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Meeting Agenda
A. Welcome/Introductions

B. Rosslyn Process Panel Report

C. Overview of Draft Rosslyn Sector Plan

D. Urban Design, Building Height, and Form 

E. Land Use

F. Transportation

G. Parks and Open Space

H. Sustainability 

I. Community Benefits

J. Other Issues 
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Rosslyn Process Panel Report
b. PANEL REPORT
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Evolving the Plan Framework into Sector Plan 

 Vision Statement

 Vision Principles

 Policy Directives

Rosslyn Plan Framework  Draft Rosslyn Sector Plan 

 Vision Statement

 Vision Principles

 Policies 

 Planning Recommendations

 Design Guidelines

 Implementation Actions 

NEW

c. PLAN OVERVIEW
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Evolving the Plan Framework into Sector Plan 
c. PLAN OVERVIEW

Incorporating the Rosslyn Plan Framework

• Vision principles, themes and policy directives from Framework were directly 
incorporated into the Sector Plan as vision principles, goals and policies

• Minor refinements to language of goals and policies to update map references 
and provide clarity

• Few instances where language was updated based on revised policy 
recommendation

• Removed streetcar policy (formerly T6)
• Included Rosslyn Plaza Park in policy regarding bookend parks on 18th Street 

(P6)
• Emphasized energy efficiency in sustainability policy (U10)

• Maps incorporated and updated as needed 
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Chapter 1: About this Document
c. PLAN OVERVIEW

• Purpose of Study
• Document Organization
• Planning Process
• Rosslyn Plan Framework
• Relationship to Other 

Planning Documents and 
Policies

• Relationship to Other 
Planning Efforts

• How to Use This Document
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Chapter 2: Positioning Rosslyn
c. PLAN OVERVIEW

• Rosslyn Today
• Regional Context
• People
• Economics
• Existing Planning Framework
• Planning Assessment of 

Rosslyn Today
• Parks and Open Space
• Transportation 
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Chapter 3: Rosslyn Master Plan
c. PLAN OVERVIEW

• Plan Framework
• Goals and Policies
• Illustrative Concept Plan
• Sustainability
• Land Use
• Transportation
• Parks and Open Space
• Urban Design, Building 

Height and Form 
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Chapter 3: Rosslyn Master Plan | VISION
Vision

c. PLAN OVERVIEW
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Chapter 3: Rosslyn Master Plan | VISION PRINCIPLES
Vision

c. PLAN OVERVIEW
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Chapter 3: Rosslyn Master Plan | Concept Plan
Vision

c. PLAN OVERVIEW

A Two‐way Streets 

B 18th Street Extension

C Metro Plaza 

D New Ped/Bike Bridge
Connections

E Gateway Park
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Chapter 3: Rosslyn Master Plan | Concept Plan
Vision

c. PLAN OVERVIEW

F Freedom Park

G 18th Street Corridor of 
Parks and Plazas 

H Rosslyn Plaza Park 

I Esplanade

Peaks and Valleys

Land Use 



Project Schedule 

13

Chapter 3: Rosslyn Master Plan | 
c. PLAN OVERVIEW

COMMON ELEMENTS ACROSS ALL SECTIONS
• Introductory Text Summarizing 

Key Items/Approach 

• Listing of Key Considerations

• Recommendations

• Policies Included in Sidebar
where Relevant 
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Chapter 3: Rosslyn Master Plan | sustainability 
c. PLAN OVERVIEW

• Neighborhood Level 
Recommendations

• Site and Building 
Level 
Recommendations

• District Energy 
Recommendations
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Chapter 3: Rosslyn Master Plan | land use
c. PLAN OVERVIEW

• Use Mix
• General Land Use Plan
• Potential for Air Rights 

Development
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Chapter 3: Rosslyn Master Plan | transportation
c. PLAN OVERVIEW

• Access and Circulation
• Transit Facilities
• Pedestrian and Bicycle 

Network
• Transportation 

Demand Management 
and Parking
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Chapter 3: Rosslyn Master Plan | parks + open space
c. PLAN OVERVIEW

