accommodating district energy 
infrastructure, low-impact stormwater infrastructure, and other sustainable design strategies that 
leverage Rosslyn’s density and mix of uses, the following general approaches are proposed.  

• District Energy. The Community Energy Plan under development by Arlington County DES 
envisions one or more cogeneration plants in Rosslyn efficiently providing heating, cooling and 
electric power to multiple buildings and blocks. Such a system could also utilize waste heat from 
some buildings to provide heating to others; commonly, office buildings generate waste heat at 
times of the year when housing needs heating. Key site considerations (preliminary) for such 
facilities include 1) a cogeneration plant site of at least 30,000sf, potentially split into two floors, 
and potentially within or below a building serving other uses; 2) a cogeneration plant exhaust 
vent integrated into a building volume and rising higher than adjacent buildings; and 3) right-of-
way sufficient to accommodate buried thermal energy supply and return piping, including 4 pipes 
up to 36” in diameter. Supporting policies include requiring new and renovated buildings to have 
HVAC systems compatible with district energy systems (e.g. four-pipe water circulation) and 
increasing tree canopy (to decrease cooling loads).  

Master plan tools that could support this district energy policy include: 

o Providing height and/or density incentives to development projects that incorporate 
appropriate cogeneration plant and vent space or mechanisms for collection and use of 
renewable energy sources such as solar power. 

o Integrating space for energy network piping into new or rebuilt public rights of way, such 
as the proposed 18th Street extension and/or Green Circle.  

o Requiring or incenting new development and major renovations to include 4-pipe HVAC 
systems 

• Low impact water management. Rosslyn’s steep topography and proximity to the Potomac River 
increase the importance of slowing and cleaning stormwater flow before it enters the river. 
Rosslyn’s extensive domestic water usage also creates opportunities to reuse this water for 
irrigation and/or secondary uses (e.g. flushing toilets), reducing demands on domestic water 
supply and sewage treatment.  
 
Master plan tools that could support these opportunities to reduce water impacts include: 

o Calling for installation of dual-purpose tree wells and stormwater facilities along streets 
and in parks. Such installations, which are being tested currently at Pentagon City, 
increase ground infiltration of stormwater while also increasing water supply to trees, 
which often struggle to obtain enough water in urban conditions.  

o Increasing utilization of rain gardens along streets and in public landscaped areas. On 
slopes, rain gardens should include surfaces that slow and/or divert water before it builds 
significant speed.  

o Requiring or incenting property owners to follow these strategies on private sites 
o Requiring or incenting property owners to install green roofs, stormwater retention 

cisterns, graywater piping/storage and/or or related systems that reduce stormwater flow 
rates and/or domestic water usage 
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• Other master plan policies could support achievement of other LEED and/or other sustainable 

development standards through requirements and/or incentives.  
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Building height and form 
 
1. Existing Conditions 
 
Building construction continues daily in Rosslyn, with the district’s newest, tallest building – 1812 North 
Moore – having been topped out during the planning process so far, and construction expected to begin 
within the next year on portions of Central Place. Major redevelopment proposals for Rosslyn Plaza and 
the 1401 Wilson Boulevard/1400 Key Boulevard block are under discussion, and others for Rosslyn 
Gateway have been approved. This activity is evidence that Rosslyn’s earliest generation of office and 
residential buildings no longer delivers the real estate value potential it once did. With a number of older 
buildings no longer competitive in the marketplace due to low ceilings, small floorplates and dated 
architecture, and County willingness to allow more development floor area on sites (up to FAR 10) than 
many currently contain, property owners have incentive to rebuild.   
 
This redevelopment activity offers the important opportunity to improve the unwelcoming pedestrian 
conditions described in the evaluation of Urban Design issues above. Moreover, it offers opportunity for 
enhanced architectural quality and distinction that could turn Rosslyn’s prominent but undistinguished 
skyline into a source of value and pride. In recent redevelopment discussions, County policy has aimed to 
achieve these goals, ensuring that the new real estate value created also come with important 
improvements – like ground-floor retail and more attractive building form – having value to property 
owners as well as the general public. Current policy, however, would benefit from more specific 
development and design criteria for building height and form than are currently in place.  
 
Important building height and form issues requiring attention in this plan include: 

• Defining how buildings should transition in scale as they reach the street and adjoin traditional 
lower-scale neighborhoods. Significant building heights and widths can make pedestrians feel 
uncomfortable and produce abrupt changes between the character of adjacent blocks and 
buildings. 

• Determining how building height should be modulated within Rosslyn. Established County 
policy welcomes the area’s greatest building heights on sites immediately around the Metro 
station and calls for heights to taper down in all directions from this high point. The profile of this 
taper, however, is not specifically established, except that buildings in the core have been allowed 
to rise to the range of 370-390’  above average site elevation while other sites have been limited 
to 300’.  The greatest heights, and a lower height tier east of North Lynn Street, remain 
constrained by the Federal Aviation Administration (FAA) and Metropolitan Washington 
Airports Authority (MWAA) due to presence of flight paths approaching Reagan National 
Airport. The distinction between the 370-390’  and 300’ height ranges is modest, diminishing 
perception of the desired taper.  

• In a further challenge for the tapering policy, theoretical development capacity is equal on sites 
across the district, creating incentive for sites with lower height allowances to have broader, 
deeper buildings. In practice, development potential on major development sites has varied from 
the consistent FAR 10, with some sites acquiring development potential from other sites. Thus the 
plan must anticipate the possibility, and potential desirability, of future density transfers of this 
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sort as part of determining appropriate building height relationships. Any such density transfers 
and development capacity changes should, however, be accommodated in a manner that is 
equitable to affected property owners.  

• Building height and form impact environmental comfort as well as appearance. Significant 
vertical and horizontal building dimensions produce shadow and wind impacts on adjacent 
parcels and public spaces that may be undesirable, and may need to be mitigated.  

• Dramatic views are available from many public and private locations in Rosslyn, contributing 
significantly to quality of place and development value, but remain highly vulnerable to being 
blocked by new building masses. Building form and height policy should thus consciously 
preserve and expand the range of views possible. As an example, the public observation deck 
planned for the top of the Central Place office tower will have commanding views of Washington, 
DC’s Monumental Core, the Potomac River, Arlington National Cemetery and other landmarks, 
but only as long as future development leaves those view corridors open.  

• In some cases, increased building height may enable a reduction in building footprint or width 
that creates space at ground level for public parks or street connections. The approved Central 
Place project follows this approach. The plan should identify whether there are other locations or 
conditions meriting such an approach. 

• Rosslyn’s compact area, firm edges facing the Potomac, consistency of height and massing 
among many existing buildings, and street geometry cause its buildings to read strongly as a 
solid, relatively impenetrable mass from afar. Future development opportunities will tend to 
reinforce this appearance as they fill in remaining gaps in the skyline and between existing 
buildings. To ensure Rosslyn maintains a diverse and welcoming character, planning should aim 
to prevent this monolithic appearance with strategies such as introducing space between buildings 
at Rosslyn’s edges, and introducing material variety and depth into building facades.  
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Simulation of potential rough building massing from Key Bridge: existing and potential 
views (note: lower image is not intended to represent a preferred development scenario, and is for illustrative 
purposes only) 

 

 
The simulated view above, which presents one scenario for new development that maximizes available 
development height on sites in Rosslyn’s core, demonstrates that new buildings may tend to overlap one 
another and reach similar heights. This raises the importance of introducing depth and variety into 
building façade planes – individually and collectively – to prevent Rosslyn from appearing a monolith.  
 
2. Initial Ideas 
 
Initial planning concepts proposed different general areas within Rosslyn deserving more specific policies 
on building height and form (see diagram below). In addition to the already-defined Central Place core 
around the Metro station, where heights exceeding 300’ above average grade have been approved and the 
public observation deck will be located, proposed areas include 

• Neighborhood adjacency areas, generally along the west side of the RCRD, adjoining the lower 
buildings of predominantly residential neighborhoods. Prevailing building heights vary along the 
neighborhood edge area from two- and three-story townhomes to twelve- to twenty-story 
apartment buildings, calling for a corresponding range of transitional height approaches within 
the RCRD.  

• Park adjacency areas at Rosslyn’s southern and northern gateways via North Fort Myer Drive 
and North Lynn Street. These areas adjoin the National Marine Corps Memorial to the south and 
Gateway Park and George Washington Memorial Parkway (GWMP) public spaces to the north. 
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These areas deserve special building form attention both for their scale, shadow and window 
impacts on public spaces, and their prominence as gateways. The south and north park edge areas 
may deserve distinct approaches to building height and form given their different context and 
solar orientation.  

•  Potomac adjacency areas along Rosslyn’s eastern edge. Building form and height policy along 
this edge should address the strong established interest in enhancing public space connections to 
the adjacent river edge parkland and views. It should also address the great prominence of the 
edge from major viewpoints in the Monumental Core such as the Lincoln Memorial, as well as 
approaching Rosslyn on the Theodore Roosevelt Bridge (I-66) and George Washington Memorial 
Parkway 

• Other core areas located between the Central Place core and the RCRD’s edges. These areas are 
impacted by desired view corridors, including those along public streets, from the public 
observation deck, and from various buildings within and around the core.   

Preliminary suggestions for areas deserving distinct policies on building form and height  

 
 
 
3. Community Input from March Workshops 
 
Principal responses to building height and form concepts included: 

• Public view corridors  
o Protect views from the planned Central Place public observation deck 
o Protected view corridors need to be defined/increased. The Wilson and 18th Street view 

corridors looking eastward deserve particular emphasis.   
o Address how public view corridors are affected by different building heights 
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• Zones deserving distinct policies on building height/form 
o There should be a varied skyline with diverse architecture and height generally welcome 

throughout the study area.  
o While heights should generally reduce toward neighborhoods, a literal “dome” height 

profile – as implied by strict interpretation of current County policy – is not desirable. A 
mix of taller and shorter buildings is desirable within taller and shorter tiers.   

o Buildings adjacent to parks do not necessarily merit the same transitional height 
reductions as those adjacent to residential neighborhoods.  

o Consider the ground plane implications of different building height options. 
 
4. Working Draft Building Height and Form Framework 
 
The plan’s strategic framework for building height and form is described primarily through three 
diagrams and a related table that address the three-dimensional considerations for this issue area: 

• Edge transitions and public observation deck view corridors 
• View corridors at or near ground level 
• Building height and form placement: conceptual section 
• Table of preliminary building height and form regulation tools and dimensional standards 

This preliminary framework and design guideline recommendations address the primary goals of the 
following strategies:  

• Strategy 5, Vary building height and width to graduate scale transitions at neighborhood edges 
and expand the range of public and private views available throughout Rosslyn;  

• Strategy 6, Locate building volumes to preserve and enhance priority public view corridors from 
ground level and the observation deck; and  

• Strategy 7, Promote building facades, tops and placements that lend Rosslyn an attractive skyline 
and permeable edges when viewed from afar.  
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Edge transitions and public observation deck view corridors 

 
 

The Edge Transitions and Public Observation Deck View Corridors diagram addresses two distinct 
elements of the building height and form framework: edge areas deserving distinct approaches to context-
sensitive transitions, and public observation deck view corridors deserving preservation.  

