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I Executive Summary 
 
Goals Of The Study   
 
To define the ways in which Rosslyn 
should meet the river’s edge and 
how an Esplanade might contribute 
to the pedestrian life of Rosslyn. 

The initial task requested of The Lukmire Partnership, Inc. 
was to assist Arlington in fleshing out the Rosslyn 
Esplanade as an integral part of the Rosslyn Station Area 
Plan Addendum.  Where that document was purposefully 
general in description, this Study intends to offer more 
concrete alternatives for the Esplanade, while still holding 
out final design and detailing to be designed as the 
individual development projects are undertaken.  As the 
initial work of the Study was begun, the early public 
meetings suggested an expansion of what should be 
studied:  

 
Recommended Goals  Now, as the redevelopment of Rosslyn begins, and 
For The Rosslyn Esplanade  Arlington’s review of the proposed redevelopment 

projects is underway, a better understanding of what the 
Esplanade should be becomes important.  The goals 
recommended by this Study for the Rosslyn Esplanade, as 
the County moves forward toward incorporating it into the 
planning concepts for the area, are as follows: 
• Reinforce existing pedestrian circulation corridors in 

Rosslyn area. 
• Encourage and expand a pedestrian-oriented 

environment in Rosslyn and particularly at its eastern 
and northeastern edges. 

• Provide a completed urban edge or urban base to 
Rosslyn as it is seen from beyond Arlington. 

• Create Rosslyn Esplanade as a pedestrian way 
connected to Freedom Park and Gateway Park, and 
connected to Key Bridge and Martha Custis bike path. 

• Create pedestrian views from Rosslyn toward Potomac 
River, Georgetown and Washington, D.C. 

• Allow for pedestrian access to the Potomac River. 



Printed on 11/28/12   Section I      Page 5  

• Create Rosslyn Esplanade, (ultimately with expanded 
parkland) as a destination in its own right. 

• Help the reclamation of the grade-level pedestrian 
circulation routes at key linkages within Rosslyn. 

• Generally provide an antidote to Rosslyn’s urban 
density and inward orientation. 

The overriding goal of this planning study is to establish 
Rosslyn’s, and by this, Arlington’s ultimate public 
relationship to the Potomac River.  The plan needs to point 
to the future, yet define in particular ways the short term 
strategies required to achieve the long term build out.  
Whether this goal is achieved in ten years or twenty should 
be of secondary concern.  If the plans being submitted to 
the County under the “CO Rosslyn” redevelopment are 
shrunk to just the “possible” or most economical, without 
the larger, countervailing goal, the vision will be restricted 
to something less than it otherwise could become over 
time.  

This is Arlington’s opportunity to 
define the urban edge of Rosslyn 
relative to the river for the next 
twenty to fifty years.   

If the plan is big enough, it should allow for that time 
frame and beyond.  Whether a particular property owner 
on a specific tract determines to embrace this goal of 
transforming Rosslyn’s riverside, or whether the immediate 
funding is determined to be less than the total 
requirement, these issues should be placed in the context 
of Rosslyn’s relationship to the larger metropolitan area.  
Given time and a vision, ultimately Rosslyn will succeed as 
an example of good urban redevelopment, serving as 
Arlington’s public face toward the river and Washington 
while also serving as a superior backdrop, albeit a high 
density one,  to the nation’s capital.  
 

 
Planning Recommendations  Based upon public discussion, design analysis and study of 

available options, The Lukmire Partnership, Inc. 
recommends the following general guidelines be followed 
in the on-going redevelopment of Rosslyn in so far as 
pedestrian activities are concerned, and the Esplanade 
specifically: 
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• Enhance and develop the Key Bridge connection and 
view toward the Potomac River. 

• Physically connect Rosslyn to the Potomac River via 
pedestrian bridge(s). 

• Mitigate (reduce) I-66 impact, visual, auditory and 
otherwise on Rosslyn and the riverfront. 

• Wherever possible, reinforce George Washington 
Parkway’s historic place as one of the nation’s early 
parkways.  The George Washington Parkway is the 
Northern Virginia region’s most public connection to 
the Potomac River and should be enhanced wherever 
possible. 

• Provide a reoriented public face to Rosslyn’s eastern 
edge (along existing Arlington Ridge Road). 

• Complete the streetscape begun with Gateway Park 
across Lynn Street. 

• Expand the pedestrian influence of Freedom Park to 
incorporate North 19th Street. 

• Provide a strong visual terminus for the Esplanade at 
Wilson Boulevard. 

• Provide a phased build-out of Esplanade to enable its 
construction to be scheduled sequentially with the 
redevelopment of Rosslyn. 

 
 
 
Final Option  -  Scheme 5 
 
 
Esplanade: n. A flat, open stretch of 
pavement or grass, esp. one 
designed as a promenade along the 
shore.1

The analysis and public discussions have produced strong 
support and confirmation of the viability of the Esplanade.  
At the same time, its physical configuration has evolved 
from an elevated deck over top of North Arlington Ridge 
Road (as conceived in the original Plan Addendum) to play 
a more fundamental role in defining the eastern and 
northeastern faces of Rosslyn and encouraging pedestrians 
into its environs.   

 

 

                                                 
1 The American Heritage Dictionary, 2nd Edition, 1982. 
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By declaring that density and height are not twin evils in 
an increasingly urban area, and seeking to create an 
urbanity where little previously existed, Arlington has set a 
challenge for itself.  The plans for the Waterview site offer 
evidence that such ambitions can be achieved and are not 
overreaching.  This Study proposes that the community of 
Arlington stretch that goal for Rosslyn just a bit further - 
and reach out all the way to the river’s edge.   

It was, after all, the original 
selection of this stretch of land 
along the Potomac River (meaning 
the metropolitan Washington area) 
that is the historic reason we in find 
ourselves settled here today. 

 
How should such a reunification of pedestrians back onto 
city streets take place?  And how should Rosslyn attain the 
larger goal of arriving at the edge of the Potomac?  The 
Study recommends three principal ways: 

• First, with the declaration that 
pedestrians will be given 
primacy over vehicles in the 
entire urban core of Rosslyn.   

• Second, with the reorientation 
of Rosslyn outward and toward 
the river by means of an 
esplanade cum boulevard, 
running the length of the 
eastern face of Rosslyn.   

• Third, by decking over I-66 in 
successive phases, claiming the 
air rights over the highway to 
create a major new park, one 
that should be  very much 
welcomed in Arlington. 

The first of these three objectives speaks to what has 
recently been occurring with the County’s SPRS review of 
the Waterview project.  Reclaiming Rosslyn’s streets for 
pedestrians takes several forms.  From the more prosaic, 
of reducing curb cuts, street crossings and the distance 
pedestrians must travel across intersections - reducing the 
number of pedestrian / vehicular encounters - reducing 
the number of travel lanes at North Lynn Street - to 
widening sidewalks - to joining pedestrian paths and parts 
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of pathways now not fully joined together.  It needs to be 
recognized by all involved that such a reoriented 
streetscape will, of necessity, reduce and restrict 
commuter vehicular traffic passing through Rosslyn.  It will 
have a similar impact on the local traffic as well.  Though it 
cannot be obtained without a price, the recaptured urban 
area will be the ultimate prize. 
 
The second objective will be achieved when the properties 
bounded by North Kent Street and Arlington Ridge Road 
between North 19th Street and Wilson Boulevard are 
redeveloped as part of ‘CO Rosslyn.’  This ‘super block’ (to 
use planning parlance) needs to be conceived of and 
planned in one phase to allow for redevelopment in 
multiple phases.  To build the Esplanade as a grand 
boulevard where today only a service road exists will take 
the complete endorsement of the affected property 
owners, their architects and planners as well as Arlington 
County, perhaps an obvious point, but one worth 
emphasizing.  This second objective is the most critical to 
the long term potential for the Esplanade.  Without it the 
third objective would remain illusive.  To create a park 
with only limited access and view of it, save from the 
developments flanking it would miss the greater 
opportunity of creating an armature for this entire area of 
Rosslyn.  The Esplanade, in the form of a public boulevard, 
will be that armature.  During the interim before the park 
is built, the Esplanade will be the formal eastern edge of 
Rosslyn.  Of sufficient width and presence to be a major 
urban amenity, it will support any number of secondary 
‘events’ and offer respectable addresses for the properties 
which will front upon it.   

The simple fact of the Esplanade’s 
presence will be the best argument 
moving forward to achieve the final 
objective, that of decking over I-66 
to create new public parkland. 

The final objective is undeniably the most ambitious, but 
one with wonderful possibilities.  New York City once had 
former sheep-grazing land that is now known as Central 
Park.  Can the urban core of Rosslyn, with aspirations of 
significant development and density, gain contrast and 
relief by the creation of a wide greenway at the river’s 
edge?  Can Rosslyn once and for all find a prideful place 
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among modern urban places?  The removal of the present 
miasma of heavy Interstate highway traffic is a necessary 
step along that evolution, just as Olmsted spent years of 
his life overseeing the creation of Central Park.  What 
today in Manhattan seems integral to the area’s urban 
fabric  was not achieved without time and expense.  
Through the decking over of I-66 and its replacement by 
parkland - designed to the same levels of detail and care as 
that of the George Washington Parkway - such parkland 
could become the crown jewel in a redeveloped Rosslyn.  
And the Arlington community would have a very public, 
very accessible means of reaching the Potomac River at 
last. 
 

 
 
The Esplanade’s As it has evolved during the course of this Study, the  
Schematic Route  Esplanade is less distinguishable as a separate route than 

what was originally described by the Plan Addendum.  
Lacking a perfect diagram, it will nonetheless contribute to 
the larger weave of pedestrian ways in the Rosslyn area.  
The Esplanade begins at the foot of Key Bridge with an 
overlook as a physical marker of its start and long views of 
the Potomac.  Perhaps a history marker could be placed to 
take note of the several previous bridges that spanned the 
river to Georgetown prior to Key Bridge’s construction.  Or 
a pictorial timeline might describe how Georgetown’s 
early settlement evolved into today’s development on 
both sides of the river.  Or just a quiet, contemplative 
setting might be developed here, with no more purpose 
than to provide a resting point for the perambulating 
walkers crossing Key Bridge. 

The Esplanade begins at Key Bridge 
because unless the route is 
completed to the bridge, an critical 
linkage to Rosslyn will remain 
poorly connected.  

From here the Esplanade runs parallel to North Lynn Street 
southward past Gateway Park, bridging over top of I-66 
with a width of landscaping sufficient to disguise the 
highway below.  Reaching the Waterview site it turns onto 
North 19th Street heading eastward.  For this northern  
part of the route in its initial phase before I-66 is fully 
covered, the Esplanade will be no more nor less than the 
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newly renovated streetscape of Rosslyn.  At the North 
Lynn Street / 19th Street intersection, the Esplanade comes 
closest to Central Place at the urban heart of Rosslyn 
before heading east toward the Potomac. 
 
Once reaching North 19th Street, the most highly 
articulated portion of the Esplanade begins as it merges 
with the newly aligned North Arlington Ridge Boulevard2

 

, 
rising to meet the pedestrian bridge heading out toward 
the river’s edge.  Traveling this part of the Esplanade, one 
might take the bridge toward the river seeking the hidden 
meadow at the river’s edge.  Or alternatively one might 
follow the sweep of a traditional boulevard heading south 
toward Wilson Boulevard, past blocks of active, vibrant 
retail frontage, participating in one of an urban lifestyle’s 
most pleasurable entertainment, that of people watching.   

At its northern end the Esplanade should link all of the 
pedestrian trail systems coming together at this critical 
juncture, as well as provide clear means of reaching the 
nearby Metro station entrance.  Traffic along the bike 
trails would be greatly encouraged with safe, well-detailed 
street crossings.  The foot traffic coming across Key Bridge, 
bicyclists traveling the Martha Custis trail and in-line 
skaters using the Mount Vernon trail,  all come together 
here and the Esplanade needs to accommodate the 
confluence.  
 
With a luxury of possible places to dine, and great viewing 
platforms to enjoy the outdoors, those less actively 
inclined would still be drawn to the area.  Terraces for 
outdoor dining overlooking the Esplanade would attract a 
wide cross section of people, from the people arriving by 
bus and Metro to visit the Newseum, to residents of the 
high rise apartments overlooking the river.   

At some future time, the Esplanade 
would become the well-appointed 
boundary of wide, linear park 
defining the edge of Rosslyn.   

The Esplanade Park itself, with informal, natural settings of 
native trees and shrubs, would restore the shoreline to 
something closer to what it might have looked in Colonial 

                                                 
2The renaming of Arlington Ridge Road is meant to suggest how its role would grow to a primary circulation route, 
although more pedestrian and less vehicle focused. 
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times.  At the park’s northern end, a playing field might be 
found close by North Lynn Street, across from Gateway 
Park, with views of Georgetown that could only be 
described as spectacular.  And the now-hidden meadow at 
the river’s edge that lies in the shadow of GW Parkway 
would become accessible from Rosslyn - as would 
Roosevelt Island. At last the monument to Teddy 
Roosevelt would seem more than an archeological 
curiosity lost among the trees of the island.  One wonders 
what it might feel like to lie out on the grass watching the 
Fourth of July fireworks crest magically from behind the 
island’s tree line, or to enjoy a glass of wine while 
watching the complete performance from a higher 
elevation, simultaneously enjoying the parade of strollers 
making their way down the Esplanade. 

At the Esplanade’s southern end 
lies a towering fountain of water 
rising skyward, lit with theatrical 
lighting to spectacular results at 
night. For the traffic coming into 
Wilson Circle there would be no 
question that they had arrived at 
the urban area of Rosslyn.  For 
Rosslyn residents the fountain 
would become a local landmark, in 
the way of all such urban places. 
 
 
 
Definition Of A Boulevard  The key desire to face the river, the region’s most 

significant natural feature, is at odds with the foreground 
views of traffic.  Removing that foreground is the first step 
in introducing a pedestrian environment worthy of the 
name.  When considering the redevelopment plans for the 
area between North Kent Street and  North Arlington 
Ridge Road, this study recommends the realignment / 
reconfiguration of the existing Arlington Ridge Road.  
Realigning North Arlington Ridge Road, placing it above 
the parking structure for the adjacent  properties would do 
several important things: 
 
• Instead of burying North Arlington Ridge Road as a 

service road below the Esplanade, the road would be 
combined with the Esplanade at the same elevation, in 
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the best tradition of a fully developed boulevard.  
Pedestrians would be invited back to the streets of 
Rosslyn redefining the street as a major public way at 
Rosslyn’s edge. 

• Realigning the road allows for increased ‘landing’ area 
for pedestrian bridge to come to grade in Rosslyn, 
unlike in Scheme 2 where the landing space is tightly 
restricted between I-66 and North Arlington Ridge 
Road.  The resultant intersection of road and bridge 
becomes a real opportunity to create an urban place 
within the larger context of the Esplanade. 

• By raising the road from its current elevation to a 
higher one, the entire Esplanade/boulevard would be 
lifted further from the noise and sight of I-66; . 

• Elevating the road would provide several levels of 
additional parking for the developments facing the 
Esplanade/boulevard, and allow greater ‘ground plane’ 
building area to be recovered for retail and other 
people-oriented functions. 

• Reorienting the properties to face outward toward the 
river would encourage maximum retail frontage at the 
Esplanade. 

• Realigning the road would provide these properties 
with major public street frontage, a substantive 
improvement in property value, one which North Kent 
Street will never easily be able to provide. 

• Realigning the road would also provide these 
properties with major vistas, offering the possibility of 
restaurants and other public facilities facing toward 
Washington at elevated levels in the developments 
and at the same time making them highly visible and 
accessible from the Esplanade/boulevard directly 
below. 

If nothing more than the 
reorientation of the properties 
adjacent to the Boulevard / 
Esplanade were accomplished, this 
alone would redefine how Rosslyn 
meets one of its most important 
edges.  Even allowing for the lack of 
a direct view to Washington at the 
street level, removing sight of the 
Interstate highway by landscape 
barriers, the aesthetic at the street 
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would be greatly enhanced.  The 
vista from the street would be 
toward Roosevelt Island across a 
slip of water, certainly parkland, 
and certainly in contrasting relief 
from Rosslyn’s urban environment.  
The adjacent noise and sight of I-66 
would be reduced to background 
distractions in the presence of a 
vibrant, active street, capable of 
expanding the retail core of Rosslyn 
directly to its edge. 

 
 
 
 

To Cover I-66 Throughout the text of this report, example after example 
of the impact of I-66 on the viability of an outward facing 
Esplanade at Rosslyn’s edge is of such constraint that it 
drives the entire discussion.  Mitigation, avoidance, every 
tactic will need to be employed if the Esplanade is to be a 
success with I-66 remaining in its present situation.  
However, in other cities recognition of the impact of 
highways on the fabric of a community has begun to drive 
policy decisions in positive ways, allowing for the 
inevitability of high volume traffic corridors while taming 
their impact.  When I-95 was stopped halfway from going 
through Washington reaching toward Maryland, the 
immediate community in its path was indeed preserved.  
What was lost was a major connector route which the 
larger Metro area continues to find troublesome nearly 
forty years later.  In the case of I-66, according to most 
traffic planners the route itself is absolutely necessary.  
Whatever its ultimate width and whether it should be 
strictly used by high-occupancy vehicles, or other 
restrictions imposed is of secondary concern to the 
discussion at hand however.  What is not of secondary 
concern is the impact of the highway as it slices its asphalt 
and concrete swath between Rosslyn and the river.   
 
Rosslyn suffers in its relationship to the river by the shear 
number of highway lanes that lies between.  The George 
Washington Parkway is of such an aesthetic design and 
well thought detail that it is an appropriate feature at the 
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edge of the river; the same cannot be said for I-66.  This is 
not meant as criticism of the highway’s utilitarian design, 
so much as an acknowledgement that its presence, in 
combination with the George Washington Parkway creates 
a no-man’s land of highway between Rosslyn and the river.  
It also occupies valuable real estate that would be 
wonderful if it were converted to open space.   

