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housing, a new school and fi re station with the overall 

economic viability of private redevelopment.  This Plan 

has been developed to achieve this balance with the 

maximum amount and functionality of the open spaces 

and an appropriate level of private redevelopment that 

can be leveraged to the benefi t of the community.

Community Process
The WRAPS Working Group, a citizen-led group ap-

pointed by the County Board in June 2014, was tasked 

to work with County staff  to develop a Plan for this 

area. The Working Group consisted of representatives 

from nearby civic associations, advisory boards and 

commissions, the Rosslyn BID, and property owners 

within the study area. The Working Group had a total 

of 13 meetings to review staff ’s analysis and recom-

mendations, as well as the draft Plan document. A 

Community Workshop was held in November, 2014 

to obtain broader community input on preliminary 

Concept Plans prepared in advance by staff  to explore 

diff erent development and site layout alternatives. 

After the Community Workshop, staff  synthesized 

the input and reconciled the community’s prefer-

ences with the goals of the study. At this stage of 

the process, it became clear that there was a wide 

disparity between the community’s expectations, 

which centered on maximizing open space, and staff ’s 

preliminary recommendations to balance open space  

and the other goals expressed in the County Board’s 

charge, including the ability to replace Fire Station #10 

with little or no cost to the County. In a Work Session 

in March 2015, the County Board provided feedback 
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Overview
The intent of this section is to identify immediate 

actions necessary to implement the Plan. This section 

also includes a matrix that lists each action item with 

an approximate timeframe for completion and agency 

responsible. 

PLAN ADOPTION

Recommendation 1
Adopt the Western Rosslyn Area Plan.

LAND USE

Recommendation 2 
Amend the General Land Use Plan to: 

A) Designate the “Western Rosslyn Coordinated Rede-

velopment District” for the area generally bounded by 

North Quinn Street, Key Boulevard, 18th Street, Wilson 

Boulevard and the eastern boundaries of the Queens 

Court Apartment site and the 1555 Wilson Boulevard 

site.

B) Remove the Penzance property at 1555 Wilson Bou-

levard from the “Rosslyn Coordinated Redevelopment 

District”.

C) Change the Queens Court Apartment propety 

from “Low-Medium” Residential to “High-Medium” 

Residential and add an open space symbol for a future 

park along 18th Street.

Change from “Public” to “High” Office-
Apartment-Hotel

Designate the “Western Rosslyn Coordinated 
Redevelopment District”

Remove from “Rosslyn Coordinated 
Redevelopment District”

Change from “Low-Medium” Residential to 
“High-Medium” Residential

Add Open Space Symbol

General Land Use Plan

Low-Medium Residential

Medium Residential

High-Medium Residential

High Residential

Service Commercial

Public

Medium Office-Apartment-Hotel

High Office-Apartment-Hotel

General Location for Open Space
Special GLUP District
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D) Change the County property from  “Public” to 

“High” Offi  ce-Apartment-Hotel, except for the future 

Rosslyn Highlands Park along 18th Street.

ZONING

Recommendation 3
Concurrent with redevelopment, rezone the County 

parcel and the Queens Court parcel to zoning districts 

consistent with the future vision described in this Plan. 

Recommendation 4
Amend the Arlington County Zoning Ordinance to: 

A) Allow development up to 10.0 FAR and heights 

consistent with the Heights Plan within the “Western 

Rosslyn Coordinated Redevelopment District” for sites 

located in the Mixed-Use Development Area (County 

and Penzance sites) to facilitate the achievement of 

the future vision described in this Plan.

B) Allow additional density, up to 250 units but no 

more than 6.0 FAR, within the “Western Rosslyn Co-

project plan

WRAPS WORKING GROUP
Planning Commission
Transportation Commission
Housing Commission
Colonial Village III, Homeowners Association
Economic Development Commission
At-Large (Planning Commission)
Penzance Companies
Parks & Recreation Commission

Radnor-Ft. Myer Heights Civic Association
Historical Affairs and Landmark Review Board
Arlington Partnership for Affordable Housing
Rosslyn Business Improvement District
Environmental Efficiency and Conservation Commission (E2C2)
North Rosslyn Civic Association
Emergency Preparedness Advisory Commission
Public Facilities Review Committee
Building Level Planning Committee



