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DISCLAIMER: THIS RENDERING IS AN ARTISTIC RENDITION OF ONE WAY THE 
SECTOR PLAN VISION AND RECOMMENDATIONS FOR THIS ELEMENT CAN BE 
ACHIEVED, FOR ILLUSTRATIVE PURPOSES ONLY. 

A BOLD VISION

THE ROSSLYN VISION STATEMENT

“ Rosslyn is Arlington’s world 

class downtown: the greatest 

concentration of jobs, housing, 

and activities in Arlington; an 

important gateway between 

Arlington and the Nation’s 

Capital; a preeminent destination 

with unparalleled views of and 

connections to Greater Washington; 

a vibrant and diverse community 

of people living, working, learning 

and playing together; a sustainable 

urban district that embraces its 

waterfront; a strong economic 

engine for the region and the 

commonwealth; the jewel of the 

Rosslyn-Ballston Corridor.”
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PLAN FRAMEWORK

The Plan Framework for the Rosslyn Sector Plan includes a 
Vision Statement, Vision Principles, and Goals and Policies 
addressing each of the four subject areas: Transportation; 
Parks and Open Space; Urban Design (including land use and 
sustainability); and Building Height and Form. The Rosslyn 
Plan Framework provides the foundation for the more detailed 
recommendations and strategies set forth in the balance of this 
chapter. 

The Vision Statement is a single paragraph that generally con-
veys the community’s hopes for Rosslyn for the future, simply 
expressing the ideal conditions for the area. To support this, the 
Vision Principles were created to set forth six specific outcomes 
describing the type of place Rosslyn is to become from various 
perspectives. The Goals are action oriented statements that 
support the Vision and Vision Principles, and are used as orga-
nizing elements for the individual Policies. Finally, the Policies 
represent fundamental and overarching statements of intent 
setting the stage for more detailed recommendations to follow.      

Vision Statement
The Rosslyn vision statement (see facing page) sets the tone 
for the entire Rosslyn Sector Plan. It emerged from a consensus 
process that debated what the future of Rosslyn should look like 
and describes the best possible outcome in order to inspire all 
further actions. The vision principles are primarily aspirational 
statements about the desired future characteristics of Rosslyn, 
to be supported by the policies and implementation strategies 
presented in the plan. The aforementioned items culminate into 
an Illustrative Concept Plan shown on page 65. 

SIX VISION PRINCIPLES FOR ROSSLYN

Rosslyn will be a global destination with 
a dynamic skyline, unique vistas, and 
exceptional value

Rosslyn will be accessible via exceptional 
transportation connections and choices.

Rosslyn will be a walkable neighborhood 
connecting people with community and choices.

Rosslyn will be a good neighbor to adjacent 
communities, making sensitive transitions 
of building form and offering complementary 
housing and service options.

Rosslyn will be an urban district that celebrates 
the experience of nature and recreation 
through its diverse network of public parks, 
open spaces, and tree-lined streets.

Rosslyn will be a dynamic place inspired by its 
diverse mix of people and activity.
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Rosslyn as 
Arlington’s world-
class downtown

One of Rosslyn’s most notable features 
is its proximity to the nation’s capital. It 
is unique as an urban district that offers 
such panoramic views of iconic destina-
tions - the Washington Monument, the 
Lincoln Memorial, the U.S. Capitol. It is 
a view that truly inspires, and this Plan 
for Rosslyn will maximize opportunities 
to enjoy that experience. World-class 
architecture will enhance the experience 
of living and working in Rosslyn. Ross-
lyn’s built environment will offer varying 
building heights and forms, offering view-
sheds to people walking down the street, 
in their conference rooms, and on their 
balconies. Finally, the economic value of 
such a location will translate into ame-
nities for all to enjoy, stimulating invest-

ments in cultural destinations, ground 
level retail, and welcoming green 

spaces. With environmental 
sustainability as an integral 

element of all future de-
velopment in the district, 
Rosslyn will become an 
even more valuable and 
attractive place – one 

where energy efficiency is 
maximized, carbon foot-

prints are minimized, and 
waste is dramatically reduced.

Rosslyn will be a 
global destination 
with a dynamic 
skyline, unique 
vistas, and 
exceptional value.

> A world-class location drawing 
corporate headquarters, public 
institutions, and tourists from 
near and far

> An urban pattern of buildings, 
streets and open spaces that 
produces an attractive and memo-
rable skyline and provides breath-
taking views of the 
nation’s capital

> The intersec-
tion of eco-
nomic, so-
cial, cultural 
and envi-
ronmental 
value

VISION PRINCIPLE 1

Buildings should be distinguished by their shape, material, 
color and peaks to contribute to an interesting and 
memorable skyline (example image from San Francisco).
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DISCLAIMER: THIS RENDERING IS AN ARTISTIC RENDITION OF ONE WAY THE SECTOR PLAN VISION AND RECOMMENDATIONS FOR THIS ELEMENT CAN BE ACHIEVED, FOR ILLUSTRATIVE PURPOSES ONLY. 

Building heights 
limited where 
necessary to 
preserve prime 
public views

Gaps between 
buildings 
preserved for 
view and street 
connections

Freedom Park access 
improved to enhance 
experience of unique 
views at and near 
street level

Taking in the view of the nation’s monumental core from the observation deck
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Rosslyn as one of 
the region’s premier 
transit hubs

The Rosslyn vision capitalizes on the 
growing momentum of regional transit 
improvements, the arrival of the Silver 
Line, plans for a second Metro station and 
even the potential for a streetcar connec-
tion to Georgetown. Today’s opportunities 
rival the best in the region, including the 
Orange and Blue Line Metro hub, three 
high-speed Metro elevators, extensive 
WMATA and ART bus routes, and local 
and intercity private bus services. To-
morrow’s choices will include Silver line 
connections to Dulles Airport and points 
west, and a second Rosslyn Metro Station 
including a position on a proposed new 
“inner loop” of Metro stations providing 
direct access to points in D.C. that do not 
exist today, streetcar potential, and dedi-

cated bike lanes and bike routes offer-
ing priority access to the regional 

trail system. Rosslyn residents 
and employees will have the 

freedom to be truly vehicle 
independent, thus releasing 
newfound potential to grow 
and transform as a downtown 

of the future.

Rosslyn will 
be accessible 
via exceptional 
transportation 
connections and 
choices.

> One of the region’s premier 
transit hubs

> Many convenient transportation 
choices

> A balanced street network where 
multiple transportation modes, 
verdant public space and 
premier addresses 
work together

VISION PRINCIPLE 2

Rosslyn’s new high-speed 
elevators to the Metro 
station platform have 
added needed capacity 
to keep pace with the 
station’s ridership 
growth and addition of 
Silver Line service

Safe, dedicated cycle 
tracks would help 
people take better 
advantage of Rosslyn’s 
Capital Bikeshare 
stations, convenient 
biking distance to many 
destinations, and access 
to regional bike routes.

Downtown Washington 
offers good precedents of 
walkable streets that link 
a variety of destinations 
with transit.
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Dispersed bus stops 
expand services, 
mitigate bus 
dominance on N. 
Moore Street

East-west 18th Street 
Corridor expands 
contiguous retail 
opportunity across 
central Rosslyn

New 18th Street public 
corridor enhances 
Metrorail and bus 
access from throughout 
the Rosslyn Metro 
Station Area

Cycle tracks and 
Capital Bike Share 
stations safely and 
conveniently extend 
a regional bike 
network

New station access 
points flank N. Fort 
Myer Drive as part 
of 18th Street public 
corridor and station 
platform expansion

DISCLAIMER: THIS RENDERING IS AN ARTISTIC 
RENDITION OF ONE WAY THE SECTOR PLAN VISION 
AND RECOMMENDATIONS FOR THIS ELEMENT CAN BE 
ACHIEVED, FOR ILLUSTRATIVE PURPOSES ONLY. 

Rosslyn’s reimagined Metro Station as a hub of transportation choices and connections
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The new heart of 
Rosslyn—the 18th 
Street Corridor

Imagine a resident stepping out of her 
building lobby on a Saturday morning, 
newspaper in hand as she walks down 
the hill.  The sun glints through the leaves 
overhead as a pleasant shadow is cast 
over the sidewalk, where several neigh-
bors are seated on a bench enjoying their 
breakfast pastry.  As she enters the coffee 
shop, the woman cannot decide if she 
should sit outdoors to read the paper or 
wait until after she has run his errands.  
She wants first dibs on the strawberries 
at the farmer’s market down the street.  
The grocery store next door is already 

bustling, and she remembers she needs 
to stop by on the way back to pick 

up several items for dinner 
that night.  Once she hears 

the music from the plaza 
down the block, she 
decides to continue 
on.  The paper can 
wait while she sees 
what there is to see on 

a Saturday morning in 
Rosslyn.

Rosslyn will 
be a walkable 
neighborhood 
connecting people 
with community 
and choices.

> An experiential journey of 
discovery on foot 

> Buildings, sidewalks, streets, and 
parks designed for and accessible 
to everyone 

> Life’s everyday needs 
within a short walk

VISION PRINCIPLE 3

A public escalator like this Seattle example could ease the 
climb up Rosslyn’s hills
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Portions of the 18th Street Corridor 
are well-suited as a pedestrian 
street, including a variety of public 
gathering and activity spaces from 
the Metro station to terraced public 
steps. Activities in this public space 
should attract a broad variety 
of people to meet in the heart of 
Rosslyn.

A signalized, mid-block 
pedestrian crossing 

fostering safe passage 
across N. Fort Myer Drive

Terraced public seating 
celebrates views

Open-air Metro 
entrance extends 
active public plaza 
area from Central 
Place Plaza to N. 
Fort Myer Drive and 
Nash Street

Public escalator 
mitigates the climb 
to Rosslyn’s higher 
elevations

New retail, dining 
and arts venues bring 

major pedestrian 
corridors to life

View and path 
connections to 
Theodore Roosevelt 
Island terminate the 
corridor

Tall buildings create 
space for 18th 
Street Corridor

DISCLAIMER: THIS RENDERING IS AN ARTISTIC 
RENDITION OF ONE WAY THE SECTOR PLAN 
VISION AND RECOMMENDATIONS FOR THIS 
ELEMENT CAN BE ACHIEVED, FOR ILLUSTRATIVE 
PURPOSES ONLY. 

The new 18th Street Corridor linking together central Rosslyn
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Rosslyn—maturing 
as a great place to 
live in and near

Central Rosslyn will share a comfortable 
relationship with adjacent established 
neighborhoods. New buildings in the 
downtown core will respect the lower 
density residential communities near-
by, through building massing and forms 
that provide gradual height transitions 
from the low-rise neighborhoods to 
the penthouse levels of new residential 
towers. Residential development will 
also increase. More people stimulate 
more investment in ground level retail, 
providing new destinations to meet every 
day needs. Design will also focus on the 
direction a building faces, opportuni-
ties to present narrow edges to adjacent 
neighborhoods, and generous sections of 

sky and sun. Adjacent communities 
will enjoy their proximity to 

an urban district with 
blended edges, pre-

serving the quieter 
refuge of their 
neighborhoods yet 
providing conve-
nient access to 
shopping, en-

tertainment, and 
recreation opportu-

nities that do not exist 
today.

Rosslyn will be a 
good neighbor to 
adjacent communi-
ties, making sensi-
tive transitions of 
building form and 
offering comple-
mentary housing 
and service options.

> A cohesive urban place with a 
diversity of housing options

> Shopping, entertainment, and 
recreation opportunities that 
benefit the entire Rosslyn 
community

> Building heights 
and forms that 
respect the scale 
of established 
neighborhoods 
in and around 
Rosslyn

VISION PRINCIPLE 4

Building height and scale transitions to adjacent neighborhoods 
are important, as are creative ways of addressing topography 
changes.



M A Y  6 ,  2 0 1 5  D R A F T  |  R O S S L Y N  M A S T E R  P L A N  |  5 7

Programmed public 
green spaces draw 
residents of central 
Rosslyn and adjacent 
neighborhoods together

Taller buildings 
enable new 
ground level parks 
and walking 
connections

Building form 
steps down 
toward context 
height

Building 
orientation and 
spacing reserve 
access to sun 
and sky

DISCLAIMER: THIS RENDERING IS AN ARTISTIC RENDITION OF ONE WAY THE SECTOR PLAN VISION AND RECOMMENDATIONS FOR THIS ELEMENT CAN BE ACHIEVED, FOR ILLUSTRATIVE PURPOSES ONLY. 

A potential transition between Colonial Terrace and new development in Central Rosslyn
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Rosslyn—
reconnecting with 
the River

It is a hot summer day, and Rosslyn’s 
riverfront is alive with activity.  A woman 
steadies her canoe before disembarking 
at the Rosslyn boat house.  She is look-
ing forward to the cooling breeze during 
her short bike ride up to the Esplanade 
where her friends are meeting her for 
lunch. From the restaurant terrace, they 
will contemplate whether to head over 
to Gateway Park to ensure good seats for 
the concert that afternoon or just stay 
and enjoy the view.   It is a tough decision.  
People-watching from the Esplanade is 
a premier activity.  There is an endless 

stream of cyclists, joggers, 
and walkers on the Ar-

lington Ridge bike 
path.  And the pla-

za area provides 
safe refuge for 
the youngest 
set who still 
rely on train-

ing wheels. 
So much to do 

on the Rosslyn 
riverfront and so 

little time.

Rosslyn will be 
an urban district 
that celebrates 
the experience 
of nature and 
recreation through 
its diverse network 
of public parks, 
open spaces, and 
tree-lined streets.

> An Esplanade that links 
central Rosslyn to the 
riverfront and boathouse

> A variety of connected 
parks, green plazas, 
and recreational 
areas 

> A sustainable 
urban environment 
integrated with its 
landscape

VISION PRINCIPLE 5

Trees, like these along 
Chicago’s Michigan 
Avenue, should create 
a welcoming setting for 
walking along Rosslyn’s 
streets, large or small.

A public boathouse in Rosslyn would turn the Potomac itself 
into an accessible place for recreation.

A bridge like this one in 
Chicago’s Millennium 
Park could eliminate the 
barrier highways now 
pose between Rosslyn 
and the Potomac

Image courtesy of the Rosslyn BID.



M A Y  6 ,  2 0 1 5  D R A F T  |  R O S S L Y N  M A S T E R  P L A N  |  5 9

Upper level view 
points for building 
occupants 
to survey the 
National Mall

An expanded street 
grid for walking, 
driving and biking 
makes Rosslyn 
more active and 
accessible

Performances, 
sports, festivals and 
other destination 
activities draw 
people from near 
and far

Promenade 
and recreation 
path linking 
Rosslyn with the 
broader regional 
landscape

Premier housing, 
workplace and 
hotel addresses 
support quality 
retail and public 
spaces 

New connections 
quickly access 
Potomac River 
boating and 
Theodore 
Roosevelt Island

DISCLAIMER: THIS RENDERING IS AN ARTISTIC RENDITION OF ONE WAY THE SECTOR PLAN VISION AND RECOMMENDATIONS FOR THIS ELEMENT CAN BE ACHIEVED, FOR ILLUSTRATIVE PURPOSES ONLY. 

The Esplanade, potential Rosslyn Plaza park and improved river connections
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Rosslyn as a place 
of urban amenities

Rosslyn will generate all the excitement 
that an urban destination can offer. 
Rosslyn residents, workers, and visitors 
will want to remain in Rosslyn at the end 
of their day. Restaurants will offer a wide 
range of dining choices, outdoor plazas 
for people-watching, parks in which to 
play, and cafés in which to drink coffee 
with a friend. The 18th Street Corridor 
will be unique in the region, offering the 
opportunity to enjoy the street activity in 
a protected pedestrian environment. All 
of these amenities will be within steps 
to destinations such as the most active 
Metro hub in the County and an Espla-
nade that better connects central Rosslyn 
to the region. The corridor will be part of 

a street network connecting to the re-
gion. Fort Myer Drive and N. Lynn 

Streets (once spaces to be navi-
gated on the way to somewhere 

else), will be transformed 
into places to shop and dine. 
Rosslyn will come into its own 
as a bookend on the County’s 

Metro corridor, representing 
another place where Arlington’s 

rapidly diversifying population 
will spend time enjoying leisure. 

Rosslyn will be 
a dynamic place 
inspired by its 
diverse mix 
of people and 
activity. 

> A place to live, work and play that 
engages its daytime and nighttime 
populations

> An 18 hour a day destination for 
restaurants, shopping, and culture

> A place to go to, not 
just through

VISION PRINCIPLE 6

New York City’s High 
Line demonstrates what 
an attraction Rosslyn’s 
Freedom Park could 
become.

Even small spaces can 
be successful places for 
people.

High quality public 
spaces from Rosslyn’s 
core to its Potomac edge 
will come alive with a 
wide variety of people. 
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North Ft. Myer Drive 
tunnel removed at 
Wilson to enhance 
walkability of both 
streets

Green walls 
and infill retail 
enhance blank 
building edges

Freedom Park expands 
west across underutilized 
street area to add 
usable space, views, and 
easy accessibility from 
Clarendon Blvd.

Destination 
programming 
draws a 
variety of 
people 

Marked 
promenade links 
Freedom Park 
with a network 
of green streets 
around Rosslyn

DISCLAIMER: THIS RENDERING IS AN ARTISTIC 
RENDITION OF ONE WAY THE SECTOR PLAN 
VISION AND RECOMMENDATIONS FOR THIS 
ELEMENT CAN BE ACHIEVED, FOR ILLUSTRATIVE 
PURPOSES ONLY. 

Envisioning a revitalized Freedom Park better integrated into Rosslyn’s fabric
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Goals and Policies 
TRANSPORTATION

Transportation Goal #1: Transform Rosslyn’s street sys-
tem into an enhanced grid network of complete streets. 

POLICIES

T1 Create a block structure for Rosslyn that offers improved 
walkability, access, and circulation, consistent with Master 
Transportation Plan policies, by strategically adding new 
streets (including those that are pedestrian-only).

T2 Extend 18th Street N. as a welcoming public way and series 
of public spaces adding connections among Rosslyn’s higher 
elevations, Metro station, regional streets and the Potomac 
River.

T3 Transform N. Fort Myer Drive and N. Lynn Street into 
places bringing the Rosslyn community and region together 
around retail, arts, welcoming public spaces, and expanded 
transit and walking connections, including removal of the 
Fort Myer Drive tunnel and two-way traffic conversion, con-
tingent upon adequate feasibility studies, monitoring, and 
mitigation of any potential adverse impacts.

T4 Reorient N. Moore Street building access to a primari-
ly pedestrian focus by enhancing the street’s pedestrian 
character, adding storefront retail and lobby entrances, and 
improving its connectivity to Gateway Park, Central Place 
Plaza, and the emerging 18th Street Corridor.

Transportation Goal #2: Enhance transit facilities, opera-
tions and connections serving Rosslyn, and make it one of 
the premier transit hubs in the region.

POLICIES

T5 Lay the groundwork for needed expansion of rail services in 
Rosslyn by working with WMATA and the region on emerg-
ing plans for a future second Rosslyn Metro Station as set 
forth in Momentum: Strategic Plan 2013-2025.

T6 Improve upon regional and local bus service in the Rosslyn 
core. As part of this effort, seek to expand the number and 
location of Washington Metropolitan Area Transit Author-
ity (WMATA) and Arlington Transit (ART) bus stops, while 
conducting future study of dispersing locations to better 
balance the needs of all streets, facilitate efficient bus rout-
ing, and align with the destination or Metro-transfer aspect 
of routes served while maintaining popular bus-to-bus 
transfer connections.

The policies listed 
here are repeated on 
later pages of this 
document next to the 
recommendations that 
help advance them. 
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Transportation Goal #3: Transform the pedestrian and 
bicycle network into a safer, more attractive and more ac-
cessible place to walk and bike.

POLICIES

T7 Improve the walking experience with wider sidewalks, new 
walkway connections, strategies to reduce topographic bar-
riers, safer street crossings and enhancement of streetscape 
aesthetics.

T8 Maintain the portion of the Rosslyn skywalk that extends 
west from Metro towards the North Rosslyn neighborhood 
until such time as a newly created, safe and direct 18th 
Street connection can accommodate similar travel patterns 
with a high quality, ground level experience. 

T9 Expand and enhance the system of bike facilities in and 
around Rosslyn, including the addition of protected bike 
lanes/cycle tracks and new connections to surrounding 
federal parkland and regional destinations.

T10 Improve the safety and efficiency of the intersection of N. 
Lynn Street, Lee Highway and the Custis Trail to clearly 
separate transportation modes and provide safe routes for 
pedestrians and cyclists to access Rosslyn, Georgetown, the 
Mount Vernon Trail via Roosevelt Island and North Arling-
ton via the Custis Trail.

Transportation Goal #4: Coordinate and manage the most 
effective and efficient performance of Rosslyn’s transpor-
tation network to support the area’s future growth. 

POLICIES

T11 Regularly monitor and find ways to enhance the overall 
mode share in Rosslyn, with a strong focus on increasing 
the share of transit, walking, and bicycling, concurrent with 
a reduction in single occupant vehicle trips. Continue to ex-
plore the possibility of coordinating with regional transpor-
tation agencies to route commuter traffic around the center 
of Rosslyn.

T12 Apply innovative parking and transportation demand 
management strategies befitting Rosslyn’s density and uses, 
such as a greater sharing of parking, improved wayfinding 
for public parking, and transportation demand management 
agreements with future projects that further reduce need 
for new parking facilities. 
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PPUBLIC PARKS AND OPEN SPACE

Public Parks and Open Space Goal #1: Achieve connectivity 
among a diverse network of public parks and open spaces 
that also engage the Potomac waterfront. 

POLICIES

P1 Achieve an Esplanade for Rosslyn as a signature urban 
greenway that offers new and direct connections to existing 
regional open spaces, as well as destination activities, and 
offers views of the surrounding landscape.

P2 Create new linear connecting public open spaces, including 
the 18th Street public way from N. Oak Street to the Espla-
nade, and others classified and depicted in Map 3.13: “Public 
Parks and Open Space”.

P3 Enhance Freedom Park with greatly improved access, 
programming and edge conditions, while extending the park 
deeper into the fabric of Rosslyn. 

Public Parks and Open Space Goal #2: Revitalize the exist-
ing parks and open space system to provide active outdoor 
recreational opportunities and amenities for all ages and 
lifestyles throughout the network.  

POLICIES

P4   Re-design existing parks and plazas, as well as design and 
create new parks and plazas and program them with a 
lively and diverse mix of activities such as structured and 
informal recreation, children’s play, community gardens 
and community canine areas. Community participation 
involving neighborhood and business groups will guide the 
realization of this network of bold, visible public spaces. 

P5  Complete a new master plan for Gateway Park that calls for 
removing the existing superstructure and achieving a public 
park with the flexibility to accommodate a variety of park 
uses that enhance the overall park experience for Rosslyn’s 
growing population while providing an urban aesthetic that 
identifies this as a prominent gateway.

P6  Embrace the future establishment of two prominent, neigh-
borhood-serving parks as western and eastern bookends of 
the extended 18th Street Corridor, through future planning 
efforts to address the West Rosslyn area and the Rosslyn 
Plaza area, respectively. 
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P7 Establish a boathouse facility adjacent to the Key Bridge 
and actively work with the National Park Service to identify 
implementation steps for its construction.

P8  Enhance Dark Star Park’s edge conditions and relation-
ship to surrounding spaces to improve its prominence as a 
southern gateway into central Rosslyn. 