Arlington is a community of limited 
open space, with little means of 
gaining more.  As such, covering I-
66 needs to be considered for 
inclusion in the long range goals for 
the County; the vision for Rosslyn 
as a vibrant, upscale pedestrian-
friendly downtown will remain 
incomplete at its edges without it. 
 
 
 
 
Summary The previous descriptive scenes suggest what the 

Esplanade might become in time.  But the underlying 
rationale and more detailed explanation of how this vision 
was reached requires a somewhat more in-depth 
explanation.  This Study provides background on the 
genesis of the Esplanade, existing conditions and a variety 
of constraints facing the redevelopment of the ‘CO 
Rosslyn’ area.  It is the hope of the authors that the Study 
describes just what an opportunity the Esplanade offers, 
and why it should be built.     
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II. Introduction & Background 
 

In May of 1999, The Lukmire Partnership, Inc.,  was 
retained by Arlington County to assist in studying possible 
alternatives to achieve the goals stated in County planning 
documents for a pedestrian way or ‘esplanade’ to be 
located at the northern and eastern edges of Rosslyn.  The 
Lukmire Partnership, Inc. was asked to engage and help 
lead the community to a consensus of best methods for 
accomplishing what was suggested but not fully defined by 
the planning documents governing Rosslyn’s development 
under what has become referred to as “CO Rosslyn.”  
Through a series of public forums, meetings with key 
interest groups, analysis and design, a more specific vision 
was forged of what such an esplanade might become.  
 
This report is the final work product of the Rosslyn 
Esplanade Study.  The purpose of the report is to 
summarize what was accomplished, and to provide final 
recommendations to the County, various government 
agencies, and to the greater Arlington community. 
 

 
 
Contract Scope 
For The Study  

The design team for the Rosslyn Esplanade Study was 
tasked with making recommendations on the overall 
feasibility of such an Esplanade, including the following: 
 
• Impact of existing site conditions on the Esplanade 

location and access; 
• Best viewing positions of Washington, the Potomac 

and Georgetown, based on photographic and drawing 
documentation; 

• How the Esplanade would connect to adjacent 
buildings; 

• How phasing of redevelopment could happen; 
• Identification of criteria for integrating existing urban 

resources; 
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• Location of access points to the streets and the pre-
existing skywalk system (including access for 
maintenance and emergency vehicles); 

• Optimum height and width; 
• Architectural character; 
• Extent of the system, with possible bridging over North 

Lynn Street and toward Gateway Park. 
 

 
Study Methodology  The Study was initiated by a walking tour of downtown 

Rosslyn with members of Rosslyn Renaissance and Forums 
I and II, and Arlington County staff.  This followed an 
opening public Stakeholders’ meeting with Rosslyn 
Renaissance members in which the Preliminary options 
range of opinions expressed was wide and sometimes in 
conflict.  Some felt the Esplanade should be 
conceptualized on the scale of a major urban project, in 
the manner of Battery Park in New York City or grander 
still, the Champs Elysée in Paris.  Others questioned the 
need for an esplanade with such an unclear purpose, not 
knowing to what it might ultimately be connected.  Also 
discussed were the evolving attitudes in other 
metropolitan areas such as in Portland and San Francisco 
with their work to suture back together the fabric of an 
urban area after the indelicate incision of an Interstate 
highway.  In probably the most extreme example of an 
urban reconstruction, Boston’s Central Artery project was 
cited as an audacious effort to correct the blight of an pre-
existing elevated highway (and largely urban design goals) 
while helping to alleviate that city’s vehicular traffic.   

 
The interest group provided an articulate discussion and 
showed a good working knowledge of urban issues 
affecting Rosslyn.  While there was healthy skepticism as 
to a successful outcome or just what that might entail, 
there was clear support to further the goals of a more 
pedestrian friendly Rosslyn. 
 
Photomontage work by the design team, creating 
panoramas of the study area3

                                                 
3 The first of ten panoramas shows the view from atop the bridge structure at Gateway Park.  It is linked here: 

, was followed by additional 
field work, and the gathering of data from the County GIS 

RP1(8).MOV.  All ten panoramas are included in the CD version of this report.  
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system.  All of this was used to help the investigators 
better understand the study area and help to document 
what they were discovering in this fact finding portion of 
the study.  From this initial data gathering came the first 
work product produced for Forum I, bringing together the 
larger community of stakeholders in their first public 
meeting.   
 
Forum I  The first goal of Forum I was to hone the 
questions most needing answers, to establish the urban 
design criteria, to determine if there was sufficient 
consensus to establish basic priorities.  The second goal 
was to present the existing physical constraints of 
geography and topography, existing development, existing 
vehicular and pedestrian circulation patterns and so on,.  
The CD version of this report includes as Appendix A, the 
Forum I slides included in a PowerPoint presentation.  The 
questions put to the public forum, in capsule form that 
evoked interest from the audience of the Forum I 
included: 
 

 
Synthesizing what was found in the survey of existing 
conditions, the Study team began to test various possible 
alternatives to provide pedestrian access to the riverside 
face of Rosslyn.  These initial ideas were informally 
presented to the County and interested parties, and 
returned for refinement, leading up to Forum II. 

 
Forum II  This public meeting introduced the 
preliminary ideas or design options to elicit the widest 
discussion about the various issues.  These options ranged 
from a close reading of the Plan Addendum, a mostly 
literal interpretation of the ‘dotted line’ option illustrated 
in the Addendum, all the way to a complete remaking of 
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the eastern face of Rosslyn.  The success of Forum II 
established strong support for  what has since evolved into 
the conclusions of this Study.   
 
Subsequent to the Forum meetings, the Waterview 
project’s SPRS review has continued to involve the Study 
team in an exploration of how to develop the initial parts 
of the Esplanade. 
 

 
 
Political Stakeholders  For a study encompassing a subject area with potential 

impacts affecting the Arlington community and the larger 
metropolitan Washington region, the number of 
stakeholders is somewhat difficult to quantify.  During the 
course of this Study, every effort was made to identify the 
various players, and encourage their involvement in the 
process of assessing options as the various alternatives 
were studied.  At risk of unintentionally omitting parties 
with vested interests in seeing Rosslyn evolve into a more 
pedestrian friendly environment, the following are viewed 
as being influential in the development of the Rosslyn 
Esplanade and its ultimate success. 
 
For users generally: 
Arlington citizens  
Pedestrians in Rosslyn  
Users of the I-66 bike trail and other trails 
For governance & regulatory review: 
Arlington County Board of Supervisors 
Department of Economic Development 
Department of Community Planning, Housing & 
Development’s Office of Planning 
Office of Transportation 
Department of Parks, Recreation & Community Resources 
(for Gateway Park and Freedom Park) 
Department of Public Works (for streetscape and road 
alignments) 
For local forum of opinion: 
Rosslyn Renaissance 
JBG / TrizecHahn (for Waterview site & 1801 North Lynn  
Street) 
Charles E. Smith (for properties along North Arlington 
Ridge Road) 
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Park Tower Realty (Management for Potomac Tower) 
Westfield Properties (for 1000 Wilson Boulevard, 1100 
Wilson Boulevard, and 1101 Wilson Boulevard (Freedom 
Forum) relative to the proposed Arlington Circle) 
Rosslyn property owners generally in the impact zone of 
the Esplanade 
Interested 3rd parties: 
Commonwealth of Virginia Department of Transportation 
(for I-66)  
Unites States National Park Service (relative to Rosslyn 
Circle and GW Parkway)  
Federal Highway Administration (relative to role with I-66) 
Washington Fine Arts Commission (relative to major public 
works in view of the monumental core of Washington) 
Washington Council of Governments (relative to impacts 
on I-66) 

 
 
C.O Rosslyn And   The Esplanade has its origins in studies dating back to  
The Station Area Sector  1989, where as part of a design charrette for the Mid- 
Plan Addendum  Course Review of the Rosslyn-Ballston Corridor, it was 

suggested that there might be an overlook of Washington, 
D. C. on the eastern edge of Rosslyn connected to the 
skywalk system.  The 1992 Rosslyn Station Area Plan 
Addendum expanded this recommendation to specify an 
elevated walkway beginning at North Lynn Street, 
wrapping the properties of the Waterview and Potomac 
Towers sites, then heading south above North Arlington 
Ridge Road to Wilson Boulevard, ending at a plaza located 
at Wilson Boulevard.  The Esplanade would terminate at 
North Kent Street.  The intent was for the Esplanade to be 
at the same elevation as the existing Rosslyn Plaza 
development located on an elevated structure above N. 
Arlington Ridge Road. 
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Figure _ .  Area of ‘CO Rosslyn’ taken from Plan Addendum. 
 

The Rosslyn Station Area Plan 
Addendum, adopted by the County 
Board of Supervisors in 1992, is the 
County’s primary planning 
document for this area of Arlington 
County.   

The Sector Plan title refers to the general area served by 
Rosslyn Metro Station Area as the basic planning area 
being focused on, and the ‘Plan Addendum’ is in fact an 
amendment made to the Rosslyn Sector Plan previously 
adopted by the County Board of Supervisors.  The Plan 
Addendum put forth a bold effort to encourage the 
redevelopment of Rosslyn’s core, applying the best of 
what has been learned from the past.  This, in the face of 
the area’s decline, was perceived as Arlington’s best 
method of achieving the twin goals of bolstering Rosslyn’s 
declining value, and supporting an important part of the 
County’s tax base.  Probably the most significant aspect of 
the Plan Addendum is its provision of allowing increased 
densities to encourage redevelopment.  The Addendum 
states that through the site plan review process, the 
Arlington County Board of Supervisors may approve 
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development projects with floor area ratios (FAR) as high 
as 10 and upwards to three hundred feet in building 
height.    
 

Figure _.  Preliminary route of  Esplanade, taken from Plan 
Addendum. 

Essentially, by this single stroke, the 
County is saying that, provided a 
project can demonstrate 
achievement of significant public 
benefit in line with the goals of the 
Plan Addendum, greatly increased 
densities will be allowed, changing 
forever the economic equations 
governing development in this area 
of Rosslyn.   

The Plan Addendum encourages the redevelopment of 
Rosslyn to a higher density, but forcefully tailors it in such 
a way as to ensure a much different, more urban and 
pedestrian friendly environment.  The Addendum calls for 
a balance between office, hotel, entertainment and 
residential uses.  If the plan is to be a success, master 
planning this large an area will take every skill the County’s 
planners and the various developers’ architects, engineers 
and planners can muster.   
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The proposed goals offer the vision of a Rosslyn 
transformed into an area of urbanity, recaptured in a 
multi-use environment, with office workers, hotel guests, 
residents, entertainment users and tourists all contributing 
to its energy.  Key goals of the Plan Addendum4

 

 in general 
terms are to: 

“create premier office space suitable for regional and 
national headquarters of major corporations and 
international firms; 
 
“provide hotels that expand and enhance hotel services 
for Rosslyn and Arlington County businesses, residents and 
visitors; 
 
“provide residential development that meets the housing 
goals and policies of Arlington County;  
 
“implement urban design, streetscape and open space 
plans and policies; [italics added] 
 
“achieve the policy objectives for increasing retail 
commercial services in the center of Rosslyn; 
 
“facilitate the implementation of public features and 
amenities, including the Central Place and the Esplanade.” 
[italics added] 
 
 
[Image] 
 
 
Figure _. Illustrative sketch of Central Place from Plan 

Addendum 
 
 
 

Central Place -   In a newly redeveloped Rosslyn, Central Place will serve as 
A Key Element Of   the urban core, or armature, around which the downtown  
The Plan Addendum area will be organized.  The eastern and western 

boundaries  

                                                 
4 Quotes in Section III of the Study are taken from the adopted Rosslyn Station Area Plan Addendum. 
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 for Central Place are defined by North Lynn Street and N. 
Moore St. respectively, while the North 19th Street and 
Wilson Blvd define the northern and southern boundaries.  
With signature architecture of exciting and highly visible 
aesthetics, Central Place will be directly linked to the 
Rosslyn Metro, with greatly improved bus facilities, and 
with pedestrian-scaled spaces and active street level 
commercial in the buildings surrounding it.  Immediately 
surrounding Central Place will be high density office, 
apartment and hotel developments.  In contrast to the 
surrounding development, the comparatively lower scaled 
nature of Central Place will reinforce its primacy within the 
area; its significance will be in providing a visual and scale 
relief from its higher, more massive neighbors.  What it 
will not provide, however, is a large open space or plaza; 
only two small, tightly edged parks are called for, the 
larger one being the pre-existing Crandell Mackey Park 
and the north end of Central Place, as of yet not named.   

The County intends for Central 
Place to be the center to an high 
density urban area in ways 
suggesting Manhattan, though 
without such high densities.  
Residents, office workers and other 
users will need to look to the edges 
of Rosslyn for open space and relief 
from the city of the future which 
Rosslyn is to become.   

For people moving on foot from the general direction of 
the Esplanade, the important street intersections bringing 
pedestrian traffic into Central Place will be the North 19th 
Street and North Lynn Street intersection and the North 
Lynn Street and Wilson Blvd intersection.  The Plan 
Addendum envisions North Lynn Street and Wilson Blvd. 
as the ‘main streets’ of Rosslyn, serving as the principal 
pedestrian routes through Rosslyn.  The Esplanade is 
intended to be terminated at N. Lynn St at its northern 
end, placing it a short block away from Central Place.  The 
Plan Addendum also makes reference to the existing 
skywalks as complementing “the sidewalk system which 
will be the principal pathway for pedestrians in Rosslyn.  
The skywalk system should be easily accessible, and 
bridges should make a positive architectural contribution 
to Rosslyn.” [italics added]  
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Figure _. Section Through Esplanade at Arlington Ridge Road 
taken from Plan Addendum. 

 
 
 
The Esplanade -   The Rosslyn Esplanade proper is described in the Plan  
A Key Element Of Addendum as follows:  “The Rosslyn Station Area Plan  
The Plan Addendum  Addendum recommends the creation of an esplanade on 

the eastern edge of Rosslyn overlooking the Potomac River 
and the monuments of Washington, D.C.  The Esplanade 
should be easily accessible and visually and physically 
connected to the pedestrian walkway system.  The 
Esplanade is also envisioned to include restaurants, cafes 
and other entertainment facilities to further encourage 
the use of the Esplanade, especially in the evening.”  

The Rosslyn Esplanade will provide 
viewing platforms and a pedestrian 
circulation spine bounding the 
eastern and northeastern edges of 
Rosslyn.   It will also offer 
opportunities for pedestrian related 
activities including restaurants and 
other commercial facilities. 
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Arlington’s long term goal for Rosslyn is the creation of a 
dense urban environment where first class office, hotel 
and residential developments are the norm and the 
streetscape rivals that of any modern metropolitan area.  
It is clearly the County’s intent that every opportunity to 
enhance pedestrian street life in the area be pursued, and 
will be judged as an important measure in the success of a 
revitalized ‘downtown’ Rosslyn. 
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Section III Existing Conditions 
 
 
Rosslyn Skywalk System - While not a primary focus of this Study, some commentary  
An Editorial regarding the skywalks is provided because they have an 

important bearing on the ultimate design of pedestrian 
circulation routes through Rosslyn.  Moreover, because 
the skywalks are specifically addressed in the scope of this 
Study as regards any linkages to the Esplanade, they need 
to be discussed. 
 
The existing skywalk system has both its detractors and 
supporters, although the latter have been in the 
ascendancy of late.  The Rosslyn skywalks are a bare bones 
vestige of a planning concept espousing the segregation of 
pedestrian and vehicular traffic first given credence in the 
1950’s and 1960’s.  The concept conceived of pedestrians 
being segregated from vehicular traffic to encourage 
vehicular traffic flow at higher and higher speeds, to 
improve the pedestrians’ aesthetic experience and for 
their own safety.  In a sense this could be seen as an 
extension of the principal of limited access highways.  To 
the planners of the early 50’s and 60’s, presumably it 
seemed orderly and logical to separate the pedestrian flow 
with its erratic, unpredictable movements, from the fast 
moving steel machines of the road.  In the publications of 
the day, care was always taken to illustrate how 
aesthetically pleasing the pedestrian ways could become 
as wide, open spaces, landscaped and fully detailed, albeit 
strikingly devoid of the vitality we ascribe today to a 
vibrant urban streetscape.  Buried in the back of the 
planners’ minds perhaps lingered images of the piazza at 
San Marco in Venice or those of Rome.  If so, in the 
instance of Rosslyn, something was lost in translation.  

The buildings being built in Rosslyn 
during that period were high on 
economy and practicality, and low 
on aesthetic appeal.  Space to 
house the burgeoning bureaucracy 
growing around Washington was 
needed and there was cheap land 
just over Key Bridge to provide it.  
The skywalks were no better than 
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footnotes to that development, 
afterthoughts to a dreary period 
generally in American architecture 
and urban planning.   

 
The skywalks are too-narrow concrete ledges of no design 
sensibility, lacking ornament and appeal, with hidden 
access stairs tucked into corners and niches more inviting 
to criminals than the walkways’ presumed users.  A width 
may seem adequate for an interior building corridor, is 
dwarfed in scale outdoors while spanning a hundred feet 
or more of air.  Passage by more than several people at a 
time is uncomfortable on these ledges.  The narrow 
bridges force users to confront a vertical distance from 
natural grade of twenty or more feet, with little more than 
a light handrail between them and the trucks below, a 
daunting prospect to anyone the least uncomfortable with 
heights.  One is almost tempted to consider malicious 
intent on the part of those who conceived of these 
walkways, as if only conceding grudgingly anything akin to 
a desire for beauty, comity or fit. 
 