ARLINGTON,  VA
A4

11.14.2016

WEST ROSSLYN

2  |  W E S T E R N  R O S S L Y N  A R E A  P L A N | 

I N T R O D U C T I O N

Arlington County and Arlington Public Schools have a 

special opportunity to rebuild three civic uses—a fi re 

station, school, and park—clustered together around 

new private residential, retail, and offi  ce development 

that will together revive the western portion of the 

Rosslyn Metro Station Area. The County has endeav-

ored to develop a new vision for this area and establish 

an implementation framework that would include 

a public-private partnership to facilitate rebuilding 

the County’s fi re station and park. In the future, it is 

envisioned that the study area, bordered by the Wilson 

Boulevard, N. Quinn Street, Key Boulevard, and 18th 

Street, will be: 

• An identifi able urban place along the Rosslyn-Ballston 

corridor;

• An energetic and busy area during the day and eve-

ning with students, residents of all income levels, and 

offi  ce employees;

• Distinguished by a new urban park with elements to 

invite recreation as well as leisure activities, school 

fi elds and courts along with restaurants and shops to 

take care of everyday, personal needs; 

• Home for a new, larger, modern fi re station to meet 

the expanding community needs including a safe 

haven for community members in need; and

• Easily connected to the core of Rosslyn, Courthouse, 

Clarendon Boulevard, and residential areas along and 

north of Key Boulevard.

The County Board launched the Western Rosslyn Area 

Planning Study (WRAPS) planning process in June 

2014 to accomplish this work and obtain community 

feedback on possible future development scenari-

os.  A Briefi ng Book was created by staff  to provide 

important background information for participants in 

the process.  The County Board adopted a Charge to 

guide staff  and a working group through this process 

to achieve the following goals:

• A multi-story secondary school with up to 1,300 

seats;

• Recreation and open space that is up to 60,000 

square feet in size; which could include athletic 

fi eld(s) and interior space within the school to be 

used jointly by the school and the community, and 

other open space that replaces the existing play-

ground and basketball court located within Rosslyn 

Highlands Park or provides similar needed passive 

and active park and recreational amenities for use 

by the community; 

• A new fi re station; 

• Aff ordable housing; 

• Energy effi  ciency / sustainability; 

• Economically viable, urban and vibrant develop-

ment with a mix of uses, heights and densities that 

support achieving County goals; and 

• Eff ective multi-modal transportation facilities and 

services.

This Western Rosslyn Area Plan calls for coordinated 

mixed-use development that combines civic uses, 

including a new fi re station, a new secondary school, 

and public open space, with privately-developed 

market-rate offi  ce, residential and retail development.  

New aff ordable housing is a strategic addition as well. 

The Plan focuses recommendations on two public-

ly-owned parcels: 1) a school site, owned by Arlington 

Public Schools, that was originally built in 1910 and is 

mostly vacant with limited use today, and, 2) a Coun-

ty-owned parcel occupied by the Rosslyn Highlands 

Park and Fire Station #10. In addition, the Plan recom-

mends redevelopment for the other three privately 

owned properties including an offi  ce building owned 

by the Penzance Companies, an aff ordable housing 

development owned by Arlington Partnership for 
Aff ordabe Housing (APAH - a non-profi t aff ordable 

housing developer), and a stand-alone convenience 

store. These recommendations will guide future 

short- and long-term decisions by the County Board, 

property owners, and community.
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Big Ideas & Guiding Principles
Taking into consideration existing challenges and future opportu-

nities, community feedback through the planning process, as well 

as County Board guidance, a number of key ideas emerge as cen-

tral to future redevelopment within the study area and help give a 

framework to the Concept Plan. These ideas include the following:

• Joint development of the County and Penzance parcels;

• Flexibility with respect to school siting within the Wilson 

School site;

• Maximizing aff ordable housing on the Queens Court (APAH) 

parcel;

• Providing fl exible, contiguous open spaces and recreational 

facilities that meet the needs of Arlington Public Schools and 

the community; 

• Allowing mixed-use development that compliments the area 

and incorporates public elements, including a fi re station and 

a public park;

• Minimizing confl icts between emergency vehicle operations 

and other traffi  c through the area;

• Providing a suffi  cient amount of development to support the 

County’s goal to off set the cost of public improvements, such 

as a new Fire Station #10 and public park improvements; and

• Providing improvements to the street network to enhance 

circulation and mitigate the impacts of new development.

Guiding Principles were developed by staff  and the WRAPS Work-

ing Group as a means to measure and compare various redevelop-

ment scenarios that were evaluated during the planning process. 