Public Parks and Open Space Goal #3: Provide opportuni-
ties for informal congregation, reflection, and meditation 
throughout Rosslyn’s parks and open space system. 

POLICIES

P9  Provide and enhance areas for the reflective, restful and 
passive leisure elements of public parks and open spaces in 
Rosslyn throughout the streetscape and path network, and 
strategically in new or existing open spaces such as the Es-
planade, 18th Street Corridor, Freedom Park, and Dark Star 
Park. 

BUILDING HEIGHT AND FORM

Building Height and Form Goal #1: Establish a new over-
arching building heights policy and regulatory framework 
for Rosslyn to create better public streets, open spaces, and 
architecture.

POLICIES

B1  Develop a new building heights policy and regulatory frame-
work for Central Rosslyn that incorporates varied building 
heights across the district and advances the following prin-
ciples more effectively than the current general taper policy: 
o B1.a: Recognize distinct priority transition and special 

context zones and apply form and massing strategies 
(such as lowered building heights, open spaces, and 
building stepbacks/sculpting) that ensure compatibil-
ity with and respect these sensitive edge conditions, as 
identified in Map 3.16: “Building Heights”.

o B1.b: Manage building heights to maximize all view cor-
ridors from the observation deck with special attention 
to protect and enhance high-priority public observation 
deck view corridors (as depicted in Map 3.16: “Building 
Heights”), promote good views from, and daylight access 
to, private buildings, and still achieve appropriate and 
sensitive transitions between the RCRD and surrounding 
areas. 

o B1.c: Protect and enhance high-priority ground level 
view corridors

o B1.d: Develop strategies to balance sun and shade op-
portunities benefitting building occupants and users of 
parks and open spaces.
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o B1.e: Leverage opportunities presented by the form of 
new development in Rosslyn to create great public open 
spaces and additional ground level circulation.

o B1.f: Provide for building floor plate sizes, proportions, 
and configurations that will yield marketable buildings 
and provide flexibility for multiple use options.

B2  Make Rosslyn’s architecture more distinctive and better 
oriented to people by encouraging more varied facades and 
massing across a range of scales, and adding distinction to 
building tops and the overall Rosslyn skyline.

B3 Clearly identify, prioritize, and link public improvements 
needed to advance and implement the vision of this Sector 
Plan to the attainment of increased site plan density above 
3.8 or 4.8 FAR, and corresponding building heights. 

URBAN DESIGN, LAND USE AND SUSTAINABILITY

Urban Design, Land Use and Sustainability Goal #1: Foster 
a balanced mix of land uses and a high-density develop-
ment pattern to support a variety of people and activities.

POLICIES

U1  Continue central Rosslyn’s transformation into a place 
where development is strongly oriented around transit, high 
densities, and a significantly more balanced mix of uses, 
consistent with the land use depictions depicted in Map 3.3: 
“General Land Use Plan”. 

U2  Focus the retail program in Rosslyn on achieving urban re-
tail destinations and identify zones appropriate for a variety 
of non-retail ground floor uses that can activate the street 
while maintaining flexibility for potential future conversion 
to retail with market support, as shown in Map 3.2: “Ground 
Level Uses”. 

U3  Increase significantly the amount of housing in the Rosslyn 
Coordinated Redevelopment District and develop strate-
gies to increase affordable housing and the diversity (of the 
residential community) in Rosslyn. 

Urban Design, Land Use, and Sustainability Goal #2: Shape 
Rosslyn’s physical environment with an emphasis on walk-
ability and the public realm.

POLICIES

U4  Ensure that architecture and building design contribute to a 
physical environment that respects the human scale.
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U5  Design buildings to sensitively transition from the Rosslyn 
Coordinated Redevelopment District to surrounding lower 
density residential areas.

U6  Improve streetscapes in Rosslyn with adequate space, fur-
nishings, public art, sidewalk cafés, and other programming 
and design to provide the infrastructure needed to welcome 
and amplify the area’s increasing levels of pedestrian activi-
ty. 

U7  Use an urban design approach that is consistent with the 
County’s planning goals and enhances Rosslyn’s unique 
neighborhood identity. 

Urban Design, Land Use, and Sustainability Goal #3: Maxi-
mize environmental sustainability and energy efficiency. 

POLICIES

U8 Leverage Rosslyn’s compact development pattern, mix of 
uses, and strong transit orientation to reduce the district’s 
ecological footprint.

U9  Uphold the County’s highest and best environmental sus-
tainability standards for all development and infrastructure 
projects. 

U10 Assess options to improve Rosslyn’s environmental com-
mitment and economic competitiveness consistent with 
County Community Energy Plan goals, including an evalua-
tion of district energy feasibility as well as potential im-
provements in energy efficiency, energy supply and reliabili-
ty to reduce energy cost and volatility.

U11 Establish and work towards achieving an aggressive goal for 
future tree canopy coverage in Rosslyn to reduce urban heat 

island effect, improve air quality, provide human scale, and 
bring nature into the city environment.

Illustrative Concept Plan
The Illustrative Concept Plan shows a potential future vision for 
the RCRD consistent with the vision and recommendations of 
the Rosslyn Sector Plan. Its main purpose is to provide a graphic 
representation of the key features and overall spirit of the Ross-
lyn Sector Plan. It highlights most significant improvements to 
the public realm and its relationship to future redevelopment. 
The illustration depicts only one way that private property 
might redevelop within this context, consistent with the sector 
plan’s recommendations for building height and form, public 
open space and the transportation network. Applicants should 
gain from this plan a clear understanding of the community’s 
general expectations for future development proposals. The 
Illustrative Concept Plan in combination with the policies, dia-
grams, tables, guidelines, images and descriptions in the follow-
ing sections constitute the Rosslyn Master Plan.
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KEY HIGHLIGHTS

The following list highlights key elements and features depicted 
in the Illustrative Concept Plan. Letter labels on the Illustrative 
Concept Plan correspond to descriptions below: 

A Two-Way Streets—N. Fort Myer Drive, N. Lynn Street, 
and N. Kent Street will be converted from one-way to 

two-way operation. This will also include removing the N. Fort 
Myer Drive underpass of Wilson Boulevard. 

B 18th Street Extension—The 18th Street Corridor will 
extend east from N. Oak Street to Arlington Ridge Road. 

This will include exclusive pedestrian/bicycle access between 
N. Oak and N. Lynn Streets due to significant topography, while 
vehicular access will also be provided on the segments east of N. 
Lynn Street. 

C Rosslyn Metro Station Entrance Improvements—The 
existing Metro station entrance will be replaced with an 

open plaza under a glazed canopy, opening up fully to N. Fort 
Myer Drive and N. Moore Street.

D New Pedestrian/Bicycle Bridge Crossing Interstate 66 
and George Washington Memorial Parkway—A pedestri-

an/bicycle bridge over Interstate 66 and the George Washington 
Memorial Parkway will extend from the Esplanade at 18th 
Street to the Mount Vernon Trail near Theodore Roosevelt 
Island. 

E Gateway Park—Gateway Park will be comprehensively 
revitalized to remove existing ramp structures, improve 

connections to adjacent areas, provide multipurpose courts and 

a children’s playground areas, as well as a more expansive, 
flexible-use lawn space with adjoining seating areas, places for 
food kiosks, and stations for bicyclists and joggers. 

F Freedom Park—Freedom Park will also be revitalized and 
expanded deeper into Rosslyn’s urban fabric, as a more 

accessible and prominent linear park hosting a range of activi-
ties occurring in informal zones for flexible programming, 
small-scale recreation spaces, and cafés and other outdoor 
dining opportunities integrated with adjacent buildings. 

G 18th Street Corridor of Plazas and Parks—The 18th 
Street Corridor will feature a host of new public spaces, 

bookended by key spaces as part of the WRAPS area to the west 
and Rosslyn Plaza to the east. Surrounded by a high intensity of 
people and development, these spaces will collectively form a 
dynamic and memorable promenade weaving through the heart 
of Rosslyn, and could include features such as public art, 
festivals, chess tables, outdoor dining, and small recreation 
courts. A significant and iconic pedestrian bridge will link the 
Esplanade to the riverfront near Roosevelt Island. 

H Rosslyn Plaza Park—Located in Rosslyn’s east end, this 
large public space would provide a significant gathering 

space for day and nighttime use capable of accommodating large 
events as well as active recreation and daily uses, such as 
volleyball, half-court basketball and children’s play.

I Esplanade—The Esplanade will be a landscaped, multi-
use pathway along the RCRD edge overlooking the Poto-

mac River landscape, extending from Gateway Park to River 
Place and ultimately to the Marine Corps War Memorial. 
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M A P  3 . 1  |  I L L U S T R A T I V E  C O N C E P T  P L A N

The Illustrative Concept Plan 
depicts enhanced access and 
mobility options, new and 
improved public spaces, and 
a deliberate approach to 
building form and massing 
to protect priority view 
corridors.

A A A

B

F

G

G

G

H

I

I

B

C
D

E
E

DISCLAIMER: THIS RENDERING IS 
AN ARTISTIC RENDITION OF ONE 
WAY THE ROSSLYN SECTOR PLAN 
VISION AND RECOMMENDATIONS 
CAN BE ACHIEVED, FOR ILLUSTRATIVE 
PURPOSES ONLY.
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SUSTAINABILITY

Rosslyn today is already a place with strong sustainability 
attributes, and this plan aims to position it to only become even 
more sustainable. Its compact and ever-intensifying transit-ori-
ented development pattern encourages multimodal options and 
choice, reducing traffic congestion, improving air quality, and 
enhancing overall quality of life. Related recommendations in 
this plan for improved public open space, wider sidewalks, im-
proved bicycling facilities, and more tree cover can all encourage 
even more physical activity, non-automobile trips, and time 
spent outdoors. At the same time, this plan and future efforts 
can make greater progress in other potential areas of improve-
ment relating to the environmental sustainability of Rosslyn. 

As of 2012 buildings accounted for over 60% of the 
County’s greenhouse gas emissions. 

Transportation accounts for the balance, equally split 
between residents and non-residents. 

Rosslyn’s steep topography and proximity to the Potomac 
River cause stormwater in the study area to flow rapidly 
into the river, which can have impacts on its water quality.

Rosslyn’s concentrated development patterns and 
significant levels of building space may provide the 
potential for future district energy related activities.

Key Considerations

Green infrastructure like this stormwater planter serves double-duty as 
streetscape beautification and natural stormwater management.
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Recommendations
Sustainability recommendations are focused on two levels: 
neighborhood level recommendations and site/building spe-
cific recommendations. Many of these are cross referenced in 
other sections of the Master Plan where appropriate. Overall, 
the focus is to encourage sustainability best practices where 
possible in development activities, especially related to energy 
and stormwater management in line with Arlington County’s 
policies (e.g. Stormwater Master Plan, Stormwater Manage-
ment Ordinance (Chapter 60 of the County Code), Community 
Energy Plan). Given the recent adoption of the Community 
Energy Plan element of the County’s Comprehensive Plan, the 

Rosslyn Sector Plan 
has focused additional 
attention on potential 
exploration of district 
energy in Rosslyn in the 
future. More details on 
district energy recom-
mendations follow the 
site/building-specific 
recommendations.
 

Building level strategies are typically encouraged to ensure 
that each built structure is as beneficial for the environment as 
possible. While meeting a “Certified” rating under the USGBC’s 
LEED program is often a minimum goal, the County strives for 
and encourages new buildings to achieve certification at the 
“Silver” level or above with levels of energy efficiency. Also part 
of the LEED programs themselves, a range of strategies should 
be considered when planning and designing buildings, to meet 
the County’s then-current highest and best sustainability 

standards for development projects as they come forward. By 
applying sustainability standards in the design and review of all 
new development and infrastructure projects, great advance-
ments can be made in maximizing energy efficiency, minimiz-
ing carbon footprints, effectively managing stormwater, and 
dramatically reducing generated waste in Rosslyn.

The following are the primary sustainability recommendations 
for Rosslyn: 
NEIGHBORHOOD LEVEL RECOMMENDATIONS

• Promote optimal energy efficiency, and educate developers, 
tenants and residents on how to attain greater efficiencies.

• Promote high-density mixed-use development that enables 
district energy systems (if deemed feasible through future 
study; see District Energy recommendations below), an op-
portunity for one or more cogeneration facilities, and infra-
structure connecting blocks. Explore, through future efforts, 
the potential for district heating and cooling and distributed 
energy systems to serve the Rosslyn area. 

• Coordinate mixed-use development with expanded transpor-
tation choices that can encourage Rosslyn residents, em-
ployees and visitors to travel more frequently by bus, Metro, 
carpool, bicycle or walking in order to reduce demand for 
single occupancy vehicle trips, thereby reducing energy use 
and traffic congestion.

• Provide a variety of opportunities for daily active recreation, 
including attractive facilities for walking, bicycling, court 
sports and other fitness activities that supports public health. 

• Significantly expand tree canopy cover towards a goal of 15% 
coverage, especially in public open spaces and parks, and use 

Encourage sustainability 
best practices where 
possible in development 
activities, especially related 
to energy and stormwater 
management, in line with 
Arlington County’s policies

U8 | Leverage Rosslyn’s 
compact development pattern, 
mix of uses, and strong transit 
orientation to reduce the 
district’s ecological footprint.

U11 | Establish and work 
towards achieving an aggressive 
goal for future tree canopy 
coverage in Rosslyn to reduce 
urban heat island effect, improve 
air quality, provide human scale, 
and bring nature into the city 
environment.

U1 | Continue central Rosslyn’s 
transformation into a place where 
development is strongly oriented 
around transit, high densities, 
and a significantly more balanced 
mix of uses, consistent with the 
land use depictions depicted in 
Map 3.2 

T11 | Regularly monitor and 
find ways to enhance the overall 
mode share in Rosslyn, with 
a strong focus on increasing 
the share of transit, walking, 
and bicycling, concurrent with 
a reduction in single occupant 
vehicle trips. Continue to explore 
the possibility of coordinating 
with regional transportation 
agencies to route commuter 
traffic around the center of 
Rosslyn.

KEY RELATED 
POLICIES
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tree pit systems to manage stormwater and improve human 
comfort. 

• Maintain farmer’s market offerings in Rosslyn to minimize 
environmental impacts associated with transporting food 
over long distances and increase direct access to fresh food. 

• Conduct an energy demand assessment to determine how 
any proposed buildings relate to benchmark energy efficiency 
standards. 

• Promote purchase of sustainable energy through local power 
companies.

SITE AND BUILDING CONSTRUCTION 
RECOMMENDATIONS

• Encourage owners of new and existing buildings to increase 
the energy and operational efficiency of all buildings.

• Encourage the best available technology at the time develop-
ment occurs for green infrastructure and low impact devel-
opment.

• Apply transportation demand management (TDM) tools to 
encourage greater use by residents, employees and visitors of 
transportation modes other than autos. 

• Include retrofits of redevelopment projects to the best avail-
able pollution control technology. 

• Encourage building and site deconstruction strategies and 
programs that minimize waste and maximize building and 
materials reuse.

• Encourage continued/adaptive use of existing buildings 
where a practical and economically viable alternative to 
redevelopment, to save energy through the avoidance of new 

materials (and their transportation) and building demolition 
and its associated energy and disposal challenges. 

• Comply with regulatory stormwater requirements and 
include innovative stormwater strategies such as green 
roofs, green walls, rain water harvesting, and/or stormwater 
planters, pervious paving, infiltration tree pits, rain gardens, 
bioretention swales, and green roofs.

• Encourage the integration of rainwater harvesting systems 
into the design and construction of public open spaces.

• Maximize use of native, drought tolerant plant and tree spe-
cies.

• Maintain good indoor air quality through the use of zero 
emission or low off-gassing adhesives, paints and other mate-
rials.

• Promote use of non-carbon energy production at each build-
ing. 

• Use Energy Star rated and Water Sense fixtures, equipment 
and appliances to minimize energy and water use.

• Maximize natural day-lighting in all buildings.

• Utilize the most advanced water conservation technologies 
for interior (toilets, faucets, etc.) and exterior (irrigation, 
water features, etc.) applications available at the time of con-
struction or redevelopment.

• For County facilities, comply with the Policy for Integrated 
Facility Sustainability at a minimum and evaluate Net Zero 
Energy certification or Living Building certification.

• Encourage high performance “green” private development 
with the Green Building Incentive Policy for Site Plan Projects.

U9 | Uphold the County’s 
highest and best environmental 
sustainability standards for all 
development and infrastructure 
projects. 

KEY RELATED 
POLICIES
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• Identify opportunities to use renewable energy, e.g., solar 
photovoltaics (PV).

DISTRICT ENERGY RECOMMENDATIONS

• Conduct District Energy Feasibility Study for Rosslyn. 
Arlington County’s Community Energy Plan (CEP) calls for 
implementation of district energy and cogeneration systems 
in relatively high energy use intensity areas to help reduce 
energy demand and associated carbon emissions. The CEP 
appropriately targets Rosslyn for district energy infrastruc-
ture because its dense, mixed-use, transit-oriented devel-
opment pattern is particularly well suited to district energy 
feasibility. District energy systems efficiently distribute heat 
from buildings that tend to require more cooling—such as 
office buildings—to buildings that tend to require more heat-
ing—such as residential and hotel buildings. Feasibility and 
benefits increase to the extent that there is a mix of housing/
hotel and office use, and a compact placement of these uses so 
that energy transfer piping can be installed at relatively little 
expense. 

 If deemed feasible through future study, additional consider-
ation related to district energy should be given to the follow-
ing as part of future exploratory and planning efforts: 
> Pursue Combined Heat and Power (CHP), or cogeneration, 

as a related strategy that produces electrical power as well 
as heating and cooling in a single unit, providing power to 
critical infrastructure needs in case the electrical grid goes 
down. Integrating CHP with a district energy system can 
increase a building’s energy efficiency from 35% to over 
80%. It also can enhance resilience as an independent unit 
not dependent on regional energy systems. The CEP seeks 

to determine the feasibility of a cogeneration plant capable 
of providing district-scale services in Rosslyn, as one of 
the county’s most appropriate locations. 

> Manage private development and public rights of way to 
help achieve these goals, by:
(a) Encouraging one or more development projects to 

incorporate a cogeneration facility. Such a facility 
requires approximately 30,000 square feet (which may 
be divided on two levels) as well as an exhaust vent, 
preferably integrated into a building, that rises higher 
than surrounding buildings.

(b) Encouraging new development projects to include 
provisions for connecting their heating, cooling and 
power systems to district energy infrastructure.

(c) Reserving right of way for underground district energy 
infrastructure (piping and cables) below streets, and 
integrate construction of this with other utility or 
street construction projects. Where new public rights 
of way are created through development, retain oppor-
tunity for district energy infrastructure.

Conceptual layout of a 
district energy system (source: 
International District Energy 
Association)

U10 | Assess options to 
improve Rosslyn’s environmental 
commitment and economic 
competitiveness consistent with 
County Community Energy Plan 
goals, including an evaluation of 
district energy feasibility as well 
as potential improvements in 
energy efficiency, energy supply 
and reliability to reduce energy 
cost and volatility.

KEY RELATED 
POLICIES
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LAND USE

In the future, the RCRD will be a 
dynamic place inspired by its diverse 
mix of people and activity, where 
people are drawn to live, do busi-
ness, and spend their leisure hours. 
Through this plan, it will evolve into 
more of an 18 hour a day destination, 
with improved offerings for dining, 
shopping, and culture. It will become 

an even more prominent destination, known not just as a major 
employment center, but also as a thriving up and up and com-
ing residential neighborhood. This section of the Master Plan 
provides strategic guidance to achieve the land use vision for 
Rosslyn. 

Future land use mix in the RCRD will be guided over time to 
establish greater balance between commercial and residential 
uses and activities. While this area will maintain a majority of 
building space allocated to commercial office uses, infusing a 
critical mass of new housing into the district can support some 
of the area’s transformation as envisioned in this plan. Where 
opportunities exist, achieving more affordable residential units 
in and/or near the RCRD can help to ensure that the diversity of 
Rosslyn’s population is not removed with new buildings replac-
ing some of the limited existing older building stock through 
redevelopment. At the ground level, the plan includes a focus 
on prioritizing traditional (shopping/dining) retail where most 
critical and feasible, while identifying locations where other 
types of commerce or activating uses may appropriately meet 
plan goals. 

Future land use mix in the 
RCRD will be guided over 
time to establish greater 
balance between commercial 
and residential uses and 
activities.

The current land use mix in the RCRD is heavily dominat-
ed by commercial office space, representing more than 85 
percent of all building space.

As a historically strong business district, Rosslyn also 
includes several hotels, serving the needs of tourists, busi-
ness travelers, and other visitors.

The low proportion of housing (less than 5%) in the 
RCRD limits the amount of evening and weekend activity.

While collectively sites in Rosslyn are providing an ever in-
creasing amount of ground floor space for retail offerings, 
existing retail is not as diverse as it could be, and does not 
function collectively as a major retail destination.

Key Considerations

The Sedona is one of several recently built or planned residential properties in 
Rosslyn.
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Recommendations

USE MIX

The future land use mix targets a diverse mix of workplaces, 
housing, retail, and visitor destinations which will help Rosslyn 
become an even more attractive urban place. Future develop-
ment in the RCRD will continue to add new Class A office space, 
add new modern housing units, help modernize the inventory 
of hotel rooms and conference facilities, and expand the range 
and diversity of retail offerings. While this collectively will give 
the RCRD a significant residential component that has begun to 
emerge, this will only make Rosslyn an even more competitive 
location for office and hotel development. Key objectives and 
strategies are described below for each land use type. 

Additional Housing
Today there are only four buildings in the RCRD that include res-
idential units, housing just a small percentage of the residents in 
the area. Adding significantly more housing to the RCRD would 
bring many benefits. More residents living in the RCRD would 
support expanded shopping and dining choices and would 
increase neighborhood activity on weeknights and weekends. 
More housing would better balance demands on the transpor-
tation network, especially during peak periods. It could also 
help to increase income diversity, improve sustainability, and 
create more variety in building form and character. It will also 
help attract more skilled workers, thereby enhancing Rosslyn’s 
attraction as an employment center. 

U1 | Continue central Rosslyn’s 
transformation into a place where 
development is strongly oriented 
around transit, high densities, 
and a significantly more balanced 
mix of uses, consistent with the 
land use depictions depicted in 
Map 3.2.

U3 | Increase significantly the 
amount of housing in the Rosslyn 
Coordinated Redevelopment 
District and develop strategies to 
increase affordable housing and 
the diversity (of the residential 
community) in Rosslyn. 

C H A R T  3 . 1  |  P O T E N T I A L  F U T U R E  L A N D  U S E  M I X  S C E N A R I O

Increasing the share of housing in the RCRD’s land use mix will make Rosslyn more vibrant and economically competitive. 
Future shares of housing, office and hotel development were derived from modeling of sample development scenarios. Retail 
share is assumed to total 3-4% of new development, consistent with its existing share. 

Existing and approved 
land use, RCRD

Potential land use mix of new 
development, RCRD

Potential overall future 
land use mix, RCRD

74%
6%

15%

4% 1%

58%

5%

33%

4% 0%

62%

4%

30%

4% <1%

Office
Hotel
Housing
Retail
Other

KEY RELATED 
POLICIES
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Several site plans already approved or under construction 
will add nearly 800 net new housing units to the RCRD in the 
near future. To achieve the benefits described above, this plan 
establishes a  long-term target at full build out of adding 4,000 to 
5,000 new housing units in the RCRD, beyond existing approvals. 
As an interim target goal, this plan recommends that 2,500 to 
3,000 new housing units should be created in the RCRD by 2040. 