If the office buildings being put up at that time were 
cheap, the skywalks were of such utilitarian manufacture 
their life spans could be no better than several decades at 
best.  Destinations along the elevated routes were 
accidental, directions not at all obvious, and to its critics 
Rosslyn’s skywalks became emblematic of what is a 
deeper, more fundamental problem.  Where the Italian 
Futurists at the beginning of the century may have seen 
streamlined, daring bridges racing high above the flow of 
high speed machines, the very prosaic reality of Rosslyn’s 
too-cheaply done skywalks had most certainly assured a 
limited appeal.  Perhaps as a testament to tolerance, the 
skywalks continue in use today, although only certain 
segments appear to be populated to any great degree, and 
several segments are now slated for demolition.5

 
 

                                                 
5 The North 19th Street span is currently being demolished to make way for the 1801 North Lynn Street 
development, followed by Waterview. 
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City Planning Vs. People In The Public Realm   
 
Beyond the poor design, intrinsically weak planning 
concepts also fated the skywalks to failure.  Segregation of 
pedestrian traffic away from street level, even with the 
attendant vehicular traffic, has proved to be wrong 
headed.  Admittedly with the perspective of hindsight, the 
need for people to be surrounded by other people seems 
to outweigh any reluctance they might have to being next 
to vehicular traffic in urban areas.  There is a curious 
psychology involved in dense public life, wherein people 
resist being channeled or held separate from other people; 
the more crowded the better; the more confusion, the 
more attraction.  Americans seem to be coming to this 
conclusion only after years of believing urban life could be 
engineered into order; Europeans have always known it, 
our British cousins the one exception. 
 
Oftentimes those in vehicles, when not in locked-down 
commuter mode, crave proximity to those on foot and vice 
versa.  People seem perfectly willing to endure some 
degree of threat to their personal safety to satisfy the 
social advantages of ‘melding’ with the crowd.  There are 
limits to the tolerance of traffic volume - being confronted 
by any urban Interstate is beyond acceptable - for 
example.  Although curiously, during concerts and large 
gatherings (a tailgate party at a Washington Redskins’ 
game perhaps?) a physical proximity of inches seems 
perfectly acceptable.   

N. Lynn Street in the morning rush 
hour strikes one as such an 
intimidating solid phalanx of 
grillwork that challenging it is akin 
to a death wish, yet even in this 
environment, people will cross at 
grade, on their determined way to 
wherever.   

Even the ranks of UPS vans, Ford Expeditions, Lincoln 
Navigators and Chevy Tahoes do not deter a stolid urban 
pedestrian, although surely it must take away any joy at 
being there. 
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A second observation about pedestrians in urban settings 
is that people are not too willing to walk far out of their 
way to follow a rigidly prescribed route, such as that of an 
elevated walkway, even though it may offer free passage 
across busy streets such as North Lynn Street  They will 
not as a rule climb stairs, nor lengthen their trip simply to 
take advantage of grade separated crossings, unless it is 
perceived as suicidal to do otherwise.   

The humor of the scene in Eddie 
Murphy’s movie, “Bowfinger” 
where he blithely attempts to stroll 
across a multi-lane highway, was 
certainly understood by any urban 
audience - so much so it was used 
in the film’s trailers.   

In inclement weather pedestrians are even less inclined to 
follow segregated paths unless offered some form of 
shelter.  This reluctance to deviate from what is perceived 
as the most direct path makes pedestrian overpasses 
difficult to populate.   

Grade changes along a pedestrian 
path of travel need to be carefully 
considered if they are to be made 
popular.  Access for the physically 
disabled6

A third observation about pedestrian circulation regards 
the issue of retail frontage.  Marketing experts make a 
creed of the notion that commercial enterprises depend 
on good visibility from the road and from passing vehicles 
to provide them with the bulk of their customer base.  
Sadly, the history of retail in Rosslyn bears this out.  There 
are too many examples of where this has been ignored to 
a development’s loss, to make this a point of controversy 
any longer.  Therefore, the skywalk system again fails a 
basic test.  By virtue of its being elevated above street 
level, the skywalks remove pedestrians from the 
commercial enterprises, or in reverse, remove the 
enterprises from street level to their detriment if not 
demise.   

 must also be considered. 

                                                 
6 The American Disabilities Act (ADA) mandates accessibility requirements which impact a development’s site 
features in addition to building interiors. 
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From the available empirical 
evidence, one could suggest some 
general guidelines in considering 
pedestrian circulation routes: 

• pedestrians in urban settings are most comfortable in 
highly visible areas when they can see and can be seen; 

• pedestrians prefer spaces offering multiple choices to 
restricted, narrow routes which impinge on their 
flexibility of movement;  

• wherever possible, major pedestrian routes should 
approximate the ground plane of a locale7

• pedestrians are not inclined to change grade willingly 
unless the stair is directly on their path of travel, the 
climb (or descent) is less than a story, the angle is not 
too steep (no greater than one in two), and there is a 
clear objective to be reached at the top (or bottom) - to 
the degree that a public stair deviates from these 
criteria, the designer must recognize the inherent 
possibility that pedestrian traffic will go elsewhere; 

; 

• pedestrians will tolerate a great deal of conflict 
between traffic patterns, bicycles, strollers, roller 
bladders and the like, providing the area available to 
them is wide enough not to restrict movement too 
greatly; 

• vehicular traffic, moving at speeds of less than 25 to 30 
mph, is not perceived as a threat to urban pedestrians, 
almost regardless of the volume of traffic, provided 
there is sufficient width for their own needs. 

 
 

Conclusions re. Skywalks The near-term elimination of several of the existing 
pedestrian skywalks, including the skywalk over North 
Lynn Street near Lee Highway and the one over North 19th 
Street near North Lynn Street will begin the reclamation of 
the ground plan in Rosslyn for pedestrian circulation and 
activities, particularly in the area of the proposed 
Waterview development.  This will likewise increase the 
critical need to provide adequate sidewalk widths 
throughout the area.  The skywalk removal in turn calls 

                                                 
7 It does not require being the actual, physical grade, but certainly the perception of solid ground, verses being 
confronted with the drama of height, except at specific points of interest. 
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into question the narrow pedestrian bridges presently 
spanning Lee Hwy. across to Gateway Park.   
 

If and when the properties 
bounded by Lee Hwy, Lynn and Ft. 
Myer are redeveloped, it is 
recommended that street level 
crosswalks become the primary 
access across Lee Hwy to Gateway 
Park, and that the existing 
pedestrian bridges be demolished, 
along with their attendant 
structures.    

The prevailing opinion of the Rosslyn skywalks is that 
Arlington should remove them where safe grade level 
pedestrian circulation routes can be configured in their 
stead.  In the opinion of the authors of this Study, the long 
range plan should be to work toward reinforcement of 
grade level pedestrian routes wherever possible.  This 
effort should be further enhanced by developing highly 
visible retail areas, destination entertainment uses, and 
public amenities, including both active and passive public 
spaces to encourage pedestrian street life.  In this context, 
the Rosslyn Esplanade can play an important role in the 
stitching together of an urban streetscape.  Reclamation of 
the ground plan in Rosslyn is of such critical importance, 
that other considerations need to be given secondary 
consideration.  This recommendation extends to Gateway 
Park and Freedom Park to the greatest degree possible. 

 
 
 
 
 
Geography, Geology &  During the preliminary investigation of existing conditions, 
Other Considerations  the design team decided to focus attention on the general 

subject of what were in fact the physical opportunities for 
an esplanade as it was originally envisaged.  Topography, 
geology, geography and land ownership patterns all bear 
on the potential for an esplanade.  Because these are so 
much a part of the final recommendations, some 
commentary needs to be provided for those unfamiliar 
with Rosslyn.  It is possible that the topography and 
geology of Rosslyn are the least understood yet most 
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influential influences on the ways it has been developed in 
the past half century. 
 
Topography - To understand the topography of Arlington, 
one needs to appreciate that the majority of this part of 
Northern Virginia was developed in the first half of the 
Twentieth Century, before today’s massive earthmovers 
and large acreage developments were the norm.  In earlier 
times, grading (the process of cutting down the high points 
and filling the low) was far more expensive, and therefore 
assiduously avoided, or perhaps the attitude then was one 
less overbearing than today.  

Regardless of why they survived 
intact, the hills of Arlington remain 
today one of its salient 
characteristics, and provides a great 
deal of visual interest, if not the 
challenge, to redevelopment plans. 
In this, Rosslyn is a prime example. 

Rosslyn sits atop the beginning of the rock palisade that 
parallels the Potomac River.  No doubt in the eighteenth 
and nineteenth centuries, the palisade heights 
discouraged wholesale development from occurring.  The 
heights were in and of themselves less attractive to 
building; it was simply easier to develop the lower 
elevations across the river.   
 
Judging from the degree to which the grades climb and 
fall, the present day streets in Rosslyn closely follow the 
pre-existing contours of the earth.  Sites vary in elevation a 
full story height along their length, and greater still from 
property to property.   

Topography, the relative elevations 
of the area, and the variance from 
street to street affects any thought 
of an esplanade because of the 
relative grade differences that exist 
to this day across the area.   

Referring to Figure ___, “Existing Street Profiles”, the 
grade elevations show a topography that is by no means 
level: 
 
REVIEW TO MATCH DRAWING 
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N. 19th Street begins at El. ___ at North Lynn Street and 
drops to approximately El. 42 by the time it reaches N. 
Arlington Ridge Road.  The Waterview site drops from El. 
___ to El. ____ , going west to east along North 19th 
Street, creating a real challenge for the development’s 
architects when attempting to provide a maximum retail 
face to the development. 
 
Beginning at El. ___, N. Arlington Ridge Road in turn drops 
to El. ___ by the time it reaches N. Wilson Blvd. at the 
southern boundary of the Study area.   
 
N. Kent Street begins at El. ___ at the intersection with 
North 19th Street, dropping in turn to El. ___ by the time it 
reaches N. Wilson Blvd.   
 
Freedom Park is itself a study in elevation, being the 
bridge structure for a street fly-over that never was put 
into use.  It begins at North Kent Street at El. ___ and rises 
to clear over top N. Wilson Blvd., then proceeds at 
elevation over N. Lynn Street ___, and Ft. Myer Dr. to 
finally come to back to land at _____.   

 
North Lynn Street, at the intersection with North 19th 
Street is set at El. ___ and the street remains fairly level as 
it heads north to the twin intersections with both 
segments of N. Lee Hwy. and the entrance and exit ramps 
to and from I-66.   
 
I-66 itself is at El. __ passing under North Lynn Street, and 
reaches El. ___ as it bends around Potomac Towers and 
gets to the closest point to the North 19th Street / North 
Arlington Ridge Road intersection.  As I-66 runs south 
parallel to North Arlington Ridge Road, the grade remains 
close in elevation to that of North Arlington Ridge Road 
 
Geology - One of the least understood, but most 
influential natural conditions affecting development in 
Rosslyn is related to the rock sub-strata underlying 
Rosslyn.  Because of the relatively high elevations at which 
rock can be found, excavation and indeed grading in 
general in Rosslyn is a prohibitively expensive proposition.  
For buildings which are automobile dependent (meaning 
any development in this day and time), the effect is that, 
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rather than planning multi-level basement parking levels, 
the majority of an individual site’s parking must be 
accommodated by above-grade parking structures.    

Parking for buildings in Rosslyn 
must be either free-standing or 
incorporated above-grade into the 
buildings themselves.  Contrast this 
to the typical downtown 
Washington project where multiple 
parking levels are placed below 
grade and out of the way of the 
building’s street level activities.  
The resulting competition for space 
at the lower levels of buildings in 
Rosslyn creates a de facto parking 
plinth, robbing the street of needed 
commercial vitality.  

In the instance of the Waterview project, the first five 
above-grade levels (in addition to several below-grade 
levels) of the development are devoted in one fashion or 
another to the handling or parking of vehicles.  This places 
street level retail space at a very high premium.  Potomac 
Towers, Waterview’s immediate neighbor in Rosslyn, is 
severely restricted by this problem, the bulk of its parking 
is located above grade with no space left over for street 
level commercial enterprises.  Where this becomes a 
complication is in providing a pedestrian experience that 
would improve upon Rosslyn’s current dearth of street 
level activities.  This explains quite a bit about Rosslyn’s 
absent streets, and is something that the casual observer 
and the many critics of Rosslyn may not appreciate. 

If the ground plane is mostly 
occupied by parking out of 
necessity, its use for pedestrian 
activities is severely encumbered.  
This single design constraint must 
be overcome in future 
development if the County’s 
aspirations for urbanity in the area 
are ultimately to be achieved.   

Increased building density and the presumed associated 
populations alone will only compound the problem.  
Masking the above-grade parking tiers with a veneer of 
retail is one technique.  Couple this with reductions for 
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shared use parking, and good proximity to public 
transportation and in particular to the Metro Station and 
possibly the redeveloped areas of Rosslyn may avoid the 
mistakes of its past.   
 
Raising the perceived ground level to augment the 
streetscape might help, but only if the conceit is 
convincing; enough of the ‘stuff’ of streetscapes, including 
the streets themselves, will be needed.  Whether the 
parcels can be assembled in sufficient size to make such a 
plan workable remains a question.  the problem awaits the 
future designers tasked with solving the problem.  In any 
event, the successful establishment of street frontages in 
Rosslyn will be required if Arlington is to finally claim the 
street for people. 
 
Geography - The Sector Plan Addendum defines the 
Rosslyn Esplanade as beginning at North Lynn Street at the 
northwest corner of the Waterview site.  The Esplanade 
would border both the Waterview site and the existing 
Potomac Towers property to the north.  The Sector Plan 
Addendum calls for the Esplanade to continue above 
North Arlington Ridge Road, running parallel to the several 
properties bounded by North Arlington Ridge Road to the 
east, North 19th Street to the north, North Kent Street to 
the west and N. Wilson Blvd. to the south.  These 
properties currently include several office buildings and 
high rise residential buildings.  

Presently the properties nominally 
front on North Kent Street, 
however the Freedom Park bridge 
structure, originally designed as a 
highway overpass, makes the 
present streetscape problematical 
in that North Kent Street assumes a 
presence little better than a service 
alley in the vicinity of Freedom 
Park.   
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Regarding future redevelopment of 
these properties, and in particular 
the ones facing the ‘road’ bridge 
structure of Freedom Park itself, 
there is a serious question as to 
whether any kind of satisfactory 
public face, commercial, pedestrian 
or otherwise, can ever be achieved 
without seriously rethinking the 
boundary edges of the properties.  

By default, because these properties are confronted by the 
Freedom Park bridge structure, any future development 
will need to be refocused in another direction, away from 
North Kent Street, in order to present acceptable public 
facades. Or else North Kent Street needs to be raised to an 
elevation meeting that of Freedom Park, and the buildings 
themselves significantly pulled back (with the attendant 
loss of net area available on the lower levels to pedestrian 
usage) from the Freedom Park bridge structure to provide 
some visual separation from the bridge structure.  In such 
a scenario, North Kent Street could possibly be absorbed 
into the new development as a lower level service feeder 
and taken out of the street grid altogether.   
 
Since this super block represents a large portion of the ‘CO 
Rosslyn’ land area, the resolution of this issue of building 
orientation will be critical in the successful redevelopment 
of these properties.  Because the major portion of the 
Esplanade’s length lies parallel to these properties, the 
resolution of this issue of the relative street elevation is of 
more than passing concern to the Esplanade itself. 

 
 
 
Street Mapping and  The immediate area which is the focus of this Study is a  
Current Development  mix of properties, developed to the current density of 

Rosslyn, in a variety of styles, ages and overall health.  The 
Waterview site, bounded by North Lynn Street, North 19th 
Street, Potomac Towers and the entrance ramp to I-66, 
awaits its redevelopment as an anchor site to the area.  A 
recent addition to the skyline is Potomac Towers, its 
eastern neighbor.  While a good enough looking structure 
facing the river, it follows the earlier pattern prevalent in 
Rosslyn of turning its back to the street.  Across from it, at 
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the eastern corner of North 19th Street and North Kent 
Street is 1777 North Kent Street (formerly occupied by 
AMS) which offers only a token entrance and blank walls 
at street level.   

 
Rosslyn Plaza, consists of Normandy House and London 
House, two smallish residential buildings and a series of 
office buildings, 1601, 1611 and 1621 North Kent Street.   
Generally speaking, the residential and office buildings of 
Rosslyn Plaza deal with North Kent Street mostly by 
removing themselves directly from the street, creating 
walled-off pedestrian zones separate from the street, with 
undercover drop-offs for the apartment buildings, and 
glass-fronted commercial space at the plaza level for the 
office building.  The office buildings are organized around 
a lower level hardscaped car plaza entered via North Kent 
St, overlooked by the pedestrian plaza which is one story 
above the street.  The upper level pedestrian zone is 
detailed and landscaped; absent only the people to occupy 
it.  For the most part the pedestrian plaza is not a 
destination, nor is there sufficient attraction in the 
adjacent commercial frontage to draw people to the plaza.   
 
At the southern end of Rosslyn Plaza and buried behind a 
blank brick wall, cut off from direct view of North Kent 
Street, lies the Rosslyn Spectrum.  It occupies the former 
site of a movie theater which did not survive in this 
location.  When compared to the nearby Newseum’s very 
public entrance on Wilson Boulevard, one can only wonder 
whether Rosslyn Spectrum will survive in this site, so 
obscurely located as to make it invisible.    
 
Directly across from Rosslyn Plaza and occupying part of 
the original right-of-way for North Kent Street is the 
retaining wall and bridge structure of Freedom Park.  
Unfortunately for Rosslyn Plaza, the fact that the park 
replaced the intended elevated road has done nothing to 
improve the street level aesthetics for these adjacent 
properties.  Worse still, the bridge structure heightens the 
visual effect of the unfortunately brutish detailing of 
Rosslyn Plaza’s architecture, keeping the street in shadow, 
and making North Kent Street little better in appearance 
than a service alley.  Consequently, the properties along 
the eastern face of Rosslyn can look forward to being 
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forever in the shadow of the bridge structure of Freedom 
Park. 
 