As part of this Plan, the 45 Guiding Principles serve to validate the 

recommended Concept Plan and are intended to guide decisions 

regarding future development projects. The Guiding Principles are 

shown on the following pages in sidebar margins and are grouped 

with seven supporting “elements”.   

Concept Plan
The Concept Plan identifi es the general location of land uses, 

new pedestrian and street connections, open spaces, heights 

and provides additional details about interelationships between 

these elements, with the caveat that, within the School Develop-

ment Area, additional siting details will need to be determined 

through susequent processes including the Public Facilities Re-

view Committee (PFRC) and Building Level Planning Committee 

(BLPC).   Within this document, development within the study 

area is outlined in three separate, but coordinated, areas.  The 

three development areas are: 

• the Mixed-Use Development Area, including the County 

and Penzance parcels; 

• the School Development Area, including the School Board 

and 7-11 parcels; and 

• the Housing Development Area, including the Queens 

Court Apartments parcel.
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A main idea of the Concept Plan is the continuation of high-den-

sity development from central Rosslyn that provides opportunities 

for a mix of uses.  The unique aspect of this Plan is the predom-

inant civic uses that will be provided here—a new urban school, 

fi elds, public park, and a Fire Station.  Additional Concept Plan 

elements include new aff ordable housing, a north-south mid-

block street, and ground fl oor retail along Wilson Boulevard and 

the southern end of the new street. The components of the Con-

cept Plan are further described through seven elements to guide 

future redevelopment: Land Use & Zoning, Building Heights, 

Transportation, Open Space, Urban Design, Environment, 

and Implementation.  

The Concept Plan is shown in Map 3.1.  An Illustrative Concept 

Plan (Map 3.2) shows one way the site and building layout could 

occur consistent with the Concept Plan.  An alternate confi gu-

ration is possible for the School Development Area whereby the 

school building would be placed along 18th Street and the out-

door open spaces associated with the school would front Wilson 

Boulevard.   The fi nal arrangement of the School Development 

Area will be determined through a subsequent planning phase 

involving the County’s PFRC. 
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HEIGHTS PLAN ELEMENT

Guided by the Height and Building Form Principles, the planned 

building heights are compatible with the surrounding context 

and are integral to achieving the goals of the study, including 

the creation of ground level open space, the development of a 

new fi re station through joint private development, and creation 

of a signifi cant supply of aff ordable housing units. Consistent 

with the Guiding Principles, the tallest heights are proposed 

in the eastern portion of the study area, within the Mixed-Use 
Development Area, and lower heights are planned within the 

School Development Area and the Housing Development Area.

Zoning Ordinance amendments are recommended to allow 

height limits within the proposed Western Rosslyn Coordinated 

Development District, consistent with heights proposed in this 

Plan.    
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Note:  Maximum 
Heights shown are to 
the roo ine and do 
not include building 
penthouses.  In addi-
� on, see the Building 
Heights Context Map 
in the Appendix for 
surrounding building 
heights.

Height / Building Form Principles

• Concentrate taller buildings along the 
eastern por� on of the study area and 
locate lower, varied building heights to 
achieve compa� bility with the scale of 
development on proper� es adjacent to 
the study area.

• Require the design of buildings, espe-
cially at lower levels to foster pedestrian 
comfort, while adding visual interest and 
architectural variety.

• Encourage building heights and mass-
ing that allow for the achievement of the 
study’s open space, recrea� onal, public 
facility, and aff ordable housing goals.

Maximum building height     
above average site elevation (ASE)

Park and plaza space/public use

15’ facade stepback

This Plan calls for Public Use in 
this location which could include 
a range of uses such as a public 
plaza or a small building serving 
public uses.  Maximum height 
should not exceed 45’ consistent 
with S-3A zoning which is 
generally applicable to the existing 
Public desgination shown on the 
General Land Use Plan for this 
area.

*

xxx

  T H E  P L A N  |  2 5

HEIGHTS PLAN ELEMENT

Guided by the Height and Building Form Principles, the planned 

building heights are compatible with the surrounding context 

and are integral to achieving the goals of the study, including 

the creation of ground level open space, the development of a 

new fi re station through joint private development, and creation 

of a signifi cant supply of aff ordable housing units. Consistent 

with the Guiding Principles, the tallest heights are proposed 

in the eastern portion of the study area, within the Mixed-Use 
Development Area, and lower heights are planned within the 

School Development Area and the Housing Development Area.

Zoning Ordinance amendments are recommended to allow 

height limits within the proposed Western Rosslyn Coordinated 

Development District, consistent with heights proposed in this 

Plan.    

