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BY: bav~d S. Houston, Attorney 
8280 Greensboro Drive, Suite 900 
McLean, Virginia 22102 

A) Z-1921-68-2, Z-2327-87-4, Z-2328-87-4, 
Z-2376-89-l ,- Z-2377-89-1 Site Plan Amendment 
Request to reconfigure 355,000 squar~ fee~ of 
office/r~tail G.F.A. and 104,000 square feet of 
elderly housing G.F.A. to 501,450 square _feet of 
office/ret~il G.F.A. (two 9 story and one 4 story 
buildings), 346,960 square feet·of residential 
G.F.A.· (including 106,680 square f~et [r~vised to 
104,000 square feet] of elderly housing G.F.A. in 
an 8~story building, preservation of a 27-unit 
existing apartment building and a new 11-story 
residential building with 201 units), and three 
levels of underground parking; on premises known · 
as 600 and 650 North Glebe Road, 501, 507, 511, 
513, 517, 521 and 52~ North Thomas ~treet and 
4218, -4226, 4300, 4306 and 4314 North Carlin 
Springs Road. 

B) Z-1921-68-2. Z-2327-87-4, ~-2328-87-4 ~ite Plan 
AmenomP.nt Request to amend the residenti.al site 

·r.o ~ p,lan. fr6rti a 104,000 square feet e-lderly 
· :: ·_ r-esid~n~":!-al. building to an 8-stqry_- ~uild,ip~ . _ 

cont.a . .1.m.ng 106,680 square feet (rev1sed to . ~· - -
~ . 104,000 - squ~ re feet) re~identiai · G.F:A ~ . · 

{ 155 ~w.clling units [ reV.ised to appr.o)cimately : 
150 dwelling units] incl-uding approximately 
24 nurs:i.h9 heds) and 66 parking spaces;·.":on 
premises known as 501, 507, 511, 513 ;- .:~~J-1 an,<? 
521 No~th Thomas Street. ~ ··,""=:.:~ ... -

Freid·· V •. Wray, Current Planning 
Ron t\'?ctor, Pt\bJ.lc Works 
David Robinson, Public Works Planning 
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Site Plan Amendment Request 
Z-1921-6a-2, Z-2327-a7-4, Z-232a-a7-4, 
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RECOMMENDATION: A & B) Approve, subject to all previous 
conditions, revised conditions la., 2a., 9, 14, 
22, 23, 25, 36, 45, and 54; new conditions 59, 
60, 61, 62, 63, 64, 65, 66, 67, 6a, 69, 70, 71, 
72, 73, 74, 75, 76, 7a, 79, ao, al, a2, a3, a4, 
and a5; and the deletion of condition 44. 

ISSUES: 

SUMMARY: 

pla-2610 

1. Future consolidations and development in the 
block 

2. Impact of outparcels on implementation of street 
improvements along North Glebe Road 

3. Affordable housing contribution 

This proposal is an amendment to the site plan for 
Hyde Park. This site plan was last amended in 19a7, 
and approved for a "C-0-2.5" office and retail 
development consisting of two a-story and two 2-story 
office buildings containing 355,000 square feet of 
gross floor area (G.F.A.). The subject proposal 
calls for the addition of 124,a55 square feet of land 
adjacent to Carlin Springs Road which has been 
consolidated into the site. The resultant site plan 
contains three components: a reconfigured "C-0-2.5" 
office development consisting of two 9-story office 
buildings with an a-story connection and a G.F.A. of 
44a,904 square feet; a final site plan for the 
elderly housing facil{ty; and an "R-C" mixed-use 
office and residential development on the 
consolidated site to include one 4-story office 
building containing 52,546 square feet of G.F.A., an 
11-story residential building containing 209,la5 
square feet of G.F.A. and an existing 3-story garden 
apartment building containing 27,025 square feet of 
G.F.A. and 27 units. 