The opposite side of North Kent Street is an amalgam of 
circumstance and accident.  At the corner of North 19th 
Street and North Kent Street, sits the 1800 North Kent, a 
large scaled though banal office building which attempts 
to present a commercial face along its street frontage.  
Unfortunately the building does not deal well with the 
fifteen foot change in road grade, leaving several of the 
retail spaces located below the street.  For unexplained 
reasons the building has no loading dock, leaving that 
function to occur at curbside, guaranteed to discourage 
pedestrian traffic.  However, what the building suffers 
from more than anything else is its orphaned position in a 
locale otherwise void of pedestrian activity, unless one 
counts the bus drop off for the Newseum. 
 
The Newseum is an internally focused function sited 
adjacent to Freedom Forum, an office building that fronts 
on Wilson Boulevard.  The Newseum contributes very little 
to the life of North Kent Street unless one includes the 
procession of buses that serve the museum.  From an 
observation of the area, it appears that the bus tourists 
travel no further than Freedom Park for a few posed 
pictures and then disappear back into their diesel- 
powered world.  They do not seem inclined to explore 
Rosslyn beyond this small area.  And yet, as an 
opportunity, the Newseum’s patrons need only to be 
offered the proper inducement, in the form of 
entertainment and restaurants to become more engaged 
in the life of Rosslyn.  They cannot be faulted for finding 
the paucity of the area in its present state less than 
appealing. 
 
Along North Lynn Street’s eastern side, facing what is to 
become Central Place, construction is currently starting for 
1801 North Lynn.  It will sit opposite Waterview, anchoring 
the corner at North 19th Street.   Directly south and 
adjacent to 1801 North Lynn is International Place running 
____ feet of relatively blank street level facades.  Presently 
JBG, the property owners, are redeveloping the street 
frontage to attract new retail tenants.  Time will tell if the 
effort will succeed.  However this property presents a 
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larger problem in that the present ‘super block’ running 
from North 19th Street all the way to Wilson Boulevard 
prevents east-to-west pedestrian cross movements.  
Presently the largest tenant of International Place is the US 
Postal Service, holding a ten year lease with a ten year 
option to renew.  Realistically this pushes out the timing 
for redevelopment past when the rest of the area will in all 
likelihood be redeveloped, unless the owner can come to 
terms with the US Postal Service.  

This property holds the key to 
breaking up the overly long block 
between North 19th Street and 
Wilson Boulevard.  It is also lies at 
the logical point for a future Metro 
entrance east of North Lynn 
Street8

However, given the long time frame, before this property 
can be developed, one can only hope that in the coming 
years, the other properties in proximity will have been 
recreated, and will serve as inspiration if not the impetus 
for this property’s renewal. 

. 

 
 
 

Land Ownership  and  The following general information is provided regarding  
Development Patterns  the ownership of the properties in the general area of the 

Esplanade.  Beginning at the northern end of North Lynn 
Street heading south, the Waterview project site is owned 
by JBG / TrizecHahn and 1801 North Lynn Street is owned 
by JBG.  South of 1801 North Lynn Street is International 
Place also owned by JBG.  Following North Kent Street 
north to south, Potomac Towers (1001 North Kent Street) 
is owned by _____.  Multiple properties along N. Arlington 
Ridge Road, are owned by Charles E. Smith Co.  Beginning 
with 1777 North Kent Street (the former AMS Building), 
then Normandy House, a residential building, then 1621, 
1611 and 1601 North Kent Street, and concluding with 
London House at the southern end of Rosslyn Plaza9

 
. 

 
 
                                                 
8 See the discussion in Section III, “Rosslyn Metro Station.” 
9 For purposes of general reference, this Report refers to the following properties as comprising Rosslyn Plaza: 
Normandy House, 1621, 1611 and 1601 North Kent Street, and London House at the southern end  
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Gateway Park  Gateway Park was born out of I-66.  Built as a structural 
cap to the Interstate highway, the park integrates 
significant retaining walls and formal landscaping, edged 
with sidewalks wider than the norm in Rosslyn today.  
However Gateway Park has narrow pedestrian bridges, 
converging at something akin to a highway interchange at 
an apex in the park.  The image is analogous to a freeway, 
carrying pedestrians over Fort Myer Dr. and the two 
separate parts of Lee Highway.  Indeed the center of 
gravity in the park’s design is the elaborate ramp and stairs 
bridging over the roads.  Sadly, what the park seem to lack 
is a source of pedestrians to populate it, or a reason to 
cause them to cross Lee Highway to come to it. The 
terminus of the Martha Custis bike trail arrives in Rosslyn 
on a sidewalk adjacent to the northern leg of Lee Highway, 
yet even this doesn’t much entice pedestrians, bikers or 
others to make use of the elaborate pedestrian bridges 
that best define Gateway Park.   
 
Yet Gateway Park sits opposing the northern end of the 
proposed Rosslyn Esplanade, making it a key issue for any 
design of the Esplanade.  What attitude should be taken 
regarding this obvious, yet underutilized pedestrian space?  
And what about the eastern side of North Lynn Street as it 
passes by Gateway Park?  On the western side of North 
Lynn Street, the park is an overly decorated, underutilized 
open space.  On the opposite side there are a great 
number of commuters crossing to Georgetown, with the 
barest of routes and little protection from the assault of 
the senses of I-66 below.  Should Gateway Park be 
expanded across North Lynn Street to incorporate the 
eastern side of the road for pedestrians?  Does Gateway 
Park need a better way to conclude than the multi-lanes of 
North Fort Myer Drive, Lee Highway and North Lynn Street 
and should the park proper be reprogrammed to find 
better pedestrian uses for the prime area that it occupies?  
These questions seem to be important, and require 
answers if the Esplanade is to make sense in the larger 
context of Rosslyn.   

When considering the Esplanade, 
Gateway Park (in conjunction with 
Key Bridge) should be declared the 
Esplanade’s northern terminus.  
The long term success of Gateway 
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Park will reside with the 
redevelopment of the properties 
directly south of Lee Highway.  
Those properties, their associated 
retail space and other pedestrian 
activities, will give the park its best 
opportunity to serve a population 
larger than the occasional stroller.   

A final question regarding Gateway Park is this: should the 
existing pedestrian bridges remain, or should Gateway 
Park be re-conceptualized as a grade level pedestrian 
space?  With the severely limited open space available in 
Rosslyn, this use of space as structure seems extravagant 
and of questionable utility.  It may take time for the 
memory of the effort (and cost) of the park’s initial 
construction to fade, however, if the goal overall in 
Rosslyn is to reestablish pedestrian activity at street level, 
ultimately this same question will need to be asked of 
Gateway Park.   

It is the recommendation of this 
Study that alternative uses be 
identified for the area now 
occupied by the pedestrian 
‘interchange’ bridge in Gateway 
Park, and the park thereby be 
reconfigured.  
 
 
 
Rosslyn Metro Station  As a community, Arlington was one of the first 

communities in the Washington metropolitan area to fully 
embrace the Metro system into the County’s planning, 
targeting each of the stations with development 
commensurate with the importance of the region’s mass 
transit system.  The present day development that can be 
seen clustered at the Ballston and Courthouse stations, is a 
result of that planning, making density not the demon it is 
often thought of, but instead furnishing the infrastructure 
necessary to support it.  Clarendon remains a work in 
progress, as development pressures are weighed against 
the desire to retain the character of its past.  Rosslyn is 
clearly the most logical choice to receive the greatest 
density, of the four Metro stations in Arlington, given the 
already-developed nature of the area, and a needed 
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anchor to its future well-being.  These concepts are 
recognized by the Plan Addendum. 
 
Rosslyn Station is currently served by a single surface 
entrance, accessible from  North Moore Street and Fort 
Myer Drive.  However, the actual station, and the track 
alignment is parallel to, and centered on North Lynn Street  
As the population using an individual station grows, the 
first physical constraint encountered (other than the 
scheduling and size of the trains themselves) is not the 
station platform but actually the surface entrances, in 
terms of location and convenience.  In the original 
conception of the Metro system, stations were designed 
to receive passengers from multiple surface entrances 
feeding both ends of the platforms.  This situation exists at 
many of the stations already.   

In the case of the Rosslyn Metro 
Station, only the southern end of 
the platform was connected to a 
mezzanine, and only one surface 
entrance was ever constructed to 
feed it. 

With the increase in population expected as a result of a 
full build out of the ‘C O Rosslyn’ program, surface access 
to the Rosslyn Metro Station should be re-evaluated.  
Given the opportunity, the location of a new surface 
entrance (or entrances plural) from the east side of North 
Lynn Street would offer tremendous opportunities for 
patrons coming to and from this area of Rosslyn, 
eliminating the necessity of crossing North Lynn Street  It 
would also help considerably in anchoring whatever retail 
shops are located in the area.  The placement of such an 
entrance would have a very strong impact on both the 
existing Freedom Park, and the future Esplanade as tourist 
destinations.   

Regarding a new station entrance 
at the North Lynn Street / 19th 
Street intersection, it is the 
recommendation of this Study that 
such an entrance to the Rosslyn 
Metro Station be established as a 
high priority goal, and the 
necessary at-grade real estate be 
dedicated now to allow for it.   
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Alternatively, locating an entrance at the intersection on 
North 19th Street and North Kent Street would bring 
people into the center of the area east of North Lynn 
Street, and provide a northern anchor to Freedom Park 
and better serve the Newseum. 
 
As still a third alternative, should a new north station 
entrance prove unfeasible due to cost, it is recommended 
that a second south entrance located east of North Lynn 
Street be planned for in the redevelopment of Rosslyn 
when the mid-block properties along North Lynn Street 
develop.  The reasoning behind this recommendation is 
primarily that of seeing the widest access to Metro 
provided in Rosslyn.  

In an ideal situation, all four 
quadrants of the geographic area 
served by the Rosslyn station 
should be provided with entrances. 

Barring that, the next best alternative would be to locate 
entrances where the largest volume of people could 
benefit.  Given that there is not now, and most likely never 
will be, a Metro station in Georgetown, providing the 
closest entrance to Key Bridge for the pedestrian traffic 
that already uses the Rosslyn Station would benefit both 
Metro ridership generally and help to populate the Rosslyn 
streetscape.  Most importantly it would establish the 
closest link possible across the Potomac, from Virginia to 
Washington D.C. for all times. 

 
 
 
Freedom Park  Of the various pedestrian experiences one might find in an 

urban setting, Freedom Park is one of the more unusual. A 
linear park built on a bypass bridge originally meant for 
cars and programmed solely for pedestrians, its unique 
character is the kind of serendipity that can flavor an area 
in ways that urban advocates may wax poetic over, and 
the plans never quite seem able to capture.   

It is doubtful whether there is a 
comparable park in the United 
States.  But Freedom Park is the 
most significant addition to the 
general planning area of Rosslyn 
since the Sector Plan Addendum 
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was adopted, and a significant 
pedestrian destination, this Study 
embraces its existence and 
presumes to incorporate it into a 
larger pedestrian scheme. 

In combination with the Newseum, Freedom Park is an 
unscripted resource of tremendous value.  The Newseum’s 
proximity provides the park with a customer base while 
the park serves as a processional entrance to the museum.  
The park and museum are clearly an assemblage from 
conception.   

Freedom Park probably can be best 
described as an elegantly 
decorated, user-friendly, fly-over 
ramp for pedestrian passing over 
the traffic of Ft. Myer Drive and N. 
Lynn Street.  Pedestrians can travel 
a wide sweep of landscaping, 
pavers and well-detailed ‘events’ 
that provide some of Rosslyn’s 
most interesting views, including 
one toward Memorial Bridge that is 
quite memorable. 

The south entrance to the park at North 17th Street is close 
to a concentration of office and residential buildings (see 
Figure _ ) but it is so well hidden that only the local 
residents can find it.  The park’s north entrance is 
presently a bus drop-off at North Kent Street, feeding 
tourists arriving at the Newseum (see Figure _ ).  If the 
park suffers from anything, it would be that its two ends, 
north and south, could be visually more inviting.  Of the 
two, the northern approach along North Kent Street is 
greatly in need of attention.   
 
Freedom Park began its existence as a vehicular fly-over in 
the right of way of Kent Street, making the street in its 
present configuration little more than a service road for 
most of its length, overshadowed by the park’s bridge 
structure.  When it finally emerges from the shadow of the 
fly-over, the street concludes in a confusion of several 
traffic islands, thoroughly unarticulated as it arrives at 
North 19th Street  With the view corridor looking north 
blocked by the Waterview project, North Kent Street will 
have to stand on its own merit in considering any potential 
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for pedestrian appeal.  The issue of the tour buses arriving 
at the Newseum will need to be carefully considered in the 
redevelopment of this part of Rosslyn; either adequate lay-
by space is provided here, or elsewhere.   

The width of the Freedom Park 
bridge allows for a generous 
treatment of walkway and 
landscaping, and offers compelling 
long range view of Memorial Bridge 
as well as several ‘break-out’ views 
north toward Georgetown.  If one 
needs an example of what it takes 
to succeed at making an inviting 
and attractive pedestrian bridge, 
one that is adequately sized, 
Freedom Park is a very good 
reference. 

Freedom Park is one the key existing elements of design 
that needs to be considered in respect to the Esplanade.  It 
needs to be linked to other pedestrian routes to extend its 
influence and better weave it into the fabric of walking 
spaces in Rosslyn.  Because of its physical proximity to the 
Esplanade, its adjacency to the Newseum, and because of 
its already developed population base, the park needs to 
be integrated as closely as possible with any future 
pedestrian 
spaces in the immediate area.  
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IV Design Investigations 
 
 
 
A Viewing Platform    
Toward The Potomac   

In its broadest sense it is the goal of the County’s Plan 
Addendum for the Rosslyn Esplanade to further the 
pedestrian experience in downtown Rosslyn.  More 
specifically, the Addendum text describes as a main goal 
that the Esplanade should offer viewing opportunities of 
the Potomac River, Washington and Georgetown.  
Addressing the eastern edge and taking into account the 
existing development, to actually create this viewing 
platform would require elevating the Esplanade above 
natural grade.  Whether the Esplanade could or should be 
located over top of North Arlington Ridge Road or 
otherwise is a question that needs to be answered.  Is such 
a feat possible?  What would it cost and would it become a 
self-sustaining entity?  Would retail survive in such a 
place?  As for the northern edge of Rosslyn, the Esplanade 
route initially proposed would lie directly between I-66 
and the back garage faces of the proposed Waterview 
project and Potomac Towers.  Would such an Esplanade 
be used?  During the preliminary discussions at the start of 
the Study, finding answers to these questions seemed to 
be a first order test of the viability of any such pedestrian 
way.   

Can a viewing platform looking 
toward the Potomac be created at 
an elevation low enough to remain 
connected to the street while being 
placed high enough to avoid the 
noise and visual impacts of I-66 
immediately adjacent to Rosslyn?  
Can a structure between I-66 and 
the northern property edge provide 
an acceptable aesthetic experience 
while serving as a viewing 
platform? 

During the initial discussions, there was certain sentiment 
that perhaps the entire idea of an esplanade would be 
impractical.  For a pedestrian way to be viable along the 
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eastern face of Rosslyn, it will need to be easily and 
directly accessible to many parts of the street grid while at 
the same time be located at a height which would remove 
some (presumably most) of the intense traffic fumes, 
noise and visual distractions of I-66 to make it palatable to 
pedestrians.  Secondarily, it seems there is question as to 
whether a further expansion of the skywalk system is even 
desired, given its current problematic existence.  During 
the initial discussions there was also skepticism expressed 
as to whether commercial enterprises could survive 
adjacent to such an pedestrian space, with no street 
presence to advertise themselves and encourage 
customers to support them.  With these questions in mind, 
the design team began to address the specifics suggested 
by the Plan Addendum for the Esplanade. 
 
This section needs to begin with a description of the 
physical constraints of geography of the area defining the 
Esplanade10

 

.  As stated in the Plan Addendum, the original 
intent was to elevate the Esplanade above North Arlington 
Ridge Road for that road’s length, and to place it at the 
same elevation as the existing Rosslyn Plaza development.  
(see Figure ___.)  From North 19th Street it was intended 
that the Esplanade wrap Potomac Towers and the 
Waterview site on the outboard side, closest to the river.  
Restaurants, overlooks and other destination points were 
envisioned to enliven the esplanade experience. 

The design team spent several days taking photographs of 
the area, and focused a good deal of time studying Rosslyn 
Plaza, Potomac Towers, and Freedom Park.  Several points 
became quickly obvious.  Near the North 19th Street / 
Arlington Ridge Road intersection where it is at the closest 
point, I-66 is located within thirty feet horizontally and 
within two feet of the same grade as Arlington Ridge Rd, 
making the Interstate highway a very real presence.   
 
Along the backside of Rosslyn Plaza, I-66 lies 
approximately eighty feet from North Arlington Ridge 
Road, and one hundred ten feet from Rosslyn Plaza itself.  
The relative grade of I-66 varies from between El. 50 and 
El. 55 and is within 1-2 feet of Arlington Ridge Rd.  The 

                                                 
10 See Section III, “Geography, Geology & Other Considerations” for a broader discussion of the physical influences 
on the Esplanade. 
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public deck for Rosslyn Plaza, set on top of several parking 
structure levels, is at El. 75, or between twenty and 
twenty-five feet above the Interstate.  When one stands at 
the rear of Rosslyn Plaza, closest to I-66, the traffic volume 
is a very physical presence; its noise is intense and the 
fumes are no better.  Visually I-66 is not screened in any 
significant way from Rosslyn Plaza and is landscaped only 
by the trees at the highway’s opposite side separating it 
from the George Washington Parkway.   
 