These targets suggest that housing will comprise at least 30 to 
40 percent of future developed floor area in the RCRD. Ultimate-
ly, this would increase housing’s presence to at least 20% of the 
RCRD’s total use mix, and translates to an evening and weekend 

population that is approximately 15 to 20 percent of the work-
force population. While commercial office is still expected to 
be the predominate use, adding a critical mass of nearly 5,000 
housing units in the RCRD, or almost ten times the number than 
exists today, would go a long way towards making Rosslyn a 
more diverse and lively community, helping it to remain active 
well beyond the end of business hours. 

To help achieve these target goals, this plan includes the follow-
ing recommendations:

• For site plans with two or more building towers, at least one 
should be developed primarily with housing;

• For site plans with four or 
more building towers, at least two 
should be development primarily 
with housing.

Affordable Housing
Existing demographics across the 
entire RMSA reflect a broad range 
of income levels. Maintaining an 
inventory of housing at a range of 
price points in and around Rosslyn is 
an important goal of this plan, given 
the range of benefits associated with 
having a diverse community. Work-
ing to maintain a range of housing 
price points gives more workers the 
choice to live near jobs in the RCRD 
and also benefit from Rosslyn’s 

Several recent development proposals in Rosslyn include both an office building and a residential building. This approach not only captures more 
market-driven investment potential, but also helps transform Rosslyn from primarily an office district into a live/work/learn/play environment 
with active evenings and weekends as well as weekdays.



M A Y  6 ,  2 0 1 5  D R A F T  |  R O S S L Y N  M A S T E R  P L A N  |  7 7

regional accessibility.  A variety of housing cost choices also can 
speed absorption of units, enhancing development feasibility 
across the area.

Currently there are 500 committed affordable units (CAFs)1  
existing or under construction in the RMSA, yet all are outside of 
the RCRD. Of these CAFs, 107 were contributed in three site plan 
projects as a result of planning and zoning tools. The remaining 
393 CAFs are located in five apartment complexes owned by 
non-profit affordable housing providers. 

Housing that gets built in the RCRD tends to be costly due to 
high land and construction costs, and also the strong desire and 
demand for Rosslyn’s locational advantages and premium views. 
While future development in Rosslyn should contribute to in-
creasing the inventory of affordable housing units in Arlington, 
there may be advantages to leveraging affordable housing con-
tributions within the RCRD to create new units outside of the 
RCRD. Given the aforementioned high land costs in the RCRD, a 
dollar will go further in preserving or creating affordable hous-
ing elsewhere in the County.

While non-profit housing providers likely cannot afford to 
purchase new land in the RCRD, their most effective tool for 
expanding CAFs in the RMSA has been through redevelopment 
of their existing complexes at higher densities. This tool has 
created more than a hundred net new CAFs in the RMSA in two 
projects and could yield significantly more new CAFs through 
future redevelopment of other non-profit-owned sites. One site, 
for example, is within the Western Rosslyn Area Plan study area 

1 These committed affordable units serve households earning up to 60% of the area median 
income (AMI). In 2015, a household of four earning $65,520 equated to 60% of the AMI.

and if redeveloped, might yield 4 to 6 times the existing number 
of CAFs, pending final WRAPS recommendations.

This sector plan supports the expansion of affordable and work-
force housing within the RMSA and possibly inside the RCRD, 
to the extent feasible. Given the aforementioned high land costs 
in the RCRD, a dollar will go further in preserving or creating 
affordable housing on non-profit-owned land elsewhere in the 
RMSA or County.

To help achieve the desire of more affordable housing, both 
within the RMSA and Countywide, this plan includes the follow-
ing recommendation:

• Direct up to 30% of the value of community benefits contrib-
uted by RCRD site plan projects towards affordable housing. 
This value would be evaluated on a site plan basis to de-
termine the best use (e.g. an on-site unit program or a cash 
contribution). A cash contribution could be prioritized, to 
the extent feasible, for additional CAF units elsewhere in the 
RMSA.

Commercial Office 
Rosslyn has historically been one of the County’s primary com-
mercial office districts, and the this plan’s recommendations 
support its continued role as one of the region’s most important 
office and employment centers. While this plan embraces the 
1992 Addendum goal of establishing a critical mass of housing 
in the RCRD, its vision also includes the continued transforma-
tion of Rosslyn’s office stock primarily from older Class B and C 
buildings to Class A office buildings that can be attractive in the 
regional marketplace. 



7 8  |  R O S S L Y N  S E C T O R  P L A N  |  M A Y  6 ,  2 0 1 5  D R A F T

Hotel 
Rosslyn’s close-in location and exceptional access to land-
marks and other cultural attractions has also made the RCRD 
an attractive place for the development of hotels over the past 
several decades. This plan envisions and encourages continued 
hotel development in the RCRD as part of site plan redevelop-
ment projects. Maintaining the presence of several major hotels 
in central Rosslyn will add to the overall vibrancy, mix, and 
sustainability of Rosslyn as a whole. Hotel structures may be 
standalone or incorporated into vertical mixed-use towers with 
other residential or office uses, and will be well positioned to 
take advantage of Rosslyn’s great access to the regional trans-
portation network, especially Metrorail and bus services, as well 
as Rosslyn’s walkability and proximity to many surrounding 
landmarks and destinations. 

Retail
RETAIL DESTINATIONS

Currently, the RCRD has limited amounts of retail and that 
which exists is largely dispersed and targeted primarily to the 
needs of daytime office workers. The limited residential popu-
lation living in close proximity to the retail located in the RCRD, 
coupled with the hidden internal locations of some retail spaces, 
makes it challenging for many retailers to survive with few night 
and weekend shoppers and diners. Nevertheless, over the past 
few years, Rosslyn has seen an expansion of new retailers in 
ground floor building space, especially in the RCRD. This plan’s 
goals of adding a critical mass of new housing in the RCRD 
over time seeks to continue this momentum to realize greatly 
expanded retail choices.

This plan designates specific street frontages where new de-
velopment should include various types of retail or other active 

uses. It anticipates greater retail demand and an improved 
quality of these streets as choice retail locations for pedestri-
an-oriented shopping. Adding more successful, attractive retail 
destinations will play an important role toward achieving the vi-
sion of a vibrant and diverse community and a sustainable urban 
district. More retail choices will provide an attractive amenity 
for businesses, residents, and visitors. Active retail like coffee 
shops will become increasingly important “third places” for the 
community, places that bring people together and create oppor-
tunities for casual interaction – a quality desired by Rosslyn’s 
business community as well as its residents. And the presence 
of more active sidewalk-level uses will add to the vibrancy of the 
RCRD and improve the actual and perceived sense of safety.

The Ground Level Uses Map (Map 3.2) demonstrates the 
ground floor use strategy for Rosslyn, with a particular em-
phasis on retail uses. The plan recommends encouraging the 
strongest concentrations of retail uses on N. Lynn Street and 
N. Oak Street (shown in red) in order to support these import-
ant and growing retail nodes. In these areas, retail sales, eating 
and drinking, and entertainment establishments should be 
the predominant ground floor use.  Increasing flexibility in the 
types of ground floor uses are recommended on gold, blue and 
green frontages. On gold and blue frontages, retail services and 
repair, and activating uses similar to retail (retail equivalents) 
should be permitted in addition to the uses recommended on red 
frontages. On green frontages, retail and active non-retail uses 
would be optional. Those streets without a color indicated are 
not anticipated to incorporate active ground floor uses. In the 
Building Form and Height Guidelines (page 148), recommended 
ground floor design standards are provided for each of the front-
age types described above. The standards will ensure that the 
ground floors of buildings are designed and constructed to allow 

U2 | Focus the retail program 
in Rosslyn on achieving urban 
retail destinations and identify 
zones appropriate for a variety 
of non-retail ground floor uses 
that can activate the street 
while maintaining flexibility for 
potential future conversion to 
retail with market support, as 
shown in Map 3.15.

KEY RELATED 
POLICIES
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The RCRD (#15) is comprised 
almost entirely of the “High” 
Office-Apartment-Hotel and 
the “High” Residential land 
use designations.
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for retail and active uses as envisioned on the various frontage 
types and to ensure that all ground floor facades are pedestrian 
friendly. 

STREET ACTIVATION THROUGH NON-RETAIL USES

While active retail is desired and appropriate in many locations, 
there is a finite amount of market demand for retail and not ev-
ery street is a marketable retail location. Active non-retail uses 
that benefit from convenient access and visibility (like child 
care or live-work space) are useful to create safe, inviting side-
walks along streets that cannot support or are not appropriate 
locations for retail uses. These types of uses provide ‘eyes on the 
street’ to enhance the sense of safety for pedestrians. Residen-
tial uses with entries to individual ground floor units can also 
work well where the street provides a comfortable, attractive 
address.

GENERAL LAND USE PLAN

The General Land Use Plan (GLUP) is part of the County’s Com-
prehensive Plan which serves as the primary policy guide for 
future development. On the GLUP map, land within the RCRD is 
designated primarily as “High” Office-Apartment-Hotel, with 
a few sites designated as “High” Residential. Additionally, the 
locations of Central Place Plaza (under construction) and Dark 
Star Park are areas within the RCRD designated as “Public”. The 
recommended land uses and use mix in this plan are generally 
supported by these current designations and do not require 
significant modifications at this time. 

The GLUP map also uses a triangle symbol to depict the general 
locations for open space throughout the County. Following the 
adoption of this plan, the GLUP should be amended to add sym-
bols on the location of the pertinent recommended public open 
spaces. 

In addition to the map, the GLUP also includes a booklet that 
provides additional detail on various planning areas and spe-
cial districts located in the County. A narrative on the RCRD is 
included in the GLUP booklet, in which it describes the back-
ground, purpose, development parameters, and general goals 
for this special district. Following the adoption of this plan, the 
GLUP booklet should also be amended to revise and update the 
language associated with the description of the RCRD as appro-
priate. 

The following are the primary GLUP recommendations for 
Rosslyn: 

• Update the GLUP Map to add symbols of the locations of per-
tinent recommended public open spaces; and

• Amend the GLUP booklet text pertaining to the RCRD to up-
date the language reflecting the vision and overall parameters 
of this special district.

• Amend the boundary of the western limits of the RCRD to 
reflect the emerging recommendations resulting from the 
WRAPS area plan. 
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POTENTIAL FOR AIR RIGHTS DEVELOPMENT

Background
In summer 2013, Virginia’s Office of Public Private Partnerships 
(P3) released a Request for Information (RFI) involving poten-
tial air rights development over Interstate 66 in Rosslyn. (The 
RFI also pertained to potential air rights and joint development 
in East Falls Church). The RFI identified four potential air rights 
development sites in Rosslyn, as depicted on Map 3.4. Site 1 
is located immediately east of the N. Lynn Street bridge over 
Interstate 66, between the westbound and eastbound ramps 
connecting with Lee Highway. Site 2 includes the portion of the 
highway generally located east of Arlington Ridge Road. Site 3 
includes the westernmost portion of the western half of Gate-
way Park, and might envision potential development along this 
segment of N. Nash Street. Finally, site 4 is located west of N. 

Nash Street, between the westbound and eastbound travel ways 
of Lee Highway. 
As presented by P3, potential air rights development in Rosslyn 
could maximize the value of existing public assets in a number 
of ways, such as: 

• Establishing a revenue stream (from leasing to private devel-
opers) to the Commonwealth to fund future transportation 
projects;

• Providing additional sites for transit-oriented development 
contributing to mixed-use neighborhoods with great public 
spaces and enhanced connections to the riverfront;

• Increasing the County’s tax base; and

• New jobs, of both temporary (construction) and permanent 
(tenant employees) status.

A development scenario studied for one of the four potential air-rights development areas identified by the Commonwealth of Virginia. 

LY
N

N
 S

T

OFFICE

HOUSING

PLATFORMLEE HWY

SB ON-RAMP

NB OFF-RAMP

LY
N

N
 S

T

OFFICE

HOUSING

LEE HWYNB OFF-RAMP



M A Y  6 ,  2 0 1 5  D R A F T  |  R O S S L Y N  M A S T E R  P L A N  |  8 3

With Realize Rosslyn in progress, the County undertook its own 
feasibility study of air rights development to better understand 
potential challenges and opportunities related to the idea of air 
rights development in Rosslyn. The study included building 
form, massing and program scenarios for the four potential 
air rights sites under consideration to approximate how much 
development might be possible across these sites. The study also 
involved economic analysis to generally project how soon an air 
rights development project in Rosslyn might be feasible.2 As part 
of the analysis, the study also considered some of the transpor-
tation challenges that a potential air rights development might 
face, and potential solutions. 

Overall, the County’s economic feasibility study generally con-
cluded that air rights development over Interstate 66 in Rosslyn 
may be unlikely in the near future. It’s important to note that as 
these findings were based on a number of specific assumptions, 
any modest adjustments to several of those factors may indicate, 
in fact, that air rights development could be feasible sooner 
rather than later. Also, future changes in the regulatory or po-
litical landscape could also influence the feasibility of air rights 
development in the future. For example, in 2014, the FAA initiat-
ed a process to consider changes that would include one engine 
inoperative procedures to its standard methods of evaluating 
whether potential structures are hazards to air navigation. (At 
the time of plan adoption, this process was still ongoing). In any 
event, assuming that air rights development may be feasible at 
some point, the following preliminary guidance should provide 
a foundation for any future discussions related to exploring air 
rights development in Rosslyn.

2 While this study involved an analysis of economic feasibility, it did not include a detailed 
market study that would likely be needed to determine overall project feasibility.

Planning Overview and Guidance
The potential for future air rights development in Rosslyn is 
an exciting prospect. Air rights development over Interstate 
66 could signal to the real estate community that Arlington is 
interested in exploring innovative and bold solutions to making 
Rosslyn a great place. Such development could take advantage 
of newly created sites offering prime views towards Wash-
ington, D.C., while still located within walking distance of the 
Rosslyn Metro Station and the adjacent RCRD. These sites 
themselves could accommodate new offices, residences, and 
hotels whose activity would add to the overall sense of vibrancy 
and vitality of Rosslyn. As some of the closest sites to George-
town and Foggy Bottom, the architecture of any new buildings 

M A P  3 . 4  |  A I R  R I G H T S  D E V E L O P M E N T  S I T E S 
I N  R O S S L Y N

Virginia’s Office of Public Private Partnerships identified four potential air 
rights development sites in Rosslyn for further study.
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here would be a prominent component of Rosslyn’s skyline as 
viewed from across the river. If done right, air rights develop-
ment could provide an array of placemaking benefits making 
Rosslyn a more attractive place to live, work, and play. And by 
creating great places along its edge, air rights development may 
actually encourage more interest and investment on other sites 
in the RCRD.

The recommendations of this Rosslyn Sector Plan largely focus 
on the area within the boundaries of the RCRD, although the 
transportation and parks and open space guidance in some 
cases extends beyond due to their systemic qualities. As such, 
this plan does not include detailed recommendations for air 
rights development on the potential sites. Rather, it outlines key 
planning challenges and opportunities that will need to be ad-
dressed through future work, should an air rights development 
project be pursued. Additionally, it includes general guidance for 
any future planning processes focused specifically on air rights 
development in Rosslyn, which would involve continued coordi-
nation between the County and the Commonwealth of Virginia. 
As a general rule, the overall goals and objectives set forth in this 
plan for sites within the RCRD would also extend to potential 
development on air rights sites. In addition, consideration has 
been given to the recommendations in the Rosslyn Sector Plan 
with the goal of not including anything that might preclude or 
present serious technical challenges to air rights development 
in the future. 

Opportunities
Potential air rights development along the edge of the RCRD and 
above Interstate 66 can also present a range of key opportuni-
ties for the future of Rosslyn and Arlington County. Any future 
efforts to explore potential air rights development in Rosslyn 
should keep these opportunities in mind, and the planning and 
design of any air rights development projects should seek to 
make the most of these opportunities. Although not an exhaus-
tive list, the potential related to future air rights development in 
Rosslyn could include specific opportunities to: 

• Increase economic development for Arlington County by 
capturing value by creating development sites above land 
solely used presently for limited access highways; 

• Strengthen Rosslyn’s market position as a place to live and 
work in the region, and identity Rosslyn as a location for 
prime riverfront views;

• Add workers, residents, and/or visitors who can help acti-
vate adjacent park spaces like Gateway Park and the planned 
Esplanade, making them more attractive destinations for 
additional people;

• Improve existing walking connections between the RCRD and 
the Key Bridge, regional trail system, park network, potential 
future boathouse, and Esplanade; 

• Create new paths and/or accessible public spaces over Inter-
state 66; and

• Reduce the localized visual and noise impacts that Interstate 
66 currently have on Rosslyn.
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Challenges 
If pursued in the future, air rights development in Rosslyn 
above Interstate 66 will also have to overcome certain challeng-
es. While not insurmountable, these challenges will warrant 
special attention to ensure that the planning for any air rights 
development project in Rosslyn can incorporate innovative and 
effective solutions that will allow such projects to function well 
as part of the greater Rosslyn area and surrounding network. 
Examples of the types of challenges that potential air rights 
development in Rosslyn will face and will need to find effective 
solutions for include: 

• Traffic volumes on adjacent Rosslyn streets close to the air 
rights development candidate sites are already quite busy 
during peak morning hours; 

• Air rights development would most likely require on-site 
parking, and determining the appropriate levels of parking for 
specific air rights projects may warrant special consideration 
given the distinct attributes of these development sites;

• Access opportunities for off-street parking, service and load-
ing areas for the potential air rights development sites are 
extremely limited and challenges and will likely need creative 
solutions to come up with approaches that will work and be 
viable;

• Although ground level open space and pedestrian connec-
tions are highly desirable, the provision of on-site parking in 
a building podium will limit opportunities for at grade open 
space, or pedestrian connections beyond those along N. Lynn 
Street or N. Nash Street. If located on top of parking podiums, 
such spaces and connections will need careful planning, 
design, and management to ensure such spaces can be viable 
and a real benefit to Rosslyn; 

• Tall buildings on potential air rights development sites will 
require careful study to ensure that priority views from the 
Central Place observation deck are not adversely impacted, 
and consideration should also be given to potential impacts 
on the sight lines along the George Washington Memorial 
Parkway; and 

• The technical requirements of air rights development on any 
of these sites may present challenges to creating activating 
ground floor uses along some of Rosslyn’s most important 
street frontages. 

Future Planning
While this Rosslyn Sector Plan does not include detailed study, 
planning and recommendations for future air rights develop-
ment in Rosslyn, it recognizes potential air rights development 
as an important item for future consideration. As outlined 
above, the identified opportunities and challenges associated 
with air rights development, potentially among others, should 
be addressed as part of future air rights development projects if 
in fact pursued. Going forward, the County should continue to 
coordinate with Virginia’s Office of Public Private Partnerships, 
and other parties as needed, on exploring planning and develop-
ment opportunities for development on these identified poten-
tial air rights sites, on an ongoing basis. 
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TRANSPORTATION

Even more so than it is today, in the future Rosslyn will be 
accessible via exceptional transportation connections and 
choices. This plan sets forth a vision that includes improving 
mobility and increasing circulation and access options for all 
who travel to, through, and around Rosslyn. To achieve this, 

the plan includes many transpor-
tation ideas and actions that will 
physically translate the Coun-
ty-adopted Master Transporta-
tion Plan policies on the ground 
in Rosslyn. These strategies will 
strengthen Rosslyn’s position 
as a centrally located, regionally 
significant multimodal hub while 
addressing the challenges that 
have kept the RCRD from reaching 
its full potential. In addition, this 

plan’s recommendations collectively aim to strike the best 
possible balance among all travel modes in order to better 
meet the needs of all transportation modes and support Ross-
lyn’s future growth as a distinctive and great urban place.
 
Many of the transportation recommendations in this plan 
build on the foundational work completed as part of the Ross-
lyn Multimodal Transportation Study (RMTS), completed in 
2012. The Rosslyn Sector Plan fully incorporates the spirit of 
the RMTS, and many of the plan’s recommendations match or 
are similar to those in that study.” 

This plan’s recommendations 
collectively aim to strike the 
best possible balance among 
all travel modes in order to 
better meet transportation 
needs and support Rosslyn’s 
future growth as a distinctive 
and great urban place.

Rosslyn’s existing street and block pattern is characterized 
by long blocks that limit circulation patterns, complicate 
loading and service, and facilitate cut-through traffic.

Much of the peak period traffic on Rosslyn’s main streets 
is passing through Rosslyn on its way somewhere else. 

Significant amounts of on-site parking in existing build-
ings has created an expectation for future projects that 
is mis-aligned with Rosslyn’s multi-modal transportation 
opportunities.

Rosslyn serves as a transit hub, requiring a need for close 
coordination amongst WMATA, ART, private buses and 
shuttles.

High volumes of pedestrian and bicycle activity use 
Rosslyn’s streets, yet the RCRD lacks pedestrian-friendly 
amenities and sufficient bicycle facilities.

Key Considerations
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Extension of 18th Street across the RCRD, shown in this illustration running from Oak Street at bottom center to the Esplanade 
and Arlington Ridge Road at top center, together with improved pedestrian environments on other major streets, will help make 
Rosslyn a delightful and safe place to walk (rendering above). Rosslyn accommodates all travel modes today, but improvements 
are needed to better balance all modes and support a more pedestrian- and bicycle-friendly core (photos on left).
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Recommendations

ACCESS AND CIRCULATION

Street and Block Pattern
The proposed street and block pattern (as shown in Map 3.5) 
for Rosslyn reflects a refined, pedestrian-scaled pattern that 
reduces block lengths and provides greater choice of route. This 
strategy includes the future construction of new east-west and 
north-south street corridors to break up long blocks and permit 
more direct access, as well as the conversion of several one-way 
streets to two-way travel. This re-balancing of the right-of-
way—to shift more space to people from vehicles, and to prior-
itize vehicular access to local destinations rather than through 
travel—is a key step toward improving Rosslyn’s sense of place. 
The new connections typically will be created across privately 
owned land as redevelopment occurs.

Major features and initiatives reflected in Map 3.5: “Street 
and Block Pattern” and Map 3.6: “Street/Travel Lane Change” 
include (note: key letters are keyed to the Map 3.6: “Street/
Travel Lane Change” only):

A 18th Street Corridor—This proposal would replace 
remaining portions of the skywalk system, break up long 

north-south blocks, and enhance access to the Rosslyn Metro 
Station. 

• Vehicular access is not recommended between N. Oak and N. 
Lynn Streets. A pedestrian street/terrace design approach 
should be followed, taking advantage of topography to en-
hance views. Publicly-accessible escalator and/or elevator 

facilities should be incorporated as a last resort where grades 
exceed accessible range. 

• The inclusion of vehicular access is recommended between 
N. Lynn Street and Arlington Ridge Road to increase vehicu-
lar circulation options across the large blocks east of N. Lynn 
Street and north of Wilson Boulevard. These blocks, larger 
than most in Rosslyn, total over twelve acres in area yet have 
only three vehicular access points. New vehicular access 
via 18th Street N. and 17th Street N. would multiply access 
options and create valuable new address frontage. There is 
also need for improved, more prominent pedestrian/bicycle 
access in this area.