-
This proposal, with its three components, represents ' 
a well-designed and well-coordinated site plan. The 
applicants have successfully designed the var1ous 
components so that they complement each other in 
terms of uniform building design and placement, site 
amenities, and pedestrian and vehicular connections 
within and between the three components. In response 
to a long list of concerns generated at the first 
Site Plan Review Subcommittee meeting held on this 
project, the applicant made several revisions which 
signi~icantly improved the plan. Staff supports the 
proposal . and recommends that it be approved. 
However, there are several issues related to this 
site plan. First, the site's configuration has 
created two outparcels on Glebe Road and staff is 
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concerned about the provision of street and 
undergrounding improvements along the frontages of 
these outparcels. Secondly, staff is concerned about 
future consolidations and development in the block 
and how they will impact this proposal. Thirdly, 
staff continues to work with the applicant on 
identifying an acceptable level of contribution for 
affordable housing. 

In response to the first two issues, staff is 
recommending a condition similar to the condition 
approved by the County Board for the Richmond Square 
site plan, whereby the developer is required to 
cooperate with the County in any public improvement 
and/or assessment projects. Future site 
consolidation may occur with the car dealership 
property and the applicant has submitted conceptual 
development plans incorporating that site. The 
applicant does not plan to acquire the corner 
property developed with the garden apartment 
building, and believes it should be retained in its 
current use as transitional development. Staff 
agrees with the developer's assessment of this 
site. Staff has recommended new conditions to 
address certain issues and details regarding each 
particular component, and amended conditions to 
reflect this proposal. Therefore, it is recommended 
that this site plan amendment be approved subject to 
all previous conditions, amended conditions la., 2a., 
9, 14, 22, 23, 25, 36, 45, and 54; new conditions 59, 
60, 61, 62, 63, 64, 65, 66, 67, 6a, 69, 70, 71, 72, 
73, 74, 75, 76, 7a, 79, ao, a1, a2, a3, a4, and a5; 
and the deletion of condition 44. 

BACKGROUND: A site plan amendment for the Hyde Park Plaza site 
was approved by the County Board on May 2, 19a7. The 19a7 
amendment was for a "C-0-2.5" office and retail development 
consisting of two a-story office buildings and two 2-story office 
buildings containing a total of 355,000 square feet of G.F.A. and 
a Floor Area Ratio (F.A.R.) of 2.5 F.A.R. A conceptual plan for 
an a-story elderly housing facility containing 104,000 square 
feet of G.F.A. was also approved. In conjunction with that 
approval, two rezonings to "S-D" and "RA4.a" were approved along 
with a zoning proffer requiring a final site plan for the elderly 
housing facility within four years from the date of the rezonings 
(pursuant to the April a, 19a9 amendment). 

An additional 124,a55 square feet of land adjacent to 
Carlin Springs Road has been consolidated into the subject 
site. The site plan would now have frontages on North Glebe 
Road, North Carlin Springs Road, and North Thomas Street. 
However, the site's new configuration has resulted in two 
outparcels, one on Glebe Road and the second on the corner of 
Carlin Springs Road and North Thomas Street. They are developed 
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with the Lincoln Mercury car dealership and a garden apartment 
building, respectively. With the exception of 48,950 square feet 
of land which was previously rezoned to "R-C," the remainder of 
the consolidated property would be rezoned from a combination of 
"C-2" and "RAS-18" to "R-C" (69,155 square feet) and "S-D" or 
"RA6-15" (6,750 square feet), as described in the accompanying 
rezoning reports. The rezonings are scheduled to be heard by the 
County Board in conjunction with this site plan amendment 
request. 

The proposed site plan amendment would consist of the following: 

1) A reconfigured office and commercial development to 
include two 9-story office buildings with an a-story 
connection and an increase in office/commercial G.F.A. 
of 93,904 square feet, from 355,000 square feet to 
4~8,904 square feet. 

2) A final site plan for the elderly housing facility which 
includes a minor site plan amendment to increase the 
G.F.A. by 2,680 square feet, from 104,000 square feet to 
106,680 square feet. Because staff could not support 
the requested bonus density, the applicant has 
redesigned the site plan to reduce the G.F.A. to the 
previously approved 104,000 square feet. This reduction 
in the G.F.A. has resulted in a reduction in the number 
of assisted living units, from the initial request of 
155 units to approximately 150 units. Based upon the 
availability of Certificates of Need, the units on the 
eighth floor level may be converted to approximately 
24 nursing care beds. 