The George Washington Parkway on the other hand is not 
visible through the trees at its edge, and because it is at a 
lower elevation, hidden by a steep drop in grade at an 
elevation closer to that of the river itself11

 

.  Because of the 
tree line that screens it, and the rapid drop in grade, the 
secondary water channel between Roosevelt Island and 
the Rosslyn riverbank is also hidden from view when one 
stands on Rosslyn Plaza’s rear deck. 

Directly opposite from Rosslyn lies Roosevelt Island with 
its full canopy of trees.  The elevation of Rosslyn Plaza 
relative to grade of the island is such that the island’s tree 
line blocks view of the Potomac River proper and 
Washington beyond, just as the trees along the Parkway 
block the view of the Potomac’s side channel between the 
island and Rosslyn.  What one sees looking east from 
Rosslyn at this elevation is forest; Washington D.C. does 
not exist. 
 
The principal long views from Rosslyn Plaza are those 
looking north-northeast toward Georgetown, and south-
southeast toward Roosevelt and Memorial Bridges.  
Roosevelt Island is certainly a visual relief from the 
concrete of the urban development, however, the mass of 
the island prevents one of the hoped-for accomplishments 
of the Esplanade for a good part of its length. 

In light of the circumstances of the 
existing structures along its route, 
the plan to locate the Esplanade at 
the existing elevation of Rosslyn 
Plaza as a kind of rear-of-the-
property pedestrian street, does 
not seem viable. 
                                                 
11 GW Parkway lies roughly 30 to 35 feet below I-66 where it runs parallel to North Arlington Ridge Road. 
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It is not realistic to assume that a pedestrian space located 
some forty feet closer to I-66 than the present Plaza deck, 
and no higher than twenty to twenty-five feet above the 
highway would invite its usage.  In particular, indoor 
restaurants facing east for the view would be invisible 
from North Kent Street, a street not known for its 
popularity among the trend setters, and outdoor terraces 
would require ear plugs be served with the water.   
 
With views blocked directly east toward the Potomac River 
and Washington, the Esplanade will not achieve its goal of 
a viewing platform.  It is difficult to imagine a pedestrian 
‘street’ located directly behind the now existing office and 
residential buildings being anything more than a difficult 
to reach security problem.  This judgement was shared by 
the design team with the public groups and it received 
little objection; it was not difficult to persuade the study 
group of the poor potential of such a structure. 
 
Would it be more reasonable to raise the Esplanade to a 
higher level, gaining view over top of the tree line?  This 
was debated, however it did not seem a practical solution.  
Locating the Esplanade at an elevation high enough to see 
over the tree line would require setting it another twenty 
or thirty feet above Rosslyn Plaza, putting it forty-five to 
fifty-five feet above Arlington Ridge Road.  At this 
elevation it would cease being a public pedestrian way and 
would need to become something internal to the future 
development projects, being elevator and/or escalator 
dependent.  Coming to grade at either end from this high 
an elevation would require stairs rising four to five stories 
and elevators for accessibility requirements, making it less 
and less attractive as part of a larger pedestrian circulation 
scheme and the ‘public’ portion of the idea questionable.   

Such a public space needs to be 
more of an attraction than a simple 
viewing platform to make it a 
worthwhile investment. 

A shopping and entertainment arcade might create 
enough of a ‘draw’, but could it sustain itself on the back 
side of a development away from the public street? Thus 
we are returned to the question of the survivability of 
retail so removed from the street.   The focus of retail is 
meant to be located on North Lynn Street per the Plan 
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Addendum.  Could such a commercial arcade survive 
several blocks removed from there?  It is possible that 
such an arcade could be made a success; its existence 
would be wholly dependent on and integral to whatever 
redevelopment occurs at the adjacent properties.  If no 
other means can be found to place pedestrians at the 
eastern edge of Rosslyn, perhaps such an arcade stories in 
the air should be considered; alternatively, maybe more 
direct means need to be found to achieve this goal. 

The initial idea of an Esplanade as 
described by the Plan Addendum 
seemed to offer more promise at 
first glance than it does once 
scrutinized.  Even so, there seemed 
to the design team something 
powerfully compelling about the 
basic concept that required further 
study. 
 
 
 
Preliminary Schemes Preliminary sketch studies were presented to the County 

staff and various interested parties soon after the survey 
work of the existing conditions was completed.  From the 
preliminary sketches, the initial Schemes 1 through 4, 
were developed in more detail (shown in reduced form 
here, and again in larger format in Appendix ___).  These 
four schemes formed the basis of discussion in Forum II 
and they are described here. 
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Scheme 1 This plan is a representation of the Esplanade as it was 
intended by the Plan Addendum, modified to reflect the 
Waterview site development occurring since, and to 
suggest that the Esplanade be terminated at the Wilson 
Boulevard/Arlington Ridge Road intersection instead of 
wrapping back up Wilson Boulevard to end at North Kent 
Street.  The plan goes into more specificity regarding the 
basic ‘building section’ of the raised Esplanade as it would 
be raised over N. Arlington Ridge Road.  Its greatest 
departure from the Plan Addendum is in the basic ‘building 
section’ of the Esplanade.  The Study team felt that the 
Esplanade’s schematic section should help buffer 
pedestrians from I-66 by use of a wide landscape buffer12

 
. 

 
Key Features of Scheme 1: Standard Width: twenty foot pedestrian walk and twenty 

foot landscape buffer to I-66. 
 

Route:  Begins at northwest corner of Waterview site, runs 
behind Waterview and Potomac Tower properties, rising 
at maximum 5% slope from North Lynn St. elevation to 
height approximately twenty feet above North Arlington 
Ridge Road.  Route runs south above North Arlington 
Ridge Road to Wilson Boulevard. 
 
Overlook at North 19th Street: a ‘promontory’ point 
marking the transition from the walk as it wraps the 
Waterview and Potomac Tower sites and turns to head 
south.  The principal function of the overlook is to provide 

                                                 
12 See Section IV, “The Basic Esplanade Section” for a complete description. 
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an access point to the Esplanade from North 19th Street as 
well as an orientation point along the Esplanade.  Both 
stair and elevator access are required here to reach the 
existing street grade at North 19th Street. 
 
Wilson Fountain: a high water jet fountain at the street 
level of Wilson Boulevard, with a stair wrapping around it, 
bringing the Esplanade to grade.  Both stair and elevator 
access are required here to reach street grade at Wilson 
Boulevard.  The water jet is intended to mark the 
termination of Wilson Boulevard, and to provide a long 
view and an attraction for pedestrians coming east along 
Wilson Boulevard from as far away as Central Place.   
 
Evaluation:  Scheme 1 has several weakness, the 
principal one being that as a back-of-property walkway 
there is the distinct possibility it would not be greatly 
used.  Adjacent to the Waterview and Potomac Tower 
sites, the immediate foreground is the I-66 entrance ramp, 
only ten to fifteen feet away, and beyond, the remaining 
lanes of I-66.  The views of the river and Georgetown 
beyond are greatly compromised by the noise and visual 
distraction of the highway.  The promenade at North 19th 
Street / Arlington Ridge Road would sit directly above I-66, 
and thus the traffic noise is even closer here, at a key point 
along the route.  For the section located above North 
Arlington Ridge Road, the walkway would be no further 
than eighty-five to ninety feet from the main travel lanes 
of I-66, with view only of Roosevelt Island.   

The scheme would also require 
pedestrians coming from North 19th 
Street to climb twenty feet to reach 
the Esplanade deck. 

Compounding all of this, there is no real hope of seeing 
retail sites on the eastern side of the buildings, facing 
away from North Kent Street, since North Kent Street 
would become the principal public street for the 
properties. Under this scenario, the Esplanade would 
become an opportunity never realized.  Elevating the 
Esplanade over top of North Arlington Ridge Road 
condemns the road to no better than service status.  The 
struggle for visibility for the buildings on K Street under 
the Whitehurst Freeway in Georgetown bears this out.  
They at least have the hope someday of seeing the 
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Georgetown waterfront restored, either as park or a 
development adjacent to Washington Harbor, very 
popular pedestrian destination.  By comparison, North 
Arlington Ridge Road has only I-66. 
 
 

 
 

Scheme 2 This scheme recommends that the portion of the walkway 
bordering Waterview and Potomac Towers be deleted 
from the plan.  Because of the importance of Key Bridge as 
an entrance into Rosslyn, the importance of the Martha 
Custis bikeway (running parallel to Lee Highway at this 
point), and the desire to see a better conclusion to 
Gateway Park, the Study recommends the redevelopment 
of the east side of North Lynn Street for pedestrian traffic, 
meeting the streetscape being developed for the 
Waterview site.   
 
 

Key Features of Scheme 2: Esplanade Width: twenty foot pedestrian walk and twenty 
foot landscape buffer to I-66. 
 
Route:  Begins at Key Bridge with an initial overlook 
focused on the bridge, the river and Georgetown beyond.  
The Esplanade crosses over I-66 on an expanded bridge 
structure, replacing the current sidewalk, joining up with 
the walk in front of Waterview.  The Esplanade turns onto 
North 19th Street, and heads for the raised section above 
North Arlington Ridge Road.  At the northeast corner of 
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North 19th Street and Arlington Ridge Road the major 
structured portion begins, set approximately twenty feet 
above the road. The Esplanade route runs south above 
North Arlington Ridge Road to Wilson Boulevard. 
 
Pedestrian Bridge at North 19th Street:  At the northeast 
corner of North 19th Street and Arlington Ridge Road, a 
pedestrian bridge spanning over I-66 and the GW Parkway 
is proposed, allowing pedestrian access to the riverside 
parkland.  The pedestrian bridge is an extension of North 
19th Street, envisioned as being of significant scale at forty 
feet, with twenty foot landscape buffers either side to 
reduce the impact of the two highways below.  Such a 
bridge could be conceived as either employing the stone 
arch character common to much of the GW Parkway, or it 
also could be conceived as a long-span cable stay bridge, 
something of a landmark as one drives I-66 and the 
Parkway.  In this instance the landscape buffers might be 
reduced in width, and flowering ground cover and grasses 
be used so as not to look too overbearing from the road.  
Alternatively, using the traditional stone arched bridge 
would allow for a full width of landscaping without 
contradicting the basic design of the bridge.  Both stair and 
elevator access are required to reach street grade at North 
19th Street. 
 
North Kent Street:  a reconfiguration of the traffic island 
at the North Kent Street intersection with North 19th 
Street is strongly recommended.  The current situation is a 
no-mans’ land contributing nothing to the urban 
streetscape, and leaving a very poor approach to the 
Freedom Park / Newseum drop-off. 
 
Wilson Fountain: a high water jet fountain at the street 
level of Wilson Boulevard, with a stair wrapping around it, 
bringing the Esplanade to grade.  Both stair and elevator 
access are required here to reach street grade at Wilson 
Boulevard.  The water jet is intended to mark the 
termination of Wilson Boulevard, and to provide a long 
view and an attraction for pedestrians coming east along 
Wilson Boulevard from as far away as Central Place. 
 
Evaluation:  The grade-level views at the 
Waterview and Potomac Tower sites are very severely 
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compromised by I-66, and the only access that can be 
offered is to the buildings’ parking levels at this elevation.  
Because of these fundamental weaknesses, building a 
pedestrian for this part of the original route is felt to be a 
waste of resources.  In lieu of this section, the extended 
improvements along North Lynn Street  toward Key Bridge 
is endorsed. 
 
Scheme 2 has similar weaknesses to Scheme 1; again the 
principal one is that as a back-of-property walkway set 
above North Arlington Ridge Road, there is the distinct 
possibility the walkway may not be greatly used.  
However, as an enhancement over Scheme 1, the 
pedestrian river bridge offers potential connections with 
long term impact on the urban area for relief from the 
dense city environment.  For the people in Rosslyn it also 
offers access to Roosevelt Island, which presently is only 
accessible from a northbound GW Parkway parking lot.   

Locating the pedestrian bridge at 
the end of North 19th Street is 
preferable over a site further south; 
this location will provide it with the 
maximum visibility from the vicinity 
of Central Place (via North Lynn 
Street).  It is important that the 
bridge be highly visible and directly 
linked to the street grid.  As an 
alternative, it may be desirable to 
position it closer to the end of the 
Freedom Park bridge at mid block, 
however, unless the location is well 
developed and the mid-block 
connection extended all the way 
through to North Lynn Street, the 
pedestrian bridge will not benefit 
from the overall energy and 
pedestrian activity emanating from 
Central Place. 

The chief constraint faced by the pedestrian bridge in this 
location is the limited land area available for the bridge 
‘landing’ in Rosslyn, bounded as it is between the I-66 and 
North Arlington Ridge Road right of ways.  The tight site 
limits options for bringing the bridge to grade.  Scheme 2 
shows a configuration of straight stairs coming down on 
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the south side of North 19th Street and an elevator tucked 
on the opposite side of the street for accessibility 
requirements, with the roadway passing beneath the 
bridge end.  Other configurations may be possible, 
depending ultimately on what occurs at the properties in 
the immediate vicinity.  The concern is that with so little 
space, the pedestrian river bridge will not be easily 
designed to give a appearance than better any number of 
utilitarian structures; without some attractiveness about 
it, the bridge might not contribute much in the way of 
aesthetic value.  

 
 

 
Scheme 3  
 

 
Scheme 3 proposes a wholly different interpretation of 
what the Esplanade might become, an idea that would 
reconfigure North Arlington Ridge Road, lifting it as much 
as thirty feet above its existing elevation and turning it into 
a broad boulevard with wide sidewalks, a wide landscaped 
center island, and a second fully landscaped island at the 
outer edge serving as a buffer from I-66.  The full width of 
the boulevard including walks and landscaping is 120 
feet13

                                                 
13 Four main travel lanes (two each direction) = 48’; Esplanade = 40’, traffic island (including turn lanes) = 16’; 
sidewalk at building side = 16’. 

, or two parking bays in width to account for 
subsurface parking to occur at the lower levels below. 
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In this respect the Esplanade would 
maintain the twenty foot walkway 
and twenty foot landscape section 
first described in the previous two 
schemes, but now incorporated 
into a complete urban streetscape. 

 
 

Key Features of Scheme 3: Esplanade Width: twenty foot pedestrian walk and twenty 
foot landscape buffer to I-66 located adjacent to 
boulevard. 
 
Route: Begins at Key Bridge with an initial overlook 
focused on the bridge, the river and Georgetown beyond.  
The Esplanade crosses over I-66 on an expanded bridge 
structure, replacing the current sidewalk, joining up with 
the walk in front of Waterview.   
 
Arlington Ridge Road redefined as an elevated boulevard, 
It is possible to consider the entire section as being the 
Esplanade.  The proposed boulevard section would begin 
as North 19th Street, sweeping in a large curve past 
Potomac Tower turning south toward Wilson Boulevard.  
In elevation, boulevard begins at existing grade of North 
19th Street, rising thirty feet above existing North Arlington 
Ridge Road, returning to meet existing grade at Wilson 
Boulevard.  At the northern end of the Esplanade it is 
proposed that Gateway Park be extended across North 
Lynn Street and concluded in a formal fountain or other 
amenity. 
 
Pedestrian Bridge at North 19th Street:  At the 
approximate location of existing northeast corner of North 
19th Street and Arlington Ridge Road, a pedestrian bridge 
spanning over I-66 and the GW Parkway is proposed, 
allowing pedestrian access to the riverside edge of the 
Parkway.  Similar to the bridge described in Scheme 2 
above, the route is oriented toward northeast, aiming for 
the northern point of Roosevelt Island and the view of 
Georgetown beyond. 
 
At the Rosslyn end of the pedestrian bridge a water 
feature, or other monumental public amenity is located, 
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providing both a visual terminus for the bridge, viewable 
from North Lynn Street, and a transition in grade from the 
higher bridge elevation to the Esplanade. 
 
Evaluation: Realigning North Arlington Ridge Road, 
placing it above the parking structure for the adjacent 
properties would do several important things: 
 
• Instead of burying North Arlington Ridge Road as a 

service road below the Esplanade, the road would be 
combined with the Esplanade at the same elevation, in 
the best tradition of a fully developed boulevard.  
Pedestrians would be invited back to the streets of 
Rosslyn redefining the street as a major public way at 
Rosslyn’s edge. 

• Realigning the road allows for increased ‘landing’ area 
for pedestrian bridge to come to grade in Rosslyn, 
unlike in Scheme 2 where the landing space is tightly 
restricted between I-66 and North Arlington Ridge 
Road.  The resultant intersection of road and bridge 
becomes a real opportunity to create an urban place 
within the larger context of the Esplanade. 

• By raising the road from its current elevation to a 
higher one, the entire Esplanade/boulevard would be 
lifted further from the noise and sight of I-66; . 

• Elevating the road would provide several levels of 
additional parking for the developments facing the 
Esplanade/boulevard, and allow greater ‘ground plane’ 
building area to be recovered for retail and other 
people-oriented functions. 

• Reorienting the properties to face outward toward the 
river would encourage maximum retail frontage at the 
Esplanade. 

• Realigning the road would provide these properties 
with major public street frontage, a substantive 
improvement in property value, one which North Kent 
Street will never easily be able to provide. 

• Realigning the road would also provide these 
properties with major vistas, offering the possibility of 
restaurants and other public facilities facing toward 
Washington at elevated levels in the developments 
and at the same time making them highly visible and 
accessible from the Esplanade/boulevard directly 
below. 
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If nothing more than the 
reorientation of the properties 
adjacent to the Boulevard / 
Esplanade were accomplished, this 
alone would redefine how Rosslyn 
meets one of its most important 
edges.  Even allowing for the lack of 
a direct view to Washington at the 
street level, removing sight of the 
Interstate highway by landscape 
barriers, the aesthetic at the street 
would be greatly enhanced.  The 
vista from the street would be 
toward Roosevelt Island across a 
slip of water, certainly parkland, 
and certainly in contrasting relief 
from Rosslyn’s urban environment.  
The adjacent noise and sight of I-66 
would be reduced to background 
distractions in the presence of a 
vibrant, active street, capable of 
expanding the retail core of Rosslyn 
directly to its edge. 