 

B Rosslyn Plaza—with Rosslyn Plaza redevelopment, 
achieve a connected street network integrating Arlington 

Ridge Road, the planned 18th Street Corridor, and planned 17th 
Street N. Reconstruct Arlington Ridge Road to rise to the level of 
17th and 18th Streets, and include a lower level corridor below 
devoted to service and parking access. The new street segments 
will enhance circulation options and integrate the Rosslyn Plaza 
superblock into Rosslyn’s pedestrian-scaled public street 
network, minimize the presence of service access on these 
streets, and enable potential multi-use trail connections to the 
Esplanade corridor and across Interstate 66. 

C Clarendon-18th Street connecting corridors—Break up 
long blocks with new north-south pedestrian and/or 

vehicular access, reinforcing view and solar access corridors 
desired between buildings/parcels, enhancing circulation 
opportunities and providing building access, so that service can 
be removed from Wilson Boulevard and 18th Street N.. Potential 



M A Y  6 ,  2 0 1 5  D R A F T  |  R O S S L Y N  M A S T E R  P L A N  |  8 9

M A P  3 . 5  |  S T R E E T  A N D  B L O C K  P A T T E R N

The proposed future 
condition introduces new 
complete streets to shorten 
block lengths in some areas 
and creates pedestrian- and 
bicycle-only connections 
through other blocks.

0 250’ 500’±



9 0  |  R O S S L Y N  S E C T O R  P L A N  |  M A Y  6 ,  2 0 1 5  D R A F T

extension of N. Pierce Street to 18th Street N. is being explored 
by the West Rosslyn Area Planning Study (WRAPS). Alignments 
for new streets or pedestrian passageways will generally 
straddle or parallel existing property lines, and will be further 
defined through the site plan development process. 

D Nash Street-Fort Myer Drive corridor south of Lee 
Highway—Create a pedestrian and/or service vehicle 

corridor through redevelopment of the Holiday Inn site. If it 
yields improved walking conditions and connectivity, the 
pedestrian corridor may take a different route from the service 
corridor, which may not provide a full through block connection 
due to topographic conditions. Provisions of these new connec-
tions suggest the abandonment the existing 20th Street N. 
right-of-way on that block and its incorporation into the site 
plan redevelopment. 

E 17th Street-Lynn Street connection—Remove vehicular 
connection and replace with Freedom Park improve-

ments. 

F Fort Myer Drive tunnel at Wilson Boulevard—The 
tunnel’s promotion of high vehicle speeds, highway-ori-

ented character, and incompatibility with a desirable crosswalk 
of 18th Street across Fort Myer Drive at the Metro station all 
lead to the recommendation to remove the tunnel and replace it 
with an at-grade signalized intersection. While preliminary 
study indicates no significant negative circulation impacts from 
this change, more study should be conducted to verify how to 
create a new intersection with Wilson Boulevard that most 
effectively balances the needs of all travel modes. Proposed 
conversion of Fort Myer Drive to two-way traffic operation may 

be compatible with retaining the tunnel for an interim period. 
Preferably, two-way traffic flow should be tested and confirmed 
as feasible prior to tunnel removal.

G Conversion of existing one-way streets to two-way 
travel:

• Convert of Fort Myer Drive and N. Lynn Street from one-
way to two-way operation between Lee Highway and Fairfax 
Drive. Advantages to this include new routes for more direct 
access, traffic calming, improved pedestrian safety, better 
balancing of vehicular traffic, and more bus routing options 
and stop location potential. On Fort Myer Drive and N. Lynn 
Street, the fourth lane would be convertible, conducting peak 
hour traffic and providing on-street parking at other times; 
it would also accommodate bus stops at all times. Fort Myer 
Drive would have two dedicated southbound lanes, while N. 
Lynn Street would have two dedicated northbound lanes. 

• Convert of Kent Street to permit two-way operation fully 
between 19th Street N. and Wilson Boulevard.

Two-way traffic concepts will be tested prior to implementation.

H Extension of Nash Street from 17th Street to Fairfax 
Drive—Expand connectivity between 17th Street and 

Fairfax Drive by providing a new section of Nash Street. At a 
minimum, the connection should provide pedestrian through 
access. A complete street is recommended, but may be difficult 
to achieve due to topography constraints. Opportunities for 
service and parking access for adjacent building should also be 
explored.
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Proposed modifications 
to traffic flow and lane 
configuration will improve 
traffic circulation, pedestrian 
safety, and bus route options.
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Master Transportation Plan Street Classifications
Under this Plan, each of Rosslyn’s streets are assigned a classifi-
cation used in the County’s Master Transportation Plan (MTP), 
with consideration as to the planned land use, character and 
building form along each street. Map 3.7 illustrates the pro-
posed classifications for each street. As outlined in the MTP, the 
classifications identify the characteristics of vehicular traffic 
and other modes of travel on the street, and are fully compatible 
with the ground level land use recommendations later in this 
chapter and in Map 3.2: “Ground Level Uses.” Additional details 
on the recommended elements and dimensions of these streets 
are included in the street cross sections in this chapter and the 
Appendix. 

The four main street typologies include:

• Type A—Primary Retail Oriented Mixed-Use. Arterial 
segment serving dense commercial area, fronting retail (with 
frequent transit, generous pedestrian facilities, and bicycle 
accommodations orientation).

• Type B—Primary Urban Mixed-Use. Arterial segment serv-
ing mixed-use areas, fronting a range of uses (with frequent 
transit, generous pedestrian facilities, and bicycle accommo-
dations; emphasize transit, pedestrian, bicycle travel).

• Urban Center Local. Neighborhood streets located in medi-
um or high density areas.

• Alleys. Preferred locations for service.

Map 3.7 also indicates pedestrian streets, though these are not a 
typology in the MTP.

Generally, building service and loading driveway placements 
should have limited presence on street segments prioritized for 
walking or retail frontages. Further guidelines on service and 
loading can be found later in this chapter in the Urban Design, 
Building Height and Form section.

To fulfill the vision of the Rosslyn Sector Plan, several amend-
ments to the typologies of specific streets in Master Transpor-
tation Plan are recommended. As depicted in Map 3.7: “Street 
Classification”, these recommended amendments include:

• 19th St. N between Fort Myer Dr. and N Lynn St. 
(from Type B to Type A)

• Fort Myer Dr. between Wilson Blvd. and 19th St. N.  
(from Type B to Type A)

• Wilson Blvd. between Fort Myer Dr. and N. Lynn St. 
(from Type B to Type A)

• N. Lynn St. between Wilson Blvd. and 19th St. N. 
(from Type B to Type A)

• N. Nash St. between Key Blvd. and Lee Hwy westbound. 
(from Type B to Urban Center Local)
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Street Cross Sections
The character of street segments within Rosslyn relies on the 
various circulation needs as well as on adjacent land use char-
acter. Below are a series of recommendations, many of which 
are reflected in proposed cross-sections for streets within and 
nearby the RCRD. Some of the more transformative cross-sec-
tions are included this chapter, with the balance provided in 
the Appendix. Over time, Rosslyn streets should be improved to 
generally match the recommended cross-sections depicted in 
the Rosslyn Sector Plan, which reflect the following recommen-
dations:

• Rebalance allocation of right-of-way for wider pedestrian 
and/or bicycle facilities where feasible. 

• Accommodate bike lanes and/or protected bike lanes (i.e. 
cycle tracks) on priority bike routes. 

• Reduce travel lane widths to be as compact as possible per 
County standards.

• Remove and reallocate excess street paving area and unneed-
ed travel lanes to other transportation, environmental, or 
sustainable purposes.

• Expand and enhance sidewalks to include extra width for 
street trees, other plantings, and street furniture to encourage 
active ground floor frontages including retail and/or other 
active uses where indicated on Map 3.2: “Ground Level Uses”.

• Modify travel lanes to better support multimodal traffic (see 
Map 3.6: “Street/Travel Lane Change”). 

The new 18th Street Corridor, extending from Arlington Ridge 
Road to N. Oak Street and beyond, is a key recommendation 
of the sector plan and will be a central feature of Rosslyn. The 
extension east of N. Oak Street will be achieved through redevel-
opment of sites along its length. New segments should generally 
meet the following criteria in order to create a unified corridor 
through the heart of Rosslyn: 

• A minimum street width of 60’ between building faces

• Vehicular and pedestrian-only segments should generally 
follow the street sections in this chapter. 

• Direct visual and physical connections should be maintained 
between N. Oak Street and the Rosslyn Metro Station, and 
between Arlington Ridge Road and the Rosslyn Metro Sta-
tion.

TRANSPORTATION FACILITY GUIDELINES

10’-11’ Travel lanes

7’-8’ Parking lanes

5-6’ Bike lanes and cycle tracks

3-4’ Buffer for protected bike lane

6’ Pedestrian refuges
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N. Fort Myer Drive between Wilson Blvd. and 18th Street
Proposed 3+1 lanes with one-way cycle track/PBLB

W E

A

B

K E Y  M A P

N. Fort Myer Drive between 18th and 19th Streets
Proposed 3+1 lanes with one-way cycle track/PBLA

W E
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See appendix for additional recommended street sections.

* Median height and width may vary pending further engineering

*

Two-way conversion of Ft. Myer subject to further study
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Wilson Boulevard from Ft Myer to Lynn
Proposed 3 through lanes with median and bike lanes

D

N S

N. Lynn Street from 19th to Wilson
Proposed 3+1 lanes with one-way cycle track/PBL

C
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See appendix for additional recommended street sections.

C

D

K E Y  M A P

Two-way conversion of N. Lynn St subject to further study
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Wilson Boulevard from Lynn to Kent
Proposed road diet and cycle track/PBL

Wilson Boulevard from Kent to Arlington Ridge Rd
Proposed road diet and cycle track/PBL
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See appendix for additional recommended street sections.
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18th Street N. from Kent to Arlington Ridge Rd
Proposed 2 lanes with parking

G

N S

G

H
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19th Street N. from Ft. Myer to Moore
Proposed road diet and bike lanes

H

N S
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See appendix for additional recommended street sections.
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Clarendon Boulevard to 18th
Proposed 2 lanes

I

W E

N. Nash Street from 19th to Wilson
Proposed 2 lanes and protected bike lanesJ
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See appendix for additional recommended street sections.
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N. Moore Street north of 19th
Proposed 1 lane each direction with southbound bus lane

N. Moore Street south of 19th
Proposed 1 lane each direction with southbound bus lane
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See appendix for additional recommended street sections.
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Arlington Ridge Road
Proposed 2 lanes with Esplanade adjacent

M
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See appendix for additional recommended street sections.
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TRANSIT FACILITIES

Leveraging Metrorail Improvements
Recent changes and improvements within the Metrorail system 
can support expanded transit service for Rosslyn. The new 
Silver Line service, new high speed elevators, and plans for more 
8-car trains are reflective of this. Furthermore, WMATA also has 
long range plans for a second Rosslyn Metro station, which if 
built, would make Rosslyn even better connected to the region 
than it is today. This plan recommends continued coordination 
with WMATA and leveraging the Metrorail improvements as 
follows (see Map 3.8: “Potential Future Transit Improvements”): 

• Improve the existing station
> Reconstruct/enhance the existing Rosslyn Metro station, 

coordinated with improvements to Fort Myer Drive and 
abutting development. Station entrance(s) should be 
improved on the Fort Myer Drive side. The station should 
integrate the improved access along the new 18th Street 
Corridor and better linkages to new bus stops planned on 
Fort Myer Drive and N. Lynn Street. 

> Open up the station to the 18th Street Corridor. The vision 
concept for the station suggests completely replacing the 
existing station entrance structure with a glazed canopy 
(with a similar design aesthetic to other Metro canopies) 
extending from the Rosslyn Center building to the 1812 
North Moore Street building. Its edges along N. Fort Myer 
Drive and N. Moore Street would be fully open to those 
streets. 

> Relocate the station’s turnstiles, paid fare zone, ticket 
vending machines and staff kiosk below-ground at the 
base of the escalators to free up valuable space for public 
passage at ground level. 

• Explore opportunities for additional stations and entrances
> Coordinate with WMATA on long-term plans for a second 

station. WMATA’s Momentum plan envisions a second 
tunnel and platforms potentially under Fort Myer Drive, 
serving the Blue Line (with potential for continuing this 
new tunnel below the Potomac River into the Washington, 
D.C.). 

> Coordinate property redevelopment or renovation along 
Fort Myer Drive between 17th Street N. and Lee Highway 
with station planning being undertaken by WMATA, to 
maintain options to accommodate potential future station 
access, ventilation and/or other infrastructure as needed. 

> Consider adding a station entrance near the intersection 
on N. Lynn Street and 19th Street N., where space was 
reserved in the Waterview site plan for this purpose. While 
the three new high speed elevators were recently complet-
ed, this potential new station entrance should continue 
to be an option, particularly in light of potential air rights 
development over Interstate 66 nearby.

High speed elevators opened in October 2013 to expand access to and 
capacity at the Rosslyn Metro Station.
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Reconstruction of the Metro Station main entrance as an open-air public plaza, in conjunction with the redevelopment of or major renovations to 1700 N. Moore St., 
and integrated with the planned 18th Street Corridor will dramatically enhance access to the station and interchange among travel modes.
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Bus Facility Improvements
Bus facility improvements in the near and long term are also 
critical components to improving the transit share in Rosslyn. 
The following reflect key recommendations to improve bus 
service in Rosslyn: 

• Expand the frequency and reliability of bus service to Ross-
lyn, enhance the convenience of bus service and connections 
at the Rosslyn Metrorail station, and offer more efficient bus 
routing options through Rosslyn in the near-term. To accom-
plish these goals:
> Create additional bus stops serving WMATA and/or ART 

bus services on the east side of Fort Myer Drive and the 
west side of N. Lynn Street near the Metro station. These 
stops would be enabled by conversion of these streets to 
two-way traffic operation.

> Reduce the number of bus stops on N. Moore Street, as 
conditions and demand permit, while increasing the over-
all capacity of bus stops associated with the Rosslyn Metro 
station. 

> Determine optimal stop locations for different bus routes 
based on most efficient routing, transfer patterns, and 
other factors as appropriate. 

> Develop and install wayfinding signage clearly indicating 
connections among bus and Metrorail services. 

> Coordinate with WMATA on locating a bus layover/staging 
area in close proximity to Rosslyn.

• Coordinate with WMATA to study potential for creating off-
street bus stop platform(s) as part of future Rosslyn station 
planning, as long as this offers enhancements to street char-
acter and transit service/transit rider experience.

• Undertake physical improvements to bus stops to bring them 
all into compliance with ADA requirements.

Management of bus, taxi, vans, and ride shares
• Address longer-distance commuters through measures such 

as ridesharing and better accommodations for Loudoun 
County, Prince William County, and Maryland bus services.

• Relocate slug line stops from the existing access along the 
northern edge of the Rosslyn Gateway site when it is removed 
upon site redevelopment (approved but not yet commenced). 

• Locate slug lines proximate to regional highway connections 
appropriate to their route.

• Provide adequate curb space in proximity to the Metro sta-
tion, hotels, and other attractions for queuing of taxi cabs.

• Consolidate stopping points for privately operated shuttles, 
ensuring convenient interchange with rail and bus transit at 
the Metro station.

Continued partnerships and enhanced connections to 
neighboring jurisdictions
• In addition to improving connections within Rosslyn, the 

County should continue to partner with local jurisdictions 
to support and leverage opportunities for expanded connec-
tivity between Rosslyn and its neighbors. The sector plan 
recommends coordination with the District of Columbia on 
potential transportation infrastructure projects enhancing 
these connections, such as an aerial gondola between Rosslyn 
and Georgetown, extension of D.C.’s planned streetcar into 
Rosslyn, and a multi-use trail connection from Georgetown 
Waterfront Park to Theodore Roosevelt Island.
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Metro rail 
platform and 
entrance(s) 
opportunity

Potential 
new station 
entrance

Proposed transit 
improvements would further 
enhance connectivity to the 
region and reinforce Rosslyn’s 
prime location0 250’ 500’±
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PEDESTRIAN AND BICYCLE NETWORK

Pedestrian Improvements
As previously noted, Rosslyn’s sidewalks and paths accommo-
date some of the most significant pedestrian traffic in Arlington. 
Yet most facility conditions offer little to enhance the walking 
experience. Many sidewalks pass by blank walls and broad 
service entrances, legacies of when Rosslyn was planned with 
skywalks accommodating most pedestrian circulation and the 
streets below primarily devoted to vehicles. This Rosslyn Sector 
Plan reinforces recent County policy in recommending the 
continued dismantling of the skywalk system, leaving in place 
only those segments lacking a safe, convenient ground level 
alternative until such is created. The ongoing redevelopment of 
many of Rosslyn’s 1960s-1970s vintage buildings offers import-
ant opportunities for new buildings to offer improved ground 
level building use and design, as discussed in the urban design 

and building form sections of this document. Improvements to 
the width, design and furnishings of sidewalks are a necessary 
counterpart, as recommended below. 

Major topographical differences also characterize Rosslyn’s 
pedestrian network, due to the significant grade rising west 
away from the Potomac River, as well as the grade separation of 
segments of Freedom Park from streets below. Where street and 
pathway grades exceed accessible standards, and where Free-
dom Park or other raised public terraces occur above street lev-
el, escalators or elevators with clear wayfinding signage should 
be considered to enhance access. 

The Mount Vernon Trail, Theodore Roosevelt Island and other 
features of the George Washington Memorial Parkway provide 
Rosslyn significant recreational opportunities for walking and 
bicycling. Additional path connections to these features across 
Rosslyn’s encircling highways, as well as the proposed Espla-
nade, Freedom Park extension and 18th Street Corridor, can fur-
ther enhance these opportunities to become signature qualities 
of Rosslyn. These opportunities are described in greater detail 
below, and are also addressed in the Public Parks and Open 
Space section.

The following recommendations for priority pedestrian im-
provements will enhance circulation conditions in the RCRD 
(The letters correspond to Map 3.10: “Pedestrian Facilities”; also 
see Map 3.9: “Sidewalk Widths”):

Accommodations for vehicles, like the ramp in this photo, detract from many of 
Rosslyn’s most heavily traveled sidewalks
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As redevelopment occurs 
and street cross-sections are 
modified, wider sidewalks 
are proposed to support 
the active pedestrian 
environment0 250’ 500’±
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A New pedestrian routes and/or sidewalk improvements 
should be created as part of adjacent redevelopment 

projects. Refer to proposed street sections for proposed widen-
ings or other improvements to sidewalks. 

B Refocus pedestrian activity at the street level by replacing 
the remainder of the skywalk system with the envisioned 

18th Street Corridor. As an interim condition until the 18th 
Street Corridor is fully realized, maintenance and/or replace-
ment of skywalks can continue to be considered as long as the 
skywalks link directly to the public street network and publicly 
accessible building uses such as retail, dining, and entry lobbies.

C As part of the 18th Street Corridor implementation, install 
a midblock signalized crossing of Fort Myer Drive be-

tween Wilson Boulevard and 19th Street once the Fort Myer 
Drive tunnel under Wilson Boulevard is removed.

D Enhance pedestrian facilities along building frontages and 
the Rosslyn Circle and Meade Street/Iwo Jima Memorial 

Areas. A section of the Corridor of Light, a synthesis of public 
sculpture and lighting infrastructure discussed later in the 
Urban Design section, will be installed as part of the streetscape 
improvements associated with both the Lynn Street bridge over 
Interstate 66 and the Meade Street bridge over Arlington 
Boulevard.

E Elevators and/or escalators may be needed to augment 
sidewalks and paths with excessively steep grades. 

Ownership, maintenance, and operations should be addressed 
on a site-by-site basis. 

F Work with VDOT, the National Park Service and other key 
stakeholders to create a safe, inviting, accessible pedestri-

an and bicycle path connection to the Mount Vernon Trail and 
Potomac riverfront from Arlington Ridge Road via a “signature” 
bridge. 

G Work with key stakeholders to create a safe, inviting, 
accessible pedestrian and bicycle path connection to the 

downstream sidewalk of the Theodore Roosevelt Bridge.
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Two crossings over 
I-66 are possible 
options; where one 
would be selected 
and built

A more complete network of 
sidewalks and crosswalks is 
proposed to provide better 
connections throughout 
Rosslyn and to nearby 
regional multiuse trails.
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Bicycle Network Improvements
As noted above, Rosslyn sees significant bicycling activity, large-
ly because major regional trail system routes (the Custis and 
Mount Vernon trails, as well as the Key and Theodore Roosevelt 
Bridge crossings) pass by its edges. Other major corridors in Ar-
lington’s bicycle facility network, such as Wilson, Clarendon and 
Key Boulevards, feed directly into Rosslyn’s core street network. 
Installation of four Capital Bikeshare stations in Rosslyn has 
further spurred increases in bicycling . Bicycling conditions on 
Rosslyn streets, however, remain challenging due to significant 
and fast-moving traffic volumes, challenging intersections, and 
limited wayfinding information.
 
The following recommendations will improve bicycle facilities 
in and around the RCRD (The letters correspond to Map 3.11): 

A Implement cycle tracks/protected bike lanes where 
feasible along the priority bicycle routes of N. Nash Street, 

Wilson Boulevard, Fort Myer Drive, and N. Lynn Street. Look for 
near-term implementation opportunities through basic striping 
and flexible bollards where possible. 

B Reduce bike-vehicle conflicts at busy intersections by 
applying intersection treatments such as marked bike 

travel paths through intersections, bike boxes, or separate stop 
bar locations for vehicles and bikes.

C Improve wayfinding signage for cyclists in Rosslyn and on 
connecting bike routes.

D Study the costs and feasibility for construction of a Custis 
Trail underpass of Lynn Street in the Rosslyn Circle area. 

Implement near-term at-grade improvements, such as curb and 
signal modifications as feasible to enhance overall user safety.

E Increase street-side bicycle parking opportunities and 
enhance provision of secure bicycle parking within 

existing and planned buildings.

F Continue to expand the Capital Bikeshare system through 
addition of new stations at selected Rosslyn locations and 

elsewhere throughout Arlington.

G Improve access to nearby riverfront park amenities 
including the Mount Vernon Trail and Theodore Roos-

evelt Island through and iconic and attractive pedestrian/
bicycle bridge over I-66.

One type of protected bike lanes use a buffer and pylons to separate cyclists 
from traffic.
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To Washington

Two crossings over 
I-66 are possible 
options; where one 
would be selected 
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Integrated with 
Freedom Park

This diagram depicts a 
proposed future condition in 
Rosslyn, combining existing 
facilities with new planned 
facilities to create a more 
connected bicycle network.
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TRANSPORTATION DEMAND MANAGEMENT & 
PARKING

“Mode split” refers to the ways commuters travel to and from an 
area, whether by driving alone, carpooling, walking, bicycling, or 
taking public transit. For Rosslyn, defining a target mode split 
that shifts away from drive alone trips toward transit, bicycling, 
walking and other alternatives requiring less roadway space 

is an important benchmark. As demonstrated in the “Rosslyn 
Worker Commute Share” diagram (Chart 3.2), the primary goal 
is to reduce the drive alone share from approximately half of all 
trips to approximately one-third of all trips. In addition to the 
recommended transportation network outlined in this chapter, 
significant and deliberate policies will be needed to achieve this 
shift. 

Priority enhancements to TDM policy
Arlington’s established transportation demand management 
(TDM) programs, which offer workers and residents incentives 
to travel using modes other than driving alone, already influence 
parking demand and supply within Rosslyn. Important opportu-
nities to enhance these programs in the future and help achieve 
the target of reducing the share of drive-alone trips made in and 
around Rosslyn are listed below: 

1. Support teleworking and compressed work scheduling by 
providing services needed to help employers/employees.

2. Increase attention to ride-sharing and matching, particularly 
for residents of those areas where transit options are limited.