3) Additional office and residential development on the 
"R-C" portion of the consolidated site to include one 
4-story office building containing 52,546 square feet of 
office/commercial G.F.A. (.44 F.A.R.), an 11-story 
residential building containing 216,810 square feet of 
residential G.F.A. and 222 dwelling units, and 
renovation of an existing 3-story garden apartment 
building containing 27,025 square feet of G.F.A. and 
27 units. Also on this portion of the consolidated site 
would be approximately 6,400 square feet of public
access open space to be located at the corner of 
Carlin Springs Road and North Glebe Road. The remainder 
of the consolidated site (6,750 square feet) is 
developed with an existing single-family dwelling. 
Staff is supporting a rezoning of this site to "S-D" and 
the density from this site (10,125 G.F.A. or 1.5 F.A.R.) 
is proposed to be allocated to the elderly care facility 
site. The current single-family residential use would 
be retained. 

The following is a statistical summary which describes the 
differences between the site plan amendment approved in 1987 and 
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the proposed amendment: 

Proposed 
Amendment 

Total Site Area 320,722 sq. ft. (7.36 ac.) 

Site Area by Zoning District 
"C-0-2.5" 
"RA4.8" 
"S-D" 
"R-C" 

DENSITY 

Total office/commercial G.F.A. 
"C-0-2.5" G.F.A. 
(Standard "C-0-2.5" G.F.A.) 
"C-0-2.5" site area allocated 
"C-0-2.5" F.A.R. 
(Standard "C-0-2.5" F.A.R.) 
"R-C" G.F.A. 
(Standard "R-C" G.F.A.) 
"R-C" site area allocated 

to office 
"R-C" F.A.R. 
(Standard "R-C" F.A.R.) 

Elderly Care Facility 
Total G.F.A. 
"S-D" G.F.A. 
(Standard "S-D" G.F.A.) 
"S-D" site area allocated 
"S-D" F.A.R. 
(Standard "S-D" F.A.R.) 2 
"RA4.8" G.F.A. 
(Standard "RA4.8" G.F.A.) 
"RA4.8" site area allocated 

to elderly 
"RA4.8" F.A.R. over allocated 

site 
(Standard "RA4.8" F.A.R.) 

142,000 sq. ft. 
13 , 217 sq . ft . 

47,400 sq. ft. 1 
118, 1 05 sq . ft . 

501,450 sq. ft. 
355,000 sq. ft. 

(355,000 sq. ft.) 
142,000 sq. ft. 

2.5 
(2.5) 

146,4?0 sq. ft. 
(146,450 sq. ft.) 
118, 105 sq. ft. 

1.24 
( 1. 24) 

104,000 sq. ft. 
69,350 sq. ft. 

(69,350 sq. ft.) 
46,233 sq. ft. 

1.5 
( 1.0) 

34,650 sq. ft. 
(34,650 sq. ft.) 
10,694.5 sq. ft. 

3.24 

(3.24) 

-5-

Approved 
Amendment 

(1987) 

195,867 sq. ft. (4.49 ac.) 

142,000 sq. ft. 
13,217 sq. ft. 
40,650 sq. ft. 

355,000 sq. ft. 
355,000 sq. ft. 

(355,000 sq. ft.) 
142,000 sq. ft. 

2.5 
(2.5) 

N/A 

104,000 sq. ft. 
61,000 sq. ft. 

( 61 , 000 sq . ft . ) 
N/A 
1.5 

( 1. 0) 
43,000 sq. ft. 

(43,000 sq. ft.) 
N/A 

3.24 

(3.24) 

1 This total includes 6,750 square feet of "RA8-18" site area which the applicant 
proposes to rezone to '"S-D." Staff supports a rezoning to "S-D" in an · 
accompanying rezoning report. 

2 The standard F.A.R. for the "S-D" district is 1.0. However, an additional 
0.5 F.A.R. may be approved by the County Board for facilities which provide 
housing for the elderly, based on assistance and subsidies provided. 
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Total apartment residential 
G.F.A. 
"R-C" G.F.A. 
(Standard "R-C" G.F.A.) 
"R-C" site area allocated 

to residential 
"R-C" F.A.R. 
(Standard "R-C" FAR) 
"RA4.8" G.F.A. 
(Standard "RA4.8" G.F.A.) 
"RA4.8" site area allocated 

to residential 
"RA4.8" F.A.R. 
(Standard "RA4.8" F.A.R.) 
Number of Units 

Proposed 
Amendment 

243,835 sq. ft. 