Legend category descriptions for edge condition types and public observation deck view corridors: 

• Neighborhood edge.  
Principal considerations include: maintaining and creating view corridors from the streets and 
buildings, creating successful transitions of scale, and maintaining access to sky and sun. 

o Northwest: Neighborhood north of Key Boulevard presents a relatively abrupt change in 
scale from Rosslyn’s tall towers to buildings no taller than 70 feet. This height difference 
is somewhat mitigated by a significant upward grade shift west of North Nash Street. 
Proposed redevelopment at the 1400 Wilson Boulevard/1401 Key Boulevard site and 
potential redevelopment of the Holiday Inn site and properties along 18th Street will have 
an important impact along this edge. 
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o Southwest: The residential towers across 18th Street, Clarendon Boulevard and North Oak 
Street from the study area are much more comparable in height and density to Rosslyn’s 
core than the neighborhood north of Key Boulevard. Thus, while transitioning stepbacks 
are still important along these edges, the shift in scale will be subtler.  

• Park gateway edge.  
Principal considerations include maintaining a mix of sun and shade in park areas at different 
times of each day and season, framing park spaces and gateways with attractive architecture, and 
bringing pubic activity to park edges. 

o North: Buildings along this edge will significantly impact the skyline as seen from 
Georgetown and create a very prominent gateway into Rosslyn from the Key Bridge. 
Building form will also significantly impact shadow patterns on Gateway Park. The park 
needs a pedestrian-oriented urban edge to reinforce its role as Rosslyn’s largest public 
green space and better integrate it into the walkable network emerging in Rosslyn’s core. 
Buildings along this edge should incorporate active uses at sidewalk level and on raised 
terraces, such as restaurants with terraces overlooking the park and bringing public 
activity to park edges. 

o South: This edge presents the opportunity to reinforce Rosslyn’s connection to the 
Marine Corps War Memorial (“Iwo Jima”), Netherlands Carillon, and Arlington National 
Cemetery. It also provides an important connection to the Radnor/Fort Myer Heights 
neighborhood and River Place, which is unlikely to undergo higher density 
redevelopment well before its land lease expires in 2052. There is a particular need to 
improve the transition from the Meade Street Bridge to Rosslyn’s core with a more urban 
approach to public realm and building design. Dark Star Park and Freedom Park could be 
integrated into a stronger pedestrian corridor that would be supplemented by the potential 
redevelopment of flanking properties with more engaging street edges. Possible expanded 
physical connections (such as from the street level to Freedom Park) and more focused 
visual connections (such as between Rosslyn’s parks and the Iwo Jima Memorial area) 
would further transform this area into a seam among regional destinations and 
neighborhoods. 

• River edge:  
Rosslyn’s eastern face will transform over coming years into the region’s most prominent new 
skyline. Thus, new buildings along this edge need to be architecturally attractive and diverse 
while yielding strategic view corridors into (and out of) Rosslyn’s interior. Building forms and 
the voids between them should avoid a flat appearance and should frame key perspectives 
between central Rosslyn, Roosevelt Island, and the District. At street level, buildings should 
create an urban edge that supports an active promenade along (and/or above) North Arlington 
Ridge Road (see Esplanade concept in Parks & Open Space Framework).  
 

• Public observation deck: 
The planned 360-degree public observation deck atop the approved Central Place office tower’s 
tower should be afforded priority view corridors through or over adjacent redevelopment. The 
deck will offer spectacular vistas over Washington’s “monumental core,” the Potomac River, 
Arlington National Cemetery, and broad portions of Arlington and Washington – IF unobstructed 
by future development. To avoid restricting potential density on surrounding parcels, priority 
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view corridors should be well-defined and focused so new buildings with flexible floor plates are 
permitted amidst the priority views.  

Existing and Proposed View corridors at or near ground level 

 

Legend category descriptions for view corridors at or near ground level: 

• External view corridors (broad blue and yellow arrows) depict existing and proposed view 
corridors from locations within Rosslyn to distant locations in the surrounding landscape: 

o Existing view corridors: Rosslyn includes some significant view corridors along public 
rights of way that should be reinforced by new redevelopment. Many of these views can 
be observed from several unique vantages, such as the vista to Georgetown from the 
sidewalks along North Lynn Street and the elevated Freedom Park. Unlike the 
Georgetown view, some vistas are less monumental but equally significant and worth 
protecting for visual diversity and wayfinding importance, such as the views to Roosevelt 
Island down 19th St and from Freedom Park and the Rosslyn Plaza area. 

o Proposed view corridor, specific location: Planned and proposed redevelopment presents 
the opportunity to extend existing view corridors and open new vistas. For example, the 
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planned removal of pedestrian bridges across North Moore Street as part of the Rosslyn 
Gateway project will clear a view corridor between the Metro Station and Gateway Park. 
The view corridor east down Wilson Boulevard toward the Artisphere’s prominent dome 
could be extended to Roosevelt Island between Rosslyn Plaza’s proposed new towers. 

o Proposed view corridor, general location: Planned, proposed, and potential perforations 
along the 18th Street axis could align to create a visual link (and pedestrian and/or 
vehicular corridor) through the center of several blocks, ultimately opening onto a 
promenade along/above North Arlington Ridge Road that overlooks Roosevelt Island. 
While this corridor might not provide a direct view from North Oak Street all the way to 
the riverfront, there are achievable opportunities for significant new visual connectivity 
along the emerging corridor, including direct views from the planned Central Place Plaza 
to Roosevelt Island. 
 

• Internal view corridors reflect instances where views from points within Rosslyn do and can 
terminate at important nearby locations in Rosslyn, usually for a distance no greater than two 
blocks. Celebrating and reinforcing these internal view corridors in Rosslyn can especially 
support improved way finding and deliberate inclusion of landmarks in the siting and design of 
future buildings:    

o Wayfinding: Rosslyn’s irregular street grid creates a variety of unique views that 
contribute to a visually interesting and easily navigated pedestrian experience. 
Stakeholders have identified improved pedestrian wayfinding and circulation options as 
an important priority. In addition to existing view corridors, several new internal view 
corridors are added, connecting across Wilson and Clarendon, and from the North 
Rosslyn’s steps to Nash Street to Fort Myer Drive. These added view corridors also 
coincide with new pedestrian and/or vehicular passages identified among the 
Transportation systems strategies.  

o Internal view termini: 
 Existing: Rosslyn contains an eclectic mix of architectural styles and iconic 

structures that combine to form a network of local landmarks that prominently 
terminate certain views. Particularly significant and impactful views of and 
between these structures should be recognized and reinforced. 

 Potential: New buildings located at prominent interior view termini should be 
designed as new local landmarks with particular architectural character that 
contribute to Rosslyn’s existing network of distinctive structures.  
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Section diagrams: comparing current and potential policy approaches (see narrative 
description on following pages) 

Simulated application of existing tapering height policy. 

 

One alternative concept to redistribute building volume to unlock ground-level public space and 
increase skyline diversity

 

The same alternative concept as above, annotated with potential policy mechanisms  
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Section diagrams 

The three diagrams on the previous page show conceptual transitions among generic Rosslyn context 
conditions of topography and adjacency, and are not intended to represent specific sites. The diagrams 
generally represent the Central Place blocks at the center, neighborhood areas and higher elevations to the 
left, and river/park edges and lower elevations to the right. All diagrams show the same overall building 
volume magnitude for purposes of comparison. Solid gray areas represent building volume locations that 
are consistent among the diagrams. Hatched areas represent building volume that shifts in location among 
the diagrams, while maintaining the same overall magnitude. The three diagrams are discussed in 
sequence below: 

Diagram: simulated application of existing tapering height policy. 

• The current height policy, interpreted literally, promotes a consistent tapering from a tall core at 
Central Place down in all directions to meet the lower surrounding context. This policy was set by 
County Board resolutions in 2002 and 2007.  

• The tapering concept supports priority views from the planned public observation deck atop the 
Central Place office tower. It also is intended to promote sensitive height transitions to adjacent 
neighborhoods and park areas. 

• The current policy has several limitations or drawbacks:  
o Tapering heights down from the core, while potentially allowing consistent density on all 

sites in the area, will tend to promote broader building volumes at the edges, potentially 
interfering with desired view and access corridors and conflicting with neighborhood 
context scale.  

o The policy does not specify  or prioritize desired public and private view corridors, 
ground level open spaces and variety of building heights to be achieved with future 
redevelopment.   

o Actual implementation of the policy has often been associated with the aggregation of 
multiple land parcels to form larger sites and shifting the residual density from one 
portion of the site to a portion where a new building is proposed. This has resulted in 
building heights that consistently meet or approach 300 feet above average site elevation, 
lending an element of uniformity to Rosslyn’s skyline that works against stakeholders’ 
expressed goals for height diversity. The second and third conceptual sections illustrate a 
potential alternative approach that can address these issues.  

Diagram: concept to redistribute building volume to unlock ground-level public space and 
increase skyline diversity 

• This diagram shows an initial concept for how an alternative building height policy for the RCRD 
can help redistribute building volume to unlock ground-level public space and increase skyline 
diversity, and may also provide other benefits. The approach shown in the concept is just an 
example of one alternative, and will be joined by other alternatives that will be modeled and 
tested in the planning efforts to arrive at refined buildings heights policy for the RCRD. 
Nevertheless, this suggested approach is intended to address stakeholder input that height per se 
is not necessarily negative. Rather, concerns about height arise when height: 

o Is combined with broad building masses that block desired view corridors and access routes; 
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o Remains consistent from one site to another; and 
o Contrast in vertical and horizontal scale with surrounding context. 

Conversely, stakeholders appreciate that the increased development value that is often associated 
with the added views from taller buildings offer a potential resource to help fund public benefits 
desired by the community.  

• Reallocating building volume above the taper datum enables a greater variety of heights 
throughout Rosslyn. As noted above, building development magnitude shown here matches that 
shown in the preceding diagram. Hatched areas indicate building volume that has been relocated 
to different sites and heights. Shifting volume among sites would likely require some version of a 
transfer of development rights policy. Additional height requirements and/or incentives, and 
design guidelines, may be needed to prevent building heights from becoming too uniform. 

• Stepbacks and thinner overall profiles respect the general goal of adding views, green spaces and 
daylight between buildings, and reducing horizontal scale. The increased building separation 
enabled by greater building heights frees up additional ground-level public space along streets 
and around green spaces to supplement an enhanced pedestrian environment. Green trees in the 
diagram represent these opportunities. 

• Transitions to lower-scale neighborhoods and other sensitive areas still merit a stepped approach 
to building massing that at least includes at least a lower tier in scale with context, and an upper 
tier. An additional intermediate tier may be desirable to the extent it is practical to build (exit stair 
layout requirements often limit practical extent of stepping).  