• Park Typologies
• Revitalized Existing 

Parks
• Creating New Parks
• Other 

Recommendations for 
Parks and Open Space
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Chapter 3: Rosslyn Master Plan | urban design, building height
c. PLAN OVERVIEW

• Peaks and Valleys
• Density
• Building Height and 

Form Guidelines
• Streetscape
• Public Art
• Guidelines for other 

Urban Design 
Elements
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Chapter 4: Implementation |
c. PLAN OVERVIEW

• Approach to 
Community Benefits

• Timing and Priorities 
for Planned 
Improvements

• Implementation 
Matrix
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c. PLAN OVERVIEW
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Urban Design, Building Height and Form
D. URBAN DESIGN, BUILDING HEIGHT

A plan for Peaks and Valleys for the future of Rosslyn 
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Vision Principles: Urban Design + Building Height 
VP 1: Rosslyn will be a global destination with a dynamic skyline, unique vistas, and 
exceptional value

> An urban pattern of buildings, streets and open spaces that produces an attractive 
and memorable skyline and provides breathtaking views of the nation’s capital

D. URBAN DESIGN, BUILDING HEIGHT
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Vision Principles: Urban Design + Building Height 
VP 4: Rosslyn will be a good neighbor to adjacent communities, making sensitive 
transitions of building form and offering complementary housing and service 
options

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

D. URBAN DESIGN, BUILDING HEIGHT
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Building Height and Form: Policies

GOAL #1: Establish a new over‐arching building heights policy and regulatory 
framework for Rosslyn to create better public streets, open spaces, and 
architecture

POLICIES (summarized):
B1 Develop a new building heights policy and regulations for the RCRD that 

incorporates varied building heights and advances the following principles:

• Apply form and massing strategies to address distinct priority transition and 
special context zones.

• Maximize view corridors from the observation deck, and protect and enhance 
high‐priority public observation deck view corridors, promote good views  
from and daylight access to buildings, while achieving sensitive transitions

D. URBAN DESIGN, BUILDING HEIGHT
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Building Height and Form: Policies

B1 Continued…

• Protect and enhance high‐priority ground level view corridors

• Develop strategies to balance sun and shade opportunities

• Leverage the form of new development to create great public spaces and 
ground level circulation 

B2 Make Rosslyn’s architecture more distinctive and better oriented to people

B3 Clearly identify, prioritize and link public improvements to the attainment of 
increased density above 3.8 and 4.8 FAR

D. URBAN DESIGN, BUILDING HEIGHT
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Urban Design: Policies
D. URBAN DESIGN, BUILDING HEIGHT

GOAL #2: Shape Rosslyn’s physical environment with an emphasis on 
walkability and the public realm

POLICIES (summarized):
U4 Ensure architecture and building design contribute to physical environment 
that respects human scale

U5 Design buildings to sensitively transition from the RCRD to surrounding 
lower density residential areas

U6 Improve streetscapes to provide the infrastructure needed to welcome and 
amplify the area’s increasing levels of pedestrian activity

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



Project Schedule 

27

A Peaks and Valleys Approach to Building Heights
D. URBAN DESIGN, BUILDING HEIGHT

Overview:
• A few items recommended for 

codification in zoning:
• Density
• Building height (including 

provisions for flexibility)
• Setback provisions for street & 

neighborhood scale transition

…These guidelines are intended to provide direction and guide building design and 
massing characteristics for future development in Rosslyn. Each guideline is 
designed to achieve the described intent, or any planning and design objective that 
is to be advanced through application of the guideline. The guidelines are not 
regulations and should be considered as flexible as long as the intent outlined in 
each guideline are achieved [in future site plans]… 

From introductory text on page 148
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Maintain Density Approach to “C‐O Rosslyn”
D. URBAN DESIGN, BUILDING HEIGHT
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A Peaks and Valleys Approach to Building Heights
D. URBAN DESIGN, BUILDING HEIGHT

