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OVERVIEW

Rosslyn Gateway is mixed-use development located at the Virginia landing of the Francis Scott Key Bridge in Rosslyn, VA. The 
development will serve as a gateway to Virginia and the Rosslyn-Ballston corridor, considered one of the country’s preeminent 

environment.

bound to the north by Lee Highway East, to the south by 19th Street, to the west by Ft. Myer Drive, and to the east by North 

the integrated, three building site plan.

Rosslyn Gateway, through its architecture and landscape design, will extend the reach of the active central business district in 

pedestrian experience. 

The redevelopment of an urban location and multi-modal access to the development minimizes the impact that the new buildings 
will have on the environment. As such, sustainability is a critical component of the design, with elements and features incorporated 
into the buildings to improve the development’s environmental footprint. The Rosslyn Gateway development will create a world-
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ACTIVE STREETSCAPE:

Establish pedestrian friendly streetscapes that 

program.

Maintain retail and signage standards of Arlington 

signs.

Integrate paving, seating and lighting to enhance 
pedestrian experience and complement the existing 

Ensure that ground level program is designed for 

lobbies to provide retail amenities to the surrounding 
community.

Appropriate sizing of public spaces (streets + 

ARCHITECTURE:

Design a building whose massing is consistent with 
surrounding context and creates a visually appealing 
symbolic gateway to Arlington County.

Provide consideration of the human scale at street 
level, transitioning scales and incorporating materials 
appropriate for their public function.

GREEN ELEMENTS:

Street planting and other vegetation contribute to 

pedestrian and vehicle.

Integrate greenery into the building itself with 
landscaped roof terraces and green walls as 
appropriate.

spaces.

CREATING A GOOD URBAN PLACE
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SITE ANALYSIS
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north.  The site’s location at the Virginia landing of the Francis Scott Key Bridge allows the project to effectively serve as a gateway to Arlington County.

CONTEXT
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SURROUNDING LAND USE

buildings with a few hotels and residential towers. 

The site to the west contains the Holiday Inn Hotel and 

along with the Turnberry Condominium building.  The 
hotel is 18 stories tall and is located on the north end 

The site to the south contains the Dominion power substation, 

escalator entrance and the Rosslyn Center retail and 

directly across 19th Street from the Rosslyn Gateway site, 
is approximately 24 feet tall, and will be clad in curtain wall 
matching 1812 N Moore, with a large art piece on the north 
face of the substation.  1812 N Moore Street will be a 30 story, 

Rosslyn Metro station entrance is located south of the 1812 
N Moore building and is the primary entrance to the Rosslyn 
station today.  The Rosslyn Center building is located at the 

There are also several 300’ C-O Rosslyn Buildings existing in 

   ARLINGTON GATEWAY PARK

during the year including the Rosslyn Jazz Festival and Outdoor 

Film Festival and is a popular location for Fourth of July.   

  CURRENT USE OF THE SITE

are currently located on the site.  The applicant proposes to 

building would be constructed at a later phase. The loop road 
is desired to be removed by Arlington County to provide a 
better public realm for pedestrians and other users of Rosslyn 
by extending the building faces out to the primary streets 

Rosslyn Gateway site.  The applicant is proposing to vacate 
and purchase the loop road areas from Arlington County and 
extend the building footprints into those current roadway 
areas.  This provides strong streetwall continuity, reduces 

pedestrian friendly place.  The vacation of the Arlington County 
property will meet the goals of Arlington County regarding 

View from Georgetown

CONTEXT

ROSSLYN GATEWAY 
 

VIEW FROM GEORGETOWN

GATEWAY TO VIRGINIA 
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EXISTING TRANSPORTATION

Street Hierarchy MetroRail Metrobus and ART

Highway

Primary Street

Secondary Street Bike Route

MetroRail Orange Line

MetroRail Blue Line

Metrobus

Metrobus Express

ART
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CIRCULATION & ENTRANCES

CIRCULATION
VEHICULAR

through the center of the site. The service drive eliminates the need for loading and garage 
entrances directly onto the public streets.  The hotel and residence drop off is on Lee Highway.  

PEDESTRIAN

through the various lobby and retail entrances listed below.
BICYCLE

Lynn Street, Fort Myer Drive 19th street and Lee Highway. Bicycle access to the buildings will 
be through the service drive running east-west through the center of the site.