 
 
 

 
 

Scheme 4 Scheme 4 extends the concepts introduced in Scheme 3 
and builds upon them.  In one sense it could be seen as a 
future phase following Scheme 3.   
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The idea is simple enough: cover  
I-66 to the greatest extent possible.   
 The Interstate highway would be put into a tunnel box 

section, ventilated and lighted, and covered with a 
landscape that would carry all the way to the edge of the 
George Washington Parkway.  The northern portion of the 
park is sufficiently wide to provide a soccer field, or other 
active recreation facilities, while the southern portion, 
being narrower, would adopt itself more easily to a long, 
natural meadow form. 
 

Key Features of Scheme 4: I-66 is covered with landscaped parkland extending to 
George Washington Parkway.  Edge of park to be stone-
faced retaining walls (following the design of the Park 
Service for the Parkway) to take up the grade difference 
between the higher park elevation and the lower  
Parkway.  The retaining walls would be located behind the 
existing Parkway tree line to help to screen view of them 
from the Parkway. 
 
Esplanade Width: twenty foot pedestrian walk and twenty 
foot landscape now extending out into a major urban park 
space. 
 
Route: Begins at Key Bridge with an initial overlook 
focused on the bridge, the river and Georgetown beyond.  
The Esplanade crosses over I-66 on an expanded bridge 
structure, replacing the current sidewalk, joining up with 
the walk in front of Waterview. 
 
Arlington Ridge Road redefined as an elevated boulevard, 
It is possible to consider the entire section as being the 
Esplanade.  The proposed boulevard section would begin 
as North 19th Street, sweeping in a large curve past 
Potomac Tower turning south toward Wilson Boulevard.  
In elevation, boulevard begins at existing grade of North 
19th Street, rising thirty feet above existing North Arlington 
Ridge Road, returning to meet existing grade at Wilson 
Boulevard.  At the northern end of the Esplanade it is 
proposed that Gateway Park be extended across North 
Lynn Street and concluded in a formal fountain or other 
amenity. 
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Pedestrian Bridge/Promenade at North 19th Street: 
Beginning as a formal promenade extending  through  the 
park, the structure would continue, spanning GW Parkway 
and reaching the river edge. 
 
At the Rosslyn end of the pedestrian promenade a water 
feature, or other monumental public amenity is located, 
providing both a visual terminus for the bridge, viewable 
from North Lynn Street, and a transition in grade from the 
higher bridge elevation to the Esplanade. 
 
Evaluation:  Throughout the text of this report, 
example after example of the impact of I-66 on the 
viability of an outward facing Esplanade at Rosslyn’s edge 
is of such constraint that it drives the entire discussion.  
Mitigation, avoidance, every tactic will need to be 
employed if the Esplanade is to be a success with I-66 
remaining in its present situation.  However, in other cities 
recognition of the impact of highways on the fabric of a 
community has begun to drive policy decisions in positive 
ways, allowing for the inevitability of high volume traffic 
corridors while taming their impact.  When I-95 was 
stopped halfway from going through Washington reaching 
toward Maryland, the immediate community in its path 
was indeed preserved.  What was lost was a major 
connector route which the larger Metro area continues to 
find troublesome nearly forty years later.  In the case of I-
66, according to most traffic planners the route itself is 
absolutely necessary.  Whatever its ultimate width and 
whether it should be strictly used by high-occupancy 
vehicles, or other restrictions imposed is of secondary 
concern to the discussion at hand however.  What is not of 
secondary concern is the impact of the highway as it slices 
its asphalt and concrete swath between Rosslyn and the 
river.   
 
Rosslyn suffers in its relationship to the river by the sheer 
number of highway lanes that lies between.  The George 
Washington Parkway is of such an aesthetic design and 
well thought detail that it is an appropriate feature at the 
edge of the river; the same cannot be said for I-66.  This is 
not meant as criticism of the highway’s utilitarian design, 
so much as an acknowledgement that its presence, in 
combination with the George Washington Parkway creates 
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a no-man’s land of highway between Rosslyn and the river.  
It also occupies valuable real estate that would be 
wonderful if it were converted to open space.   

Arlington is a community of limited 
open space, with little means of 
gaining more.  As such, covering I-
66 needs to be considered for 
inclusion in the long range goals for 
the County; the vision for Rosslyn 
as a vibrant, upscale pedestrian-
friendly downtown will remain 
incomplete at its edges without it. 
 

 
 

Should the GW Parkway be likewise 
covered?   

From a pedestrian viewpoint in Rosslyn, covering the 
Parkway might not be looked on as a negative situation, 
although from the perspective of the historic placement of 
the Parkway, it would not be without consequence. Where 
I-66 was carved out of a pre-existing condition in utilitarian 
fashion, placed where it could connect to Roosevelt 
Bridge, the Parkway was the result of design intent that to 
this day continues to be valid.  It is a sad loss that the 
Parkway’s original vision of a slower speed ‘way through a 
park’, wending past wonderfully natural scenery is today 
overwhelmed by the volume of commuter traffic making 
its way back and forth across the river.  In spite of the 
traffic it carries, with the U.S. Park Service continuing to 
care for it, the George Washington Parkway continues to 
rank among the region’s most attractive public works.  To 
alter it so severely would be a loss.  Perhaps sometime in 
the near future, serious discussion about limiting the 
volume of vehicles will begin, and the Parkway can recover 
more of its original beauty.   
 

Regarding the George Washington 
Parkway, this Study recommends 
an attitude akin to respect for its 
historic context, while at the same 
time seeking to bring more 
pedestrian activities to its environ.  
Arlington may rightfully lay claim to 
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the air rights above the Interstate 
highway considering the impact it 
has had on the community.  On the 
other hand the Parkway deserves 
to be protected, even as it is being 
enhanced.   
 
 
 
 
The Basic From the options studied, a ‘basic section’ for the  
Esplanade ‘Section’  Esplanade began to take shape.  While not meant to be 

cast in stone as a concept, the ‘section’ is recommended 
as the minimum required to address the unique conditions 
of where the Esplanade would be located.  The basic 
‘section’ recommended for the Esplanade considers two 
elements, the first is the width of pedestrian walkway, and 
the second is the width of landscaping.  The Study 
recommends that the minimum paved walkway section for 
the Esplanade be set at twenty feet clear width.  Increases 
from this are appropriate in areas of significance, or at 
merging circulation routes, however, the twenty foot 
minimum should be maintained if the Esplanade is to 
become more than a simple sidewalk.   
 
More and more in the Metro area, the mix of walkers, 
strollers, runners, bikers, and in-line skaters are coming 
into conflict on pedestrian ways of less than ten feet, and 
they often leave no room for anyone simply choosing to 
pause and take in a view, or stop to talk to someone else.  
Little room for other than commuters and exercisers 
seems to be left over.  The traffic seen on the region’s 
pedestrian ways has already created problems for trails 
such as the George Washington bike path, and accidents 
and incidents abound there as a result.  The narrower 
sections of the I-66 bike trail are equally hazardous given 
its popularity.  The twenty foot width also allows access 
for emergency vehicles in areas where the Esplanade is 
not adjacent to a public road.  Basic safety is the first 
reason for planning a wide pedestrian walk.  The second 
reason is visual.  In order to give the Esplanade something 
worthy of the name, the scale of the walk becomes an 
important first measure of its importance.   
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The landscaping section is equally important wherever the 
Esplanade confronts I-66.  The basic section recommended 
is again twenty feet.  The intent is to place a wide physical 
barrier between the highway and pedestrians, to distance 
the noise and visual objections of the highway. Taken 
together, the forty foot planning width also provides the 
final designers with a programmed space for any number 
of design elements to provide visual interest along the 
route of the Esplanade, including recessed seating, water 
features, sculpture alcoves, etc.  It provides for a number 
of events to occur simultaneously without taking away 
from the Esplanade’s primary role as a pedestrian 
circulation route.  It allows for trees to be located in street 
grates, for light standards and signage with sufficient room 
remaining for comfortable passage.  For a good example of 
how such a space might be planned, Freedom Park is 
within walking distance of the site.  The only caution is 
that unlike Freedom Park, the Esplanade design must 
always take into consideration its very close proximity to I-
66 and ameliorate the impact of the noise and sight of the 
highway as much as possible. 
 

Freedom Park As A Model When considering the width of the basic Esplanade 
‘section’ and in particular the recommendation for a 
landscape buffer as a critical component, one need look no 
further than the current conditions at Freedom Park to see 
where this applies.  Figures _ through _ depict the route of 
Freedom Park as one might move from North 17th Street 
toward North Kent Street.  What is striking is the 
difference in aesthetic appeal, the contrast between the 
carefully mannered detailing of Freedom Park itself and 
the abrupt confrontation with the streets below.  Where 
the park is human scaled in its handrails, paving, lighting, 
seating and landscaping, the streets below serve as a 
constant reminder of the ‘real’ Rosslyn, more gritty, less 
pedestrian friendly, and certainly focused on the 
automobile.  Where landscaping provides even a partial 
block of this view, as in Figures _ and _, one feels more 
encouraged to pause and enjoy the space.  Where the 
views of the streets below are left bare and unscreened, 
both the noise and the visual blight is all to apparent; the 
park’s carefully constructed conceit is ripped to shreds.  A 
renewed attention to the streetscape as Rosslyn develops 
is certainly anticipated and ultimately views from Freedom 
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Park will be greatly enhanced.  Considering the Esplanade 
in its relationship to I-66 however, one cannot hold out 
such hope, and the best that can be done is to obscure the 
highway’s presence as much as possible, waiting for the 
day when it can be covered. 

 
 
 
Cost Estimates For   The following cost modeling is included in order to provide  
Schemes 1, 2, 3 & 4 the relative costs for the five schemes discussed in the 

report.  The estimate analysis was performed by Bengston 
Debell & Elkin.  These cost models are meant to provide 
order of magnitude costs of the design and construction of 
the various schemes.  They do not include administrative 
costs or other so-called soft costs normal to public 
projects, nor has an extensive schedule analysis been done 
which likewise would need to be considered in establishing 
a firm budget.  More specific cost information would need 
to be based on more detailed design and investigations of 
the existing site conditions, and most importantly, a 
clearer plan for the future development to be built 
adjacent to the Esplanade.  
 
[provide chart] 
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V. Scheme 5 - Evolution Of A Final Plan 
 
 
 

Scheme 5 is an extension of the planning ideas begun in 
Schemes 3 and 4 as they evolved from the input received 
in the public Forum sessions.  Subsequent refinement has 
continued during the preparation for this Final Report. 
 
Scheme 5 consists of a discrete number of phases, building 
one upon the other toward an ultimate goal of expanding 
Arlington’s open space inventory with the addition of ____ 
acres of parkland.  

While it is accepted that a 
particular phase of work may 
remain in place for years before the 
next is begun, the intent is to 
provide a roadmap for a long term 
vision. 

With each stage of the work providing increasing degrees 
of separation from I-66, cumulatively they allow for its 
eventual covering with parkland.  Where Scheme 5 differs 
in design from the previous proposals is more in the 
sequencing and details.  Some of the major differences 
include: 
 
• Unlike Scheme 3, which expands Gateway Park east 

across North Lynn Street for several hundred feet, 
Scheme 5 recommends completing the park visually 
but limiting the streetscape work in this area to a 
minimal width of twenty foot sidewalk and twenty foot 
landscape buffer for the North Lynn Street section.  
This would allow for the eventual venting of the future 
I-66 northern tunnel section without requiring 
mechanical ventilation, reducing the cost of the tunnel 
significantly14

                                                 
14 This does not preclude the future expansion of Gateway Park, if there is desire to see it happen.  Natural 
ventilation of the I-66 tunnel could be replaced by mechanical ventilation, allowing for the complete covering of I-
66.  It is estimated by Bengston DeBell & Elkin that the mechanical ventilation of the proposed tunnel (as 
estimated for Scheme 4) would cost approximately $9 million for the entire covered section.  Since the existing 
covered section at Gateway Park exceeds 800 feet in length and is at the limit of what can be handled via natural 
ventilation, any large extension eastward, such as called for by Scheme 4, would require mechanical means of 
ventilation. 

. 
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• A future Metro entrance east of North Lynn Street is 
recommended close to the entrance to Freedom Park 
and the Newseum. 

• Arlington Ridge Boulevard could be built in an initial 
phase without the pedestrian river bridge.  This 
depicted in Scheme 5B 

• The pedestrian river bridge shown in Scheme 5C offers 
the potential of an attractive and highly visible 
element. It is recommended the bridge be designed as 
a mast and cable suspension structure.  Beyond its 
utilitarian value, this is recommended considering the 
aesthetic contribution of such a structure and its visual 
impact on the area. 

The bridge structure itself should 
be of sufficient scale to stand in 
contrast to the redeveloped Rosslyn 
skyline; it should be designed as a 
handsome, soaring structure 
spanning I-66 and GW Parkway 
symbolic of Rosslyn’s 
transformation. 

• The pedestrian river bridge is also recommended to be 
designed to extend to Roosevelt Island at a future 
time. 

• The covering of I-66 in Schemes 5D, 5E and 5F is back 
either side of the pedestrian river bridge, again to 
allow natural ventilation of the highway tunnel below.  
The curving form of the highway portals either side of 
the bridge is meant as a complimentary form to the 
shape of the bridge. 

• An additional signature site for entertainment or 
restaurant facility is shown at the foot of the 
pedestrian river bridge.  This would serve as an anchor, 
drawing people from North Lynn Street due to its 
highly visible location, and act as a way station for 
casual strollers and other users of the Esplanade.  This 
facility could either work in conjunction with, and 
become part of an enhanced entrance to Potomac 
Towers or as a stand alone facility.   
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The Esplanade’s   The Esplanade as it has evolved during the course of this  
Schematic Route  Study makes it less distinguishable as a separate route 

than what was originally described by the Plan Addendum.  
Lacking a perfect diagram, it will nonetheless contribute to 
the larger weave of pedestrian ways in the Rosslyn area.  
The Esplanade begins at the foot of Key Bridge with an 
overlook as a physical marker of its start and long views of 
the Potomac.  Perhaps a history marker is placed to take 
note of the several previous structures that spanned the 
river to Georgetown prior to Key Bridge’s construction.  Or 
a pictorial timeline might describe how Georgetown’s 
early settlement evolved into today’s development on 
both sides of the river.  Or just a quiet, contemplative 
setting might be developed here, with no more purpose 
than to provide a resting point for the perambulating 
walkers crossing Key Bridge. 

The Esplanade begins at Key Bridge 
because unless the route is 
completed to the bridge, an critical 
linkage to Rosslyn will remain 
poorly connected.  

From here the Esplanade runs parallel to North Lynn Street 
southward past Gateway Park, bridging over top of I-66 
with width of landscaping sufficient to disguise the 
highway below.  Reaching the Waterview site it turns onto 
North 19th Street heading eastward.  During this northern  
part of the route, in its initial phase the Esplanade will be 
no more nor less than the newly renovated streetscape of 
Rosslyn.  At the North Lynn Street / 19th Street 
intersection, the Esplanade comes closest to Central Place 
at the urban heart of Rosslyn before heading east toward 
the Potomac. 
 
Once reaching North 19th Street, the most highly 
articulated portion of the Esplanade begins as it merges 
with the newly aligned North Arlington Ridge Boulevard, 
rising to meet the pedestrian bridge heading out toward 
the river’s edge.  Traveling this part of the Esplanade, one 
might take the bridge toward the river seeking the hidden 
meadow at the river’s edge.  Or alternatively one might 
follow the sweep of a traditional boulevard heading south 
toward Wilson Boulevard, past blocks of active, vibrant 
retail frontage, participating in one of an urban lifestyle’s 
most pleasurable entertainment, that of people watching.   
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At its northern end the Esplanade should link all of the trail 
systems coming together at this critical juncture, as well as 
the nearby Metro station entrance.  Traffic along the bike 
trails would be greatly encouraged with safe, well-detailed 
street crossings.  The foot traffic coming across Key Bridge, 
bicyclists traveling the Martha Custis and bladers testing 
the Mount Vernon trails,  all come together here and the 
Esplanade needs to accommodate the confluence.  
 
With a luxury of possible places to dine, and great viewing 
platforms to enjoy the outdoors, those less actively 
inclined would still be drawn to the area.  Terraces for 
outdoor dining overlooking the Esplanade would attract a 
wide cross section of people, from the people arriving by 
bus and Metro to visit the Newseum, to residents of the 
high rise apartments overlooking the river.   
 
At some future time, the Esplanade would become the 
very urban edge of wide, linear park edging Rosslyn, with 
informal, natural settings of native trees and shrubs, 
recreating the shoreline as it might have looked in Colonial 
times.  At the park’s northern end, a soccer field might be 
found close by North Lynn Street, across from Gateway 
Park, with views of Georgetown that could only be 
described as spectacular.  And the now-hidden meadow at 
the river’s edge that lies in the shadow of GW Parkway 
would become accessible from Rosslyn - as would 
Roosevelt Island. At last the monument to Teddy 
Roosevelt would seem more than an archeological 
curiosity lost among the trees of the island.  One wonders 
what it might feel like to lie out on the grass watching the 
Fourth of July fireworks rise magically from behind the 
island’s tree line, or to enjoy a glass of wine while 
watching the same performance from a higher elevation, 
simultaneously enjoying the parade of strollers making 
their way down the Esplanade. 

At the Esplanade’s southern end 
lies a towering fountain of water 
rising skyward, lit with theatrical 
lighting to spectacular results at 
night.  
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For the traffic coming into Wilson 
Circle there would be no question 
that they had arrived at the urban 
area of Rosslyn.   
 