BUILD-TO LINES



Project Schedule 

30

A Peaks and Valleys Approach to Building Heights
D. URBAN DESIGN, BUILDING HEIGHT

BUILD-TO LINES
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D. URBAN DESIGN, BUILDING HEIGHT

A Peaks and Valleys Approach to Building Heights

BUILDING HEIGHT
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A Peaks and Valleys Approach to Building Heights
D. URBAN DESIGN, BUILDING HEIGHT

BUILD-TO LINES
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A Peaks and Valleys Approach to Building Heights
D. URBAN DESIGN, BUILDING HEIGHT

BUILD-TO LINES
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D. URBAN DESIGN, BUILDING HEIGHT

Building Heights Below/Above 300 feet

300 ft. or above (or 
at 470’asl)

Below 300 ft.

Already 
developed/a
pproved

Sites with building 
heights planned up to

(image not in plan)
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D. URBAN DESIGN, BUILDING HEIGHT

A Peaks and Valleys Approach to Building Heights

BUILDING HEIGHT

Provisions for Flexibility:
• Single-tower sites with maximum listed 

height under 300’ above grade can seek 
County Board modification to build 
taller if:
• Total height does not exceed 300’
• FAA approves the height
• Density does not exceed FAR 10
• Space above height limit devoted to 

housing or hotel only
• Project advances plan goals to: 

preserves views, transitions to 
neighborhood context, achieves 
height variety, maintains daylight 
access



Project Schedule 

36

D. URBAN DESIGN, BUILDING HEIGHT

A Peaks and Valleys Approach to Building Heights

BUILDING HEIGHT [Height equivalents above sea level
(map not in plan)
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D. URBAN DESIGN, BUILDING HEIGHT

A Peaks and Valleys Approach to Building Heights
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D. URBAN DESIGN, BUILDING HEIGHT

Peaks and Valleys: Views from Observation Deck

View looking east toward Monumental Core

(image not in plan)
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D. URBAN DESIGN, BUILDING HEIGHT

Peaks and Valleys: Views from Observation Deck

View looking north toward National Cathedral

(image not in plan)
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D. URBAN DESIGN, BUILDING HEIGHT

Peaks and Valleys: Views from Observation Deck

View looking northwest toward Potomac River Gorge

(image not in plan)
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D. URBAN DESIGN, BUILDING HEIGHT

Peaks and Valleys: Views from Observation Deck

View looking south toward Iwo Jima Memorial, Arlington Cemetery and Pentagon
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D. URBAN DESIGN, BUILDING HEIGHT

Peaks and Valleys: Views from Observation Deck
Walk around animation looking out from observation deck (image not in plan)
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D. URBAN DESIGN, BUILDING HEIGHT

Peaks and Valleys: Fly Around the RCRD
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D. URBAN DESIGN, BUILDING HEIGHT

Implementing Peaks and Valleys

• #1 Adopt the Rosslyn Sector Plan

• #8 Amend the Zoning Ordinance to update the provisions of the 
“C‐O Rosslyn” District, to facilitate the vision of the Rosslyn 
Sector Plan

• #9 Establish the specific locations of recommended Build‐to 
Lines throughout the RCRD with redevelopment

• #41 Implement the “Peaks and Valleys” building height and form 
guidelines with redevelopment projects
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D. URBAN DESIGN, BUILDING HEIGHT

Urban Design: Streetscape
Highlights 
• INTENT: Provide streetscape 

improvements to strengthen the 
district’s character and enhance the 
pedestrian environment

• Sector plan embraces design aesthetic 
and supports future installation of 
elements in BID’s streetscape master plan

• Future implementation of most of Rosslyn 
BID’s envisioned streetscape elements 
should be advanced through partnership 
between County and BID (e.g. MoU)

• Elements to be installed over time as 
resources permit
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D. URBAN DESIGN, BUILDING HEIGHT

Public Art, and Corridor of Light
Highlights 
• Art projects should reinforce urban 

essence of Rosslyn, highlight pedestrian 
connections to the Potomac River 
corridor, and facilitate visual connections 
to Washington, D.C.