• Increased separation between buildings also promotes ground-level view corridors and enables 
good access to sky and sun.  
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Diagram: concept, annotated with potential policy mechanisms, to redistribute building volume 
to unlock ground-level public space and increase skyline diversity  

This diagram of the proposed approach begins to add detail on potential mechanisms and strategies for 
regulating height to redistribute building volume to unlock ground-level public space and increase skyline 
diversity. Some potential mechanisms that will be considered in further studies include:  

o Establishing a baseline height limit, as an intermediate height limit intended as a threshold 
above which certain community benefits are expected. An FAR threshold above which certain 
community benefits are expected could also be applied in addition to or instead of this.  

o Establishing context height limits, to promote graduated height transitions to lower contexts (e.g. 
traditional neighborhoods). Context height limits would be applied along the edge context areas 
identified above. Portions of building volumes in areas subject to context height limits would not 
be eligible to reach baseline height limits, and would generally need to have heights that match or 
are similar to prevailing building heights in neighborhood contexts.  

o Setting bonus height limits, depicting the maximum height potential, achievable in return for 
providing certain community benefits. 

o Setting a minimum percentage of ground level green space (whether private or public); 
o Establishing a minimum amount of ground level public space (could be either outdoor space or 

an enclosed “public room,” e.g. winter garden or galleria); 
o Determining limits for the maximum site area eligible to reach baseline height limit;  
o Determining maximum site area eligible to reach bonus height;  
o Standards for maintaining priority view corridors; and 
o Providing publicly accessible occupied terraces above the ground floor. 

For this planning process, a 3D computer model of existing conditions in Rosslyn has been created to 
provide the opportunity to explore different scenarios of how future development in the RCRD could 
manifest. By developing iterative scenarios and testing each of them using the 3D computer model, we 
can better understand how the application of the potential mechanisms above, or others, could have 
potential implications on elements such as views and view corridors, transitions to sensitive areas, and 
wind and solar impacts, for example. As an upcoming step in the planning process, these scenarios will be 
presented for more focused review and discussion to help refine and add detail to the potential 
mechanisms and strategies that may comprise the building form and height framework for Rosslyn.  
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Façade design considerations 
Consider applying the following design standards as requirements or guidelines to promote greater variety 
of façade appearance (including increased sense of depth and shadow), enhanced variety of solar access 
and view opportunities, greater distinction to building tops, and better scale transitions to the public space 
of the street and pedestrians within this space.  

• Balancing compositional variety and consistency:  Buildings should provide patterns and 
variations of scale and form that relate to predominant scales present in the urban context (people, 
trees, lower context buildings, street widths, taller context buildings), and generally reinforce 
street edges as consistent urban form elements, but otherwise promote diversity of form and 
opportunity for view and daylight corridors.  
Potential measures: 

o Express bay widths of 16 to 25 feet in predominantly residential areas and 25 to 50 feet 
along edges where commercial and institutional uses are prevalent. 

o Establish an urban rhythm by creating a major vertical break for every 100’ of façade 
length with a displacement of approx. 8’ in depth or that divides building form into major 
distinct massing elements. Traditional forms that may be used to achieve additional 
rhythm should be created at smaller scale though use of elements such as: 
 recessed or projected entryways, bays, canopies, awnings, and other architectural 

elements in non-residential buildings 
 bays, balconies, porches, stoops, and other projecting elements in residential buildings 

o Taller buildings should be articulated to avoid a monolithic appearance, and should 
emphasize slender, vertically-oriented proportions. Emphasize corners using taller 
elements such as towers, turrets, and bays. 

o Where buildings are set back at upper stories, use lower roofs as green roofs, balconies, 
terraces, and gardens. 

o Convey the act and spirit of innovation in Rosslyn through transparency that directly 
reveals activity, and/or active media 

 

• Distinguishing taller buildings and the Rosslyn skyline:  The tallest building volumes in Rosslyn 
should place particular emphasis on architectural character of the top of the building which will 
be visible from afar, and use design and architectural composition to create a distinct identity for 
the building and for Rosslyn as a whole.  
Potential measures: 

o Compose tall buildings to be seen from significant public places and approaches to 
Rosslyn, enhancing them by defining their edges and/or serving as landmarks.  

o Architectural composition should particularly emphasize a distinct identity for the 
building as well as for Rosslyn. This identity should be legible from adjacent streets and 
critical viewpoints, as well as within the overall Rosslyn skyline when seen from a 
distance.  

o Use variations in height and architectural elements such as parapets, cornices, passive 
shading devices, illumination and other details to create interesting and varied rooflines 
and to clearly express the tops of buildings.  

o Consider legibility of the building top both by day and night, while demonstrating 
responsible use of lighting and energy consistent with sustainability requirements.   
Methods of creating a distinct architectural composition include use and proportioning of 
materials, colors and/or shapes that differ from those of adjacent buildings.  
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o Avoid a monolithic appearance within a given building, and among adjacent buildings by 
using at least two distinct finish materials and/or colors on each building, and/or creating 
a dynamic shape(s) that presents different profiles to different vantage points. 

o Emphasize vertical proportions in the architectural composition.  Point towers expressing 
horizontal volumes are encouraged.  Avoid broad “slab” volumes that are prominent from 
vantage points along major public streets including Wilson, Fort Myer, Lynn, Meade and 
the Key Bridge, and from points in adjacent neighborhoods.  
 

• Promoting walkable horizontal scale: Design buildings to minimize monolithic massing and 
break down the scale of large buildings  

Measures: 
o The following maximum façade lengths and minimum building separation are suggested 

as initial parameters that may help limit the impact of tall and broad buildings both at the 
street level within Rosslyn and from long views from nearby areas. It is possible that 
these measurements may be refined as a result of the building height and form modeling 
to be completed as part of this planning process.   

 

Height Range (feet) 
Minimum building 

separation 

Maximum length  
of perpendicular facades* 

Bonus height level 100’ 160’ x 65’ or 90’ x 90’ 

Baseline height level 100’ 175’ x 175’ 

Context height level None None 

 
 
 
  



 

DRAFT June 7, 2013  43 
 

Transportation systems 
 
1. Existing Conditions 
 
Ease of access is at once one of Rosslyn’s greatest assets and challenges. In addition to its proximity to 
downtown Washington, D.C., Rosslyn’s establishment as a major office and hotel district in the 1960’s 
and 1970’s arose directly from its convenient auto access via a variety of regional highways that were 
built or enhanced in that era. This automobile access remains important to real estate value and market 
potential in Rosslyn. Although the planned loop road within Rosslyn’s core was not fully implemented, 
other streets in Rosslyn continue to provide effective driving access to its properties. Rosslyn’s roughly 
22,000 parking spaces (roughly 1.25 spaces per 1,000sf of gross building floor area, on average) are 
reportedly well used at peak weekday hours. New development projects, though built to lower parking 
ratios than past projects, still tend to include significant amounts of parking. Recently built and approved 
development projects in central Rosslyn have often located much of this parking above grade, above the 
ground floor and surmounted by occupied floors, because sub-surface rock dramatically increases the 
costs of building underground parking more than about two levels deep.  
 
The opening of the Rosslyn Metro station in 1977, however, transformed Rosslyn into a place of 
multimodal access choices, and dramatically expanded access capacity with very little use of land. 
Metrorail boardings have grown significantly over time, causing Rosslyn to be the busiest station outside 
of the District of Columbia. The station also functions as a major bus hub and transfer point for WMATA 
and ART, as well as a destination for numerous private buses and shuttles serving local institutions and 
hotels as well as long-distance commuters. Increase in Metrorail and bus usage has contributed to the 
significant pedestrian activity described in the Urban Design section above.  
 
Rosslyn also sees significant biking activity, largely because major regional bike routes (the Custis and 
Mt. Vernon trails, as well as the Key and Theodore Roosevelt Bridge crossings) pass by its edges. 
Installation of four Capital Bikeshare stations in Rosslyn has further spurred increases in biking. Biking 
conditions on Rosslyn streets, however, remain challenging.  
 
This evolution of Rosslyn into a multimodal hub has resulted in the following set of principal 
transportation issues that frame this planning effort: 

o The majority of peak-hour traffic on Rosslyn streets -- about two-thirds – is passing 
through Rosslyn on its way somewhere else (primarily to or from the District of 
Columbia). A significant portion of this uses Rosslyn streets to connect from one regional 
highway or bridge to another, due to the absence of certain direct connections among 
those routes.  

o Heavy pedestrian traffic in Rosslyn deserves safer street crossings, a more inviting 
sidewalk environment, and more direct routes that penetrate “superblocks” with block 
lengths exceeding 600 feet.  

o The bike network needs much safer and better-marked internal connections on Rosslyn 
streets, linking to adjacent regional trails serving recreation and practical transportation 
needs.  
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o Metrorail capacity expansion is limited, as the tunnel under the Potomac already carries 
as many trains as it can at peak periods. Extending orange line train lengths from six to 
eight cars offers the main near-term opportunity to expand capacity. Anticipated opening 
of the Silver Line in late 2013 will further constrain capacity. Long-term capacity 
enhancement concepts include constructing a second rail tunnel and station under North 
Fort Myer Drive accommodating Blue Line service (initially connecting south only, with 
possible extension into the District of Columbia via a second Potomac tunnel). This 
concept would include below-grade connections to the existing station platforms, and 
would likely need another station entrance(s) and ventilation shaft located along North 
Fort Myer Drive. Another concept, less favored by WMATA, would connect the southern 
Blue and western Orange Line corridors on the south side of Rosslyn, and would likely 
bypass Rosslyn without stopping.  

o Bus services offer the most flexible near- to mid-term opportunity to expand transit 
service capacity and choices. WMATA anticipates a bus ridership increase of 1% per 
year in Rosslyn, and an ultimate need to increase service frequency up to 50% on major 
lines. Increasing bus capacity will require adding and consolidating bus stop locations. 
Creation of a dedicated off-street bus station, such as beneath North Fort Myer Drive (as 
part of a rail tunnel project) or as part of a redevelopment of nearby properties, could 
help, given other pressures on curb space in Rosslyn. New stop locations could be 
provided with the proposed two-way conversion of North Fort Myer Drive and North 
Lynn Street. 

o The District of Columbia’s planned streetcar system could conceivably be extended to 
Rosslyn across the Key Bridge, a route used by streetcars in the past. Adding streetcar 
service in Rosslyn as a long term venture could significantly promote retail activity, 
particularly along North Fort Myer Drive and add valuable connections to Georgetown.  
To preserve opportunity for future streetcar service, Arlington County should actively 
participate in the District of Columbia’s streetcar planning efforts, and preserve potential 
for a streetcar connection between Georgetown and Rosslyn via  the Key Bridge.  

o “Slug lines,” an informal car pool system with pick-ups and drop-offs at several locations 
in Rosslyn, help reduce traffic in Rosslyn and on regional highways. The approved 
Rosslyn Gateway redevelopment project would displace the current slug line curbside 
stops at the edge of that site. This plan should determine an appropriate new location(s) 
for that and other slug lines (as needed) that is balanced with other demands for curbside 
spaces such as public parking, shuttle stops and taxi queues.  

