
County Board Meeting
June 13, 2015

ITEM #44 |  Rosslyn Sector Plan – Request to Advertise
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ITEM #44: Subject 
• Request to Advertise Public Hearings to consider the adoption 

of the Rosslyn Sector Plan



The Realize Rosslyn Process
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Interdepartmental Staff Team….
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� Department of Community Planning,
Housing and Development (lead)

� Department of Environmental Services

� Department of Parks and Recreation

� Arlington Economic Development

� Office of the County Manager



…Working with the Community 
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Why are we planning for Rosslyn now?Why Plan for Rosslyn NOW?

� Rosslyn’s 2nd generation of redevelopment has begun!

� How can we best build on investments made in Rosslyn?



7Circa 1962

Rosslyn, prior to the “Site Plan experiment”
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Rosslyn as Arlington’s 1st Experiment w/ Site Plans 

�

1962
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Rosslyn as Arlington’s 1st Experiment w/ Site Plans 

�

SITE PLAN #1
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Rosslyn as Arlington’s 1st Experiment w/ Site Plans 
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Rosslyn as Arlington’s 1st Experiment w/ Site Plans 

�

1965
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Rosslyn as Arlington’s 1st Experiment w/ Site Plans 
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Rosslyn as Arlington’s 1st Experiment w/ Site Plans 
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Rosslyn as Arlington’s 1st Experiment w/ Site Plans 

�
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Rosslyn as Arlington’s 1st Experiment w/ Site Plans 
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Rosslyn as Arlington’s 1st Experiment w/ Site Plans 
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Watershed Event: Metro Opens in July 1977
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Issues facing Rosslyn in 1989
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(From the Rosslyn-Ballston Corridor Mid-Course Review, May 1989)
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Rosslyn Today

Metro Station Façade along Fort Myer Drive
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Rosslyn Today

Metro Station Entrance from Fort Myer Drive
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Rosslyn Today

Fort Myer Drive Streetscape/Ground Plane
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Rosslyn Today

Wilson Boulevard Streetscape/Ground plane (1400 block)
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Rosslyn Today

Wilson Boulevard Streetscape/Ground plane (1200 block)

24

Rosslyn Today

Wilson Boulevard Streetscape/Ground plane (1200 block)
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Rosslyn Today

Fort Myer Drive cross-section, south of 19th Street 
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Rosslyn Today

Fort Myer Drive cross-section, south of Wilson Blvd.
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Rosslyn Today

Fort Myer Drive, mid-block between Wilson and 19th Street 
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Rosslyn Today

Sunken open space, Rosslyn Plaza 



29

Rosslyn Today

17th Street, 1400 block
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Rosslyn Today

Rosslyn skywalk, above Moore Street
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1992 Plan Addendum: Planning for Rosslyn 2.0

1992

32

1996 – RCRD and “C-O Rosslyn”
“C-O Rosslyn” District 
Special Exception Site Plan 

(provisions for additional density and height)
Standard Site Plan Density: 3.8 FAR; 4.8 FAR
Maximum Density: up to 10.0 FAR
Maximum Height: up to 300 feet 

(additional height potential in two Central Place blocks)

Community Benefits: standard site plan conditions, including affordable 
dwelling unitprovisions of Zoning Ordinance, plus:

- other important community benefits identified in approved plans for 
the area and meets the other special exception criteria of the Zoning 
Ordinance, for density between 3.8/4.8 FAR and up to 10.0 FAR
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1996 – RCRD and “C-O Rosslyn”
2002 Resolution Governing Building Heights in Rosslyn

• Further articulates goals of General Land Use Plan and 1992 
Rosslyn Station Area Plan Addendum 

� Greatest building heights closest to Metro

� Tapering of building heights further away from Metro

� Consider impact on “view corridors”

� Design of building tops should consider impact on skyline
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1996 – RCRD and “C-O Rosslyn”
2007 Resolution on Urban Design Principles 

for Rosslyn Central Place

(Prompted by review of development proposals for two 
Central Place blocks, and associated zoning ordinance 
amendment)

• Views from any public observation deck within 
Central Place should be preserved 

• Calls for sculpted rooftop designs and 
significant tapering in height and form

• Reinforced incorporation of significant 
community benefits with additional density and 
height 



35

A Few More Lessons Learned

Turnberry Tower and abrupt Nash Street transition

36Waterview, elevated terrace

A Few More Lessons Learned….