130’

270’

WILSON BLVD.

18TH STREET

N
 Q

U
IN

N
 S

T

N
EW

 STREET

240’
175’

*

M A P  3 . 3  |  H E I G H T S  P L A N

Note:  Maximum 
Heights shown are to 
the roo ine and do 
not include building 
penthouses.  In addi-
� on, see the Building 
Heights Context Map 
in the Appendix for 
surrounding building 
heights.

Height / Building Form Principles

• Concentrate taller buildings along the 
eastern por� on of the study area and 
locate lower, varied building heights to 
achieve compa� bility with the scale of 
development on proper� es adjacent to 
the study area.

• Require the design of buildings, espe-
cially at lower levels to foster pedestrian 
comfort, while adding visual interest and 
architectural variety.

• Encourage building heights and mass-
ing that allow for the achievement of the 
study’s open space, recrea� onal, public 
facility, and aff ordable housing goals.

Maximum building height     
above average site elevation (ASE)

Park and plaza space/public use

15’ facade stepback

This Plan calls for Public Use in 
this location which could include 
a range of uses such as a public 
plaza or a small building serving 
public uses.  Maximum height 
should not exceed 45’ consistent 
with S-3A zoning which is 
generally applicable to the existing 
Public desgination shown on the 
General Land Use Plan for this 
area.

*

xxx

270’

240’



ARLINGTON,  VA
A7

11.14.2016

WEST ROSSLYN

  T H E  P L A N  |  2 7

To implement this concept, the County property should be 

changed from “Public” to “High” Offi  ce-Apartment-Hotel 

on the General Land Use Plan.  The new location of Rosslyn 

Highlands Park should remain “Public”.  The entire Mixed-Use 

Development Area should allow densities up to 10 FAR,  Also, 

this area should be included in a new district encompassing 

all three development areas to achieve coordinated and co-

hesive development.   This new GLUP Special District will be 

the “Western Rosslyn Coordinated Development District”.

School Development Area (2): This area is planned for a 

new multi-story, secondary school that will have a capacity 

of 775 students. Associated outdoor fi eld and recreation 

amenities and interior spaces will be developed as well. While 

it is yet to be determined whether the school building will 

be sited along the Wilson or 18th Street frontages, it will be 

critically important to design all three street frontages (Wilson 

Boulevard, Quinn Street, and 18th Street) to achieve street ac-

tivation consistent with the County’s urban design principles 

and create visually and physically accessible access into and 

through the site (See Urban Design Guidelines and Guiding 

Principles for additional information).  For the commercial 

property at Quinn Street and Wilson Boulevard, open space 

could be considered in the future due to the parcel’s small 

size and limited development potential, if the parcel can not 

be consolidated with the APS property before construction of 

a new school. 

Housing Development Area (3): This area is planned for 

a multi-family residential building and a small park (ap-

proximately 9,000 square feet in size). Vehicular access to 

the site is planned along Key Boulevard. It is expected that 

the multi-family building will be designed in a manner that 
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GOLD - Streets planned for retail sales, restaurants and entertain 

ment establishments, personal service retail, repair retail and retail 

equivalents. Exterior and interior design elements as set forth in 

the Retail and Urban Design Guidelines. Managed lobby frontage.

GREEN - Streets where any retail uses or retail equivalents are 

optional.

encourages and supports public use of the park. To implement this 

concept, and to support the County’s goal to maximize aff ord-

able housing in this location, the area should be changed from 

“Low-Medium” Residential (16-32 units per acre) to “High-Medi-

um” Residential (up to 3.24 FAR) on the General Land Use Plan.  

Bonus density should be considered by the County Board, up to 

250 units but no more than 6.0 FAR, if it fi nds that the project will 

substantively meet the goals of this Plan.  In addition, an open 

space symbol should be added on the General Land Use Plan to 

indicate the future development of open space. 
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MASSING CONCEPT 	 - lantern on axis with park aND SCHOOL fields
			   - MASS CONTEXTUALLY ARTICULATED ALONG 18TH STREET
			   - READING STEPS IN SCALE TO THE EAST TOWARD DOWNTOWN
			   - MATERIALITY LIGHTENS AT TOP AND TO THE NORTH WEST