For the occupants of the nearby 
buildings, the fountain would 
become a landmark of a more 
personal nature, in the way that all 
such urban places become in time. 
 

With that brief walking tour, the Esplanade is defined 
schematically.  What follows is a more detailed discussion, 
beginning at the northern terminus and moving south. 
 
 
 

Existing Conditions North Lynn Street - The existing conditions pedestrians 
Inventory  encounter along North Lynn Street are mixed at best, and 

they are missing strong, safe linkages at important points.  
If the reinvention of Rosslyn is to succeed, attention will be 
required at multiple points along this street.  Links to Key 
Bridge, the Martha Custis Trail coming into Rosslyn parallel 
to Lee Highway, and the trail connection to the George 
Washington / Mount Vernon Bike Trail all need to be 
reinforced generally at the northern end of the Esplanade.  
At the southern end of the Esplanade, other than the 
street sidewalks along Wilson Boulevard presently there is 
no pedestrian trail system for the Esplanade to feed into 
or join at present, although there exists the potential for 
such a connection.  Somewhere in the middle lies Freedom 
Park, and it too will require further connection to the 
Esplanade to reinforce its position in a pedestrian 
circulation system. 
 
Martha Custis Trail - this trail is a critical link to one of 
Northern Virginia’s most important trail systems, the W O 
& D Trail running west to Purceville, Virginia.  The Martha 
Custis Trail parallels both sides of I-66, crossing it on 
bridges at several points before arriving at Rosslyn on the 
north side of Lee Highway.  Once in Rosslyn, trail users 
confront a virtual obstacle course of road crossings.  The 
trail crosses four one-way lanes at North Ft. Myer Drive, 
and four one-way lanes at North Lynn Street to reach the 
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eastern side of North Lynn Street, where, depending on 
the direction, two or three additional street crossings at 
the ramps connecting to I-66 and the GW Parkway exit 
ramp are required.15

 
   

GW Parkway & Mount Vernon Bike Trail [Check Trail 
Name]- This trail system was most recently extended 
during the 80’s with a trail beginning at North Lynn Street 
roughly opposite the termination of the Martha Custis 
Trail.  It skirts the edge of I-66, heading toward a concrete 
pedestrian bridge over the Parkway, then coming into the 
parking lot located along the river which is accessed only 
northbound from the GW Parkway.  The trail parallels the 
parking lot, then leads pedestrian and bike traffic south 
tying to the various Parkway features and the bike trail 
ultimately heading to Mount Vernon. 

The importance of the trail in 
regard to the subject of this Study is 
two-fold.  The Mount Vernon trail is 
undoubtedly one of the best known 
trails in the Metro region, heavily 
used in all seasons.  More critically 
it is adjacent to the river’s edge, the 
ultimate object of the Esplanade’s 
focus.  When one considers the W 
O & D, Custis and Mount Vernon 
trails as a continuum, Rosslyn 
remains the very weak link in the 
system. 

Key Bridge - The current bridge section was renovated in 
the 80’s, widening the sidewalks to eight feet each side of 
the travel lanes, replacing the narrow pre-existing walks16

                                                 
15 Currently a separate County study of the trail’s various street crossings is being undertaken, the results of which 
will need to be included in the general discussion of pedestrian circulation routes in Rosslyn. 

 
and creating a well detailed, more comfortable pedestrian 
experience across the river.  While the pedestrian 
amenities of Key Bridge do not reach those of the 
gracefully wide Memorial Bridge, the bridge is a vast 
improvement over what was replaced.  The pedestrian 
traffic on Key Bridge since the renovation has steadily 

16 Roosevelt Bridge still remains to be improved in a similar manner.  While outside the area of this Study, including 
safe pedestrian access across Roosevelt Bridge is in the interest of the metropolitan region and Arlington County in 
particular as it considers the larger picture of pedestrian circulation. 
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increased, defying conventional wisdom that pedestrians 
are reluctant to travel beyond a limited distance.   
 
North Lynn Street’s Western Edge - Beginning at what is 
euphemistically termed “Rosslyn Circle”, a curious 
remnant at the southern end of Key Bridge left after the 
traffic engineers have worked out their various 
compromises, there are only indirect means for 
pedestrians to move south from Key Bridge along the west 
side of North Lynn Street.  The only direct route from Key 
Bridge’s western walkway goes in the direction of North 
Fort Myer Drive or across to Gateway Park.  Assuming 
pedestrians were able to reach Gateway Park, the park 
itself does have a well treated streetscape, however once 
there, North Lynn Street and Lee Highway remain as 
obstacles in their way. 
 
Rosslyn Circle - This vestige site has been identified as one 
of the proposed National Monument sites within the 
Washington area.  Presently with its difficult pedestrian 
accessibility, one would assume the site would best serve 
as a memorial viewed from the roadway and not a 
destination point for pedestrians, however were it to be 
better linked to Gateway Park perhaps a greater degree of 
pedestrian accessibility could be achieved than what exists 
there today. 
 
North Lynn Street’s Eastern Edge - The recent US Park 
Service reconstruction of the exit ramp from GW 
Parkway17 included widening the sidewalk coming from 
Rosslyn, beginning at the north side of the exit ramp to I-
66 and extending to Key Bridge.  However the North Lynn 
Street eastern sidewalk spanning I-66 and heading south 
into Rosslyn remains nominally at eight or nine feet, 
depending on how it is measured.  The sidewalk dates 
from the time of the North Lynn Street bridge spanning I-
66, and is bordered by a Cortenz18

                                                 
17 The exit ramp joins North Lynn Street on its east side. 

 steel road barrier, and a 
separate precast concrete landscape trough approximately 
ten feet in width, neither of which scores too high on a 
scale of urban amenities.  The impression one gets from 
this section of bridge is one more vehicle-biased 
streetscape in sore need of complete replacement.   

18 Cortenz steel, developed by US Steel, is an unfinished steel product allowed to rust continuously. 
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Moving south from the southern end of Key Bridge, 
pedestrians traversing this very vehicular-dominated area 
must face in quick succession: the GW Parkway exit ramp 
with yield sign; the I-66 exit ramp (two lanes, with free 
right and through lane); the I-66 entrance ramp (two lanes 
merging into one, downhill); separate high-speed slip ramp 
joining the I-66 entrance from northbound North Lynn 
Street.  The exit and entrance ramps to I-66 are at 
signalized intersections at the two ends of Lee Highway as 
it terminates at North Lynn Street.  The traffic on North 
Lynn Street, moves in a solid phalanx during heavy periods 
the entire week - the weekend traffic into Georgetown 
often times can be as heavy as the weekly commuter 
crush.   
 

It is for these reasons that this 
Study recommends that heavy 
attention be given to this stretch of 
North Lynn Street.  The linkages to 
Key Bridge, the Martha Custis Trail 
and the GW Parkway Trail all occur 
in this one concentrated stretch of 
road. 
 
 
North Lynn Street  
Improvements 

• Widen the walkway to twenty feet minimum along the 
east side of North Lynn Street. 

• Incorporate decorative lighting and pavers following 
County standards.   

• Include pavers to clearly delineate pedestrian 
crosswalks at all road crossings.  This reconstruction 
should include the multiple crossings at North Lynn 
Street from Gateway Park and Lee Highway. 

• Include at minimum a twenty foot landscape buffer 
adjacent to the walkway. Incorporate judicious use of 
landscaping to restrict views of I-66 and focus views on 
the river, Georgetown and Washington, D.C. 

• Provide Key Bridge Overlook as orientation device, rest 
point, and observation ‘deck’ toward Georgetown. 

• Eliminate the high-speed slip ramp entrance to I-66 
immediately north of Waterview site. 
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• Reduce all road sections to twelve feet per travel lane, 
including entrance and exit ramps to I-66. 

• Reduce street curb radii to less than twenty-five feet. 
 
 

Near Term Development  
In The Vicinity  
Of The Esplanade  At the Esplanade’s northern terminus, the 1801 North 

Lynn Street project is already beginning.  Coupled with the 
Waterview project, the current intersection at North Lynn 
and 19th Streets will undergo a remarkable transformation 
in the near future, providing the anchor and the 
concentration of pedestrian activity that will give the 
Esplanade its first meaningful influence.  With the 
Esplanade entering Rosslyn as a streetscape bounded both 
sides by buildings, this will actually provide the pedestrian 
way a solid beginning19

 

. Ultimately the entire section of 
the realigned boulevard will become the Esplanade.  At 
the base of the pedestrian river bridge will be a significant 
water feature easily seen from North Lynn Street, as the 
new Arlington Ridge Boulevard curves in a broad sweep 
southward, lined by new, signature buildings with street 
level commercial.  The Waterview development will set 
the bar for the level of design which will need to be 
matched by the subsequent projects.   

[One alternative option shown in Scheme 5-_ also calls for 
the reconfiguration of the base of Potomac Towers, with a 
newly redesigned entrance linked to a multi-story retail 
structure immediately adjacent to the pedestrian bridge 
spanning I-66.] 
 
Pedestrian Improvements / Lane Narrowing - Currently 
underway are a series of County initiatives to improve the 
life of pedestrians in Rosslyn.  Work is underway to reduce 
the width of North Lynn Street by one or more travel 
lanes.  This will help return the street to a less intimidating 
environment while at the same time recover additional 
sidewalk width.  At the intersection at North Lynn and 19th 
Streets it is proposed to eliminate the separate right turn 
lane coming from North 19th Street to eliminate a road 

                                                 
19 Contrast this to the route described in Scheme 1, a pedestrian way located north of Waterview, wedged 
between the building’s garage levels and the I-66 slip ramp. 
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crossing for pedestrians.  This Study supports this.  In 
sympathy for the traffic planners who must look at the 
impact such changes imply, it needs pointing out that the 
various traffic improvements that have been introduced 
over the last fifty years have had one unintended 
consequence in common, that of placing vehicles above 
people.  In the name of traffic control and safety, the 
pedestrian has been driven away, pun intended.   

This Study recommends that the 
balance be shifted back to reinforce 
pedestrian right of access on public 
streets, recognizing the price of 
increased vehicular congestion.  
The failure of Rosslyn’s streetscape 
principally lies in the great 
imbalance between vehicles and 
pedestrians and will not be 
corrected until it is changed. 

In a similar vein, the Study recommends the elimination of 
the right turn merge onto the I-66 entrance ramp from 
North Lynn Street as part of the streetscape improvements 
done for the Waterview project.  This is described further 
in the following section.  The argument for its retention 
lies solely with traffic improvements; the argument for its 
elimination is the same as previously stated. 
 
 
1801 North Lynn Street - This development is the first 
project to come on line in the area of the Esplanade.  It is a 
__ story office building, fairly straight forward in its site 
configuration at the street level.  It extends to the edges of 
the property along both North Lynn and 19th Streets, with 
sidewalk widths of __ and ___ respectively.  The garage 
entrance is from North 19th Street.  Commercial is called 
for along North Lynn and turns the corner onto 19th Street.  
The street level entrance to the office building core is 
____. 
 
Waterview - The site plan is being completed and is going 
forward for Planning Commission and County Board 
approvals as this Study goes to press.  The project was the 
‘beneficiary’ of the preliminary conclusions developed by 
this Study and the ensuing public discussions, leading 
toward a general recommendation as to how it should 
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incorporate the Esplanade.  The exact layout of the 
development as it comes to grade will not be detailed 
here, however a summary of the various streetscape 
issues as they might impact the Esplanade will be covered. 
 

Start Of The Esplanade It was concluded fairly early during the course of this Study 
that a pedestrian path on the north side of Waterview and 
Potomac Towers being directly adjacent to the I-66 
entrance ramp could not be supported with retail from the 
Waterview development (due both to reluctance of 
retailers to lease space away from the traffic stream and 
the difficulty of physically inserting such space into the 
garage level closest to grade).  Such a route would not be 
used, would be unsafe as to it not being easily surveyed, 
and would provide no particularly attractive experience.  
As the alternative, in the immediate area of Waterview, 
this Study endorses the following: 
 
• begin the Esplanade at the foot of Key Bridge, with 

an overlook space.  Such a viewing platform would 
provide wonderful views of the Parkway, the 
Potomac and Georgetown beyond.   

• develop the pedestrian connection to Key Bridge 
with a widened paved/landscaped section of 40 
foot width, as described in Figure ___ spanning 
over I-66 and continuing to an overlook at the foot 
of Key Bridge; 

• define the Esplanade as continuing south along the 
east side of North Lynn Street and turning east 
onto the north side of 19th Street, essentially the 
two public faces of the Waterview property. 

A Key Bridge overlook would 
require U.S. Park Service review 
and approvals.  Informal 
discussions, including one site visit 
toward that end have begun.  Since 
the primary focus would be to 
celebrate the Parkway, it is hoped 
that such an amenity would be seen 
by the Park Service as an 
enhancement to the existing park. 

As to the immediate impact on Waterview, the 
streetscape proposals already being derived from the site 
plan review process has resolved the sidewalk width along 
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North Lynn Street to be ___ clear of the building and ___ if 
one combines the entrance arcade area.  This is as wide as 
the sidewalk could realistically get without a major impact 
on the design of Waterview.  Moreover, it is a similar 
width to 1801 North Lynn Street, so that in that sense, it 
isn’t too narrow.  However once the corner is turned onto 
North 19th Street, the issues related to the traffic 
intersection design, the number of travel lanes, the 
question of closing the existing free right turn and 
narrowing the existing North 19th Street roadway, all have 
a tremendous impact on the potential sidewalk width 
along North 19th Street.   

Should the 19th Street roadway be 
maintained at its current width, the 
Waterview development will have a 
difficult time obtaining the needed 
width for a sidewalk, and will have 
an extremely negative impact on 
the Esplanade in this area.   

 
 
 

Arlington Ridge Boulevard At the heart of the proposed Esplanade is the 
reconfiguration of the existing North Arlington Ridge Road.  
The properties that lie between North Arlington Ridge 
Road and Kent Street make up the largest part of the 
Esplanade’s route, and thus their future redevelopment 
will be critical to its success.  The existing buildings in this 
area vary greatly in age, appearance and viability.  The 
____ building (formally referred to as the AMS building) 
sits at the corner of North 19th and Kent Streets, a 
concrete bastion with only a narrow slit of a door to the 
street.  Next to it lies the Rosslyn Plaza complex, which 
also presents a mostly blank face at the street level along 
North Kent Street.  When one studies North Arlington 
Ridge Road, it becomes obvious that it too is no better 
than a service alley.  Like much of Crystal City to the south, 
Rosslyn Plaza suffers from the basic concept of its place 
making, relying on the internal energy of the development 
while turning its back on the street.  As they exist today, 
North Arlington Ridge Road and North Kent Street will 
never be more than service streets, with no reason for 
people to go there except in cars searching for parking 
spaces or in buses looking for the Newseum.  What 
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synergies that could have been captured for the mutual 
benefit of the streetscape and the development have been 
very deliberately rejected, leaving the development in 
splendid isolation.   

Rosslyn Plaza exists today with no 
strong connection to the street.  
When one contemplates the 
Esplanade here, the best that could 
be hoped for is an early 
redevelopment of these properties. 

The proposed Arlington Ridge Esplanade/Boulevard is by 
definition, a public way, with all that implies.  The 
sweeping curve suggests that important buildings will face 
the pedestrian river bridge as it begins its span across to 
the edge of the Potomac River, with impressive views of 
George Washington Parkway, Roosevelt Island and on the 
higher levels, the monumental core of Washington, D.C.  
The curve also allows the pedestrian bridge sufficient 
space to ‘land,’ completing its first span of I-66.  This 
intersection of pedestrian bridge and the Esplanade is 
seen as an important juncture, deserving of a large 
fountain or other public amenity.   

The current entrance to Potomac 
Tower is related poorly to the 
street.  The redevelopment implied 
by Arlington Ridge Boulevard as 
recommended in this Study will 
make that weak design element 
more obvious.  This may create an 
opportunity to re-evaluate the 
street level conditions at Potomac 
Tower. 

The owners of Potomac Tower should be encouraged to 
rethink the street front of the building.  Scheme 5_ shows 
a possible site for a signature restaurant or other 
entertainment use adjacent or physically linked to 
Potomac Tower. If the service and parking entrances to 
Potomac Tower were held at their current elevation, and 
the public entrance raised one or more floors, this would 
create the opportunity for designing  more street-friendly 
entrance, linked to the restaurant/entertainment site.  
With the redevelopment starting with Waterview, 
followed by the proposed Arlington Ridge Boulevard and 
the redevelopment that it presumes, Potomac Tower will 
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suffer by the comparison unless it too is re-oriented at the 
street level in a more open, sympathetic relationship to 
the street. 
 
Arlington Ridge Boulevard (or Esplanade) dedicates the 
bulk of its width to the landscaping and walks, although 
more than adequate traffic lanes are also 
accommodated20

Running the length of the 
Esplanade/boulevard, the outer 
planter is conceived as having 
secondary ‘events’ - depicted on 
the plan as shallow indentations 
regularly placed for seating alcove, 
street vending positions and public 
art.  Material selections for the face 
of the planter should vary to avoid 
monotony, but should be selected 
from the best available by the 
designers as this part of the 
Esplanade is developed.

.  At the outer, easternmost edge is a 
raised landscape island, buffering the walk from views of I-
66, but allowing those of Roosevelt Island beyond.  “Out of 
sight - out of mind” may not completely apply in this 
instance, however, if there is ever to be a truly urban face 
to Rosslyn along its eastern face, such streetscape 
techniques to block the presence of the Interstate highway 
are of the utmost importance.   