37Central Place

….and Forward Progress

38

Central Place

….and Forward Progress
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Rosslyn Gateway

….and Forward Progress
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1401 Wilson Blvd., 1400 Key Blvd. 

….and Forward Progress
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How does Rosslyn move forward? 

How can Rosslyn become a great place?

And, how can Rosslyn realize its full potential?
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Project Scope

Transportation Public Parks and Open Space

Building Heights and Form Urban Design
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Rosslyn Sector Plan - Scope of Study 

Project Schedule 
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Vision
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A Two-way Streets 

B 18th Street Extension

C Metro Plaza 

D New Ped/Bike Bridge
Connections

E Gateway Park

Illustrative Concept Plan
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F Freedom Park

G 18th Street Corridor of 
Parks and Plazas 

H Rosslyn Plaza Park 

I Esplanade

Illustrative Concept Plan



Project Schedule Two Way Streets (Lynn, Fort Myer, and Kent)

Project Schedule 
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18th Street Extension / Parks 



Project Schedule 
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18th Street Extension / Parks 

Project Schedule 
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Metro Plaza/Station Enhancements 

View of Metro Station entrance from Moore Street



Project Schedule 
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Metro Plaza/Station Enhancements 

Project Schedule 
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Gateway Park Revitalization 

View of Gateway Park and environs, from the north 



Project Schedule 
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Gateway Park Revitalization 

Project Schedule 
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Freedom Park Expansion/Enhancement

View of 17th Street looking east near bridge over Fort Myer Drive 



Project Schedule 
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Freedom Park Expansion/Enhancement

Project Schedule 
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Esplanade 

Esplanade

I



Project Schedule 
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Esplanade

Project Schedule 
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Building Height & Form

Peaks & Valleys Building Heights Policy 



Project Schedule 
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A Plan for Rosslyn’s Future Growth

• Potential for 12.5-13 million square feet of new development 
(beyond already approved site plans)

• Est. 1 million square feet more potential than under current “Taper Policy” 
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Project Schedule 
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Land Use – Ultimate Build Out

Potential Illustrative Development Characteristics (square feet)

Rosslyn Sector Plan

Existing, 2015, RCRD
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Building Use Existing Existing/Approved New Construction Build Out

Office 8,107,000 9,582,000 7,294,000 11,859,000

Retail 426,000 576,000 468,000 698,000

Residential 635,000 1,971,000 4,193,000 5,867,000

Hotel 681,000 740,000 590,000 852,000

Other 119,000 100,000 0 30,000

TOTAL 9,968,000 12,969,000 12,545,000 19,306,000

Land Use



Project Schedule 
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Economic Analysis of “C-O Rosslyn” redevelopment

Office w/ Retail Residential w/ Retail
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*  Cost to acquire older, but productive office building.
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Project Schedule 
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Estimated density yield, as modeled

• 70% of redevelopment sites modeled at 9 FAR or above

• Average of 9.2 FAR density yield modeled across redevelopment sites in RCRD

• Most sites below 9 FAR challenged by distinctive site conditions
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Estimated Density Yield by Site, as modeled
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Project Schedule 
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Peaks and Valleys: Fly Around the RCRD

Project Schedule 
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Observation Deck Views (ESE toward Monumental Core)

Estimated view from observation deck at �342’ building height (�425’ asl)



Project Schedule 
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Observation Deck Views (east toward DC)

Estimated view from observation deck at �342’ building height (�425’ asl)

Project Schedule 
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Observation Deck Views (north toward Georgetown/Lynn)

Estimated view from observation deck at �342’ building height (�425’ asl)



Project Schedule 
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Observation Deck Views (northwest toward Potomac Gorge)

Estimated view from observation deck at �342’ building height (�425’ asl)

Project Schedule 
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Observation Deck Views (south toward Cemetery)

Estimated view from observation deck at �342’ building height (�425’ asl)