3. Implement physical improvements and awareness promo-
tions to encourage greater number of “slugging” carpools.

4. Consider the formation of a Rosslyn Transportation Demand 
Management District.

5. Leverage the recent opening of the new Commuter Store 
located near the Rosslyn Metro station entrance.

6. Explore enhancements to existing policies that incentivize or 
require transit pass provisions (“Transit Fare Media”) as part 
of future site plan development approvals.A proposed increase in almost all non-drive alone commute modes requires deliberate policies 

and multimodal planning to accomplish.

C H A R T  3 . 2  |  R O S S L Y N  W O R K E R  C O M M U T E  S H A R E : 
R M T S  P R O P O S E D  S H I F T
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Off-Street Parking
Rosslyn contains roughly 22,000 parking spaces (roughly 1.25 
spaces per 1,000sf of gross building floor area, on average) in 
privately controlled parking garages. Occupancy of off-street 
parking varies by location, but many garages have capacities 
that exceed demand. New development projects, though built 
to lower parking ratios than past projects, still tend to include 
significant amounts of parking due to much larger buildings. 
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. 

Moving forward, the development review process should aim to 
require no more parking than is needed to support proposed uses 
and intensity for a site. This can be supported by encouraging 
more efficient use of existing parking and greater utilization of 
walking, transit and bicycling alternatives instead. Striking a 
balance between parking supply and demand offers several im-
portant advantages—reducing traffic growth, reducing building 
volume devoted to parking, and avoiding the significant costs of 
building parking, while enabling developers to invest more in 
other means of creating value. The following recommendations 
will help to support these and other objectives related to parking: 

• Incorporate shared parking as part of all new and amended 
site plans where feasible.

• Strengthen relationships of TDM policy to building form and 
development approval policy (e.g. requiring parking to be 
unbundled). 

• Discourage above grade parking, but where permitted, apply 
standards for wrapping such above grade parking with 
building space accommodating active uses (see Urban Design 
Guidelines). 

• Strongly encourage provision of alleys and off-street loading 
areas as part of redevelopment.

• Encourage use of parking garages through dynamic pricing 
strategies.

• Regularly revisit parking requirements for the “C-O Rosslyn” 
district to see if adjustments are warranted based on re-
al-world experience. 

• Improve parking user information, wayfinding, signage and 
electronic displays.

• Encourage use of high-capacity vehicle storage technologies.

• Study possibility of providing real-time information on park-
ing availability, using up-to-date information technology.

• Coordinate with Rosslyn BID on efforts to apply common 
signage policy among private parking locations.
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Curb Space
Curb space in Rosslyn is a valuable commodity. Given the 
competing demands for a finite amount of physical space, it is 
critical to define an appropriate balance between uses while 
maintaining active and walkable streets. To that end, Coun-
ty transportation policy has defined the following curb space 
priorities, noting that parking is “often not the highest priority 
for curb space.” In some cases the relative priority will change 
during the course of a day or week so that different uses could 
have higher priority at certain times.

1. Public safety or emergency access

2. Curb nubs for pedestrian safety

3. Bus stops

4. Taxi stands and short-term delivery

5. Para-transit pick up

6. Short-term retail customer parking

7. Parking for persons with disabilities

In addition to the County’s priority list, Rosslyn has several 
other unique uses competing for curb space. The following uses 
(not listed in priority order) should be considered in future 
street and streetscape planning in Rosslyn. The demand and 
applicability of each use will vary by location and time.

• Layover for tour buses

• Pick-up and drop-off locations for tour buses and interstate 
buses

• Valet parking

Curb space in Rosslyn accommodates a wide variety of uses and users so 
effective management is essential to protect priority uses.
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• Parking for car share vehicles

•  Parking for bicycles (including bike share) 

• Private shuttle services

• Motorcycle and scooter parking

• “Slug” lines (ride-sharing pick-up)

• Occasional temporary use for “parklets” and/or vending 
trucks as an opportunity to add destination activities in pub-
lic spaces and expand retail and park choices

Considering the multiple priorities, on-street parking policies 
should support flexible use and manage demand. The following 
recommendations support the goal of making the best use of 
Rosslyn’s limited curb space: 

• Consider changes to parking rates and hours for on-street 
parking to achieve more efficient use of the available parking 
supply and encourage greater use of off-street garages.

• Reevaluate “no parking” areas to see if space can be repur-
posed.

• Employ time-of-day strategies that allocate curb space to the 
highest-priority use at different times across the 24-hour day.

• Utilize pricing strategies for achieving better matching of 
parking demand and availability. 

• Complete installation of multi-space meters and pay-by-cell-
phone technology to enable more cars to park within a given 
parking area and expand user convenience.

Traffic Volume Management 
A number of key recommendations are offered to improve traffic 
volume management, some of which are tied to the street net-
work changes recommended earlier in this chapter. Several of 
these require additional study and analysis moving forward. 

• Continue use of Intelligent Transportation System (ITS) 
measures to monitor traffic flow via traffic cameras, signal 
timing modifications and real time travel information. This 
will continue regardless of decisions made about two-way 
conversions.

• Study potential bypass ramps for through traffic (see follow-
ing section for detail).

• Determine the best strategy for phased implementation 
of two-way traffic operation on Fort Myer Drive and Lynn 
Street.

• Develop a strategy for monitoring potential negative traffic 
impacts (i.e., cut-through traffic in adjacent neighborhoods, 
access challenges for Rosslyn properties) and implementing 
mitigation measures during early stages of implementation 
of two-way traffic and other changes.
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Arterial Ramp Connections/Bypass
Rosslyn’s streets currently accommodate pass through traffic 
from regional highways around Rosslyn. The opportunities to 
keep this traffic on regional highways and off of Rosslyn’s streets 
were preliminarily analyzed. Further coordination with state 
and federal partners is recommended in order to pursue these 
options further.

Potential opportunities should be explored to add a connection 
between Arlington Boulevard/US-50 eastbound to Interstate 66 
westbound/VA-110 northbound, thus enabling access to the Key 
Bridge from Arlington Boulevard. At peak morning periods this 
could take the equivalent of one lane’s volume of traffic off of N. 
Lynn Street. Potential challenges that would need to be mitigat-
ed with such a connection include confirming feasibility of ramp 

geometry, potential encroachment on designated NCPC me-
morial area(s), the addition of more right turning traffic at the 
intersection of Lee Highway and N. Lynn Street (which could 
worsen the significant conflicts between vehicles, pedestrians 
and bicycles at this intersection).

M A P  3 . 1 2  |  H I G H W A Y  B Y P A S S  I N T E N T I O N

The general intent of any future study would be to enable traffic headed 
eastbound or westbound on U.S. 50 to reach the Key Bridge without traversing 
local Rosslyn streets. The diagram is not intended to suggest any specific 
location or route for potential bypass connections.

Enabling through traffic to bypass Rosslyn Streets could take a lane’s worth of 
morning rush hour traffic off North Lynn Street.
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Among all Rosslyn’s streets, Fort Myer Drive offers the most dramatic 
opportunity to transform from a highway-like environment to one welcoming 
walking, biking, and using transit.
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PARKS AND OPEN SPACE

The future Rosslyn will be an urban district that celebrates the 
experience of nature and recreation through its diverse network 
of public parks, open spaces, and tree-lined streets. Rosslyn 
will possess a well-balanced and connected urban open space 

system, featuring excellent connec-
tions to the surrounding regional and 
federal park systems. A comprehen-
sive parks and open space system 
that promotes community health 
and well-being includes accessible 
public spaces for civic engagement 
and respite from the urban environ-
ment, for recreation opportunities 
and quality of life amenities, and for 
connective infrastructure linking 

these features throughout the network. This system can be 
achieved by enhancing and repurposing existing public open 
spaces in Central Rosslyn, while creating new spaces in strate-
gic locations to complete a balanced network of public parks and 
open spaces. 

Rosslyn’s new public open space system emerges out of the de-
mographic trends, needs analysis and programmatic priorities 
drawn from an analysis of existing conditions. Over time, the 
parks and open spaces will establish a new setting and position 
21st century Rosslyn as a dynamic live/work/play environment 
strongly defined by its active public parks and streets. As set 
forth in this plan, Rosslyn’s future public open space system will 
be comprised of spaces that have diverse sizes, character, and 
programming opportunities, in a manner that best serves the 
Rosslyn community’s active and passive recreation needs.

Rosslyn will possess 
a well-balanced and 
connected urban open 
space system, featuring 
excellent connections to the 
surrounding regional and 
federal park systems. 

The parks and public open spaces located within and 
around Rosslyn lack adequate connections, design and 
programming.

Existing park and plaza spaces often do not support the 
wide range of activities that Rosslyn’s increasingly diverse 
population desires.

As Rosslyn’s largest and most prominent park, Gateway 
Park is separated from Rosslyn’s core by busy streets 
and is visually separated by skywalk structures, making it 
inconvenient and uninviting for many people to use. 

Freedom Park has great views and potential yet its access 
points are limited.

Key Considerations



M A Y  6 ,  2 0 1 5  D R A F T  |  R O S S L Y N  M A S T E R  P L A N  |  1 1 9

A more accessible, expanded Freedom Park, conveniently connected to Rosslyn streets and neighborhoods, can serve as Arlington’s own version of New York’s High Line integrating active open 
space with high-value development.
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Recommendations  

PARK TYPOLOGIES

A new “green network” should include a variety of different 
types of public spaces to serve the diverse and growing needs of 
the community. Four primary types are envisioned: Destination, 
Recreation, Revitalizing, and Linking Spaces. These park typol-
ogies will host a variety of new and expanded uses that better 
serve residents and workers in Rosslyn. 

The parks within the RCRD are outlined in the chart on page 121, 
including an “identity” description, reference to the relevant 
framework policy directive, and a brief sentence that describes 
each park’s design features. More detailed descriptions are pro-
vided in the pages that follow.

P4 | Re-design existing 
parks and plazas, as well as 
design and create new parks 
and plazas and program them 
with a lively and diverse mix 
of activities such as structured 
and informal recreation, 
children’s play, community 
gardens and community canine 
areas. Community participation 
involving neighborhood and 
business groups will guide the 
realization of this network of 
bold, visible public spaces.

P5 | Complete a new master 
plan for Gateway Park that 
calls for removing the existing 
superstructure and achieving a 
public park with the flexibility to 
accommodate a variety of park 
uses that enhance the overall 
park experience for Rosslyn’s 
growing population while 
providing an urban aesthetic that 
identifies this as a prominent 
gateway.

P6 | Embrace the future 
establishment of a prominent, 
neighborhood-serving park as a 
western bookend of the extended 
18th Street Corridor through 
future planning efforts to address 
the West Rosslyn area. 

P7 | Establish a boathouse 
facility adjacent to the Key 
Bridge and actively work with the 
National Park Service to identify 
implementation steps for its 
construction.

P8 | Enhance Dark Star Park’s 
edge conditions and relationship 
to surrounding spaces to improve 
its prominence as a southern 
gateway into central Rosslyn.

Recreation spaces

> Used for active recreation and leisure activities. 
> Amenities can include playgrounds, sport facilities, dog 

parks, trails, etc.
> Serving the neighborhood, the community, or even the 

region depending on the scale

 

Destination spaces

> Unique features attracting visitors from the community, 
region and beyond (e.g. vista, monument, programmed 
events)

> Typically larger in size, can be multi-use in function

KEY RELATED 
POLICIES
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Revitalizing spaces

> Opportunity for respite, socializing, transition, and reflec-
tion

> Size and form may vary from small urban plazas and 
intimate spaces in larger parks to nature preserves, using 
hardscape and/or softscape features

> Amenities may include seating, picnic tables, gardens, 
walking trails, public art, or other suitable features

Linking spaces

> Connections between open spaces as part of an integrated, 
accessible network

> Often linear in form (e.g. trails, greenways, streets, linear 
plazas)

> Amenities include greenery and vegetation, seating, light-
ing, ecological corridors
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C H A R T  3 . 3  |  P O T E N T I A L  F U T U R E  R O S S L Y N  M E T R O  S T A T I O N  A R E A  P A R K  A R E A
Calculations include “public parks” according to the County’s official map AND privately owned publicly accessible open space. National Park Service and other Federal  
parkland is excluded.

The RCRD is expected to gain a significant number of new employees and a more modest number of new residents by 2040. 
In the larger park and demographic context of the Rosslyn Metro Station Area, and counting an improved Gateway Park, new 
Esplanade, and improved publicly accessible privately-owned spaces toward available park area calculations, the resulting 
available park area per resident would be comparable to current averages in the Rosslyn-Ballston corridor as a whole. Available 
park area per employee would increase modestly but remain lower than current averages in the Rosslyn-Ballston corridor. 

LOCATION
ACREAGE OF 

AREA 

TOTAL PARK 
ACREAGE 
ESTIMATE

NUMBER OF 
RESIDENTS

ACRES PER 1,000 
RESIDENTS

NUMBER OF 
EMPLOYEES

ACRES PER 1,000 
EMPLOYEES

Rosslyn RCRD (2010) 73 7* 672 10 23,100 0.3

Rosslyn RCRD Future (2040) 73 8.4** 2,250—4,500 3.7-1.9 33,100-37,100 0.3-0.2

Rosslyn RCRD Future (+ Gateway 
Park)

76.4 11.8 2,250—4,500 5.2-2.6 33,100-37,100 0.4-0.3

Rosslyn RCRD Future (+ Gateway 
Park + Esplanade)

78.8 14.2 2,250—4,500 6.3-3.2 33,100-37,100 0.4-0.4

Rosslyn Station Area (2013) 288 14.7 11,095 1.32 34,696 0.4

Rosslyn Station Area Future (2040) 288 21.7 16,800—19,000 1.3-1.1 38,300—42,300 0.6-0.5

* includes 3.8 acres of privately held, publicly accessible plaza space; accessibility, quality and utilization often poor
** net total after removal of 3.2 acres of underutilized plaza space included in 2010 total, and addition of 4.6 acres of new high-quality plaza and park space

SOURCE: CPHD—PLANNING DIVISION: PLANNING AND RESEARCH TEAM, JUNE 2013
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C H A R T  3 . 4  |  R O S S L Y N ’ S  N E W  A N D  R E V I T A L I Z E D  P A R K S — A T  A  G L A N C E

PARK IDENTITY

RELEVANCE TO 
FRAMEWORK POLICY 

DIRECTIVES TYPOLOGY PARK DESCRIPTION

The Esplanade Rosslyn’s Potomac 
Promenade

P1 Linking Space Linear green space that creates a “front” to Rosslyn 
and ties into the regional park system

18th Street Corridor Rosslyn’s New Urban Spine P2, P6 Linking Space Variety of potential programming; hardscape/
softscape; links entire district west to east

Oak and Key Plaza Rosslyn’s Connection to 
North Rosslyn

P6 Revitalizing Space Park with outdoor dining and gardens integrated 
with development and neighborhoods

Ames Center Plaza The Rosslyn Steps P4 Revitalizing Space Mid-block plaza with steps, ramps, and/or 
escalator, with areas of planting, outdoor dining, 
and small retail 

Metro Station Plaza Public Interaction Around 
Transit

P4 Revitalizing Space Public plaza with canopied areas, retail, public art 
and music

Central Place Plaza The Heart of Rosslyn P4 Revitalizing Space Public plaza with new Metro canopy, outdoor 
seating, public art and landscape

Rosslyn Plaza Park Rosslyn’s Terrace on the 
Potomac

P4, P9 Destination/
Recreation Space

Large, consolidated park linked to surrounding 
development and available for flexible programs 
and active recreation

Freedom Park The Elevated Green 
Promenade

P3, P4, P9 Linking Space Expansion of existing green space opportunities, 
views and activities on the elevated surface

Gateway Park Rosslyn’s Front Door and 
Regional Activity Hub

P5 Destination/
Recreation Space

Destination and gateway park to the north for 
neighborhood recreation and large events

Dark Star Park The Arts Gateway P8 Revitalizing Space Iconic public art gateway located near Marine 
Corps Memorial
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The map on the following page  depicts the locations of new and 
revitalized parks, both within and outside the RCRD. Refer to 
map 3.11 for the bicycle and trail network that will link places 
together. The illustrative plan (see page 67) also provides a rep-
resentation of the future “green network” based on just one way 
the area could develop consistent with the sector plan’s recom-
mendations.

Other existing or planned parks and open spaces in Rosslyn but 
outside of the RCRD add important community value. Those 
parks include:

• National Parklands along the Potomac River

• Marine Corps War Memorial (Iwo Jima) south of Rosslyn

• Rosslyn Circle north of Gateway Park at the southern termi-
nus of the Key Bridge

• Proposed Potomac River Boathouse along the riverfront east 
of the Key Bridge 

• Proposed public open space at Rosslyn Highlands Park and 
Wilson School Grounds at 18th Street and N. Quinn Street

• Hillside Park at 16th Street N. and N. Pierce Street

• Belvedere Park at 16th Road N. and N. Oak Street

• Key Boulevard Community Gardens in the vicinity of N. 
Quinn Street

A variety of new and revitalized parks in Rosslyn will complete 
a balanced public open space system that offers both passive 
and active recreation opportunities for all. The details of the 
new and revitalized parks, including key characteristics, are 
described on the following pages.
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M A P  3 . 1 3  |  P U B L I C  P A R K S  A N D  O P E N  S P A C E

The proposed parks and open 
space network creates several 
new, high-quality open spaces 
linked by the Esplanade and 
the 18th Street Corridor, and 
renovates existing parks to better 
serve a variety of uses.

*  Open space development at 
the Wilson School and Rosslyn 
Highlands Park site is under 
review as part of the West Rosslyn 
Area Planning Study. While the 
ultimate size and location is still 
to be determined, the study has 
set a goal to provide a maximum 
of 60,000 square feet total open 
space.

0 250’ 500’±
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REVITALIZED EXISTING PARKS

Gateway Park: “Rosslyn’s Front Door and Regional Hub for Recreational and Cultural Activity”
Gateway Park provides an extraordinary opportunity to become 
a welcoming, integrated, active gateway to Rosslyn, Arling-
ton, and the Commonwealth of Virginia from the north. In its 
current form, large expanses of paving surround underutilized 
green lawns with little programming to activate its variously 
scaled spaces. Large ramps and ventilation structures on the 
park’s north and south sides make the space feel imposing 
and off-limits. These structures also block views between the 
Key Bridge and eastbound Lee Highway. Belted by high-speed 
roadways, Gateway Park is perceived as difficult and dangerous 
to access. The park is inwardly focused, fragmented, and rather 
disconnected from its surrounding context.

Key concepts for the redesign of Gateway Park include better 
integrating the park into Rosslyn’s urban fabric, making a clear 
programmatic distinction on either side of Fort Myer Drive, 
and designing the park for everyday neighborhood recreation. 
Removing the existing concrete ramps and skywalks will 
provide greater access and views between the park and Central 
Rosslyn and will create additional space for programming. An 
integrated path system and landscape connections to the George 
Washington Memorial Parkway should also be envisioned, 
tying into the designated Rosslyn Circle memorial/monument 
site, Key Bridge, Custis and Mount Vernon Trails, as well as the 
Esplanade. On the west side, multipurpose courts (e.g. volley-

Gateway Park (outlined in the black dashed line) will be a reinvented green space and neighborhood park accommodating a variety of uses. Removing existing 
overhead infrastructure elements would open up significant views, access and other opportunities for improvement.

P4 | Re-design existing 
parks and plazas, as well as 
design and create new parks 
and plazas and program them 
with a lively and diverse mix 
of activities such as structured 
and informal recreation, 
children’s play, community 
gardens and community canine 
areas. Community participation 
involving neighborhood and 
business groups will guide the 
realization of this network of 
bold, visible public spaces.

P5 | Complete a new master 
plan for Gateway Park that 
calls for removing the existing 
superstructure and achieving a 
public park with the flexibility to 
accommodate a variety of park 
uses that enhance the overall 
park experience for Rosslyn’s 
growing population while 
providing an urban aesthetic that 
identifies this as a prominent 
gateway.

KEY RELATED 
POLICIES
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ball, tennis, basketball, badminton) and a children’s playground 
could be fixed elements along a new path system, surrounded 
by bold plantings. To the east, a more expansive, flexible-use 
lawn space is envisioned, with adjoining seating areas, places for 
food kiosks, and stations for bicyclists and joggers utilizing the 
riverfront paths.

K E Y  C H A R A C T E R I S T I C S

SIZE (APPROXIMATE): 3.4 acres

UNIQUE ADJACENCIES: GW Memorial Parkway, Key Bridge, Potomac River

ACCESS: Ft. Myer Drive, Lee Highway, North Lynn St, North Nash St.

VIEWS: Georgetown, National Cathedral

PROGRAMS 
(PRIORITY PROGRAMS IN 
BOLD):

• Large event space and lawn seating for live music, 
films

• Neighborhood recreational courts
• Canine friendly area
• Kiosks, café, food trucks
• Children’s play
• Circuit training
• Meditative arts—yoga and tai chi

• Seasonal gardens
• Water features 
• Bike and jogging station
• Information and wayfinding point for connected memo-

rial site and regional pathways
• Potomac River boathouse connection

PROGRAM CRITERIA: Gateway Park is highly visible and accessible and is the largest green space connected to the RCRD aside from the 
National Parklands. Located in proximity to residential neighborhoods west and north of the RCRD, Gateway Park’s 
substantial size and position allow it to be both an events space as well as a valuable neighborhood recreation amenity. 
The park is both a gateway into Rosslyn and a gateway towards the Potomac River and National Parklands from Ross-
lyn as well. Views to the Potomac, adjacency to North Rosslyn, connections to the Esplanade, Rosslyn Circle, mixed-use 
housing, office, hotel, and ground level retail along the northern edge of the RCRD will all drive significant activity in 
Gateway Park. 

OWNERSHIP/MANAGEMENT: Arlington County through agreement with VDOT

IMPLEMENTATION: Resume Gateway Park planning process in near-term

Gateway Park can 
accommodate additional 
court recreation facilities 
serving Rosslyn and nearby 
neighborhoods, while also 
providing expanded lawn 
area suitable for large events 
as well as everyday use.
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Dark Star Park: “The Arts Gateway”
Dark Star Park sits in the triangular southern point of Ross-
lyn where N. Lynn Street and N. Fort Myer Drive merge and 
become N. Meade Street. This unique public space and Ar-
lington’s first public art installation—created by pioneer Land 
Artist Nancy Holt—has served as an iconic gateway into Ross-
lyn from Arlington Boulevard and points south for more than 
thirty years. Many visitors know the park for its annual solar 
and shadow alignment design feature. On August 1 at 9:32 AM, 
the shadows cast by two spheres and four nearby poles align 
with permanent asphalt shadow patterns on the ground. This 
date is important as it commemorates the day in 1860 when 
the land for Rosslyn was purchased. 

Opportunity exists to rehabilitate Dark Star Park and more fully 
restore the renowned work of public art that is Rosslyn’s gateway 
from the south. Dark Star Park would benefit from an enhanced 
pedestrian and bicycle route reaching south to the Marine Corps 
War Memorial and Netherlands Carillon along N. Lynn Street 
and N. Fort Myer Drive. Although the park is divided into two 
segments by N. Fairfax Drive, the width of this roadway can be 
reduced and a slip lane removed to allow for an expansion of the 
park area. In addition, the park currently lacks adequate side-
walk access; thus safe crosswalks, streetscape lighting, and other 
streetscape elements at the perimeters of the park should be add-
ed as part of planned street improvements and slip lane removal 
to encourage more active neighborhood use.