ENTRANCES
HOTEL/RESIDENTIAL

OFFICE

metro.
RESIDENTIAL

site, providing activity on the north face of the project.
SERVICE

Service vehicles may enter through the service drive in the center of the site and loading and 

PARKING

plan of the building, and allows the garage to be fully concealed within the building behind 

service drive, which allows the buildings to be served while minimizing the number of curb cuts 
on the public faces of the project.
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 In late 1977, as part of Arlington County’s Metro Station Area Planning process, the County 
released the Rosslyn Transit Station Area Study, which provided planning guidance for the area 

coordination of public and private improvements within the Metro station areas in accordance with 

 In 1992, the County released the Rosslyn Station Area Plan Addendum, which updated the 
Rosslyn Transit Station Area Study and provided area-wide planning objectives, as well as site-

objectives for Rosslyn:

and exemplify good architectural and urban design practice.

central place, thereby creating a much more complete urban design composition.

true if sites A [site of the Waterview] and D [site of the Holiday Inn and Turnberry     

the County could become one of the most spectacular in the region.

 width and to provide additional buildable area.  The end result would be a more attractive  
 streetscape with reduced emphasis on the automobile and better spatial relationships   

Apartment-Hotel and within the Rosslyn Coordinated Redevelopment District.  The project 

densely developed, and well located in the area, in the coming years property owners 
will be faced with the need to rehabilitate buildings or face the loss of tenants and 

for building owners to rehabilitate or redevelop sites to achieve many of the same goals 

 County businesses, residents, and visitors.

 County.

 Rosslyn.

 Place, and the Esplanade.

 
 The Applicant’s proposal meets the goals of the Rosslyn Station Area Plan Addendum 

Rosslyn.

PLANNING CONTEXT
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LAND USE

O

Hotel

Hotel / Residential

Residential

Retail Frontage
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URBAN DESIGN PRINCIPLES
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KEYS TO A GOOD URBAN PLAN

Create pedestrian connections that include planting, 
seating and lighting, and other landscape elements.

Provide for street level program such as retail or 

invites the pedestrian to interact with the building.

Allow the architecture and landscape design to help 
reinforce a sense of community within Rosslyn and 
create a variety of interesting spaces.

Provide a clear hierarchy of massing within the building 
elements and as the building meets the street.

complementary uses are located in close proximity.

Keep service areas away from public areas and within 
buildings if possible.

use and purpose.  

505 Fifth Avenue - Active retail storefront

Canal Housing - Pedestrian streetscape with outdoor dining and retail

DESIGN PRINCIPLES
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DESIGN PRINCIPLES

Mission Street - Outdoor seating and lighting

When creating an effective urban plan for Rosslyn Gateway, 
focusing on creation of an active streetscape, attention must 
be paid to primary urban planning considerations.  Retail 
storefronts can activate the street as seen in both 505 Fifth 

in Hong Kong.  Additionally, allowance for outdoor dining or 

continuation of indoor programed space as shown in the Canal 
Housing project located in Incheon, South Korea.  Attention to 
details such as planting, seating and lighting contribute to the 

will be consistent with other adjacent developments to unify 
the streetscape of Rosslyn.  Mission Street in San Francisco, 

encorporated these features and considerations into the 
Rosslyn Gateway planning effort.
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STREET FURNITURE

ARCATA BENCH BY LANDSCAPE FORMS IRONSITES S-42 TRASH RECEPTICLE RING BIKE RACK BY LANDSCAPE FORMS
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STREET FURNITURE

MARKET TREE GRATE BY IRONSMITH CASCADE PLANTERS BY QUICKCRETE



AVERAGE SITE ELEVATION
OFFICE BUILDING = 82.98’
HOTEL/RESID. BUILDING = 77.97’
RESIDENTIAL BUILDING = 77.97’
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The proposed heights and massing of the buildings relates to 
their context.  The three towers step down in height as they 

the existing urban fabric.

BUILDING HEIGHTS
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URBAN FABRIC

Rosslyn Gateway

orientation at or near the boundary of an urban district or neighborhood.   They may also, in and of themselves, 
comprise nodes concentrating potentially high levels of human activity and interest.  In the case of Rosslyn 
Gateway, Key Bridge and Fort Myer Drive serve as the path that enter the Rosslyn district.  Fort Myer Drive 

and the Potomac River beyond.  The Rosslyn Gateway project is intended to serve the dual functions of a 

In general, the gateway may be described as having the following components:

  Gateway project into Rosslyn 

These components are given form through the application of distinctive urban design elements applied to the 
Rosslyn Gateway buildings and their immediate context.

Iconic Elements:
Distinct vertical building elements and façade projection. These architectural forms on the north side of the 

commercial developments which are the focal points of activity in the community. The grand arboreal front 

Pedestrian Accessibility:
Design of pedestrian environments surrounding the gateway buildings enable convenient, safe, inviting and 

Retail and Ground Floor Façade Activation:
The site’s function as a node is facilitated through the development of activity-generating and highly visible 

features,  and street landscaping all serve to differentiate the building and identify the node as a gateway.