• Integrated public art within County and 
private development sites can continue to 
enliven Rosslyn

• Private contributions to the County’s 
Public Art Fund supplement public dollars 
that can be aggregated for public art for 
public facilities, streetscape, and 
infrastructure
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D. URBAN DESIGN, BUILDING HEIGHT

Other Urban Design Elements
Green streets and surfaces

-expand tree canopy
-green walls
-green roofs

Festival Streets
- N. Moore Street (north of 19th St.)
- 18th Street Corridor
- N. Fort Myer Dr. and Lynn St.

Gateways
- Corridor of Light at bridges
- Metro Station entrance arrival
- New intersection at Arlington 
Ridge Rd, Wilson Blvd, Route 110
- Maintain existing and add new 
public art
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D. URBAN DESIGN, BUILDING HEIGHT

Implementing Urban Design

• #42 Coordinate with Rosslyn BID to create a process to 
implement streetscape elements master plan

• #43 Support installation and upkeep of streetscape elements as 
installed per BID master plan

• #44 Encourage public art contributions with redevelopment, and 
allow on‐site integrated art where appropriate

• #45 Encourage green streets, walls, and rooftops

• #46 Support temporary use of festival streets

• #47 Install and implement gateway features

• #48  Complete implementation of Corridor of Light
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c. PLAN OVERVIEW



Project Schedule 

50

Land Use
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Vision Principles: Land Use
VP 1: Rosslyn will be a global destination with a dynamic skyline, unique vistas, and 
exceptional value

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

e. LAND USE
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Vision Principles: Land Use
VP 3: Rosslyn will be a walkable neighborhood connecting people with community 
and choices

> Life’s everyday needs within a short walk

e. LAND USE
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Vision Principles: Land Use
VP 4: Rosslyn will be a good neighbor to adjacent communities, making sensitive 
transitions of building form and offering complementary housing and service 
options

> A cohesive urban place with a diversity of housing options

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

e. LAND USE
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Vision Principles: Land Use
VP 6: Rosslyn will be a dynamic place 
inspired by its diverse mix of people and 
activity

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

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

> A place to go to, not just through

e. LAND USE
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Land Use: Policies

GOAL #1: Foster a balanced mix of land uses and a high‐density development 
pattern to support a variety of people and activities

POLICIES (summarized):
U1 Continue central Rosslyn’s transformation into a place where 

development is strongly oriented around transit, high densities, and a 
better balanced mix of uses

U2 Focus the retail program in Rosslyn on achieving urban retail destination 
and identify zones appropriate for a variety of non‐retail ground floor 
uses that can still activate the street, and become retail in the future

U3 Increase significantly the amount of housing in the RCRD and develop 
strategies to increase affordable housing and the diversity of the 
residential community in Rosslyn

e. LAND USE
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Land Use
What we heard:

• Need proactive efforts to increase share of housing in Rosslyn relative to 
office use

Response:
• Housing development targets established:

• 2,500-3,000 more units by 2040
• Long-term: 4,000-5,000 more units 

• Mixed-use guideline: Site plans with 2+ towers should include at least one 
housing tower

• Housing height incentive: Sites with maximum heights under 300’ above 
grade can potentially add floors if they contain housing (additional 
criteria also apply)

e. LAND USE
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Land Use

Building Use EXISTING/APPROVED NEW CONSTRUCTION BUILD OUT
Office 9,582,000                                    7,294,000 11,859,000
Retail 576,000                                        468,000 698,000
Residential 1,971,000                                    4,193,000 5,867,000
Hotel 740,000                                        590,000 852,000
Other 100,000                                        0 30,000

TOTAL 12,969,000                                  12,545,000 19,306,000

Potential Illustrative Development Characteristics (square feet)
Rosslyn Sector Plan

(table not in plan)

e. LAND USE
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Daytime and Nighttime Populations