Inviting nighttime lighting and temporary activations add life and vitality to Dark Star Park.

P8 | Enhance Dark Star Park’s 
edge conditions and relationship 
to surrounding spaces to improve 
its prominence as a southern 
gateway into central Rosslyn.

KEY RELATED 
POLICIES
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Dark Star Park today features 
artwork, undulating terrain, 
and lush landscaping but could 
use renovations to update and 
preserve its appearance.

K E Y  C H A R A C T E R I S T I C S

SIZE (APPROXIMATE): 0.7 acres

UNIQUE ADJACENCIES: Marine Corps Memorial, Netherlands Carillon, Arlington National Cemetery

ACCESS: Arlington Boulevard, North Meade Street, North Lynn Street, North Fort Myer Drive, North Fairfax Drive

VIEWS: Surrounding development and streets 

PROGRAMS 
(PRIORITY PROGRAMS IN 
BOLD): 

• Existing public art
• Inviting topography and landforms
• Strolling paths and seating 
• Water features
• Bold seasonal gardens at the urban scale
• Temporary activations

PROGRAM CRITERIA: Opportunity exists to rehabilitate Dark Star Park and more fully restore the renowned work of public art that is Ross-
lyn’s gateway from the south. Dark Star Park would benefit from an enhanced pedestrian and bicycle route reaching 
south to the Marine Corps War Memorial and Netherlands Carillon along N. Lynn Street and N. Fort Myer Drive. 
Although the park is divided into two segments by N. Fairfax Drive, the width of this roadway can be reduced and a 
slip lane removed to allow for an expansion of the park area. In addition, the park currently lacks adequate side- walk 
access; thus safe crosswalks, streetscape lighting, and other streetscape elements at the perimeters of the park should 
be added as part of planned street improvements and slip lane removal to encourage more active neighborhood use.

OWNERSHIP/MANAGEMENT: County

IMPLEMENTATION: With street improvements, near term landscape and art enhancements possible
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Freedom Park is another re-invigorated public open space, extended across N. Fort Myer Drive to connect with neighborhood areas to the west.

Freedom Park, existing condition at N. Nash Street and 17th Street N.

Freedom Park: “The Elevated Green Promenade”
The transformation of Rosslyn’s former “Loop Road” into a 
public park invariably draws comparisons to New York City’s 
more recently completed High Line. The park’s high elevation 
over Wilson Boulevard and N. Lynn Street offer dramatic views 
toward the National Cathedral and Monumental Core as well as 
Rosslyn itself. Freedom Park, however, needs more appeal as a 
destination and greater access to and from adjacent streets and 
buildings to function better. An adjacent landowner maintains 
the attractively landscaped park and provides elevator access via 
1100 Wilson Boulevard. Nevertheless most people on the street 
lack visual connection and motivation to ascend to the park. The 
locations where Freedom Park’s walks do connect to streets at 
grade—midblock along N. Kent Street, at the northern edge of 
River Place along N. Lynn Street, and at 17th Street N. between 
Fort Myer Drive and N. Lynn Street—are also relatively hidden.

As part of the overall theme to transform major streets into 
great public spaces, Freedom Park will expand westward into 
an underutilized section of 17th Street N. and potentially north 
along Kent Street toward 19th Street N. to become a more acces-
sible, prominent, and versatile green corridor. A host of potential 
activities could include flexible programming (yoga classes, par-
klets) in informal zones as well as spill-over cafés and other out-

P3 | Enhance Freedom 
Park with greatly improved 
access, programming and edge 
conditions, while extending the 
park deeper into the fabric of 
Rosslyn. 

P4 | Re-design existing 
parks and plazas, as well as 
design and create new parks 
and plazas and program them 
with a lively and diverse mix 
of activities such as structured 
and informal recreation, 
children’s play, community 
gardens and community canine 
areas. Community participation 
involving neighborhood and 
business groups will guide the 
realization of this network of 
bold, visible public spaces.

KEY RELATED 
POLICIES
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K E Y  C H A R A C T E R I S T I C S

SIZE (APPROXIMATE): 1.5 acres

UNIQUE ADJACENCIES: Dark Star Park, Rosslyn Plaza Park

ACCESS: North Fort Myer Drive, North Lynn Street, North Kent Street 

VIEWS: Marine Corps Memorial, Esplanade, up and down Wilson Boulevard, Fort Myer Drive, and Lynn Street 

PROGRAMS  
(PRIORITY PROGRAMS IN 
BOLD):

• Walking/strolling with views to Rosslyn (possible 
“green circle” walking loop tied into Kent, 19th, 
Nash and 17th Streets)

• Social recreation (bocce, yoga, dance, tai chi, etc.)
• High quality landscape features
• Outdoor dining

• Sitting and relaxing
• Green design (stormwater management, large plant-

ers, trees)
• Coordinated lighting and paving
• Civic art/parklets/themed programming including 

music and other performing arts

PROGRAM CRITERIA: Freedom Park offers a convenient, “intersection-free” experience as an elevated park over major roadways, linking 
existing housing on Clarendon Boulevard to the west and Rosslyn Plaza and the Esplanade to the east. Adjacent to 
a mix of uses including the River Place development to the south, Freedom Park allows views up and down Ft. Myer 
Drive and Lynn Street, up and down Wilson Boulevard, and out to the Washington monument. Access from below and 
connectivity to surrounding streets, buildings, and other parks and open spaces should be key design elements. 

OWNERSHIP/MANAGEMENT: Add public easement in areas of current private ownership. Public ownership at existing public street areas.

IMPLEMENTATION: Coordinate with potential redevelopment of Key and/or Berkeley Buildings. 

door dining opportunities. Ensuring compatible building design 
and programming at the park level will be critical to achieving 
an active corridor. Due to Freedom Park’s direct connections to 
the street network, it presents a special opportunity to incorpo-
rate distinctive Rosslyn streetscape elements. Partnering with 
the Rosslyn BID on these initiatives should be considered, as 
discussed further in the urban design guidelines. A key addition 
to enhance access at the central portion of the park would be 
a public elevator at N. Lynn Street, along with the installation 
of signage to identify the existing public access at 1100 Wilson 
Boulevard. Due to potential capacity limitations of the bridge 
structures that support portions of the park, lightweight soils 
and other lightweight landscape/streetscape materials and 
technologies should be considered if warranted.

High Line Park in New York offers a design precedent for a renovated 
Freedom Park in Rosslyn.



1 3 2  |  R O S S L Y N  S E C T O R  P L A N  |  M A Y  6 ,  2 0 1 5  D R A F T

CREATING NEW PARKS

The Esplanade: “Rosslyn’s Potomac Promenade”
The eastern edge of Rosslyn has always been something of a 
“back wall,” with Theodore Roosevelt Island in clear view and 
parts of the Potomac River and Washington Monument visible, 
but otherwise cut off visually and physically by Interstate 66 
and the George Washington Memorial Parkway. Ground floors 
of buildings facing this edge are primarily blank walls or service 
entries. This entire east-facing edge has been re-imagined as 
a new Esplanade and Rosslyn’s “promenade” on the Potomac. 
The Esplanade will be a linear north/south park incorporating 
a continuous recreational path and pedestrian promenade, as 
well as destination seating, viewpoints, and other programming, 
sometimes overlapping with adjacent parks like Rosslyn Plaza 
Park and Gateway Park. The Esplanade should include signa-
ture plantings, furnishings, and public art elements that provide 
canopy, retain views, feature engaging spaces, and help screen 
the adjacent highway.

Connecting the Esplanade into Rosslyn’s larger network of pub-
lic streets and green spaces is critical to achieving its potential 
as a highly accessible and active place and Rosslyn’s signature 
open space. The Esplanade should include pedestrian connec-
tions to N. Kent Street and Freedom Park; to Wilson Boulevard 
and 19th Street N.; and to a potential multi-use path connection 
across Interstate 66 that would access George Washington 
Memorial Parkway as a recreation and park amenity. This con-
nection could be a significant and iconic pedestrian and bicycle 
bridge that would link the Esplanade to the riverfront park sys-
tem and pathways, Theodore Roosevelt Island, and the Mount 
Vernon Trail. With multi-purpose paths, trails, and sidewalks 
for pedestrians and cyclists and views of the landscape along the 
Potomac River, the Esplanade will be Rosslyn’s transformative 
green public space facing Washington, D.C..

The Esplanade would be a 
safe, multi-purpose path 
accommodating a variety of 
users at the foot of the RCRD. 
The Esplanade would be 
connected to Rosslyn Plaza 
Park, Gateway Park, the 
Custis and Mt. Vernon Trails, 
while a pedestrian and bike 
bridge would connect the 
Esplanade to the landscape 
of the Potomac River. This 
view shows an Esplanade 
concept at Rosslyn Plaza.

Pedestrian/bike bridge 
to Potomac River

18
 S

TR
EE

T

ARLINGTON RIDGE ROAD

P1 | Achieve an Esplanade for 
Rosslyn as a signature urban 
greenway that offers new and 
direct connections to existing 
regional open spaces, as well 
as destination activities, and 
offers views of the surrounding 
landscape.

KEY RELATED 
POLICIES
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This precedent for the Esplanade shows Arlington’s Long Bridge Park 
Esplanade, a popular and engaging linear path with unifying features 
that connects a variety of different settings. 

K E Y  C H A R A C T E R I S T I C S

SIZE (APPROXIMATE): 2.4 acres

UNIQUE ADJACENCIES: Theodore Roosevelt Island, regional linkages

ACCESS: Rosslyn Plaza Park, Wilson Boulevard, Gateway Park

VIEWS: National Cathedral. Theodore Roosevelt Island, Potomac River landscape, selected water views, Marine Corps Memori-
al, Washington Monument

PROGRAMS 
PRIORITY PROGRAMS IN 
BOLD):

• Multi-purpose pathways
• Sitting and resting areas
• Access and views to the Potomac River landscape
• Walking/strolling

• Cycling
• Public art
• Pedestrian bridge connecting to waterfront park
• Seasonal gardens

PROGRAM CRITERIA: The Esplanade is defined by its presence along the entire edge of the RCRD which fronts onto the Potomac River 
corridor. The Esplanade would accommodate active walking, bicycling and strolling along its linear pathway system 
that would feature a variety of widths, vegetated conditions, and key viewpoints. Connections to Rosslyn Plaza Park, 
Gateway Park, North Rosslyn and River Place neighborhoods, and the Custis and Mt. Vernon Trails will support activity 
on the Esplanade.

OWNERSHIP/MANAGEMENT: Mix of public along existing rights of way; private ownership/public easement on private parcels; NPS and/or VDOT 
ownership on respective land areas, with coordinated management

IMPLEMENTATION: Ongoing Esplanade path improvements at Lynn St and Lee Highway

Esplanade precedents from New York 
City (left) and Paris (above). These 
images reflect approaches to narrower 
path segments that might be required 
along the Esplanade. Above image 
courtesy of www.localnomad.com
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Lee Highway (eastbound)
Proposed: road diet, esplanade

G.W. MEM. PKWY

LYNN ST

FT. MYER DR

19
TH

 ST

18
TH

 ST

LE
E H

W
Y

I-66

CONCEPTUAL SECTIONS AT DIFFERENT  
ESPLANADE LOCATIONS

Different segments of the Esplanade would exist among a 
variety of different conditions. While some segments would 
follow streets, others would connect between streets; some 
segments adjoin highways while others adjoin buildings or 
parks. These sections describe the major features at repre-
sentative locations.

Lynn Street Bridge
Proposed: road diet, esplanade

Figure 3.2 - Conceptual Sections at 
Different Esplanade Locations
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I-66/Waterview
Proposed: esplanade

Wilson Boulevard/Fairfax Drive
Proposed: esplanade

ARLINGTON RIDGE RD

I-66/Arlington Ridge Road
Proposed: esplanade, street
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18th Street Corridor: “Rosslyn’s New Urban Spine”
Surrounded by a high intensity of people and existing and pro-
posed mixed-use development, the future 18th Street Corridor 
will comprise a series of dynamic and memorable public open 
spaces running through the heart of Rosslyn. It will be a con-
temporary replacement to the skywalk network segments that 
have followed a similar path, will create a corridor of visual and 
physical connectivity, and will accommodate significant topo-
graphic changes in ways that celebrate Rosslyn’s sloping hillside 
location. A key element of the corridor will be a segment of 
“complete streets” between N. Lynn Street and Arlington Ridge 
Road that will further promote a pedestrian-oriented, park like 
setting.

As a site intended to accommodate a wealth of activities, its 
various and multi-scaled spaces will attract a mix of people at 
all times of day, on weekdays and weekends alike. The range of 
parks and public spaces along this corridor will extend from 
a new public open space to the west (near the Wilson School 

grounds) to the new Rosslyn Plaza Park in the east and connect-
ing further to the Potomac River landscape. This public realm 
network provides a varied and rich combination of spaces with 
retail and dining, art, landscape gardens, intimate spaces for 
conversation and relaxation, and larger spaces for group gather-
ings and activities, integrated with tree canopy and vegetation. 
Common design elements could be carried through in the differ-
ent spaces but a variety of experiences is encouraged. 

The Rosslyn Metro Station is centrally positioned within this 
public space corridor and will serve as an important center of 
activity and retail concentration. The 18th Street Corridor will 
provide a convenient linear circulation route while connecting 
the residential neighborhoods west of the RCRD to and through 
Oak and Key Plaza, the Ames Center site, Metro Station Plaza, 
Central Place Plaza, Rosslyn Plaza Park, the Esplanade and 
further beyond to the Potomac River landscape.

The 18th Street Corridor of 
Parks offers rich opportunities 
as an exciting place for 
walking, dining, and enjoying 
art and other destination 
activities. Broad Street, Atlanta

Kreielsheimer 
Promenade, Seattle Barcelona

P3 | Enhance Freedom 
Park with greatly improved 
access, programming and edge 
conditions, while extending the 
park deeper into the fabric of 
Rosslyn. 

P4 | Re-design existing 
parks and plazas, as well as 
design and create new parks 
and plazas and program them 
with a lively and diverse mix 
of activities such as structured 
and informal recreation, 
children’s play, community 
gardens and community canine 
areas. Community participation 
involving neighborhood and 
business groups will guide the 
realization of this network of 
bold, visible public spaces.

KEY RELATED 
POLICIES
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Figure 3.3 - A view of the 18th Street 
Corridor of Parks looking east past the 
Metro station towards the Esplanade. A 
diverse series of public open spaces would 
be linked to create a new “urban spine” for 
Rosslyn.

Multi-use path bridge to 
Mount Vernon Trail

Theodore Roosevelt Island

N. Moore Street

Freedom Park connection

1812 N. Moore Street

Esplanade and Arlington Ridge Road

Key Boulevard

Metro Station Plaza

Ames Center Plaza

N. Kent Street

Potomac River (west channel)

Oak and Key Park

Central Place Plaza

N. Lynn Street

Rosslyn Plaza Park on this block

N. Oak Street

N. Fort Myer Drive

N. Nash Street
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Complete Streets
Pedestrian/
bicycle only

���
���
��	
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�
��
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Oak and Key Park

Rosslyn Plaza Park
See pages 136-137.

Metro Station PlazaRosslyn Highlands Park

Figure 3.4 - Seattle’s Harbor 
Steps demonstrate the 

opportunities for views, 
plantings, and places for 

movement and gathering 
possible with steps and 

terraces between N. Nash 
Street and N. Fort Myer Drive.

Ames Center Plaza

Central Place Plaza
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Oak and Key Plaza: “Connection to North Rosslyn”
When built, the recently approved site plan at 1401 Wilson 
Boulevard/1400 Key Boulevard will include an active pedestrian 
plaza situated along the 18th Street Corridor. Per the approved 
site plan, this future plaza will include numerous zones and 
multi-use spaces, providing the opportunity for a range of activi-
ties within the overall plaza. The design of the plaza will support 
small recreation courts such as bocce, interactive water jets, up-
per and lower garden areas, interactive art, outdoor seating and 
café areas, and a mix of canopy trees and landscape plantings. 

Ames Center Plaza: “The Rosslyn Steps”
This segment of the 18th Street Corridor will be created through 
the site of the existing Ames Center with redevelopment of 
the property. Given its location between two planned plazas 
(Oak and Key Plaza and Metro Station Plaza), this segment is 
generally envisioned to provide a public way through the site, 
with limited expectations for supporting plaza area. While 
this segment will also accommodate pedestrian and bicyclist 
travel only, it should maintain 60 feet between building faces, 
buildings should be sited to maintain direct visual and physical 
connections between Metro Station Plaza and the intersection 
of N. Oak Street and 18th Street N.
 

Metro Station Plaza: “Public Interaction Around Transit”
Located between N. Moore Street and Fort Myer Drive, the 
Rosslyn Metro Station main entrance is envisioned to be com-
pletely transformed from its existing conditions. By eliminating 
its vertical walls and removing the retail and other building 
space located above the station entrance, this area can be 
redefined into an open-air (though protected by glass overhead 
canopy) plaza focused around transit. Open plaza area can be 

maximized by relocating transit fare equipment below grade. 
Overall, this plaza will provide a much improved arrival expe-
rience for those traveling to Rosslyn via Metro, and will place 
them directly along the 18th Street Corridor. To be achieved, 
these major improvements will need to be coordinated with 
future efforts to renovate or redevelop the Rosslyn Metro Center 
building at 1700 N. Moore Street.

Central Place Plaza: “The Heart of Rosslyn”
When approved in 2007, the two towers of the Central Place site 
plan were organized around a central plaza, located mid-block 
and directly across N. Moore Street from the Rosslyn Metro 
Station entrance. With the site plan now under construction, 
Central Place Plaza should deliver by 2018, providing an exciting 
and active public space that can serve as the heart of Rosslyn. 
Through its design, the plaza will include open plaza area, an 
area of decking and performance space beneath an expansive 
canopy, trees, grand staircase and jump elevators to manage the 
change in elevation with N. Lynn Street, and fixed and mov-
able seating areas. With the vision of the 18th Street extension 
through the RCRD, this plaza will become even more of a focal 
point and hub of activity for the RCRD.
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Rosslyn Plaza Park: “Rosslyn’s Terrace on the Potomac”
As the easternmost park along the 18th Street Corridor, the 
Rosslyn Plaza Park will be a large public space in the heart of 
existing and new development between Kent Street and the 
Esplanade. Given the site’s current degree of separation from 
Rosslyn’s core, prominent programming and physical and visual 
access are vital to making the park a public destination. Ex-
cellent access and flexible programming are also important to 
invite and serve the broad diversity of people on site, in Rosslyn, 
and visiting from beyond. The park should be highly visible and 
easily accessible from public streets, including N. Kent Street 
and Arlington Ridge Road. While portions of the space may 
be framed by buildings with active ground level programming, 
other portions should emphasize open views to the sky and to a 
sense of arrival at the important intersection of the 18th Street 

Corridor, the Esplanade, Arlington Ridge Road, and the new pe-
destrian/bicycle bridge connecting toward Theodore Roosevelt 
Island. 

A significant gathering space for day and nighttime use, Ross-
lyn Plaza Park should have the capacity to accommodate large 
events as well as recreational courts for active uses such as 
volleyball, half-court basketball and bocce and children’s play. 
Outdoor dining, associated with restaurants in adjacent build-
ings, would be a natural fit for this space, highlighting a new 
dining and retail destination in Rosslyn and activating adjacent 
park and street areas. Synergies between these uses and those 
along the Esplanade would make Rosslyn Plaza Park a promi-
nent community destination point for a diverse range of people.

Lemvig Skatepark, Denmark Hudson Yards, New York City Teardrop Park, New York City

P1 | Achieve an Esplanade for 
Rosslyn as a signature urban 
greenway that offers new and 
direct connections to existing 
regional open spaces, as well 
as destination activities, and 
offers views of the surrounding 
landscape

P2 | Create new linear 
connecting public open spaces, 
including the 18th Street public 
way from North Oak Street to the 
Esplanade, and others classified 
and depicted in Map 3.13: “Public 
Parks and Open Space”.

P3 | Enhance Freedom 
Park with greatly improved 
access, programming and edge 
conditions, while extending the 
park deeper into the fabric of 
Rosslyn. 

P4 | Re-design existing 
parks and plazas, as well as 
design and create new parks 
and plazas and program them 
with a lively and diverse mix 
of activities such as structured 
and informal recreation, 
children’s play, community 
gardens and community canine 
areas. Community participation 
involving neighborhood and 
business groups will guide the 
realization of this network of 
bold, visible public spaces.

KEY RELATED 
POLICIES
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These precedents for Rosslyn Plaza Park demonstrate the varied activities possible here: small and large gathering spaces, different recreation opportunities, and 
connections over the interstate toward the Potomac River trails

K E Y  C H A R A C T E R I S T I C S

SIZE (APPROXIMATE): 1.0 to 1.6 acres

UNIQUE ADJACENCIES: 18th Street Corridor terminus, Esplanade

ACCESS: North Kent Street, Esplanade

VIEWS: Esplanade, Potomac River landscape

PROGRAMS 
(PRIORITY PROGRAMS IN 
BOLD):

• Festivals and live music (e.g., Annual Channel 
Gardens in Rockefeller Center, crafts fair)

• Larger recreation courts (volleyball and basket-
ball, multi-purpose courts)

• Small recreation courts (bocce, horseshoes, etc.)

• Children’s play features
• Outdoor dining and retail
• Open, flexible lawn area
• Community canine area
• Outdoor table games (chess, ping pong, etc.)

PROGRAM CRITERIA: Rosslyn Plaza Park will be the second largest park in Rosslyn, able to accommodate an ice rink, outdoor markets, festi-
vals, and court sports. Rosslyn Plaza Park will be a destination at the terminus of the 18th Street Corridor and along the 
Esplanade, surrounded by office buildings, housing, hotel, and ground level retail. These uses would promote pedestri-
an and bicycling activity on weekdays, evenings and weekends alike. 

OWNERSHIP/MANAGEMENT: Private ownership with public easement and programming

IMPLEMENTATION: With site redevelopment

Jardin Serge Gainsbourg, Paris Mary Bartemle Park, Chicago
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F I G U R E  3 . 6  |  R O S S L Y N  P L A Z A  P A R K  L O C A T I O N  A L T E R N A T I V E  A T  1 8 T H  S T R E E T  A N D  N .  K E N T  S T R E E T
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Ultimately, Rosslyn Plaza Park should be located along 18th 
Street N., either along the N. Kent Street or Arlington Ridge 
Road frontage. See concept illustrations of these two alter-
natives on pages 142-143. Regardless of the location, a future 
public open space at Rosslyn Plaza should meet the following 
performance criteria fully:

• Provide a consolidated, primary open space of about 1 acre in 
size;

• Accommodate a balanced mix of uses, including recreation, 
multiuse green space, and retail opportunities;

• Building form and design should support the balanced mix of 
uses, including active recreation, and maximize sunlight op-
portunities on the public open space during peak usage times;

• Provide visual and physical connectivity between the prima-
ry open space and 18th Street, the potential bridge connec-
tion towards Theodore Roosevelt Island, the Esplanade and 
other key routes to the space;

• Maintain a generous view corridor down 18th Street from 
Kent Street toward the esplanade;

• Buildings located in proximity to the open space and 18th 
Street should be signature buildings that respond to the sur-
rounding open space and celebrate the view terminus.