The 2012 Rosslyn Multimodal Transportation Study (RMTS) addresses these and other factors with a 
variety of proposed solutions. The most significant proposals, in terms of benefits as well as pure change, 
include:  

o Convert North Fort Myer Drive and North Lynn Street to two-way traffic 
o Extend 18th Street from North Lynn Street to North Arlington Ridge Road 
o Extend 18th Street from North Oak Street to North Fort Myer Drive 
o Remove the North Fort Myer Tunnel at Wilson Boulevard 
o Relocate bus bays from North Moore Street to North Fort Myer Drive 



 

DRAFT June 7, 2013  45 
 

Analysis conducted as part of this planning study reviews the RMTS recommendations, conducts more 
detailed analysis on selected issues, and suggests an updated set of transportation recommendations.  
 
Current and proposed commuter transportation mode share distribution 
 

 
 
2008 figures reflect actual usage. 2030 figures reflect Arlington County DES recommendations on the 
mode share needed to accommodate County development growth forecasts while limiting traffic increases 
to 5% over 2005 levels. Significant and deliberate policies would likely be needed to achieve this shift 
away from single-occupant vehicles toward transit, biking, walking and other alternatives requiring less 
roadway space.  
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Mapping of traffic routes and volumes passing through Rosslyn, morning peak.  

 
 
Principal traffic routes on Rosslyn streets connecting regional highways and bridges 
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Traffic volume trends in Rosslyn 

 
 

• Traffic volume an influential factor in pedestrian and bike levels of service 
• Daily traffic counts over 20,000 tend to challenge walkability  
• Overall levels have risen little over last 25 years, but there have been notable increases on Lynn, 

Ft. Myer, Key Blvd. 
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Principal bus routes in Rosslyn 
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2. Initial concepts 

 

The following matrix was presented as a simple comparative analysis of the relative service benefits of 
several potential transportation initiatives in Rosslyn (note: the matrix here includes an 18th Street link 
alternative with vehicular traffic that was not presented during the March public workshops). 

 

Highway connection bypass 

One conceivable opportunity identified to add a regional highway connection that would take significant 
traffic off of Rosslyn Streets involves construction of a set of ramps from eastbound and westbound U.S. 
50 (Arlington Boulevard) to VA-110 north. This connection would enable traffic on U.S. 50 to access the 
Key Bridge via VA 110,  I-66 and the latter’s exit to North Lynn Street instead of traveling the length of 
North Lynn Street through Rosslyn. The connection could remove the equivalent of one lane’s worth of 
traffic from North Lynn Street at peak traffic periods. Constructing these ramps could present trade-offs, 
however. An order of magnitude cost for the ramps is $30 million, and geometric feasibility of the ramps 
needs more detailed confirmation. Further, the new ramps would exacerbate the dominance of highway 
infrastructure between Rosslyn and the Potomac River, and could potentially hamper (or be designed to 
support) desired recreational paths and active park uses in the area.  
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3. Community Input from March Workshops 
 
Principal responses to transportation systems concepts included: 

• Potential vehicle lane removal/modifications to expand or improve places for people  
o Consistent interest in scenarios that reduce Lynn and/or Ft. Myer to three lanes from 

four. Traffic concerns must be mitigated in conjunction with such lane reduction.  
o Consistent interest in eliminating the Ft. Myer tunnel at Wilson 
o Reduce the volumes of vehicular traffic and the share of street space it takes. Consider 

off-peak on-street parking to reflect lower off-peak volumes.  
• Recreational path and bike route connections needed  

o Not enough safe routes are present; they should be less impacted by auto traffic  
o Provide connection from Rosslyn across highways to the Potomac River shoreline 

• Other comments 
o More convenient public parking is needed, particularly to support arts/dining.  
o Slug lines need to be maintained (and appropriately located) to help reduce traffic.  
o The DC Circulator bus is a good resource; explore integrating/enhancing the route as a 

streetcar in the future. 
 

4. Working Draft Transportation Framework 
 
The diagrams on the following pages illustrate two main alternative configurations for two-way traffic 
lanes along North Fort Myer Drive and North Lynn Street. One alternative reduces both streets to three 
travel lanes from four, to create additional space for enhanced sidewalks, bike lane(s) and retail building 
edges. The other alternative maintains four travel lanes on each, as proposed in the RMTS. Another 
possibility not expressly shown is a hybrid of these alternatives, in which North Lynn or North Fort Myer 
Drive retains four lanes and the other shrinks to three lanes. The diagrams also illustrate a common set of 
recommended new public corridors. The transportation framework supports the associated strategies in 
the following ways: 

• Strategy 8, Create four world-class walking streets at the heart of Rosslyn is supported by 
enhancing the pedestrian environment on North Fort Myer Drive, North Lynn Street, Wilson 
Boulevard and an extended 18th Street. 

a. Transform North Fort Myer Drive into a place bringing the Rosslyn community and region 
together around retail, arts, plantings and welcoming sidewalks 

b. Distinguish North Lynn Street as Rosslyn’s premier “front door” to the region with the 
Corridor of Light, generous sidewalks and retail choices 

c. Enhance Wilson Boulevard as Rosslyn’s main gateway to Arlington with improved 
sidewalks and dramatic views. 

d. Extend 18th Street North as a welcoming public way and series of public spaces adding 
connections between Rosslyn’s heights, Metro station, regional streets and the Potomac. 

• Strategy 9, Enhance local and regional transit services with more stop locations near Metrorail, 
is supported by adding opportunity for bus stops along North Fort Myer Drive near the Metro 
station as a result of two-way traffic conversion; and 
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• Strategy 10, Accommodate potential future Metrorail and streetcar service and infrastructure is 
supported by the two-way traffic and lane reduction concepts (compatible with potential future 
streetcar service). 

See the alternatives section of this document for a number of other important transportation system 
alternatives to be explored to add further detail to this framework.  
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Two-way traffic flow alternative 1: 3 lanes on North Fort Myer Drive and North Lynn Street  
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Two-way traffic flow alternative 2: 4 lanes on North Fort Myer Drive and North Lynn Street  
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Selected legend category descriptions for traffic flow diagrams (applies to both alternatives): 

• Two-way traffic on North Fort Myer Drive and North Lynn Street is consistent with the Rosslyn 
Multimodal Transportation Study (RMTS) recommendations. This configuration will contribute 
to slower traffic movement and help shift regional traffic from Rosslyn’s main streets to the 
regional road network, making these streets more comfortable and attractive walking 
environments. Two-way traffic on North Fort Myer Drive could support new bus and/or streetcar 
service and take transit pressure off of North Moore Street. 

• Curb-to-curb width reductions minimize crossing distances and set aside maximum right-of-way 
width for sidewalks and public space. 

• Intersection modifications:  
o Removing the North Fort Myer Drive tunnel under Wilson Boulevard is consistent with 

the Rosslyn Multimodal Transportation Study’s recommendations. This would 
dramatically improve pedestrian comfort and safety along North Fort Myer Drive and 
unlock the potential for new retail along this major north-south corridor. 

o A reconfigured intersection at Wilson Boulevard and North Arlington Ridge Road would 
slow traffic exiting Route 110 and supplement a new gateway into Rosslyn’s core. 

o A modified intersection and two-way traffic at the intersection of North Fort Myer Drive 
and the GWMP WB on-ramp would simplify wayfinding and remove traffic from other 
streets and intersections around Gateway Park.  

General approaches to Strategy 11, Use Rosslyn’s parking supply more efficiently as part of a range of 
transportation options, could include: 

• Requiring less  parking with future development;  
• Promoting more consistent management and wayfinding for Rosslyn’s existing, exclusively 

privately-managed parking, to make it easier for the general public to use. This would encourage 
more people accustomed to driving to consider Rosslyn a convenient destination for cultural 
events, dining, recreation or other activities;   

• Intensifying Transportation Demand Management (TDM) programs through such means as 
increasing parking prices and expanding incentives to use transit or bike (More specific TDM 
policy recommendations will be developed as the planning process proceeds); and 

• Implement new pricing schemes for on-street parking that encourage more efficient use by 
creating more frequent space turnover.  

Strategy 12, Integrate all of Rosslyn’s streets and paths into a welcoming and safe network of walks and 
public places, is supported by elements of the framework in multiple issue areas: 

• Sidewalk widening/enhancements and new walking connections enabled by the two-way traffic 
flow alternative diagrams above;  

• Improving ground floor building use and design conditions as described in the Urban Design 
framework;  

• Adding street trees and other plantings as described in the Urban Design and Parks and Open 
Space frameworks; and 
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• Enhancing the scale of buildings at and near street level as outlined in the Building Height and 
Form framework. 

Strategy 13, Extend a safe, inviting biking network across Rosslyn and into the regional path network, is 
essentially based on implementing bike lanes to fill critical bike network gaps on streets including North 
Nash Street, North Fort Myer Drive and North Lynn Street as recommended in the RMTS. Potential 
alternatives within this general approach deserving further study and discussion include: 

• Configuring bike lanes as cycle tracks;  
• Consolidating northbound and southbound bike lanes on one street instead of separating them on 

North Fort Myer Drive and North Lynn Street; and 
• Providing new and enhanced connections from the center of Rosslyn to the Mount Vernon, 

Custis, and Route 110 trails via new bicycle lanes on North Meade Street and an overpass of I-66 
and the George Washington Memorial Parkway.  
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Parks and open space systems 
 
1. Existing Conditions 
 
Rosslyn is at once endowed with a significant amount of public open spaces within and around it, and 
lacking adequate connections, design and programming to make full use of these vital assets. Many public 
open spaces and landscaped areas along streets were originally designed consistent with the suburban 
auto-oriented office environment Rosslyn once was, than the vibrant and pedestrian-oriented urban place 
it is today. Park and plaza spaces thus often do not support the range of activities that Rosslyn’s 
increasingly diverse population desires. Rosslyn also is adjacent to the Custis Trail, Mount Vernon Trail, 
Potomac Heritage Trail, and other great walking and biking corridors, yet its connections to these can be 
missing, hard to navigate, unpleasant or unsafe. More specific landscape conditions related to Rosslyn’s 
significant public spaces are as follows: 

Existing features:  

• Gateway Park – Rosslyn’s largest and most prominent park is also one of its hardest to use 
effectively. Which it significantly diminishes the presence of I-66, its location above the highway, 
at Rosslyn’s edge, separated from Rosslyn’s core by streets busy with traffic, and visually 
separated by skywalk structures, makes it inconvenient and uninviting for many people to use. Its 
extensively designed network of terraces, walks and plantings is well-intentioned but limits 
flexibility of use. The park’s division by North Fort Myer Drive, and concrete structures that 
bridge this divide, further limit its usability and accessibility. Apart from a successful annual jazz 
festival and other programmed special events (including Friday film festivals), the park receives 
relatively little daily use except as a periodic food distribution point for homeless people – a role 
that is generally appreciated and tolerated by Rosslyn stakeholders. In addition to its potential to 
accommodate destination activities, Gateway Park is important as a highly visible gateway to 
Rosslyn and the District of Columbia, and a connector to the George Washington Memorial 
Parkway, Key Bridge, and open spaces that provide fine views of the Potomac and are designated 
as potential national memorial sites. A previously initiated planning and implementation effort to 
rethink and develop a specific master plan for Gateway Park will resume after completion of the 
Rosslyn Sector Plan Update. The sector planning effort should  provide guidance to the park 
planning effort so that Gateway Park may most effectively become a more active and important 
place for people in Rosslyn.  