21

 
 

 
Arlington Boulevard The geographic area currently bounded by North Kent  
Super Block Street, North Arlington Ridge Road, North 19th Street and 

Wilson Boulevard is re-conceptualized in Scheme 5 as a 
single ‘super block’ in the sense that the redeveloped area 
would sit on a continuous parking plinth of several levels 
below street grade, in order to maximize use of the street 
level for retail and other people-friendly activities.  
Scheme 5 shows this ‘super block’ being subdivided into 
traditional-sized blocks at the street level, creating a series 
of building sites, each with its primary frontage facing the 

                                                 
20 Two lanes each direction, plus limited turn lane areas.   
21 Arlington County should insist on some common material themes, without dictating totally what those materials 
are to be. 
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Esplanade, (and secondarily North Kent Street where 
appropriate).  The side streets depicted on the plans are 
used to break up the mass of an otherwise massive site; 
their exact number and placement are dependent on the 
building types and final configuration.   
 
In such a scenario, phasing of the ‘super block’ becomes 
an important issue in its final configuration.  Arlington 
Ridge Boulevard will need to be built in phases as the 
‘super block’ develops.  In the early stages the street will 
provide front entrances to the various buildings and some 
pedestrian space.  Its ultimate use as a functioning street 
will have to wait on the ultimate build-out.  The side 
streets might well play a role in phasing the work as well, 
since they can provide access to the garages and for 
service. 

As the most public face for the 
proposed development, the 
Esplanade/boulevard should be 
planned mostly for commercial 
frontage, without break.  The plan 
provides for several side streets 
which would serve as service access 
points, relieving the boulevard of 
multiple curb breaks across the 
pedestrian space.   

These side streets do not exist in Rosslyn’s current 
incarnation of long, pedestrian-unfriendly streets.  This 
study recommends the introduction of secondary streets 
as a means of providing service access to the buildings as 
well as allowing for a more traditional streetscape, not 
burdened by overwhelming scale.  Parenthetically, such 
side streets also offer greater opportunities for views and 
light for the buildings themselves, and additional 
commercial faces at the street level.  By comparison the 
Waterview site is tightly bound on North Lynn and 19th 
Streets and with no opportunities for access north and 
east, being restricted by I-66 and Potomac Tower.  The 
Arlington Ridge Boulevard sites, being more traditionally 
sized, would provide multiple opportunities for buildings 
with more than one use.  One could envision an office 
building facing east toward Washington and a hotel facing 
west and inward, looking back toward Rosslyn itself, or 
vice versa.  A small resident hotel might not want the 
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public presence along the boulevard, whereas a restaurant 
looking across at Georgetown could offer spectacular 
views with dinner.   
 
The side streets would need to be considered part of the 
developments themselves, with parking extending 
underneath the streets as a single plinth of support space.  
This would be necessary to maximize the available below-
grade parking, and allow for expanded street level retail.  
Thus just like Arlington Ridge Boulevard, the side streets 
would sit on below-grade parking tiers.   

Should the proposed streets be 
incorporated into Arlington’s street 
system with below-grade rights 
given to the developments, or 
remain as private streets?  This 
question would need to be 
addressed as the planning for the 
redevelopment of the area is 
started. 

Off street service bays for vehicles such as delivery trucks, 
trash trucks should be located on the side streets.  
Alternatively, the buildings at the southern end of the area 
could take advantage of North Kent Street for service 
functions, or below, in the parking structures themselves.   

 
 
 
North Kent Street The most recent addition to the building stock in this area 

of Rosslyn is the Newseum and ___ Building fronting on 
Wilson Boulevard at North Kent Street.  The siting of this 
complex best exemplifies what is wrong with North Kent 
Street.  Facing Wilson Boulevard is a large glass curtainwall 
entrance to the Newseum.  Facing North Kent Street, 
actually tucked beneath the bridge structure for Freedom 
Park, is a multi-bay loading dock directly next to a narrow 
four foot sidewalk.  (See Figure __.)  Where Wilson is 
urbanity and glass, North Kent Street is the place for 
arriving service trucks.  Between the wall of Freedom Park 
and the mostly blank garage face of Rosslyn Plaza, Kent 
Street itself is no better than a service alley. 
 
North Kent Street does not begin to emerge from the 
shadow of the Freedom Park bridge until halfway to North 
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19th Street.  Once free of the bridge, the street exists today 
as little more than a drop off for tour buses and delivery 
vehicles.  Concurrent with this Study, as the Waterview 
site plan is being resolved in the site review process, there 
is discussion of providing a kind of boulevard at the north 
end of North Kent Street - kind of, because in typical 
Rosslyn fashion, the center island is being thought of as a 
lay-by space for several buses at a time.   

Until this perception of public 
streets changes from being little 
more than garage space for vehicles 
changes, Rosslyn streets will 
continue to be less than what they 
could become. 
 As a final note regarding North Kent Street, given the 

elevation of the street relative to Freedom Park, at the 
intersection of North Kent Street with the southernmost 
side street proposed in Scheme 5, it is possible that a 
stairway and bridge over North Kent Street could connect 
from street level up to Freedom Park.  This would provide 
one more link from the Freedom Park to the larger 
streetscape, and encourage its use.  Such a bridge link 
might also serve as a visual terminus to Kent Street looking 
south, obscuring its less than attractive southern end. 

 
 
 
A New Southern Entrance Despite its present lack of appeal, there is a singular  
To Rosslyn Metro Station  opportunity that could change the perceptions of North 

Kent Street.  It is the potential for a new entrance from the 
Rosslyn Metro Station.  As mentioned earlier, the actual 
Metro station lies directly under North Lynn Street, 
although at roughly ninety feet below grade.  It is the 
extraordinarily long escalator run from the station up to 
the surface that forced the location of the entrance a full 
block west, on the opposite side of North Moore Street.   

When the mid-block buildings along 
North Lynn Street between Wilson 
Boulevard and North 19th Street are 
redeveloped, Arlington should 
seriously study the opportunity to 
create a second entrance from the 
south end of the station, east of 
North Lynn Street.   
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Unlike the current discussion of a north entrance coming 
from the Waterview site, a new south entrance is a far 
more realistic possibility in that it would join to an already 
functioning station mezzanine.  The proposed north 
entrance, as attractive an idea as it is, would require major 
reconstruction of the station itself to accomplish, because 
no provision was ever made to allow the station a 
northern entrance22

 
. 

If one were to extend a conceptual line eastward from the 
existing station entrance on North Moore Street, the 
intersection with North Kent Street forms the end of the 
northernmost side street proposed as part of Scheme 5.  It 
also comes close to the end of the Freedom Park ramp, 
and thus offers excellent access to the Newseum.   

It is the recommendation of this 
Study that a new Metro entrance 
be planned at the end of the 
Freedom Park ramp, mid block 
between North 19th Street and 
Wilson Boulevard.   

Whether a part of the redevelopment of the mid-block 
North Lynn Street properties, or simply made a tunnel 
beneath the properties, such an entrance would deliver 
pedestrians very close to the Newseum, to Freedom Park, 
and more importantly, to the heart of this entire area of 
Rosslyn.  It might help alleviate the present tour bus 
situation,.  As the area redevelops under the CO Rosslyn 
plan, such a Metro entrance would go a long way to 
establishing an alternative to the private vehicle to a part 
of Rosslyn that badly needs it. 
 

Wilson Circle  At the southern end of the Esplanade and Arlington Ridge  
(proposed) Boulevard, it is recommended that a strong visual 

terminus be created for their confluence with Wilson 
Boulevard.  It is proposed that a large traffic circle mark 
the start of Wilson Boulevard, which presently stumbles 
off into a morass of exit and entrance ramps where Rt. 

                                                 
22 Unlike other parts of the Metro system, in the original planning for the four Arlington stations, it was decided by 
the County and Metro that access would be provided to the stations from one end only.  Adding new entrances 
now at the not-planned-for ends of the stations would require significant resources to accomplish.  Compounding 
the problem at the Rosslyn Station is the split elevation of the two platforms.  With the inbound and outbound 
tracks set at two different elevations, the platforms are likewise at separate elevations, making a new entrance 
coming from the north end of the station even more complicated. 
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110, I-66 and GW Parkway intersect with each other.  At its 
beginning Wilson Boulevard appears to be no more 
important than one more highway off ramp, and this is 
reflected by the speeds with which the traffic enters 
Rosslyn.   
 
Wilson Circle is proposed then as a traffic-calming device. 
The Circle’s diameter is sized for speeds of twenty to 
twenty-five miles an hour, making drivers immediately 
aware as they exit the ramps feeding into it that they are 
entering the urban area.  Beyond that prosaic but needed 
function however, Wilson Circle is recommended to define 
the urban edge of Rosslyn and anchor one of Arlington’s 
major arteries.   
Wilson Boulevard deserves a better beginning than it has 
presently, and the Esplanade needs an anchor at its 
southern end.  This study recommends that a water 
sculpture with water jets be included in the final design of 
the Esplanade.  Lit in the evening, sending water streams 
several hundred feet into the air, such a feature would 
well mark the traffic circle, and provide a singular 
statement about the Esplanade’s presence in Rosslyn. 
 
 
 

A Pedestrian Bridge  During the public discussions regarding the Esplanade,  
To The Potomac  time and again the topic returned to finding a way to reach 

the river’s edge.  Without such a goal, the Esplanade 
seemed like an empty gesture.  There is a pedestrian 
bridge presently spanning the highways, reachable from 
the bike trail.  When it was completed this concrete 
structure, along with a stretch of new trail heading south 
under Roosevelt Bridge became a vital link between the 
Martha Custis trail and the Mount Vernon trail.  The 
Mount Vernon trail arrives from the south into Rosslyn at 
Lee Highway and North Lynn Street.  The direction of the 
trail does not directly benefit Rosslyn however, and when 
it comes to grade by the river, one is directed immediately 
south into the parking lot and on south towards Mount 
Vernon.  The trail users are not at all encouraged to linger 
here, even though there is something worth exploring. 
 
The goal of the proposed pedestrian river bridge is thus 
twofold.  One, to provide pedestrians in Rosslyn a direct 
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access to the river’s edge, and two, once they arrive there, 
to give them a reason to pause more than a moment to 
take in this under appreciated parkland.  The pedestrian 
river bridge is envisioned as a natural extension of the 
Esplanade.  A highly visible mast and cable suspension 
bridge, springing from the heights of Rosslyn across the 
highways to land finally at the river’s edge, would entice 
casual strollers as well as those more bent on exercise.  
Linked immediately to the Esplanade and the high density 
developments that CO Rosslyn calls for, such a structure 
would not lack for users.  Provided with sufficient width 
and buffers from the traffic below, the bridge would be an 
attraction in its own right.  Whether the bridge emulates 
one of the traditional arch structures along the George 
Washington Parkway or takes a more modern form as 
suggested here, it should be designed with as much 
attention to its design as possible.   
 

Hidden Meadow At the river’s edge lies a mostly hidden stretch of parkland 
waiting to be discovered.  It parallels Roosevelt Island and 
runs north toward Key Bridge alongside (and just below 
the stone retaining wall for) the GW Parkway.  Cut off from 
the parking lot by the mass of the existing pedestrian 
overpass, this hidden meadow offers wonderful views of 
the river and Georgetown through a vale of overhanging 
trees.  There is rumor of a trail going north-northwest 
toward Key Bridge, although its condition depends largely 
on the seasons.  In times of high water, most of the river’s 
edge is under several inches to several feet of water.  GW 
Parkway runs parallel at a higher elevation, screened by 
the stone-faced retaining wall and vegetation. In extreme 
floods, the river nearly rises to lap at the sides of the stone 
retaining wall at the edge of the road itself.   

Very little, other than to provide 
the necessary access, would be 
needed to attract people to this 
wonderful space. 

Looking back at Rosslyn from this meadow, one is struck 
by the contrast.  All around is green, with mature oaks and 
other hardwoods, although rising in the distance is 
Potomac Tower and the rest of Rosslyn’s eastern face.  
Why build a bridge to such a place?  At risk of 
overexposing this small natural setting, it is a good 
example of the kind of wonderful juxtaposition of the 
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natural and the manmade that could be created along the 
river.  And if one considers how the decking of I-66 would 
greatly expand this natural setting, much like Central Park 
is so valuable in its contrast to Manhattan this parkland 
could become Rosslyn’s front lawn.  If and when such time 
as the Park Service begins building an actual footpath of 
consequence along this stretch of the river, the pedestrian 
bridge would provide most of the park’s users, and in off-
peak  parking hours the parking to accommodate them.  In 
this light the existing parking lot taking up valuable real 
estate at the river’s edge might be reduced to providing 
handicap access and short term parking, mostly 
eliminated, creating yet another aesthetic enhancement 
for the river’s edge. 

   
 
 
Conclusions The traditional closing of a planning study of this kind 

would ask the rhetorical question as to whether the 
Esplanade should be built.  Presumably enough arguments 
have been made to make that point obvious.   One hopes 
that sufficient information has also been provided to 
answer some of the larger questions, and provide 
guidance to the final designers whose task it will be to 
make the Esplanade a real place and to the Arlington 
County planners something by which to evaluate their 
success.   

 
Sometimes we in this culture look for the most clever,      
au courant way to tackle an issue, when we should be 
looking back at previous places and previous approaches 
and draw direct ideas from their successes.  Said another 
way, we forget our own history.   

The principal failing of the built 
environment in Rosslyn is that 
someone forgot streets, in their 
earliest form, were built as a means 
for people to walk.   

In an earlier time people found that streets could also 
grow into markets, plazas, and parks, spaces where work 
and play intersected unconsciously and socializing could 
occur without effort.  Rosslyn bears the scars of trying to 
orchestrate an urban area by engineering individuals into 
such limited roles we hardly want to be there.  The soul of 
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a place lies in the kind of spaces it can offer an individual, 
not the volumes of traffic, not tour buses, not even Metro 
stations.  These are all support functions, but they are not 
everything that constitutes a place.  And if they overpower 
a place, something is lost that is very difficult to recreate.  
That is the case in Rosslyn.  Arlington should be 
commended for setting such a task as this, the reclamation 
of a place in the name of the people for which it was 
intended.  Sometimes it seems we have spent the past 
fifty years relearning what our ancestors built intuitively. 
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Appendix A  
 
 
Forum I  -  PowerPoint Discussion 
 
In the life of Rosslyn, what role can the waterfront play? 
 

How (and in what fashion) can Rosslyn reach toward the Potomac River? 
Should there be a physical connection to the river? 
Should there be viewing platforms looking toward Georgetown and Washington? 
How can the road noise generated by I-66 be mitigated? 
What is the historical context for Rosslyn’s riverfront? 

 
How should Rosslyn relate to Key Bridge and Georgetown? 

If Georgetown is the destination, what is the origin? 
Should Rosslyn extend toward Key Bridge to encourage pedestrian activity? 
Should there be a platform for viewing Key Bridge? 
Is Key Bridge the best proximate location to provide physical access to the river? 

 
With so much of Rosslyn inwardly oriented, how should the Esplanade connect to: 

Central Place as the commercial center? 
Rosslyn Metro Station? 
Freedom Park entrance from 19th Street? 
Wilson Boulevard? 
Key Bridge? 

 
Can the baseline image of Rosslyn be redefined by redevelopment along the riverfront? 

Should Rosslyn be directly linked to the Potomac River over the highways? 
How much of I-66 needs to be covered to achieve a visual and auditory separation from 
the traffic below? 
Should I-66 be covered to provide Rosslyn a connection to the riverfront? 
How can I-66 be covered/bridged over? 
Can GW Parkway be redefined as an urban boulevard (vs. the existing highway) as it 
passes Rosslyn?   
Should GW Parkway be ‘tamed’?  Should GW Parkway’s traffic be slowed to allow for a 
more urban experience?  
 

How can Rosslyn tie into (and tie together) the area’s major pedestrian routes? 
Martha Custis / I-66 bike trail 

GW Parkway trail 
Rt. 110 / Iwo Jima / Memorial Bridge Trail 
Key Bridge (from Georgetown) 
N. Meade St. bridge at Arlington Blvd. 
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Wilson Boulevard 
 
How should Rosslyn Esplanade be connected to Central Place?  

Should Metro passageways be brought under Central Place and under Lynn St.? 
Should Metro passageway be extended Kent St. & Freedom Park? 

 
General Urban Design Issues: 
 
Should slip ramps, traffic islands, service roads generally be reduced to encourage pedestrian-
friendly streets? 
 
 
Related Neighborhood Issues: 
 
How does Freedom Park terminate as it comes to grade at North Kent Street? 
 
Should 19th St. be defined as an extension of Central Place’s commercial core? 

Should Kent St. be defined as an ‘interior’ commercial area in support of Freedom Park? 
What can be done to the 19th St./ Kent St. intersection to create a better sense of place? 

 
How can the views from Freedom Park toward the monumental core of Washington be 
protected and enhanced in future re-development? 
 
How can Freedom Park be better connected to Wilson Blvd.?  How does Wilson Blvd. terminate 
the Rosslyn Esplanade? 
 
Should the Esplanade and/or Freedom Park extend toward the south and the N. Meade St. 
bridge?  
 
What is the role of Wilson Blvd. in bringing people (both pedestrians and vehicular) into 
Rosslyn? 
 

How can Wilson Blvd. be better terminated visually at its riverside end? 
 
Should Georgetown ferry terminal/boat house be planned for and developed? 
 
 
Esplanade-Specific Issues: 
Is Esplanade a linear park? 
Should the Esplanade be “carved out” of the building FAR (floor area ratio)along its route? 
Should the Esplanade be cantilevered over highway? 
Should Rosslyn Esplanade be enclosed for part or all of its length to remove road noise? 
 
Should Rosslyn Esplanade be defined as a series of linked places of varying public functions? 
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Winter Garden  
Georgetown Overlook 

Wilson Boulevard Grand Circle 
George Washington Promenade (over I-66) 

Key Bridge Overlook 
Entrance to Freedom Park  

 
If the Esplanade must be elevated to achieve best views: 

Where is the ground plane for pedestrians? 
What elevation does the viewing platform need to be relative to GW parkway and river? 
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