Boathouse facility
This facility, proposed to be located on the riverfront east of the 
Key Bridge’s southern terminus, would be outside the RCRD but 
is an important and accessible nearby destination, offering boat-
ing activity for Arlington as a whole. The National Park Service 
has been engaged in ongoing boathouse planning and would 
be an important implementation partner. Recent approval for 
County land acquisition at 1101 Lee Highway could help accom-
modate boathouse facilities and access and offers additional 
potential for improvements to the Custis and Mount Vernon 
Trails, as well as added or improved access to the Esplanade 
across Interstate 66. 

OTHER RECOMMENDATIONS FOR PARKS AND OPEN 
SPACE

Small on-site public spaces
In addition to the major parks and open spaces proposed in 
the Rosslyn Sector Plan, many development projects in Ross-
lyn have included smaller, on-site public spaces. These spaces 
are typically less than one-quarter acre in size, and examples 
include pocket parks and mini-plazas. Depending on their 
design, location, and programming, these spaces have achieved 
mixed results in attracting users and activity. When small public 
spaces are proposed as part of a new development, they should 
meet the urban design recommendations in the Urban Design, 
Building Height and Form section. New open spaces should 
generally be located at grade and should maximize opportunities 
for views into/out of the space. In some cases, a proposed on-site 
public space, not envisioned in the proposed public open space 
network, may detract from the overall urban design vision for 
Rosslyn. In such cases, it may be preferable for a redevelopment 
project to contribute to the enhancement or creation of one of 

P9 | Provide and enhance 
areas for the reflective, restful 
and passive leisure elements of 
public parks and open spaces 
in Rosslyn throughout the 
streetscape and path network, 
and strategically in new or 
existing  open spaces such as the 
Esplanade, 18th Street Corridor, 
Freedom Park, and Dark Star 
Park.

P7 | Establish a boathouse 
facility adjacent to the Key 
Bridge and actively work with the 
National Park Service to identify 
implementation steps for its 
construction.

KEY RELATED 
POLICIES
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the key elements of the Rosslyn parks network, as described in 
the previous section.

Tree canopy coverage
The new and revitalized parks and open spaces proposed for 
Rosslyn will be prime opportunities to increase tree canopy 
coverage, which today is approximately 4% within the RCRD. 
Combined with new street trees that will be planted as streets-
capes are improved, the total tree canopy coverage should meet 
or exceed the County’s goal of 15% for central business districts 
(also see Sustainability section). Opportunities to include trees 
on private spaces, such as green roofs, should also be pursued.
The additional tree canopy and planted area will enhance 
community health and sustainability by reducing solar heat gain 
and helping reduce energy use and carbon emissions for cooling 
buildings.  It will also produce a more comfortable microclimate, 
encouraging people to walk and bike rather than drive, keeping 
transportation energy use and carbon emissions down and fit-
ness levels up. The use of tree pit systems can also help cleanse 
and delay the flow of storm water, improving water quality in 
the Potomac River. In addition to these environmental benefits, 
increased tree canopy coverage will help provide a human scale 
within Rosslyn, bring nature into the city environment, and 
provide economic benefits to adjacent landowners.
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URBAN DESIGN, BUILDING HEIGHT AND FORM

As stated in the Plan Vision, Rosslyn will be a global destination 
with a dynamic skyline, unique vistas, and exceptional value. At 
the same time, it will also be a good neighbor to adjacent com-
munities, making sensitive transitions of building form. Fulfill-
ing these vision principles will call for effective guidance help-
ing to shape the future physical form of Rosslyn’s streets, parks 
and plazas, and buildings. This section presents this guidance 
addressing the recommended future Urban Design and Building 
Height and Form qualities of Rosslyn that collectively can lead 
to the area’s continued transformation into an attractive and 
memorable place.  

The focus of this section’s guidelines is on elevating Rosslyn’s 
physical form to a place where more people are drawn to live, to 
do business, and to spend leisure hours. The plan builds upon 
the smart growth development principles that continue to guide 
the transformation of Rosslyn, and lays the groundwork to 
foster vibrant and dynamic urban places through strategic and 
thoughtful urban design interventions. As components of urban 
design, recommendations for transportation and public open 
space described earlier in this plan will help turn streets into 
public places for people. Additional urban design recommenda-
tions in this section add specific attention to gateways, public 
art, streetscape and other elements.
PEAKS AND VALLEYS

In addition, the Rosslyn Sector Plan sets forth a new building 
heights policy for the RCRD that can more effectively achieve a 
place with great public spaces, views and view corridors, light 
and air between buildings, sensitive transitions, and a dis-
tinctive and dynamic skyline. The plan’s “Peaks and Valleys” 
approach will allow new buildings in Rosslyn to more effectively 

meet a wide range of performance criteria compared with the 
County’s preceding “Taper” policy for Rosslyn. The policies 
outlined below will support a variety of building heights and a 
dynamic skyline, the creation of great open spaces defined and 
framed by buildings, and Rosslyn’s market position as a place 
attracting investment in high-value real estate and economic 
development. Collectively, the guidance includes a new heights 
plan and other dimensional and physical design guidelines that 
support a variety of building heights in the RCRD and all the 
benefits that come with it.

Rosslyn’s skyline continues to evolve, comprising a mix of 
older buildings from the 1960s and 1970s and new, taller 
buildings added since 2000. 

The current state of guidance has led to inconsistent 
transitions to adjacent lower-density neighborhoods and 
minimal variation in the building heights that encompass 
the Rosslyn skyline.

Significant constraints posed by height restrictions due 
to airport flight paths, pressure for significant levels of 
density, and Rosslyn’s hilly terrain all limit how varied the 
Rosslyn skyline can become. 

A wide variety of site conditions and buildable footprints in 
particular will influence the ease with which development 
may fit on individual sites.

Redevelopment is likely to continue, and can have major 
positive impacts on Rosslyn’s overall character and value 
in both the buildings and streetscapes provided for future 
populations. 

Key Considerations

The plan builds 
upon the 
smart growth 
development 
principles that 
continue to guide 
the transformation 
of Rosslyn, 
and lays the 
groundwork to 
foster vibrant 
and dynamic 
urban places 
through strategic 
and thoughtful 
urban design 
interventions.



M A Y  6 ,  2 0 1 5  D R A F T  |  R O S S L Y N  M A S T E R  P L A N  |  1 4 7

 Recommendations
The urban design guidelines set forth below communicate gen-
eral objectives relating to preferred building height and massing, 
design, and streetscape and other public space characteristics 
of future development in the RCRD. The primary purpose of 
these guidelines is to provide guiding direction consistent with a 
“Peaks and Valleys” approach and inform the response to specif-
ic development proposals. As provided in this sector plan, these 
elements are guidelines, and not rules, unless particular items 
are subsequently codified as part of future Zoning Ordnance 
amendments. 

As part of the process to develop this plan and the guidelines set 
forth below, several major constraints and feasibility param-
eters were important factors, and have influenced the recom-
mended guidelines in many ways. Several of the more notewor-
thy considerations include: 

• To date, aviation-related height restrictions have limited 
heights in the RCRD to a maximum of 470 feet above sea level 
in general, with more restrictive limits closer to the Potomac 
River;

• Analysis of redevelopment economics in RCRD has demon-
strated that a minimum of 8 FAR, and in some cases closer to 
10 FAR may be most effective in incentivizing redevelopment 
of existing buildings;

• Redevelopment sites vary in terms of ground elevation and 
buildable footprint, thereby necessitating additional height to 
reach feasible densities on some sites; and

• Feasible floor plate sizes also limit the buildable footprint and 
impact the height of buildings.

DENSITY

The “C-O Rosslyn” zoning district permits a floor area ratio 
(FAR) of 3.8 for commercial office and hotel uses and 4.8 for res-
idential uses by special exception. The district further permits 
the County Board to grant additional density up to a maximum 
10.0 FAR when the proposal offers important community bene-
fits identified in approved plans for the area and meets the other 
special exception criteria of the Zoning Ordinance. This sector 
plan recommends maintaining the current zoning ordinance 
regulations with respect to a potential maximum of up to 10.0 
FAR. To achieve the vision for Rosslyn, the plan recommends 
new form-based guidelines as outlined in this chapter, which 
in some cases may limit achievable density below 10.0 FAR on 
some sites, but above a target minimum of 8.0 FAR. 

The current zoning regulations do not provide any flexibility 
for the County Board to grant additional density above 10.0 
FAR. The Plan recommends consideration for modifications in 
specific instances where additional density would be consistent 
with the goals of the sector plan. As recommended, modifica-
tions could be granted by the County Board where:

1) Major Plan goals are advanced; and/or
2) Transfer of Development Rights are applied; and
3) Additional density is consistent within form-based guide-

lines.

U1 | Continue central Rosslyn’s 
transformation into a place where 
development is strongly oriented 
around transit, high densities, 
and a significantly more balanced 
mix of uses, consistent with the 
land use depictions depicted in 
Map 3.2.

KEY RELATED 
POLICIES
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BUILDING HEIGHT AND FORM GUIDELINES 

The recommended building form guidelines comprehensively 
address the policies set forth in the Plan Framework. These 
guidelines are intended to provide direction and guide building 
design and massing characteristics for future development in 
Rosslyn. Each guideline is designed to achieve the described 
intent, or any planning and design objective that is to be ad-
vanced through application of the guideline. The guidelines are 
not regulations and should be considered as flexible as long as 
the intent outlined in each guideline are achieved. Site plans will 
be expected to demonstrate that they are meeting the intent of 
the urban design recommendations, to be assessed through the 
formal review process. Certain parameters, as outlined below, 
are key to achieving the policies and are therefore recommend-
ed to be codified in the Zoning Ordinance as an implementation 
step immediately following adoption of the Sector Plan.

The guidelines are grouped into two categories addressing dif-
ferent portions of a building: the base and the tower. 

• Measures addressing the base (numbered with prefix “B”) 
aim to ensure the building design creates a consistently 
walkable, attractive environment in adjacent sidewalks and 
other public spaces. For purposes of this plan, the base of the 
building is defined as the first three to five stories of a build-
ing from the grade of the adjacent sidewalk or other public 
space. 

• Measures addressing the tower (numbered with prefix “T”) 
define acceptable envelopes for upper portions of buildings, 
with standards for overall building height, spacing from other 
buildings, shaping of the tower articulation of its facades and 

cap, and other elements. These measures apply to all floors 
located above the base. 

Guidelines recommended to be codified in the Zoning Ordi-
nance include:

• Density

• Building Height (including provisions for flexibility)

• Setback Provisions for Street and Neighborhood Scale Tran-
sition

F I G U R E  3 . 7  |  B U I L D I N G  H E I G H T  A N D  F O R M 
G U I D E L I N E S  SEE DETAIL ON FOLLOWING PAGES

BUILDING BASE

B1. Buildable areas and edges

B2. Ground level building area design along street and public space 
edges

B3. Service and parking access

B4. Parking location and design

B5. Grade transitions

BUILDING TOWER/CAP

T1. Building height

T2. Street and neighborhood scale transition

T3. Tower orientation, dimensions, spacing and use

T4. Architectural composition of towers and caps
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BUILDING BASE

BUILDING 
TOWER

Building form policy 
measures are grouped by 
the two major parts of a tall 
building: the base and the 
tower.

BUILDING CAP
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Guideline
Development should be contained within a designated 
buildable area for each block. Refer to Map 3.14, which 
outlines buildable parcel areas. 

• The build-to lines shown on Map 3.14 should be de-
termined by the adjoining street cross-sections (see 
Transportation section and appendix). New streets, 
whether publicly or privately held, should general-
ly be designed to include elements such as a wide 
pedestrian area, street trees and furnishings zone, and 
vehicular travel lanes and/or on-street parking where 
applicable.

• The profile of developed edges along future park areas 
may vary from the diagram depiction as long as critical 
park location and area standards are achieved (see 
Parks section).

• Building facades should meet the buildable parcel edge 
(“build-to line”) along at least two-thirds of the length 
of each block face. Façade height along street edges 
should be at least three stories. 

• Optional publicly-accessible spaces, if determined to 
be appropriate for the site, should follow design and 
access standards indicated  in the Parks section.

Relationships between buildable areas and actual 
recorded property boundaries vary. Some new public 
space and street corridors occupy portions of private land 
area, as do a number of existing public spaces and street 
corridors. As properties redevelop under “C-O Rosslyn” 
provisions, the larger site area will be used for purposes 
of calculating potential entitlement density, though the 
approval of such a site plan will include a post-approval 
site area, for future use, that subsequently establishes a 
smaller site area excluding parcel area in public rights of 
way. 

Buildable areas and edges

INTENT

Create a consistent, well-
defined pattern of developed 
blocks in which buildings 
shape walkable, comfortable 
streets and public spaces. 

T1 | Create a block structure for Rosslyn that 
offers improved walkability, access, and circulation, 
consistent with Master Transportation Plan policies, 
by strategically adding new streets (including those 
that are pedestrian-only).

B1.c | Protect and enhance high-priority ground 
level view corridors

B1.e | Leverage opportunities presented by the 
form of new development in Rosslyn to create great 
public open spaces and additional ground level 
circulation.

B1
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Clarendon Boulevard
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New development must 
meet proposed build-to lines 
along at least two-thirds of 
each street frontage to shape 
public spaces in Rosslyn.0 250’ 500’±
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Guideline
As discussed in the Land Use section (page 76), Map 3.2 
indicates the recommended types of retail or other active 
ground floor uses on Rosslyn’s streets. The following 
table provides guidelines for the design and land use ac-
cording to frontage type. Included are retail and urban de-
sign principles emerging through the development of the 
Arlington County Retail Plan (ACRP—see note following 
table). These principles are subject to revision, and, in 
addition to the guidelines of the Rosslyn Sector Plan, the 
adopted guidance of ACRP should also be utilized when 
evaluating ground floor uses in Rosslyn.   

Space designed to accommodate retail or other active 
uses should be provided along certain streets (those with 
significant pedestrian traffic, mixed use development, 
and qualities of access, visibility and topography favoring 
retail business feasibility) and encouraged or allowed 
along others (those with less use variation, less pedes-
trian traffic or fewer qualities favoring retail business 
feasibility). Options among retail tenant categories 
provide property owners flexibility to respond creatively 
to market opportunity. Regardless of ground floor use, 
all buildings should contribute to walkability through 
their design. New developments will also be expected to 
incorporate streetscapes consistent with the streetscape 
recommendations on page 170.

INTENT

Promote safe, inviting and 
walkable public spaces by 
including occupied building 
spaces along their edges 
that provide transparency, 
frequent entrances, and 
informal surveillance through 
“eyes on the street.” Enable a 
variety of retail businesses 
and other publicly accessible 
establishments along streets, 
to expand the array of services 
available in Rosslyn and 
promote a visually interesting 
walking environment. 

U2 | Focus the retail program in Rosslyn on 
achieving urban retail destinations and identify zones 
appropriate for a variety of non-retail ground floor 
uses that can activate the street while maintaining 
flexibility for potential future conversion to retail with 
market support, as shown in Map 3.2: “Ground Level 
Uses”. 

U4 | Ensure that architecture and building design 
contribute to a physical environment that respects the 
human scale.

U6 | Improve streetscapes in Rosslyn with adequate 
space, furnishings, public art, sidewalk cafés, and 
other programming and design to provide the 
infrastructure needed to welcome and amplify the 
area’s increasing levels of pedestrian activity. 

Ground level building area design along 
street and public space edgesB2

MAP 3.2 (REF.)  |  GROUND LEVEL USES

The proposed hierarchy of active ground floor level uses helps 
to define primary pedestrian corridors.
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Increasing the share of housing among Rosslyn’s land use mix will help support a broader 
range of retail, serving neighborhood needs as well as 9-to-5 workers.

Ultimately, an extended 18th Street Corridor could offer a retail-lined pedestrian street.
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BUILDING 
EDGE TYPE

DESIGN STANDARD

LAND USE STANDARD

DIMENSIONS AND 
OTHER ELEMENTS 

AS INDICATED

TRANSPARENCY  
BETWEEN TWO AND TEN 

FEET ABOVE GRADE ENTRANCES

FACADE SHADOW LINES

Minimum 
proportional 
area of fully 
transparent 

glazing

Maximum 
horizontal 
length of 

opaque walls

Building entrances required at minimum spacing 
indicated; corner entrances count for both street 

faces

Red ACRP retail and 
urban design 
principles for 
interior and 
exterior*

65% 15 feet At least every 60 feet Vertical divisions: the ground 
story facade should be divided 
with vertical shadow lines a 
minimum of 60 feet on center. 
 
Horizontal divisions: the ground 
story should be separated from 
upper stories with a shadow line 
along a minimum of 75 percent of 
the facade. 
 
Shadow lines include a recess 
or protrusion a minimum of 2 
inches in depth and 8 inches in 
width.

Streets for which the predominate frontage of 
the buildings are planned for retail sales, food & 
drinking or entertainment establishments. Retail 
services or retail equivalents may be considered, 
on a case-by-case basis.  Active uses should 
occupy at least 75% of frontage length, including 
street corners where present.

Gold ACRP retail and 
urban design 
principles for 
interior and 
exterior*

65% 15 feet At least every 60 feet Streets for which the predominate frontage of 
the buildings are planned for retail sales, food 
& drinking or entertainment establishments, 
personal service retail, repair retail and retail 
equivalents. Managed lobby frontage... Active 
uses should occupy at least 65% of frontage 
length, including street corners where present.

Blue ACRP retail and 
urban design 
principles for 
exterior*

50% 15 feet At least every 100 feet. In multifamily 
buildings, ground floor units should 
have individual entrances from the 
sidewalk, with associated stoops and/or 
compact front gardens.

Streets planned for any type of retail use or 
retail equivalent. Other uses as permitted by the 
Zoning Ordinance may be considered, on a case-
by-case basis. 

Green None 35% 25 feet At least every 60 feet. In multifamily 
buildings, ground floor units should 
have individual entrances from the 
sidewalk, with associated stoops and/or 
compact front gardens.

Streets where any retail uses or retail equivalents 
are optional.

No color 
designation

None 35% 25 feet At least every 100 feet. In multifamily 
buildings, ground floor units should 
have individual entrances from the 
sidewalk, with associated stoops and/or 
compact front gardens.

Streets where retail uses or retail equivalents are 
not anticipated.
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(*) Retail and urban design principles include (subject to revision):
• Interior Design

• Minimum clear ceiling height of 15 feet, on average. Grocery stores and other large retailers may require more.
• Minimum space depth of 20 feet from the façade edging the street or other public space. A greater depth accommodates storage and back of house operations. Shallower space will limit the types of retailers.
• Direct access to service corridors.
• Provision for exhaust ventilation at time of construction. Location of vents should be considered such as locating exhaust vents on a roof.
• The design of ground floor spaces should allow for the subdivision of space to accommodate a variety of retail sizes.

•  Exterior Design
• Design storefronts for three miles an hour (pedestrian speed) with variety and articulation in facades.
• Locate storefronts at the back of sidewalk
• Utilize high quality materials (glass, masonry, wood, metal) and finishes
• Storefront design, including heights, should be sensitive to neighboring context and design of nearby facades and storefronts
• Windows should be transparent and provide clear views into retail space
• Encourage areas of respite in the streetscape, such as seating and trees.
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Guideline
Loading and parking should be located off service alleys 
wherever possible. They ideally will serve multiple par-
cels, as topography and parcel boundaries allow. Refer to 
Map 3.15, which identifies preferred locations for service 
alleys and service or parking access to individual build-
ings.

• Service alley and building service or parking access 
points should be located away from street corners and 
toward the center of blocks where possible. 

• Service alleys should be located to minimize interrup-
tions to block edges.

• Service alleys may be open to the outdoors or con-
tained within buildings.

• Service or parking access points should be separated 
by at least 100 feet and contain no more than two lanes 
or bays.

• Sidewalk design should be continuous across curb 
cuts, so that the sidewalk is perceived principally as a 
place for walking. 

• Where a loading bay directly faces a street, it should be 
screened with doors that shut when the bay is occu-
pied by a vehicle. Service bay doors should form an 
attractive part of the building’s overall architectural 
composition.

INTENT

Minimize interruption of 
primary address streets and 
pedestrian routes by vehicular 
access to building servicing 
and parking. New development 
should cluster service and 
parking access points to have 
as little presence as possible on 
Rosslyn’s streets.

Existing parking access points take up valuable street frontage 
and detract from the pedestrian environment.Service and parking entrances should be screened behind 

architecturally designed doors.

T7 | Improve the walking experience with wider 
sidewalks, new walkway connections, strategies to 
reduce topographic barriers, safer street crossings and 
enhancement of streetscape aesthetics.

T11 | Regularly monitor and find ways to enhance 
the overall mode share in Rosslyn, with a strong 
focus on increasing the share of transit, walking, 
and bicycling, concurrent with a reduction in 
single occupant vehicle trips. Continue to explore 
the possibility of coordinating with regional 
transportation agencies to route commuter traffic 
around the center of Rosslyn.

Service and parking accessB3
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Proposed clustering of 
loading and parking access 
in service alleys provides 
an important separation of 
these uses to preserve busy 
pedestrian and retail streets.0 250’ 500’±
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Guideline
New parking should be located below grade wherever 
possible. 

• Any above grade parking should be screened from 
streets and other public spaces behind occupied spac-
es at least 30 feet deep where permitted by lot widths. 
Use of space-efficient mechanical parking should be 
considered to enable occupied space along facades.

• Any semi-below grade parking partially exposed to 
streets or other public spaces due to varied topogra-
phy should be enclosed with an architectural facade 
consistent with floors above.

• Where lining parking with active uses is determined to 
not be feasible, use of public art should be considered 
in evaluating how the structured parking presents 
itself to the public realm.

• Parking may be exposed along service alleys.

• Refer to transportation demand management (TDM) 
recommendations on pages 112-113 for opportunities 
to reduce required quantities of off-street parking. 

INTENT

Minimize above-grade parking, 
therefore reducing overall 
building volume, avoiding 
areas of windowless façade, and 
reducing parking access points 
that interrupt sidewalks. Where 
it occurs due to the presence of 
ledge, limit any adverse impacts 
from parking levels located 
above the ground floor.

T12 | Apply innovative parking and transportation 
demand management strategies befitting Rosslyn’s 
density and uses, such as a greater sharing of 
parking, improved wayfinding for public parking, and 
transportation demand management agreements 
with future projects that further reduce need for new 
parking facilities. 

U4 | Ensure that architecture and building design 
contribute to a physical environment that respects the 
human scale.

Parking location and designB4
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Where parking cannot be lined with active uses, public art such as this 
kinetic art work by Ned Khan should be used to mask parking and 
provide visual interest.

Preferably, any above-grade parking should be wrapped in occupied building 
space, such as this housing under construction around parking.
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INTENT

Given the significant slopes in 
many parts of Rosslyn, building 
design should accommodate 
grade changes along the 
sidewalk to create an attractive, 
pedestrian-scale building edge 
without tall, unfriendly blank 
walls. 

Guideline
Retail and other commercial frontages: 

• Grade transitions at the building scale along the side-
walk should be designed to maximize active pedestri-
an-scale frontages between waist and eye level while 
minimizing blank walls. 

• When possible, the interior floor configuration should 
step to match the exterior grade. If it is necessary for 
the interior floor to remain constant along the grade, 
changes can be accommodated by a storefront window 
display space. 