236,210 sq. ft. 
(236,210 sq. ft.) 
118, 1 05 sq . ft • 

2.0 
(2.0) 

7,625 sq. ft. 
( 8 , 123 sq . ft . ) 
2,522.5 sq. ft. 

3.02 
(3.24) 

222 - High-rise Bldg. 
27 - Garden Apt. Bldg. 

Bedroom - Count High-rise Garden Apt. 
9 1 BR Units 

2 BR Units 
3 BR Units 
Studio Units 

Total bedrooms 

Single-family residential 
"S-D" G.F.A. 
(Standard "S-D" G.F.A.) 
"S-D" site area allocated 

to single-family residential 
"S-D" F.A.R.3 
(Standard "S-D" F.A.R.)4 

120 
32 
15 
55 

284 

15 
3 
0 

48 

1,750 sq. ft 
( 1 , 167 sq. ft. ) 
1, 167 sq. ft. 

1.5 
( 1.0) 

-6-

Approved 
Amendment 

( 1987) 

N/A 

3 A 1.5 F.A.R. may be approved by the County Board for facilities which provide 
housing for the elderly. If the applicant determines that the proposed density 
cannot be used towards the elderly facility, then the density on this site 
would be reduced to 1.0 F.A.R. resulting in the loss of 327 square feet of 
"RA4.8" apartment residential G.F.A. (reduced to 7,298 square feet). 

4 The standard F.A.R. for the "S-D" district is 1.0. However, an additional 
0.5 F.A.R. may be approved by the County Board for facilities which provide 
h~using for the elderly, based on assistance and subsidies provided. 
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HEIGHT 

Average Elevation of the Site 
in feet above sea level 

"C-0-2.5" Office Buildings 
("C-0-2.5" Standard Office Ht.) 
Penthouse Height 

"R-C" Office & Residential Bldgs. 

Penthouse Elevation in feet 
above sea level 

Office Building Height 
("R-C" Standard Height) 
Penthouse Height 

Penthouse Elevation 
Residential Building Height 
("R-C" Standard Height) 
Penthouse Height 

Proposed 
Amendment 

273.7 feet 

9 stories 
(12 stories) 

18 ft. 

328.1 ft. 

54.5 ft. 
(95 ft.) 

18 ft. 

384.05 ft. 
94.25 ft. 
(95ft.) 

16 ft . \~ ;? tt 

"S-D" Elderly Care Building 
Building Height 
("S-D" Standard Height)6 
Penthouse Elevation 
Penthouse Height 

8 stories, 75 ft. 
95 ft. (not incl. PH) 

366 ft. 

PARKING 

Office 
Proposed Office Parking 
Proposed Parking Ratio 
(Standard Parking Ratio) 
(Standard Required Parking) 
% Compact Parking 
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17 ft. 

944 spaces 
1 space/531 sq. ft. 

(1 space/580 sq. ft.) 
(864 spaces) 

40% 

-7-

Approved 
Amendment 

(1987) 

8 stories 
( 12 stories) 

8 storie· , 75 ft. 
(95 ft. (not incl. PH) 
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Residential 
Proposed Elderly C~re Parking 
(Required Parking) 

Proposed Apartment Parking 
(Parking Ratio) 
(Required "R-C" Parking) 
(Required "R-C" Pkg. Ratio) 
Parking Ratio Per Bedroom 

PARKLAND 

Site Coverage 

Proposed 
Amendment 

66 spaces 
(66 spaces) 

286 spaces 
(1.25 spaces/1 unit) 

(280 spaces) 
(1.125 space/1 unit) 

1 per bedroom 

appr. 6,400 sq. ft. 

34% 

-8-

Approved 
Amendment 

( 1987) 

5 Parking requirement is determined by the number of units, employees and -
doctors. 

6 On sites of three acres _or more, a height of 95 feet is allowed by site plan . 

. TRANSPORTATION: The subject site is located in the 600 block 
of North Glebe Road, adjacent to Ballston Common and is located 
in the block bounded by North Carlin Springs Road to the north, 
North Thomas Street to the west, North Henderson Road to the 
south, and North Glebe Road to the east. The Master 
Trans~ortation Plan - Part 1 classifies North Glebe Road as a 
princ~pal arterial, North Carlin Springs Road and North Henderson 
Road as minor arterials, and North Thomas Street as a 
neighborhood-minor street. Arterial streets nearby include 
North George Mason Drive and Wilson Boulevard (principal 
arterials) and North Quincy Street and North Randolph Street 
(minor arterials). 