The elimination of the loop road and proposed orientation of the buildings shifts the street wall to the north 
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RELATIONSHIP TO OPEN SPACE

encouraging a more direct relationship between 

Residents, guests and employees will have easy 

recreational amenities in and around Rosslyn.

Green roofs and terraces provide additional outdoor 
spaces for each building.CUSTIS TRAIL

M
T. VERNO

N TRAIL

GATEWAY 
PARK

GATEWAY 
PARK

POTOMAC 
RIVER

ROSSLYN GREEN SPACES + GREEN ROOFS OF PROJECT

CP 
PLAZA

ROOSEVELT 
ISLAND

NATIONAL 
PARK LAND
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PHASED DEVELOPMENT
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PHASED DEVELOPMENT SITE PLAN

Ground Floor Interim Phase with Existing Rosslyn North Tower Ground Floor Final Buildout

EXISTING 
ROSSLYN NORTH 

BUILDING
RESIDENTIAL
BUILDING TBD



©   2012 KOHN PEDERSEN FOX ASSOCIATES PC. All rights reserved.22

Interim Phase with Existing Rosslyn North Tower Final Buildout

Project Phasing

Project phasing currently includes two phases: an interim 
phase in which the existing northwestern building will remain 

new residential tower will be completed.  The initial intermim 

northeast corner of the building.  

During the interim phase, the curb will be completed and 
the space previous occupied by the loop road will be 
transformed into a temporary public plaza.  We envision the 
temporary public plaza to be an inviting place with attractive 

located along Fort Myer and on the north side of the existing 
Rosslyn Gateway North building in the area where the loop 
road currently exists.  

PHASING
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BUILDING GUIDELINES
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MASSING

A. Massing View from the Northeast C. Massing View from the Southwest

B. Massing View from the Southeast D. Massing View from the Northwest

A

B

D

C



©   2012 KOHN PEDERSEN FOX ASSOCIATES PC. All rights reserved.

 

25

HEIGHT AND MASSING

which decrease in height as they near Rosslyn’s northern 
edge and the Potomac River. The height and overall proposed 
massing are consistent with the surrounding buildings and 
create a courtyard facing the water which maximizes potential 
for light and views.  The two towers at the north side of the site 
are oriented in the north- south direction, opening up the site 

gateway to Rosslyn, while providing strong street walls on Fort 
Myer and Moore Street.

ARCHITECTURAL ELEMENTS

The base of the buildings are designed to relate to the adjacent 

contribute to the pedestrian experience with storefront glass 
increasing visibility into these program spaces.  

The northern face of the buildings at grade creates a connection 

experience along Lee Highway.  A green wall extends into the 
service drive on the south side of the hotel and residential 

contains a series of retail spaces at grade as well as a green 
wall on the northwestern corner along Fort Meyer.

The hotel and residential building’s exterior wall system is 
composed of precast concrete, metal panels, and glass. At 
and below the podium level stone will be used in place of the 
precast. Recessed Juliet balconies, along with typical recessed 
balconies,  are integrated into the curtain wall for the condo units 

systems will be located within the building, screened at the 
roof, or will be designed so that they merge seamlessly with the 
building facades.  

All loading doors shall be solid metal or horizontal slat doors and 
shall be located within the service drive. They shall be painted 
so that they blend with the surrounding facade.

ARCHITECTURAL ELEMENTS / MATERIALS
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GROUND FLOOR RETAIL

GROUND FLOOR RETAIL CHARACTERISTICS

 

sides of the buildings along Fort Myer Drive,19th Street North, North 
Moore Street, and Lee Highway.  At grade the hotel and residential 
building houses a two story restaurant space with exterior seating 
as well as a soup and ice cream counter to activate the pedestrian 

building is on the south side of the building.  Retail entrances are 
on the west and south sides of the building. The street facade of the 
retail portion shall be composed as a single plane that integrates with 
the curtainwall system with options for differentiation available within 
the outer glass shell.

Windows and doors 
Window glass shall be clear for retail.
Doors shall be made of stainless steel and clear glass.
Accent materials are glass rods, and stone.

facilities internal to the building.
Outdoor seating areas will not encroach on public right of way or 

SIGNAGE

The food service storefront signage may be integrated with the typical 
stainless steel signage of the building but may also be expressed 
dramatically on the buildings by retailers if desired, while the retail 

establish retail identities that allow for successful retail at the base 
of the towers. The retail will have an independent identity in the 
buildings.

out by Arlington County.

and guidelines will be set up for the individual retail tenants in the 
comprehensive sign plan.