• Knee walls should not exceed 30 inches in height ex-
cept along a maximum 15 foot long section of frontage. 

• If grade change exceeds 12 feet along a single block 
face, entrances may be reduced to  one entrance per 80 
feet of building frontage.

Residential and other non-retail frontages: 

• Grade transitions at the building scale along the side-
walk should be designed to minimize blank walls. 

• When possible, the interior floor configuration should 
step to match the exterior grade. Multiple front 
entrances may be included along the street activat-
ing each segment of building section at each grade. If 

grade change exceeds 12 feet along a single block face, 
entrances may be reduced to one entrance per 80 feet 
of building frontage. 

• If the interior floor must remain constant along the 
grade, changes may be accommodated by terraced 
planters and architectural retaining walls. 

• Porches, terraces, and landscape areas should be used 
as appropriate to assist with grade changes between 
the sidewalk and building floors. 

• Retaining or knee walls should not exceed 30 inches 
in height except along a maximum 15 foot section of 
frontage. 

• When the elevation of the first floor is more than 3 
feet above grade, windows should be provided into the 
basement/lower floor space.

• Where portions of blank walls are unavoidable, use of 
public art should be considered in ensuring buildings 
contribute to the pedestrian-friendly environment.

T7 | Improve the walking experience with wider 
sidewalks, new walkway connections, strategies to 
reduce topographic barriers, safer street crossings and 
enhancement of streetscape aesthetics.

U4 | Ensure that architecture and building design 
contribute to a physical environment that respects the 
human scale.

U6 | Improve streetscapes in Rosslyn with adequate 
space, furnishings, public art, sidewalk cafés, and 
other programming and design to provide the 
infrastructure needed to welcome and amplify the 
area’s increasing levels of pedestrian activity. 

Grade transitionsB5
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Grade transitions with blank walls detract from the pedestrian environment; new 
development should incorporate interior changes in floor elevation, windows at different 
heights, and entrances where possible. Public art can be a solution when a grade 
transition is unavoidable.

Stepped landscaping makes an attractive alternative to blank walls along 
steep streets.
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Overall Building Height:
The heights plan for Rosslyn is designed to advance achieve-
ment of many goals in the plan. Building height should gen-
erally be limited according to the heights indicated on Map 
3.16. Sites with multiple towers should vary tower height as 
indicated below. In addition to overall height limits, some 
areas include building step backs for a depth of 15 feet from 
back of sidewalk.
  
Maximum height is measured from average site elevation 
to the main roof, as defined in the Zoning Ordinance. As 
permitted by zoning, penthouse structures may rise an addi-
tional 23 feet. 

Building Height Flexibility:
The building heights plan is a culmination of extensive and 
iterative form and massing studies that took into consider-
ation potential outcomes related to elements such as use, 
density, marketable floor plates and surrounding context. 
The heights plan derived from these studies reflects an op-
timal approach to achieving the Peaks and Valleys building 
heights approach set forth in this plan. The plan recognizes 
there may be opportunities for creative solutions to further 
advance the vision by considering additional height on sites 
planned less than 300 feet. Flexibility is not proposed be-
yond 300 feet to ensure adequate overall variation in build-
ing heights sought through the Peaks and Valleys approach. 
Therefore, for single-tower Site Plans or Phased-Develop-
ment Site Plans (PDSPs) with height limits of less than 300 
feet as depicted on Map 3.16, applicants may seek modifica-
tions to building height that could be approved by the County 
Board. In such cases:

• Requested modification for total building height may not 
exceed 300 feet;

• Occupied space at or above the maximum height depicted 
in Map 3.16 is devoted to housing/hotel only;

• Modifications may not be sought to increase FAR above 
10.0; and

• The appropriateness of the requested modification to 
building height will be reviewed on a case-by-case basis, 
and should be approved only when the following criteria 
are clearly met by the proposed site plan:
> Priority view corridors from the Central Place public 

observation deck are retained;
> Sensitive edge transitions are achieved on sites where 

the RCRD borders areas of lower scale residential 
development;

> Variety of building heights across nearby sites is rein-
forced, and the design of individual buildings includes 
significant sculpting; 

> Good view opportunities from the tops of nearby 
buildings are not significantly reduced;

> Ample daylight access to the subject and surrounding 
sites, including public open spaces, is maintained; and

> Development proposals receive pertinent determina-
tions of no hazard from the Federal Aviation Adminis-
tration. 

Variety Among Multiple towers:
• Where a Site Plan or PDSP includes multiple towers, the 

height of each one should differ from the height of all 
other towers on the site by at least 40 feet; except that 
in cases where four or more towers are present, no more 
than three towers need to conform to this guideline. 

INTENT

Through a “Peaks and Valleys” 
approach, protect priority views 
from the Central Place public 
observation deck, maintain as 
many good views as possible 
from all buildings, support 
an appealing environment 
at ground level, and create 
an attractive, distinctive 
skyline with varied building 
heights. Heights should also 
ensure a sensitive transition 
to surrounding neighborhood 
areas.

B1 | Develop a new building heights policy and 
regulatory framework for Central Rosslyn that 
incorporates varied building heights across the district 
and advances the plan principles more effectively than 
the current general taper policy

B1.b | Manage building heights to maximize all 
view corridors from the observation deck with special 
attention to protect and enhance high-priority public 
observation deck view corridors (as depicted in 
Map XX, Priority Observation Deck View Corridors), 
promote good views from, and daylight access to, 
private buildings, and still achieve appropriate 
and sensitive transitions between the RCRD and 
surrounding areas. 

Building heightT1
B

U
IL

D
IN

G
 H

E
IG

H
T

 A
N

D
 F

O
R

M
 G

U
ID

E
L

IN
E

S

KEY RELATED POLICIES



M A Y  6 ,  2 0 1 5  D R A F T  |  R O S S L Y N  M A S T E R  P L A N  |  1 6 3

M A P  3 . 1 6  |  B U I L D I N G  H E I G H T S

Proposed height 
recommendations create a 
more varied Rosslyn skyline 
appearance and protect 
priority view corridors to 
surrounding landmarks. They 
also identify neighborhood 
edges were building heights 
should step down.0 250’ 500’±
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Guideline

• Tower massing should step back from public streets 
by at least 15 feet, between the third and sixth story, 
where indicated on Map 3.16.

• At all other street edges, buildings should include a 
step back, cornice, recess or other prominent horizon-
tal break at least 3 feet in depth between the third and 
sixth story. 

• In areas adjacent to the RCRD boundary and specifical-
ly indicated on Map 3.16 (see notes A-D), height of any 
given point on a building should not exceed the sum of 
its distance from the build to line on the opposite side 
of the adjoining street and the maximum developable 
height in the area across the street (also indicated on 
Map 3.16, notes A-D). 

INTENT

Building height and massing 
should make a visible transition 
to the height and scale of lower 
adjoining development and 
public spaces. 

U5 | Design buildings to sensitively transition from 
the Rosslyn Coordinated Redevelopment District to 
surrounding lower density residential areas.

B1.a | Recognize distinct priority transition and 
special context zones and apply form and massing 
strategies (such as lowered building heights, open 
spaces, and building stepbacks/sculpting) that ensure 
compatibility with and respect these sensitive edge 
conditions, as identified in Map 3.16.

B1.c | Protect and enhance high-priority ground 
level view corridors

Street and neighborhood scale transitionT2
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Providing consistent stepbacks along Wilson Boulevard will substantially expand view opportunities from the many different parcels fronting Wilson, including 
views toward Washington, DC’s Monumental Core to the east. Diagrams showing proposed conditions without stepbacks (left) and with stepbacks (right) illustrate 
the greater range of views possible with stepbacks.

15’ stepback Stepback + view corridor Recess Intermediate cornice + material change
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Guideline

• Tower Orientation: For towers with floor plate dimen-
sions that are longer in one direction than the other, 
the longer dimension should be oriented within 20 
degrees of the general direction and orientation for 
those sites with specific guidance on orientation, as 
indicated in Map 3.17. For these sites, the recommend-
ed tower orientation would generally optimize view 
corridors, shadow impacts or other conditions around 
the building. Alternate orientations may be considered 
if, on balance, they offer equal or greater compelling 
advantages in these characteristics. Applicants should 
provide wind studies explaining anticipated wind con-
ditions at grade level around the proposed building.

• Dimensions: For towers with floor plate dimensions 
longer in one direction than the other, the narrower 
dimension should not exceed 120’ (60-90’ preferred for 
housing). 

• Spacing and use: on Site Plans or Phased Development 
Site Plans with multiple towers, 
> At least one tower should be devoted to residential 

use, to encourage more compact floor plates. Where 
four or more towers are present at least two towers 
should be devoted primarily to housing.

> Towers should be horizontally separated by at least 
60 feet on average. Separation distance may be 
reduced to as little as 45 feet for a perpendicular 
distance no greater than the separation.

> Regardless of use or spacing, design and program 
towers to avoid potential conflicts that may arise 
from confined views, noises, privacy or other condi-
tions between the towers. Consider making adja-
cent building faces angled to one another, rather 
than parallel, to avoid direct views among them, 
enhance views beyond the towers, and make the 
surrounding space feel more expansive. 

INTENT

Ensure that tower placement, 
design and use avoids 
undesirable impacts and 
provide views and daylight 
to surrounding public 
spaces, buildings and context 
neighborhoods.

B1.b | Manage building heights to maximize all 
view corridors from the observation deck with special 
attention to protect and enhance high-priority public 
observation deck view corridors (as depicted in 
Map XX, Priority Observation Deck View Corridors), 
promote good views rom, and daylight access to, 
private buildings, and still achieve appropriate 
and sensitive transitions between the RCRD and 
surrounding areas. 

B1.d | Develop strategies to balance sun and shade 
opportunities benefitting building occupants and 
users of parks and open spaces.

B1.f | Provide for building floor plate sizes, 
proportions, and configurations that will yield 
marketable buildings and provide flexibility for 
multiple use options.

Tower orientation, dimensions, spacing and useT3
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M A P  3 . 1 7  |  T O W E R  O R I E N T A T I O N

Proposed tower orientation 
guidelines maximize daylight 
access and minimize shadow 
impacts to benefit the 
pedestrian environment.

0 250’ 500’±
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Guideline
Tower façade composition should include

• Hierarchy of scale—a series of scales should be evident 
relating to the whole building, typical surrounding 
buildings, bays and windows related to internal use, 
streetwall height, street trees, and, particularly toward 
street level, the human body.

• Distinction from surrounding buildings—Distinguish 
the building with unique approaches to massing, com-
position, materials, details or other elements, while 
also maintaining elements of coherence with context 
buildings. Composition should relate the overall scale 
of the building to that of adjacent buildings and their 
bays, street width, and human scale.

• Shadow lines, produced by changes in plane of at least 
two inches. At a minimum, façades more than 180 feet 
long should include at least one prominent vertical 
break at all stories, defined by a change in plane at least 
3 feet deep, significant change of material or color, or 
other visual distinction. Additional shadow lines are 
encouraged. 

• Slender proportions are encouraged in the building 
volume itself and/or façade elements applied to it.

• Towers prominent within the public Observation Deck 
view corridors should complement and frame the 
monumental core and other key vistas.

Building caps should be designed to be distinctive when 
viewed in the Rosslyn skyline, while also enhancing the 
appearance of the skyline as a whole. Building caps and 
rooftop or deck areas at all levels should be attractive 
when viewed from above or from the side, from view-
points on other buildings.

• Consider creative use of shape (including curves or an-
gles), material, color, lighting or other means to create 
this distinction. Where vertical forms like spires are 
infeasible, explore means of creating distinction using 
more horizontally-oriented cap elements. In any case, 
façade and cap design should integrate as a unified 
composition.

• Buildings tops within view of the public Observation 
Deck should be designed so as to create a thoughtful, 
complementary foreground view for the monumental 
core and other key vistas.

• Mechanical penthouses and other building service 
functions on rooftops should be screened and attrac-
tively integrated into the design of the building top.

INTENT

Create an attractive, 
memorable and interesting 
skyline for Rosslyn when 
viewed from afar and from the 
public Observation Deck and 
buildings within. Encourage 
sophisticated and distinctive 
architectural expression in 
tower facades and building 
caps. Particularly emphasize 
vertical lines and sense of 
depth, to depart from the 
broad, flat office facades that 
have dominated Rosslyn’s 
appearance for decades. 
Building caps play a prominent 
role and should distinguish 
the individual building while 
enhancing the Rosslyn skyline 
as a whole.

U7 | Use an urban design approach that is 
consistent with the County’s planning goals and 
enhances Rosslyn’s unique neighborhood identity.

B2 | Make Rosslyn’s architecture more distinctive 
and better oriented to people by encouraging more 
varied facades and massing across a range of scales, 
and adding distinction to building tops and the overall 
Rosslyn skyline.

T4 Architectural composition of towers and caps
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• Green roofs and occupiable deck spaces are encouraged where 
possible, to reduce stormwater and heat island impacts, leverage 
additional view and open space opportunities, and/or enhance 
views from surrounding buildings.

• Applicants should document the characteristics of other build-
ing caps on context buildings, and explain how the new building 
will harmonize or distinguish itself from them. 

• Applicants should submit simulated illustrations showing the 
proposed building cap design in its context and as it would be 
viewed from the public Observation Deck, for review.

Building elements demonstrate a hierarchy of scale Prominent lines from shadows, material changes, 
and plane shifts

Creative design elements and lighting should articulate building tops to 
contribute to a dynamic, interesting skyline
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STREETSCAPE

Intent
Provide streetscape improvements that will strengthen the 
district’s character and enhance the pedestrian environment. 
Develop a dynamic language for streetscape furnishings and 
amenities to give the district a cohesive and distinctive identity.

Guideline
All development projects should include installation and upkeep 
of high quality, pedestrian-friendly streetscape elements along 
streets. Typical streetscape elements include: 
• Street trees
• Pedestrian Paving
• Lighting
• Seating
• Planters
• Signage
• Other amenities

Installation and maintenance of most streetscape elements 
should generally be consistent with applicable County stan-
dards, and elements such as street lighting and signage must 
strictly adhere to County standards. In addition, the Rosslyn 
Business Improvement District (BID) has recently been devel-
oping a Streetscape Elements Master Plan for its area, compris-
ing a menu of streetscape elements whose installation could 
significantly enhance the quality and coherence of the public 
realm across the RCRD. This sector plan embraces the overall 
design esthetic of the streetscape elements envisioned in the 
BID’s master plan, and supports the future installation of these 
elements within the RCRD area within the BID’s boundaries. 

The future implementation of most of the Rosslyn BID’s envi-
sioned streetscape elements should be advanced through a part-
nership with Arlington County. One potential way to advance 
their implementation would be through the establishment of a 
Memorandum of Understanding (MOU), or comparable agree-
ment, agreed to by the County Manager (or designee) and the 
Rosslyn BID Board. The MOU should address a range of details, 
including items such as design, layout, operations, ownership, 
maintenance, staffing, contracts, costs, funding, and installa-
tion. Several streetscape elements, such as regulatory signs 
and street lights, will additionally need to meet certain federal 
standards and further discussion will need to address imple-
mentation of these in greater detail. If County maintenance 
were a general term of the MOU, the new streetscape elements 
must meet County’s current Standards for Regulatory signs and 
streetlights

As currently envisioned, BID streetscape elements will be in-
stalled over time, as resources permit. From a practical stand-
point, new street work, planned capital projects, and future site 
plan projects in the RCRD will present great opportunities for 
the nearer term installment of these elements. Furthermore, 
as resources permit, installation of streetscape elements along 
Rosslyn’s more prominent signature streets would make a real 
difference, including streets such as: Fort Myer Drive, N. Lynn 
Street, 18th Street N., and Wilson Boulevard. Additional com-
munity discussions should help guide the appropriate locations 
and extent of these elements, and where the transitions to con-
ventional County streetscape design standards should occur.

U6 | Improve streetscapes in 
Rosslyn with adequate space, 
furnishings, public art, sidewalk 
cafés, and other programming 
and design to provide the 
infrastructure needed to welcome 
and amplify the area’s increasing 
levels of pedestrian activity. 

U7 | Use an urban design 
approach that is consistent with 
the County’s planning goals 
and enhances Rosslyn’s unique 
neighborhood identity. 

KEY RELATED 
POLICIES
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The BID’s new streetscape standards will unify the public 
realm and provide important amenities that support a growing 
pedestrian environment.

Temporary streetscape improvements like this public seating 
area demonstrate new ways of thinking about Rosslyn’s public 
realm
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PUBLIC ART 

Arlington’s vision is that public art should be a force for place- 
making—for creating strong, meaningful connections between 
people and places that are important to community and civic 
life. The County’s Public Art Master Plan, calls for art projects 
that reinforce the urban nature of the Rosslyn area, highlight 
pedestrian connections to the Potomac River corridor, reward 
those who explore Rosslyn on foot, and facilitate visual connec-
tions to Washington, D.C..

Arlington’s public art program was launched in Rosslyn more 
than thirty years ago with the public-private commission of 
Nancy Holt’s Dark Star Park. Since then, Rosslyn’s collection of 
public art has continued to grow and now consists of more than 
a dozen mostly large-scale artworks that significantly con-
tribute to Rosslyn’s public realm. Integrated public art within 
County and private development sites can continue to enliven 
Rosslyn by transforming spaces into places that challenge or 
delight. Private contributions to the County’s Public Art Fund 
supplement public dollars and can be aggregated to create public 
art for public facilities, streetscape, and infrastructure. 

Corridor of Light
Rosslyn is a neighborhood that has been subject to the economic 
growth and urban expansion of the Washington, D.C. area for 
more than thirty years. With its buzz of commerce it has the 

feeling of a condensed version of a much larger city. The de-
mand for office space and the expanding concerns of the region 
are likely to result in a built environment that will continue to 
increase in scale and further challenge Rosslyn’s pedestrian 
environment.

The N. Lynn Street corridor needs public art to keep pace with 
the changing scale of the urban environment and to establish 
a memorable public realm. As a connection to Key Bridge and 
Meade Street Bridge, N. Lynn Street is a primary commercial, 
transportation, and pedestrian artery in Rosslyn. The Interstate 
66 overpass bridge, soon to be refurbished, will enhance the 
entry from the District of Columbia adjacent to Key Bridge. In 
addition, Meade Street Bridge, adjacent to the Marine Corps 
War Memorial, is also slated for renovation. These two bridges 
are anchors at the north and south ends of Rosslyn and mark 
entries from Alexandria to the south and from Washington D.C. 
to the north. 

The Corridor of Light, a synthesis of public sculpture and light-
ing infrastructure, embraces and defines Rosslyn’s urbanity. 
Illuminated sculptures appear at significant junctures along 
the corridor to create a series of linked points from Key Bridge, 
through the JBG Companies’ Central Place and Meade Street 
Bridge. Using light as a medium, the sculptures are envisioned to 
create a unified and distinctive urban design treatment, giving 
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rhythm to N. Lynn Street and providing both day and nighttime 
appeal.

Four Luminous Bodies sculptures mark the four corners of both 
the Interstate 66 overpass and Meade Street bridges. Their 
design is integrated into the bridges’ structures and change 
our perception of these roadways from engineered structure to 
urban gateway.

The section of N. Lynn Street between 19th Street and Wilson 
Boulevard, intended to be implemented primarily as part of the 
Central Place project, is being restudied. 

Sample renderings showing the luminous bodies during the day when they 
reflect sunlight (top), and at night when they are internally lit (above).
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GUIDELINES FOR OTHER URBAN DESIGN ELEMENTS

Green streets and surfaces
Rosslyn’s streets and public spaces offer important opportuni-
ties to add green infrastructure and landscaping that creates 
a more inviting and comfortable place for people, as well as 
provides environmental benefits. The Public Parks and Open 
Spaces portion of this document describes opportunity to 
expand tree canopy and other plantings. In addition, green walls 
should be encouraged to enhance large blank wall surfaces, par-
ticularly ones on existing buildings and retaining walls expected 
to remain for a number of years. The Rosslyn Center building, 
for instance, offers prime opportunity for this along its parking 
ramp wall facing Wilson Boulevard to the south and along its 
parking levels facing Fort Myer Drive to the west and N. Moore 
Street to the east. Green roofs offer another important opportu-
nity, particularly lower level rooftops visible from upper floors 
of surrounding buildings. Encourage such rooftops, whether 
existing or new, to incorporate occupiable or passive planted 
features. 

Festival street
Street space suitable for periodic closure to traffic to serve pub-
lic events has long been sought in Rosslyn. Several streets offer 
special opportunity for this, at different scales and over time:

• N. Moore Street can be suitable for festival use north of 19th 
Street N.. This street’s central location and easy accessibili-
ty from the Metro station make it a natural gathering place. 
Closure of the street south of 19th Street N. is less feasible on 
a frequent basis given that block’s important role as a center 
of bus service. The northern block above 19th Street N. offers 
the advantage of adjacency to Gateway Park. As pedestrian 
access from N. Moore Street to Gateway park is improved 

through enhancements to Lee Highway, Gateway Park and 
the Esplanade, coordinated event programming can occur on 
Gateway Park and N. Moore Street. 

• The 18th Street Corridor will offer a prime place for festivals 
as it comes into place over time. With portions of the corridor 
from N. Oak to N. Lynn Streets dedicated to pedestrians only, 
and portions east of N. Lynn Street easily closed to traffic on 
a periodic basis, the corridor is well suited for public events 
and merits installation of power supply, lighting and other 
infrastructure supporting frequent events. Places where the 
corridor overlaps larger public spaces offer particular oppor-
tunity for events: Central Place Plaza (under construction), 
1400 Key Boulevard at Oak and 18th Streets (approved), 
future terraces between N. Nash Street and N. Fort Myer 
Drive (proposed), the reconstructed Metro station entrance 
(proposed), and Rosslyn Plaza Park (proposed). 

• Fort Myer Drive and N. Lynn Street will become more con-
venient places for larger-scale, less frequent events as they 
are converted to two-way operation and enhanced with retail 
and other more pedestrian-friendly edges through redevel-
opment. Currently, N. Lynn Street is occasionally closed for 
major events like the Marine Corps Marathon, with elaborate 
arrangements to detour traffic. Two-way traffic operation will 
make such events easier to organize, with one street or the 
other remaining available for through traffic in either direc-
tion. 

Gateways
Principal gateways into Rosslyn should be enhanced in a coor-
dinated manner. While many of Rosslyn’s access points already 
feature rapid transitions from parkland, roadways or lower 
neighborhoods to high-density development, pedestrian-scale 
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art and design elements should help mark these transitions and 
convey a sense of Rosslyn’s identity. Priority initiatives include:

• Install Corridor of Light Luminous Body elements at the 
intersection of N. Lynn Street and Lee Highway east- and 
west-bound.

• Install Corridor of Light Luminous Body elements on the 
Meade Street Bridge.

• Enhance arrival from the Metro station first through inclu-
sion of lighted public art elements in the design of Central 
Place Plaza, and ultimately through reconstruction of the 
Metro entrance itself as part of the 18th Street Corridor, with 
open views and access to adjacent streets as well as the sky.

• Install an intersection at Arlington Ridge Road, Wilson 
Boulevard and the access ramps to Virginia Highway 110, 
including a crosswalk and median, to mark a clear transition 
between the highway and urban streets. 

• Maintain public art in prominent places including the 
medians of Wilson Boulevard and Dark Star Park, and seek 
opportunities to introduce new artwork in additional promi-
nent locations and/or on a rotating basis.