• Freedom Park – The transformation of Rosslyn’s former loop road into a public park invariably 
draws comparisons to New York City’s more recent High Line. The park’s high elevation over 
Wilson Boulevard and North Lynn Street offer dramatic views toward Washington’s National 
Cathedral and Monumental Core as well as Rosslyn’s own people, streets and buildings. Freedom 
Park, however, needs more appeal as a destination and greater access to and from adjacent streets 
and buildings to function as successfully as the High Line’s public spaces. While Monday 
Properties does maintain the attractively landscaped park and provides elevator access via its 
1100 Wilson Boulevard Building, and the nearby Artisphere also provides access, most people on 
the street lack visual connection and motivation to ascend to the park. Displays formerly occupied 
by the Newseum are gone. The locations where Freedom Park’s walks do connect to streets at 
grade – midblock along North Kent Street, at the edge of River Place along North Lynn Street, 
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and at 17th Street between North Fort Myer Drive and North Lynn Street – are also relatively 
hidden. This plan’s analysis process considered whether Rosslyn was better off with Freedom 
Park’s elevated structure removed and transformed into a grade-level park space and/or street. 
While removing the structure could improve the pedestrian environment where North Kent Street 
meets Wilson Boulevard, on balance the preservation and enhancement of the park offer more 
compelling opportunities. Several factors offered persuasive reason to keep the elevated park:  

o potential to extend the park around a larger themed “Green Circle” of much greater 
prominence;  

o its excellent views;  
o its significant amount of open space, with potential augmentation by underutilized space 

on the bridge over North Fort Myer Drive;  
o its very quirkiness as a unique Rosslyn artifact;  
o its potential to integrate access and activity with future redevelopment along its extended 

path; presence of occupied building space below; and  
o the significant cost of demolishing its concrete bridge structure.  

• Highland Park – This park toward the west end of the RCRD, adjacent to the former Wilson 
Elementary School and a county fire station, is the subject of significant community interest in 
enhancing the park by using portions of the school property. A separate community planning 
process will explore opportunities for this site.  

• Streets – As discussed in the Urban Design section above, Rosslyn’s streets vary in their extent of 
landscape and appeal as public spaces. While many streets are lined with street trees and 
ornamental plantings, others are devoid of trees. Where retail and other active edges are lacking, 
direct programming of sidewalk spaces with recreation, “parklets,” interpretive signage, public 
art, fountains or other outdoor activities could transform sidewalks into interesting places of 
activity and community. Current and potential programming of such spaces offers opportunity for 
a variety of stakeholders to participate in activating Rosslyn’s public spaces – particularly the 
Rosslyn Business Improvement District (BID), and individual property and business owners and 
artists, not to mention Arlington’s Department of Parks and Recreation.  

Approved features:  

• Central Place Plaza – This designed, approved and funded public plaza will be created between 
the two approved Central Place buildings, across North Moore Street from the Metro station. 
Heavy foot traffic flowing to and from the station, and new ground floor retail and dining 
offerings fronting this space will make it an instant center of activity and identity. While large 
enough to support a range of programming, the space should be complemented by others in and 
around Rosslyn capable of accommodating larger outdoor activities such as sports, concerts and 
festivals.  

• Corridor of Light – This designed, approved, and partially funded public art installation will line 
North Lynn Street from Arlington Boulevard to the Key Bridge. Pylons or sculptures known as 
Luminous Bodies of two different sizes will emit colored light in changing patterns. The 
installation will distinguish North Lynn as a local and regional street of special prominence, and 
enhance the street as a public destination and place to walk. Any opportunities to widen North 
Lynn’s sidewalks would enhance opportunity for people to appreciate the installation and for 
placement of outdoor dining and other sidewalk furniture amidst the Luminous Bodies. 
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• Public Art – Rosslyn is already distinguished by an extensive collection of public art, including 
Dark Star Park and Cupid’s Garden. The Artisphere’s presence in Rosslyn further expands its art 
offerings to include performing arts and gallery displays. There remains opportunity, however, to 
add more public art and/or include public art that is temporary in nature. A recent, well 
appreciated example in Rosslyn was the “yarn bombing” of certain street trees and installations of 
colored flags on skywalks. Arlington’s arts supporters would welcome greater opportunity to see 
more art produced and displayed in Rosslyn.    

Currently/Previously Proposed Concepts 

• Rosslyn Plaza – The proposed redevelopment of Rosslyn Plaza, currently under site plan review, 
has been prioritized as an important opportunity for a major new public park/plaza space as well 
as a central link in the Esplanade (described further below), public streets and walks integrated 
with Rosslyn’s street network, a connecting point for a multi-use path bridge to the GWMP, and 
eventually a possible connection to a landscaped deck area over I-66 (also described further 
below). Site dimensions offer opportunity for a park or plaza space larger than Central Place 
Plaza and large enough to accommodate activities such as ice skating and farmer’s markets. Such 
destination uses would be appropriate for the public space, given their potential to draw activity 
toward its location off major existing walking routes. Significant opportunities for views toward 
Roosevelt Island, Georgetown and the Lincoln Memorial are available.   

• The Esplanade – This concept, which precedes the current planning effort, would create a 
pedestrian promenade along Rosslyn’s edge with I-66 and VA-110, taking advantage of 
impressive Potomac River corridor views and relatively consistent right of way opportunity. The 
Esplanade could make valuable connections for recreation and everyday access on foot and bike, 
as far northwest as Gateway Park and as far south as River Place and the Marine Corps Memorial 
and adjacent GWMP open space. Creation of the Esplanade would likely need to occur in 
incremental segments related to adjacent redevelopment and infrastructure improvements. 
Individual segments, however, will offer significant value as destinations in their own right and 
potential pathway links to a bridge over I-66, the Green Circle and Rosslyn’s street network.  

• George Washington Memorial Parkway – The Parkway offers a variety of special destinations 
and experiences surprisingly close to Rosslyn, from the well-known Theodore Roosevelt 
Memorial and Mount Vernon Trail to little-known viewpoints overlooking the Key Bridge. A 
long-term County- and privately-led effort to create a public boathouse with river access and boat 
storage just off Gateway Park is making significant progress. The National Park Service (NPS) 
and Arlington County have established a productive working relationship exploring this and other 
possibilities to provide park facilities in partnership. NPS, while supportive of interest in making 
the GWMP more accessible from Rosslyn for everyday use, also is committed to maintaining 
certain view corridors and other park characteristics supporting its mission as a resource to the 
nation. Portions of the parkway southeast of Rosslyn contain significant areas of parkland that are 
currently inaccessible to pedestrians due to a web of regional highway ramps and the Blue Line 
Metro right of way. Adding multi-use path bridges over these obstacles could offer major new 
park program opportunities (such as sports fields) to Rosslyn, and make strategic path 
connections to the Mount Vernon Trail and Theodore Roosevelt Bridge.   

• Landscaped deck and/or bridges over I-66 and GWMP – Concepts for crossing and/or covering 
the highway’s busy, noisy intrusion between Rosslyn and the Potomac have been discussed for 
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over fifteen years. A landscaped deck would be highly desirable for adding park land, 
diminishing the visual and noise impacts of I-66, and enhancing views from Rosslyn public and 
private spaces. It would also pose tremendous costs that currently do not appear to have realistic 
private or public funding sources. This planning process intends to maintain opportunity for 
feasible connections to a future landscaped deck, while acknowledging that it is not likely to be a 
near-term possibility or funding priority given other plan priorities in Rosslyn. A multi-use path 
bridge over I-66, however, could more realistically be funded and designed, and would offer 
compelling recreational connections. Analysis has identified several potential bridge 
configurations, typically connecting to North Arlington Ridge Road and the proposed Esplanade 
near 19th Street or an extension of 18th Street.  

 
2. Initial Ideas 
 
Illustrated landscape concepts were presented for discussion at the March 13 and 14 vision workshops.  
 
Programming ideas included images and lists – supporting a visual preference survey as well as 
stakeholder discussion – of sample activities in these categories: 

• Destination uses 
 Event spaces  

• Community festivals 
• Farmers market 
• Outdoor music venues, informal performance spaces 
• Ice rink 

  Outdoor dining 
•  Destination dining 
•  Food trucks/ temporary vendors 

  Outdoor music venues 
 Water features 

•  Fountains 
•  Memorials 
•  Children’s play spaces 

  Public Art 
•  Temporary & permanent installation spaces 
•  Integrated with active play, other functions 

  Green places 
• Botanical gardens, green streetscapes 

• Everyday activities 
 Gathering spaces 

• Informal seating areas for the office lunch crowd and spontaneous exchanges 
  Play Areas 

• Neighborhood parks with children's play areas 
• Provisions for play areas for daycare centers that may be located within the  business 

district 
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 Community Gardens 
 Recreational uses 

• Community canine areas, bocce, basketball, sand volleyball, bean toss, fulbito, etc. 
• Greenways 
 Promenades 
 Bike trails 
 Exercise and recreation areas 

Opportunities included a range of current and new concepts for improving Rosslyn’s public places, as 
discussed in the Existing Conditions section above.  

• Planned initiatives: Corridor of Light and Central Plaza 
• Opportunity to green every street 
• Activating/programming existing parks more effectively 
• Freedom Park and the “Green Circle” concept 
• The Esplanade 
• River and trail connections 
• I-66 decking concept 

Potential framework elements offered conceptual systems to tie opportunities together into a coherent 
public park and open space system offering a variety of easily accessible activities and experiences 

• Green street and circle network 
• Major places and spaces 
• Accessing the River 
• Recreational path network 

 
3. Community Input from March Workshops 
 
Principal themes emerging from responses to parks and open space concepts included: 

• Priority public park/plaza activities and locations  
o Public open spaces should be dispersed in multiple sub-areas within Rosslyn. Spaces 

should reflect a hierarchy and variety of uses.  
o Improvements to existing open spaces, as well as high-quality new open spaces, are 

needed.  
o Central Place Plaza may be small for the intense walking, retail and gathering activity it 

needs to accommodate 
• Recreational path and bike route connections needed  

o A bridge over I-66 enhancing links to the Mt. Vernon Trail, Roosevelt Island and District 
of Columbia (Kennedy Center/Foggy Bottom) is a strong priority. 

o The “Esplanade” concept along the I-66 edge is also a strong priority. Accommodate 
links north to Gateway Park and south to River Place and beyond. 
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4. Working Draft Public Parks and Open Space Framework 
 
The following framework diagrams address the following strategies:  

• Strategy 14, Program existing parks & plazas with a more lively and diverse mix of activities;  
• Strategy 15, Add signature parks and open spaces; and  
• Strategy 16, Establish the Green Circle and Esplanade as signature urban greenways. 