CONTEXTUAL MASSING   - BUILDING HEIGHTS ADD TO DYNAMIC SKYLINE AND BUILDINGS
			             RISE GRADUALLY TOWARD DENSER URBAN CENTER TO
			             KEEP SCALE APPROPRIATE

massing overview: CONCEPT DIAGRAMS



ARLINGTON,  VA
A9

11.14.2016

WEST ROSSLYN

W I L S O N  B L V D .
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EAST BUILDING: concept diagrams

DYNAMIC PEDESTRIAN EXPERIENCE non-parallel facadesvariety of open spacetwo distinct masses
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WEST BUILDING: concept diagrams

UNIFIED ARCHITECTURAL 
EXPRESSION

BALCONIES FACING
 THE PARK

ACTIVE AND VIBRANT 
PEDESTRIAN EXPERIENCE
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architectural massing concept

SCULPTURAL EXTERIOR EXTERIOR EXPRESSED
WITH FLOOR SLABS

RECESSED ENCLOSURE
(FLOOR SLABS EXPRESSED)

CARVED EXTERIOR
FOR RESIDENTIAL UNITS

WEST ROSSLYN WEST
ROSSLYN, ARLINGTON  VA
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8.16.2016

N
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• Within the Mixed-Use Development Area, the developer should 

explore additional building stepbacks or sculpting of the upper 

stories of the northern tower, consistent with the Neighborhood 

Transition Guidelines of Rosslyn Sector Plan.

Service / Parking / Streetscape

• Loading and parking access should be located on secondary 

streets (N. Quinn St., 18th St., Key Boulevard and the new north-

south street), avoiding Wilson Boulevard.  Refer to Map 3.6, which 

identifi es preferred locations for service and parking access to 

individual building sites. Parking and loading locations should be 

further assessed in the site plan review process to minimize curb 

cuts along frontages and to address impacts on the pedestrian ex-

Public Realm / Streetscape / 
Urban Design Principles 
(con  nued)

• Locate public facili  es strategically 
and prominently to create a civic pres-
ence in the study area that promotes 
community con dence and encourages 
community use.

• Design the study area to facilitate 
safety and security including the safety 
and security of students.

• Link public areas and main building 
entrances with a network of safe, con-
nected, tree-lined and well-lit street-
scapes that facilitate easy pedestrian 
circula  on.

• Create smaller, walkable blocks by 
introducing new streets, alleys, and/or 
pedestrian walkways.

• Establish an urban design scheme that 
complements changes to the surround-
ing area contemplated in the Rosslyn 
Sector Plan Update.

Special attention should be given when designing facades 
that are adjacent to Rosslyn Highlands Park in order to 
create a high-quality and unifi ed architectural expression.  In 
addition to the other guidelines outlined herein, the following 
guidelines should also be considered:

• Roof parapets should extend above the adjacent roof 
level in order to obscure views of any rooftop mechanical 
equipment.

• Facades should maximize fenestration on each fl oor, 
incorporate a continuous architectural expression line 
between the second and third fl oor, and include a 
continuous cornice just below the roof line.

• Residential units facing onto the park space should have 
usable balconies, which may either project outside the 
build-to-line or be recessed within the building mass.

• A special feature (tower element, architectural 
embellishment, etc.) should be incorporated into the 
building façade at the corner of the new north-south 
street and 18th Street North.

perience, where possible.  Other appropriate locations could 

be considered.

• Building service or parking access points should be located 

away from intersections and toward the center of blocks, 

where possible.

• Where a loading bay directly faces a street, screen it with 

doors that shut when the bay is not in use. Design service bay 

doors to be an attractive part of the building’s overall compo-

sition.

• Any semi-below grade parking that is partially exposed to 

streets or other public spaces due to varied topography 

should be faced with materials consistent with the fl oors 

above,  art, interesting plantings, or openings so as to avoid 

expansive blank walls or obtrusive building scale for pedestri-

ans on adjacent sidewalks.

• Above, or at-grade parking is to be avoided, except where it 

can be provided behind at least 35 feet of an occupied build-

ing use such as retail or residential units. 

• Short term drop-off s, i.e. deliveries, should occur in parking 

garages or within designated short-term parking areas to be 

identifi ed during the site plan review process for each devel-

opment site.

• Sidewalk design should be continuous and level across drive-

ways, so that the sidewalk is perceived principally as a place 

for pedestrians.

• The sidewalk/streetscape design of projects located along 

18th Street should consider and incorporate elements of 

the design guidelines that are to be developed for the 18th 

Street Corridor as a follow-on action of the Rosslyn Sector 

Plan, if said guidelines have been developed at the time of 

submission.
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