Project Schedule 
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Implementation

70

Community Input and Intended Changes



Project Schedule 
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Planning Process and Timeline

Spring:
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Planning Process and Timeline

Month Meetings Milestones
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,����
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� County Board (Action) Rosslyn Sector Plan 

Adoption

1st Draft Plan for 
Public Review (5/6)

Staff revisits Advisory Commissions as requested
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Comments Response Matrix
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Key Clarifications/Refinements to Plan (from comment matrix) 

� Design Guidelines

� Add/enhance preamble language

� Review/refine text/imagery to read as guidelines

� Review/reconsider dimensions where provided

� Building Height/Form criteria for height modifications

� Observation Deck Views

� Rosslyn Plaza Park
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Intended Changes | Design Guidelines

� Refine introductory language to design guidelines to clarify their 
intended application to future site plans

� Review and revise language to more clearly read as guidelines 
(e.g. omit “Shalls”, “Musts”, etc.) and revisit use of dimensions

� Use greater range of imagery/precedent photos to better express 
plan intentions for creativity and design excellence

INTENDED CHANGE EXAMPLES:
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Intended Changes | Design Guidelines
INTENDED CHANGE EXAMPLE:

Use precedent images of Rosslyn buildings 
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Intended Changes | Design Guidelines
INTENDED CHANGE EXAMPLE:
Use more images depicting 
variety of building forms 
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Intended Changes | Building Height and Form
INTENDED CHANGE EXAMPLES:

Review and revise how criteria for flexibility up to 300’ are 
expressed, potentially addressing:

� Seeking to make criteria more objective overall

� Remove use constraints for increased height, focus on sculpting

� Consider further how to address above-grade parking as part of this
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Intended Changes | Observation Deck Views
INTENDED CHANGE EXAMPLES:

Add spread(s) in plan with text and simulated views from 
observation deck describing what should remain visible

Image courtesy of JBG
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Intended Changes | Rosslyn Plaza Park
INTENDED CHANGE EXAMPLES:

Convey a more balanced presentation between Kent Street and 
Arlington Ridge Road location options 

� Add inset to Illustrative Concept 
Plan (ICP) to show Kent St option;

� Size description to be changed to 1 
acre minimum in criteria;

� Refine image of Kent Street 
location to match quality of 
Figure 3.5

Draft inset for ICP showing 
Rosslyn Plaza Park on Kent St
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Importance of Addressing Building Height/Form 

� Since 1996, mismatch between 
max. height limits set forth in Plan 
Addendum and zoning; 

� 2002 and 2007 general resolutions 
on Rosslyn building heights 
adopted prior to more detailed 
study;

� Comprehensively looking  at 
building heights to establish refined 
guidance to advance plan goals; 

� Analyzing development yields as 
part of this

Key Issue: Building Height/Form 

Central Place sketch, 1992 Plan 
Addendum Approved Central Place site plan,

under construction
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Importance of Addressing Building Height/Form 

Key Issue: Building Height/Form 
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goals/performance criteria:

� Sensitive Edge Transitions
� Priority View Corridors from 

Observation Deck
� Good Views from All Buildings
� Good Daylight Access to 

Buildings
� Ground Level View Corridors 

� Balanced Sun/Shade 
Opportunities

� Great Ground Level Open Space 
and Circulation 

� Marketable floor plates/buildings 
and flexibility on use

� Distinctive Skyline
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Key Issue: Building Height/Form 

Project Schedule 
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Peaks and Valleys: planning for above, and below, 300’

Sites with areas 
planned at 300’ 
or above (or at 
470’asl)

Sites limited 
below 300’
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Important Points behind “Peaks and Valleys”

Key Issue: Building Height/Form 
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Advisory Commissions on the RTA

Advisory Commissions Outcome
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Planning Commission | Recommendation Highlights

PC Recommendation Item 
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2005 Urban Land Institute Look at Rosslyn
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Recommendation 

County Manager 
Recommendation:

� Authorize the 
advertisement of public 
hearings by the Planning 
Commission on July 6, 
2015 and the County 
Board on July 18, 2015, to 
consider the adoption of 
the Rosslyn Sector Plan.
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Discussion