These strategies are supported by identified locations, characteristics and programming for priority new 
and improved park spaces. They are also supported by building height and form framework policies that 
can enable creation of new public spaces, and transportation system framework that identifies priority 
public connections that should connect and serve as public spaces.  

  



 

DRAFT June 7, 2013  62 
 

Parks and open space framework: Existing/potential public spaces and green streets 
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Parks and open space framework: Green Circle, Esplanade and Capital Landscape 
connections 

 

 

 



 

DRAFT June 7, 2013  64 
 

Parks and open space framework: Esplanade and Capital Landscape connections 

 

Legend category descriptions for parks and open space framework diagram 
 

• Parks. A variety of urban parks with a range of uses and programs:  
o Create opportunities for a variety of urban parks with a range of uses and programs 
o Update and modernize existing parks. 
o Consider potential active recreation sites 
o Utilize gateway parks to green the entries into Rosslyn  
o Connect to open spaces to adjacent neighborhoods 

 
• Green Circle. A series of inter-connected green spaces both on the ground and above the ground 

(Freedom Park) in Rosslyn’s core area. The distinguishing feature of the Green Circle will be its 
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programming. Important opportunities for programming the circle include 1) a promenade 
inviting walking for recreation and practical access; 2) a walk through history and/or into the 
future through interpretive signage; and 3) a cultural experience livened by concentrations of 
public arts, as well as adjacent cultural destinations including the Artisphere.  

o Provide a series of comfortable, attractive and inter-connected walking environments for 
experiencing Rosslyn's core area. Provide a common program theme linking the different 
street section conditions along the Circle.  

o Provide a quieter pedestrian alternative to the busy north-south streets  
o Offer a variety of experiences to see Rosslyn from the ground and above ground 

(Freedom Park). 
o Connect to other open space destinations, such as Corridor of Light, parks, etc. 

 
• 18th Street. A key east-west open space connector and series of public spaces with/without 

vehicles 
o Create a key east-west public space connector 
o Connect Metro to residential to retail within a safe pedestrian environment. 
o Provide opportunities for a series of public spaces with and without vehicles 

 
• Green Streets. A street network that emphasizes street trees, creative storm water management 

and other plantings 
o Create a network of green streets throughout Rosslyn that emphasizes street trees, 

creative storm water management interventions, and other plantings.  
 

• Esplanade. A north-south pedestrian and bicycle link that provides access and capitalizes on 
views to DC, Roosevelt Island and the Potomac River 

o Establish a north-south pedestrian and bicycle link between I-66 and GW Parkway 
crossings. 

o Capitalize on the views to DC, Roosevelt Island and the Potomac River. 
o Consider an expanded esplanade extending over portions of I-66. 

 
• Enhanced Pedestrian and Bicycle Trails. An enhanced network of pedestrian and bicycle trails to 

provide better connections to the river, Georgetown, the potential boathouse site and the 
neighborhoods beyond the study area 

o Create an enhanced network of pedestrian and bicycle trails to provide better connections 
to the river, to Georgetown, to the proposed boathouse and to the neighborhoods beyond 
the study area. 
 

Approaches to Strategy 17, Activate sidewalks with people-oriented design and programming (e.g. 
parklets, music buskers, public art, interpretive signage, green walls), are as follows. Activation of 
sidewalk spaces will likely be most feasible and interesting if a variety of stakeholders are invited to 
participate. This will open doors to the creativity of many different people over time. It also offers 
important opportunity for property and business owners, and others who may have a stake in the quality 
of a public space near their interests, to take an active role in stewardship and enhancement of public 
spaces (this is not intended to shift responsibilities of maintenance, cleaning, safety and other tasks away 
from Arlington County and the Rosslyn BID). Incentives may be important to achieve some 
improvements, such as covering blank building walls with green walls or public art.  
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Approaches to Strategy 18, Embrace the Potomac River and national parklands as places to enjoy every 
day, include framework strategies that improve GWMP access, as well as continued advancement of the 
boathouse planning and implementation process. Ongoing cooperation with the NPS as well as the 
National Capital Planning Commission will be important to defining and achieving improvements of 
mutual interest to the agencies involved.  

 

E. Alternatives 

 
Principal alternative approaches to elements of the Rosslyn Sector Plan strategic framework are listed 
below, according to the issue areas of urban design, building heights strategy, transportation system and 
parks & open space. The main proposed criteria categories by which the alternatives will be assessed 
include: 

• Importance of benefit 
• Quality of benefit 
• Approximate implementation timeframe 
• Approximate implementation cost 
• Ease of Implementation/Physical Feasibility 

Among these categories, consideration will also be given to what agent(s) would be responsible for 
implementation, with potential ramifications for implementation timeframe, design control, integration 
with other initiatives, cost etc.  

Additional alternatives addressing implementation timing of a variety of plan initiatives will also be 
developed.  

Framework issue areas 

Urban design 

U1. Active attention to existing blank walls 
a. Incentivize infill retail, other active use and/or enhanced wall surface (art, plantings, 

media) along existing blank walls (e.g. by providing developable area along sidewalk 
edge, offering matching grants, tax incentives etc.) 

b. Encourage property owners to add retail, other active use and/or enhanced wall surface 
(art, plantings, media) along existing blank walls, without incentive 

U2. Retail conversion potential along secondary active street edges  
a. Require the majority of ground floor space frontage to be convertible to retail 
b. Require ground floor space frontage to be convertible to retail at corners only; encourage 

alternative active uses elsewhere 
U3. Retail/other active use incorporated into new development where recommended 

a. Require some degree of retail space with new development, count first floor retail GFA 
as part of the site plan’s entitled GFA. 
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b. Require some degree of retail/other active use with new development, allow first floor 
GFA to be excluded from site plan’s entitled GFA in exchange for greater County/BID 
control of what goes into the space if vacant for a specified period of years after 
completion 

Building height and form 

B1. Overall Building Height Modeling Approaches to Test  
a. Taper down in all directions from Central Place to the edges of the RCRD (i.e.; Current 

policy) 
b. All buildings allowed to achieve 300 feet in RCRD, outside of Central Place (i.e. 

Observed practice)  
c. Individual edge block tapering (i.e. 1:1 taper up from context-appropriate heights along 

RCRD edges, towards 300 feet)  
d. More gradual tapers from edges across streets and blocks (i.e. “peaks and valleys”)  
e.  

B2. Building height near neighborhoods 
a. Enable tall building heights near neighborhood edges if combined with additional ground 

level view corridors, lower building volumes, meaningful public open space, and/or 
slender floorplates for taller buildings 

b. Limit building heights near neighborhood edges as part of strict taper down from Central 
Place public observation deck 

B3. Building heights along Wilson corridor west of North Oak Street 
a. Limit heights on sites along Wilson west of North Oak Street to a lesser height (relative 

to sea level and average site grade) than in the Green Circle area 
b. Apply same height limits (relative to sea level) along Wilson west of North Oak Street as 

in Green Circle area(heights relative to average site grade would be lower due to higher 
grade elevations) 

B4. Rosslyn Plaza/river edge area heights 
a. Allow Rosslyn Plaza phases 3-5 (northern portion of site) to exceed 300’ height limit 

from site elevation to promote variety of heights, views, ground level open space 
opportunities (subject to FAA/MWAA approval) 

b. Require Rosslyn Plaza phases 3-5 (northern portion of site) to adhere to 300’ height limit 
from site elevation 

B5. Wilson Boulevard. view corridor 
a. Restrict building height/placement along the extended Wilson corridor east of the 

Artisphere to establish views toward the District of Columbia 
b. Terminate the extended Wilson corridor east of the Artisphere with a prominent building 

B6. Site specificity of Building Height Patterns/Policies 
a.  Identify zones of additional/greater and/or lesser height in specific geographic locations 

(e.g. to promote improved views from multiple properties across multiple blocks) 
b. Identify policies and regulations that could allow for increased building heights on any 

site, depending on the specifics of the project 
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B7. Transfer of development rights 
a. Allow transfer of development rights from sensitive edges toward center of Rosslyn 
b. Do not allow transfer of development rights from sensitive edges toward center of 

Rosslyn; retain full FAR potential (10) on all sites 
c. Do not allow transfer of development rights from sensitive edges toward center of 

Rosslyn; restrict FAR potential (e.g. less than 10) on sites near sensitive edges 
B8. Bonus height conditions 

a. Require any bonus height to contain housing 
b. Require any bonus height to accompany one or more specific community benefits 

provisions, of which additional housing may be one option 
c. Do not restrict land use of bonus height 
d.  

Transportation systems 

North Lynn Street and North Fort Myer Drive corridors 

T1. Two-way Street Conversion and lane counts between Lee and Meade (in all cases, 4 to 5 lanes 
may be present at some legs of intersections with Wilson and 19th) 

a. Reduce North Fort Myer Drive and North Lynn Street to 3 lanes from 4, convert to two-
way travel (2 peak, 1 off-peak)  

b. Maintain North Fort Myer Drive and North Lynn Street at 4 lanes, convert to two-way 
travel (2 NB, 2 SB)  

c. Provide either North Fort Myer Drive and North Lynn Street at 4 lanes, and the other at 3 
lanes, convert both to two-way travel  

d. Restrict parking in peak period on North Fort Myer Drive and North Lynn Street to add 
up to one travel lane per street 

e. Retain North Fort Myer Drive and North Lynn Street configuration as one-way pair  
T2. North Fort Myer Drive two-way conversion north of Lee 

a. Add NB North Fort Myer Drive Movement at GW Parkway Ramp 
b. Retain proposed one-way operation per RMTS 

T3. North Fort Myer Drive tunnel at Wilson 
a. Remove North Fort Myer Drive tunnel 
b. Retain North Fort Myer Drive tunnel, convert to 2-way traffic 
c. Retain Ft Myer tunnel, convert to intermodal transit center 

Wilson corridor 

T4. Wilson sidewalk enhancement between North Nash Street and North Lynn Street (particularly to 
address narrow 8’ existing sidewalk on north side between North Fort Myer Drive and North 
Moore Street) 

a. Reduce or eliminate median to add sidewalk space 
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b. Eliminate travel lane to add sidewalk space 
c. Utilize section proposed in RMTS, requiring deeper building setbacks with 

redevelopment (could allow sidewalk width increase of 2-5’ plus active ground floor 
uses), but leaving existing sidewalk widths for the near-term 

T5. Gateway intersection at Wilson, North Arlington Ridge Road and VA 110 
a. Add signaled intersection  
b. Add roundabout  

Local Network Connections 

T6. Extend 18th Street from North Oak Street to North Arlington Ridge Road 
a. Pedestrian only (with bikes if/where feasible) 
b. Shared auto/pedestrian/bike between North Oak Street and North Fort Myer Drive 
c. Shared auto/pedestrian/bike between North Lynn Street and North Arlington Ridge Road 