Building Use EXISTING/APPROVED NEW CONSTRUCTION BUILD OUT
Office 9,582,000                                    7,294,000 11,859,000
Retail 576,000                                        468,000 698,000
Residential 1,971,000                                    4,193,000 5,867,000
Hotel 740,000                                        590,000 852,000
Other 100,000                                        0 30,000

TOTAL 12,969,000                                  12,545,000 19,306,000

Potential Illustrative Development Characteristics (square feet)
Rosslyn Sector Plan

(tables not in plan)

RCRD Daytime Population estimate 40,300

RCRD Nighttime Population estimate 8,900

RMSA Nighttime Population estimate 25,000+
Assumptions:
Residential: 1.5 persons per HH; 90% occupancy rate; 1000 sf per unit
Hotel: 1.2 visitors per room; 70% occupancy rate; 750sf per room
Office: 4 workers per 1,000sf; 85% occupancy rate; 
Daytime estimate includes office workers
Nighttime estimate includes residents and hotel visitors

e. LAND USE
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e. LAND USE

What we heard:
• Need deliberate policy to leverage 

new development in Rosslyn to 
create more affordable housing 
units in Arlington, and income 
diversity in the RMSA 

Response:
• Recommendation to direct up to 

30% of community benefits 
contribution value toward 
affordable housing

• Form of contribution (on-site units, 
cash contribution for units in 
RMSA, cash contribution for units 
in Arlington, etc.) determined on a 
project-by-project basis 

Affordable Housing
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e. LAND USE

Ground Floor Land Use
• Ground floor use designations 

now follow draft Arlington 
County Retail Plan categories

• Active uses required at red, 
gold and blue edges

• Uses get more flexible as you 
move towards bottom of 
pyramid 
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e. LAND USE

General Land Use Plan
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e. LAND USE

Air Rights Development

• Air Rights Study findings now summarized in 
Rosslyn Sector Plan Update

Key points:
• Feasibility of air rights development will 

vary on a range of factors/assumptions
• Potential opportunities include enhanced 

market position, economic base, park/trail 
connections

• Potential challenges include traffic & 
parking, views, ground floor activation, 
street connections

• County and Commonwealth should 
coordinate on further exploration of air 
rights development in Rosslyn
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Implementing Land Use

• #1 Adopt the Rosslyn Sector Plan

• #6 Amend General Land Use Plan booklet

• #7 Amend General Land Use Plan map

• #8 Amend the Zoning Ordinance to update the provisions of the 
“C‐O Rosslyn” District, to facilitate the vision of the Rosslyn 
Sector Plan

• #9 Establish exact build to lines locations with redevelopment

• #10  Coordinate with Commonwealth of Virginia on exploring 
planning and development potential for air rights

• #11  Monitor progress towards desired land use mix

e. LAND USE
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Implementing Land Use

• #12 Ensure that up to 30% of the total value of community 
benefits in a “C‐O Rosslyn” site plan project goes toward 
creating or preserving affordable housing.

• #13 Prioritize use of site plan cash contributions in the RCRD to 
achieve projects within the RMSA, make progress towards 
County policy, and encourage construction of accessible units

• #14  Utilize affordable housing financing tools such as AHIF, Low 
Income Housing Tax Credits, and other programs

e. LAND USE
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Month Meetings Milestones

February • Rosslyn Process Panel (2/2)

March • County Board Work Session (3/4)

April • RAFOM C.A.(4/15)

May • Process Panel (5/13)
• E2C2 (5/18)
• LRPC (5/20, 5/21) (and 5/27, if needed)
• Park and Recreation Comm. (5/26)
• Urban Forestry Comm. (5/28)
• Transportation Comm. (5/28)

June • Planning Commission (RTA)
• Open House (6/2)*
• Housing Commission (6/4)*
• County Board (RTA) (6/13 or 6/16)

July • Planning Commission
• County Board (Action) (7/18 or 7/21)

Rosslyn Sector Plan 
Update Adoption

1st Draft Plan for 
Public Review

Staff revisits Advisory Commissions as requested

Schedule/Next Steps



66

Questions?