T7. Connect 17th Street eastbound to North Lynn Street southbound 
a. Convert existing 17th Street ramp down to North Lynn Street northbound to a T-

intersection allowing right turn, to take traffic off Wilson 
b. Eliminate existing 17th Street ramp down to North Lynn Street per RMTS 

T8. Expand network connections at Rosslyn Plaza  
a. Create vehicular connection along extended 18th Street corridor and/or “17th Street” 

corridor between Kent and North Arlington Ridge Road 
b. Add loop road with access from Kent and no vehicular connection to North Arlington 

Ridge Road 

Public parks & open space 

P1. Gateway Park structures and bridge over North Fort Myer Drive 
a. Remove deck and ramps structures from Gateway Park to enhance views to/from the park 

and the Key Bridge/Georgetown 
b. Retain deck and ramp structures in Gateway Park; enhance space usability and visibility 

through other means (e.g. programming, signage) 
P2. Upper level terraces 

a. Promote opportunities to add useable outdoor space (public and/or private) on upper level 
building terraces/roofs, to leverage views and add interest to building facades/terraces 

b. Focus open space at street grade to enhance street activity, without significant spaces on 
raised building terraces/roofs 

P3. Esplanade and North Arlington Ridge Road configuration  
a. Integrate Esplanade and North Arlington Ridge Road at same level 
b. Locate Esplanade on deck above North Arlington Ridge Road 
c. Locate Esplanade on deck above limited portions of North Arlington Ridge Road 
d. Locate Esplanade on deck that expands over portions of I-66 with opportunities for 

additional public open space areas 
P4. Multi-use path bridge over I-66 (per options under study for Rosslyn Plaza redevelopment 

proposal) 
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a. Extend bridge along or near 18th Street corridor axis over I-66 and GWMP, terminating 
near Roosevelt Island footbridge 

b. Extend bridge along or near 18th Street corridor axis over I-66, then turn north to connect 
with existing Mt. Vernon Trail near existing GWMP bridge 

c. Extend bridge along or near 19th Street corridor axis over I-66, then turn north to connect 
with existing Mt. Vernon Trail near existing GWMP bridge 

P5. Freedom Park/Green Circle  
a. Remove Freedom Park 
b. Retain Freedom Park; w/ modest intervention (e.g. expand programming, improve 

connections to North Kent Street and 17th Street North) 
c. Retain Freedom Park; w/ major intervention (rebuild bridge railings to improve visibility 

between park and street, add more interactive access and programmed spaces connecting 
park with adjacent buildings)  
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F. Strategy impact examples 

Principal framework 
strategies by issue area 

Plan results, organized by vision principle 

Accessible via 
unparalleled 
transportation 
connections and 
choices 

Competitive in 
regional, national 
and global 
economies to 
serve the 
Arlington 
community 

A walkable 
neighborhood 
connecting 
people with 
community and 
choices 

A good neighbor 
that respects 
adjacent 
communities 

 

An urban district 
that celebrates its 
connections to 
nature 

A dynamic place 
inspired by its 
unique diversity 
of people and 
activity 

U
rb

an
 D

es
ig

n 

1. Double the extent 
of active retail 
frontage (including 
dining and 
entertainment), 
expanding choices 
and walkability 

Active multimodal 
streets and retail 
support each other 
– particularly 
along North Lynn 
Street, North Fort 
Myer Drive, 
Wilson 

Market potential 
grows with 
expanded retail 
choices; North 
Lynn Street and 
North Fort Myer 
Drive improve as 
real estate 
addresses  

Walkability and 
retail support each 
other – 
particularly along 
North Lynn Street, 
North Fort Myer 
Drive, Wilson 

Retail is located, 
programmed and 
designed to be 
compatible with 
adjacent 
neighborhoods 

Canopy trees and 
ornamental 
plantings 
distinguish prime 
streets for 
shopping, dining, 
culture 

More diverse 
retail, dining and 
entertainment 
options are present 
18/7 

2. Activate “primary” 
and “secondary 
retail” streets with 
active uses and 
quality landscape 
and architecture 

All streets are 
walkable; most are 
multimodal 

Real estate 
address value 
increases on all 
streets 

A variety of land 
uses activates 
streets with 
additional 
pedestrians and 
attractive ground 
floor use and 
design 

Street design and 
programming 
transitions 
sensitively from 
more active 
conditions in the 
RCRD to more 
passive in 
neighborhoods 

Park elements, 
including trees, 
planters, rain 
gardens and green 
walls, enhance 
streets 

All streets invite 
an active mix of 
people and 
activities 
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Principal framework 
strategies by issue area 

Plan results, organized by vision principle 

 Accessible via 
unparalleled 
transportation 
connections and 
choices 

Competitive in 
regional, national 
and global 
economies to 
serve the 
Arlington 
community 

A walkable 
neighborhood 
connecting 
people with 
community and 
choices 

A good neighbor 
that respects 
adjacent 
communities 

 

An urban district 
that celebrates its 
connections to 
nature 

A dynamic place 
inspired by its 
unique diversity 
of people and 
activity 

U
rb

an
 D

es
ig

n 

3. Promote 
additional 
housing 
development in 
central Rosslyn 
(i.e. the Rosslyn 
Coordinated 
Redevelopment 
District), 

Increased housing 
presence enables 
higher mode share 
of internal walk 
trips, and keeps 
sidewalks more 
active evenings 
and weekends 

Housing provides 
workforce that 
supports economic 
development, and 
produces high real 
estate value itself  

Added households 
support a greater 
extent and variety 
of retail and 
cultural activities  

Housing design 
and scale 
transitions 
appropriately to 
adjacent 
neighborhoods 
and park spaces 

Housing is located 
and designed to 
enhance and enjoy 
access to nature in 
and around 
Rosslyn 

More housing 
choices enable a 
greater diversity 
of people (in 
terms of income, 
race, age, family 
size etc.) to call 
Rosslyn home 

4. Provide adequate 
space and other 
conditions 
accommodating 
district energy , 
low-impact 
stormwater 
infrastructure, 
and other 
sustainable 
design strategies 
that leverage 
Rosslyn’s density 
and mix of uses 

Greater use of 
transit, walking 
and biking reduces 
energy use and 
pollution 
associated with 
car travel 

More efficient 
resource use that 
lowers operations 
costs, and 
improved local 
environment, 
increase 
competitive 
appeal 

Low-impact 
stormwater 
strategies help 
street trees thrive; 
more energy 
supply choices are 
available 

Stormwater 
impacts on 
adjacent 
neighborhoods are 
reduced 

Rosslyn’s 
contributions to 
environmental 
health are 
significant and 
well-known 

Diversity of land 
use supports 
opportunities to 
reuse energy and 
water 
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Principal framework 
strategies by issue area 

Plan results, organized by vision principle 

Accessible via 
unparalleled 
transportation 
connections and 
choices 

Competitive in 
regional, national 
and global 
economies to 
serve the 
Arlington 
community 

A walkable 
neighbor-hood 
connecting 
people with 
community and 
choices 

A good neighbor 
that respects 
adjacent 
communities 

An urban district 
that celebrates its 
connections to 
nature 

A dynamic place 
inspired by its 
unique diversity 
of people and 
activity 

B
ui

ld
in

g 
he

ig
ht

 a
nd

 fo
rm

 

5. Disperse a variety 
of building heights 
to achieve 
compelling public 
and private views, 
and a human-
scaled public realm 

Varied building 
form enhances 
street character 
and wayfinding  

The public realm 
and private 
development gain 
competitive value 
from new and 
preserved views 

Sidewalks are 
animated by 
interesting internal 
and external 
views, and 
generous access to 
sky and sun 

Building form 
enhances views 
from and to 
adjacent 
neighborhoods, 
the Potomac 
corridor and 
District of 
Columbia 

Consistent access 
to views of 
landscape, sky and 
sun distinguish 
Rosslyn’s urban 
character 

Diversity of 
building form 
contributes to 
Rosslyn’s exciting 
skyline,  dynamic 
quality of place, 
creates unique 
places within 
Rosslyn 

6. Locate building 
volumes to 
preserve and 
enhance priority 
public view 
corridors from 
ground level and 
the observation 
deck. 
 

Taller buildings in 
selected locations 
enable priority 
new public access 
corridors (e.g. 18th 
Street) 

New ground level 
public streets and 
open spaces, and 
signature views, 
benefit value of 
private and public 
spaces 

Priority new/ 
improved walking 
connections are 
present 

Neighborhoods 
have more open 
street and view 
connections into 
the RCRD 

Visible presence 
of nature within 
and adjacent to 
Rosslyn 
contributes to its 
unique identity 

Special public 
viewpoints draw a 
broader mix of 
people to Rosslyn 
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Principal 
framework 

strategies by issue 
area 

Plan results, organized by vision principle 

Accessible via 
unparalleled 
transportation 
connections and 
choices 

Competitive in 
regional, national 
and global 
economies to 
serve the 
Arlington 
community 

A walkable 
neighbor-hood 
connecting 
people with 
community and 
choices 

A good neighbor 
that respects 
adjacent 
communities 

An urban district 
that celebrates its 
connections to 
nature 

A dynamic place 
inspired by its 
unique diversity 
of people and 
activity 

B
ui

ld
in

g 
he

ig
ht

 a
nd

 fo
rm

 
       

7. Promote building 
facades, tops and 
placements that 
lend Rosslyn an 
attractive skyline 
and permeable 
edges when 
viewed from afar 

Rosslyn is more 
appealing to 
approach on foot 
and bike 

Rosslyn’s 
prominent, 
attractive 
architecture 
enhances its 
market position 

Rosslyn is more 
appealing to 
approach on foot 
and bike 

Rosslyn is a visual 
asset to the 
George 
Washington 
Memorial 
Parkway, National 
Mall and other 
major public 
spaces in the 
region 

Nature and 
buildings overlap 
via “fingers” of 
open space at 
Rosslyn’s edges 

Rosslyn’s 
architecture 
expresses its 
dynamism 
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 Principal 
framework 

strategies by issue 
area 

Vision principles 

Accessible via 
unparalleled 
transportation 
connections and 
choices 

Competitive in 
regional, national 
and global 
economies to 
serve the 
Arlington 
community 

A walkable 
neighborhood 
connecting 
people with 
community and 
choices 

A good neighbor 
that respects 
adjacent 
communities 

An urban district 
that celebrates its 
connections to 
nature 

A dynamic place 
inspired by its 
unique diversity 
of people and 
activity 

T
ra

ns
po

rt
at

io
n 

sy
st

em
s 

8. Create four 
world-class 
walking streets at 
the heart of 
Rosslyn: 

a. North Fort Myer 
Drive 

b. North Lynn Street  
c. Wilson Boulevard 
d. 18th Street North 

 
 
 
 
 

North Lynn Street 
and North Fort 
Myer Drive are 
safe, welcoming 
places to walk, 
bike and use 
transit; 
wayfinding is 
convenient; new 
circulation route 
choices and 
opportunity for 
streetcar service 
are present. New 
street connections 
provide for easier 
circulation and 
more direct 
connections 

 

 

 

Addresses along 
North Lynn Street 
and North Fort 
Myer Drive are 
more accessible 
and attractive; 
enhanced value 
helps fund 
enhanced public 
infrastructure. 
More and better 
access & locations 
for addresses are 
present. The 
streets connect 
major public open 
spaces while also 
serving as public 
spaces 

Rosslyn gains four 
great walking 
streets, enriching 
the overall 
walking network. 
Rosslyn’s major 
superblocks are 
reduced to 
pedestrian scale 

Walking between 
Rosslyn and 
Georgetown will 
be easier and more 
pleasant 

Public space is 
shifted from 
serving vehicles to 
serving plantings; 
improved 
alternatives to 
driving reduce 
energy use and 
carbon emissions. 
Access and visual 
connections to the 
Potomac and 
GWMP are 
significantly 
improved  

Rosslyn’s two 
most regionally-
prominent streets 
become 
destinations 
attracting a 
broader mix of 
people and 
activity  
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 Principal 
framework 

strategies by issue 
area 

Vision principles 

Accessible via 
unparalleled 
transportation 
connections and 
choices 

Competitive in 
regional, national 
and global 
economies to 
serve the 
Arlington 
community 

A walkable 
neighborhood 
connecting 
people with 
community and 
choices 

A good neighbor 
that respects 
adjacent 
communities 

An urban district 
that celebrates its 
connections to 
nature 

A dynamic place 
inspired by its 
unique diversity 
of people and 
activity 

T
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n 
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s 

9. Enhance local 
and regional 
transit services 
with more stop 
locations near 
Metrorail, 
including 
potential off-
street bus station 

Improved 
convenience, 
prominence and 
quality of bus 
service achieves 
significant transit 
access benefit at 
modest cost 

Enhanced transit 
service/ capacity 
enables more 
growth potential 
with modest 
infrastructure 
investment 

North Fort Myer 
Drive walkability 
is improved with 
added bus stops 
and enhanced 
Metro station 
access. 18th Street 
corridor activated 

Transit trips 
between Rosslyn 
and other 
jurisdictions will 
be easier to access 
and more frequent 

Expanded transit 
mode share 
reduces energy 
use and carbon 
emissions 

Enhanced transit 
access options 
connect Rosslyn 
with a larger, 
more diverse 
community 

10. Accommodate 
potential future 
Metrorail and 
Streetcar service 
and infrastructure   

Needed long-term 
expansions of 
Metrorail capacity 
and route options 
are possible 

Development 
opportunity, value 
expands with 
improved 
Metrorail services; 
redevelopment 
accommodates 
station 
infrastructure 

Additional Metro 
station entrances 
and service add 
pedestrian 
activity. 18th 
Street corridor 
activated 

New transit 
services are 
developed 
cooperatively with 
regional partners 

Expanded transit 
mode share 
reduces energy 
use and carbon 
emissions 

Enhanced transit 
access options 
connect Rosslyn 
with a larger, 
more diverse 
community 
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 Principal 
framework 

strategies by issue 
area 

Vision principles 

Accessible via 
unparalleled 
transportation 
connections and 
choices 

Competitive in 
regional, national 
and global 
economies to 
serve the 
Arlington 
community 

A walkable 
neighborhood 
connecting 
people with 
community and 
choices 

A good neighbor 
that respects 
adjacent 
communities 

An urban district 
that celebrates its 
connections to 
nature 

A dynamic place 
inspired by its 
unique diversity 
of people and 
activity 

T
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n 
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st
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s 

 

11. Use Rosslyn’s 
parking supply 
more efficiently 
as part of a range 
of transportation 
options  

Clearer 
wayfinding to 
available parking 
attracts more 
people for retail, 
cultural and 
recreational 
activities  

High costs of 
building parking 
are reduced 
through more 
efficient use of 
existing parking. 
Requirements of 
parking in new 
developments are 
reduced to 
correspond to 
demand 

More people can 
park and then 
walk in Rosslyn 
for destination 
activities 

Reduced traffic 
generation in 
Rosslyn reduces 
traffic impacts on 
neighborhoods 
and adjacent 
communities and 
roadways.  

Less space 
devoted to parking 
yields more space 
for occupied 
buildings, public 
spaces 

Rosslyn is more 
accessible to more 
people 
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 Principal 
framework 

strategies by issue 
area 

Vision principles 

Accessible via 
unparalleled 
transportation 
connections and 
choices 

Competitive in 
regional, national 
and global 
economies to 
serve the 
Arlington 
community 

A walkable 
neighborhood 
connecting 
people with 
community and 
choices 

A good neighbor 
that respects 
adjacent 
communities 

An urban district 
that celebrates its 
connections to 
nature 

A dynamic place 
inspired by its 
unique diversity 
of people and 
activity 

T
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em
s 12. Integrate all of 

Rosslyn’s streets 
and paths into a 
welcoming and 
safe walking 
network  

 Rosslyn is known 
for its great 
streets. All 
locations in and 
around Rosslyn 
are easily 
accessible on foot. 

 Rosslyn’s vibrant 
street life is a 
competitive asset. 

 Walking is 
central to 
Rosslyn’s culture. 

Adjacent 
neighborhoods are 
invited to walk to 
and from 
Rosslyn’s jobs and 
amenities via 
attractive walking 
streets and paths 

 Walking in 
Rosslyn connects 
people with 
nature, and 
enhances personal 
and environmental 
health   

 Rosslyn’s 
sidewalks invite a 
diverse range of 
people to live, 
work, play and 
learn together 

13.  Extend a safe, 
inviting biking 
network across 
Rosslyn and into 
the regional path 
network 

Biking is 
significantly 
enhanced as a safe 
and convenient 
transportation 
option 

Rosslyn appeals 
more to young, 
creative workers 
and residents 

Bikeable streets 
reinforce 
walkability with 
more eyes on the 
street, less traffic 

Bicycling links to 
DC have been 
enhanced via 
better access to 
Potomac River 
bridges 

Rosslyn’s easy 
access to an 
excellent regional 
biking network is 
leveraged 

Enhanced bike 
access options 
connect Rosslyn 
with a larger, 
more diverse 
community 
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 Principal framework 
strategies by issue area 

Vision principles 

Accessible via 
unparalleled 
transportation 
connections and 
choices 

Competitive in 
regional, national 
and global 
economies to 
serve the 
Arlington 
community 

A walkable 
neighborhood 
connecting 
people with 
community and 
choices 

A good neighbor 
that respects 
adjacent 
communities 

An urban district 
that celebrates its 
connections to 
nature 

A dynamic place 
inspired by its 
unique diversity 
of people and 
activity 
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 o
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n 
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14. Program existing 
parks & plazas with a 
more lively and 
diverse mix of 
activities 

a. Repurpose Gateway 
Park and connect it 
better to its 
surroundings 

b. Enhance Freedom 
Park as a destination 
and connection 

Popular 
destination park 
activities add 
pedestrian 
activity, 
enhancing 
walkability; and 
spread out peak 
travel times 

Signature parks 
add development 
value and market 
potential. 
Increased 
development 
value helps fund 
parks  

Popular 
destination park 
activities add 
pedestrian 
activity, making 
walking safer and 
more appealing, 
particularly on 
side streets 

Adjacent 
neighborhoods 
and communities 
enjoy destination 
Parks in Rosslyn 

People in Rosslyn 
have more 
opportunities daily 
to enjoy public 
parks and open 
spaces 

Rosslyn’s parks 
host an exciting 
mix of activities 
that engage 
diverse people 
daily 

15. Add signature parks 
and open spaces  

a. Rosslyn Plaza Park 
b. Other opportunities as 

part of major 
redevelopment 

 

New park spaces 
leverage excellent 
multimodal access 
and require little 
or no new parking 

New parks add 
real estate value 

New parks add 
activity choices 
not present in 
existing parks and 
greenways around 
Rosslyn 

Adjacent 
neighborhoods 
and communities 
enjoy destination 
Parks in Rosslyn 

Rosslyn is 
recognized for 
how parks and 
open spaces 
permeate  its 
urban form 

Added park spaces 
and programming 
draw a larger and 
more diverse 
community 
together 
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 Principal framework 
strategies by issue area 

Vision principles 

Accessible via 
unparalleled 
transportation 
connections and 
choices 

Competitive in 
regional, national 
and global 
economies to 
serve the 
Arlington 
community 

A walkable 
neighborhood 
connecting 
people with 
community and 
choices 

A good neighbor 
that respects 
adjacent 
communities 

An urban district 
that celebrates its 
connections to 
nature 

A dynamic place 
inspired by its 
unique diversity 
of people and 
activity 
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rk
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n 
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16. Establish the Green 
Circle and Esplanade 
as signature urban 
greenways  

The greenways 
enhance walking 
and biking for 
recreation and 
general 
circulation, and 
are integrated with 
street and 
recreational path 
networks 

The greenways 
reinforce 
Rosslyn’s market 
position as a place 
with extensive 
green  amenities 
and access choices 

Rosslyn’s least 
walkable areas are 
transformed into 
welcoming 
promenades that  
connect 
neighborhoods 

The Green Circle 
and Esplanade 
connect with 
adjacent 
neighborhoods 
and communities 

The Green Circle 
and Esplanade 
uniquely and 
innovatively 
distinguish 
Rosslyn’s sense of 
place 

Rosslyn’s least 
walkable areas are 
transformed into 
green settings for 
culture, retail, 
recreation and 
living 

17. Activate sidewalks 
with people-oriented 
design and 
programming(e.g. 
parklets, music 
buskers, public art, 
interpretive signage, 
green walls) 

Sidewalks 
throughout 
Rosslyn are more 
appealing places 
to walk 

Sidewalks are 
places of public 
activity, fostering 
a more connected, 
collaborative and 
therefore 
competitive 
community 

Sidewalks are 
enlivened as 
attractive places 
for cultural 
enjoyment, 
recreation and 
gathering 

Greater street life 
in Rosslyn is an 
amenity for 
adjacent areas to 
enjoy 

Rosslyn’s streets 
serve as great 
public spaces, not 
just access 
corridors 

Sidewalk 
programming 
invites a varied 
mix of performers, 
media and 
audiences 

18. Embrace the Potomac 
River and national 
parklands as places to 
enjoy every day 

 

Convenient 
pedestrian and 
bicycle routes 
between Rosslyn 
and the Potomac 
waterfront are 
established 

Rosslyn fully 
leverages its 
unique location 
and visibility as 
economic assets 

Convenient 
pedestrian and 
bicycle routes 
between Rosslyn 
and the Potomac 
waterfront are 
established 

Rosslyn’s design 
and programming 
enhance adjacent 
national parklands 

Pathways and 
signage help 
residents and 
visitors access and 
utilize National 
parkland 

Rosslyn’s 
connections to its 
stunning natural 
setting enhance 
both as 
international 
destinations 
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