I 

The Master Transportation Plan - Part 1 recommends several 
facility improvements to accommodate planned development in the 
Ballston area. Wilson Boulevard (east of Glebe Road) is planned 
to be widened to six through lanes with turning lanes at major 
intersections. North Glebe Road is planned to be widened between 
Arlington Boulevard and I-66 to six through lanes with turning 
lanes at major intersections. North Quincy Street is planned to 
be extended from Wilson Boulevard to North Glebe Road opposite 
North Henderson Road. The Quincy Street extension will improve 
access to development east of Ballston by diverting traffic from 
the Wilson Boulevard and North Glebe Road intersection and from 
North Randolph Street intersections at North Glebe Road and 
Wilson Boulevard. 
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North Randolph Street, which is directly opposite the principal 
entrance to the "C-0-2.5" portion of the site, is planned as a 
four-lane undivided arterial linking North Glebe Road with 
Fairfax Drive to the north. Signalized intersections along 
North Glebe Road near the development are located at North Carlin 
Springs Road, North Randolph Street and North Henderson Road. 
The 1982 JHK and Associates report, Traffic Engineering Study of 
the Rosslyn-Ballston Corridor in Arlington, virginia, reported 
the following intersection level of service estimates for the 
year 2000, assuming completion of the planned improvements 
described here. 

Intersection Level of Service 

North Glebe Road at 

North Carlin Springs Road 
North Randolph Street 
North Henderson Road 

PEAK HOUR 
AM PM 

B 
B 
B 

c 
A 
c 

Detailed below is a compilation of all day (non-directional) 
traffic counts for several streets adjacent to the site. 

Traffic Volumes 

Street/Location 

N Glebe Road/s. of Fairfax Drive 
N Carlin Springs Rd/w. of N Tazewell St. 
N Randolph Street/n. of Glebe Road 

Traffic Generation: 

"C-0-2.5" Development 

1984 

26,255 
10,090 
13,535 

YEAR 

1986 

28,070 
8,315 

13,729 

1988 

30,905 
9,995 

13,665 

The traffic impact study prepared by the consultant for the 
existing approved site plan estimated the approved office 
development to generate 621 a.m. and 600 p.m. peak hour vehicle 
trips, based upon office development of 355,000 square feet. The 
proposed development of 448,904 square feet is estimated to 
generate 836 a.m. and 808 p.m. peak hour vehicle trips, an 
increase of 215 a.m. and 208 p.m. peak hour vehicle trips. 

Site access is very similar to the approved site plan for the 
"C-0-2.5" portion of the development facing North Glebe Road with 
two entrances provided off of North Glebe Road. The principal 
access drive is located opposite North Randolph Street at its 
intersection with North Glebe Road. A secondary access drive 
allowing right-in/right-out movements only from southbound 
North Glebe Road is located to the south and adjacent to the 
Hyde Park Condominium. 
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The consultant previously estimated the North Glebe Road and 
Randolph Street intersection to operate at level of service 

-10-

(LOS) B during the a.m. peak hour and LOS D during the p.m. peak 
hour. The additional 200 plus peak hour vehicle trips generated 
by the increased office area is estimated to have a minimal 
effect on intersection level of service. Access to the site in 
the· morning should result in minimal delays due to right
in/right-out movements from southbound North Glebe Road and light 
southbound North Glebe Road through volumes opposing the 
northbound left turn movement to the site at the North Randolph 
Street entrance. Intersection level of service may worsen to 
LOS D/E in the evening. Widening of North Glebe Road and the 
extension of North Quincy Street will improve the level of 
service in the evening to LOS B. 

Access to the elderly housing facility from North Thomas Street 
would not be affected by the other components of this site 
plan. The final site plan for the elderly care facility includes 
a driveway to loading facilities located at the south end and a 
driveway to the parking garage beneath the building located at 
the north end of the building. 

"R-C" Development 

The developer proposes to construct a four-story office building 
containing 52,546 square feet of G.F.A. and an 11-story 
residential building containing 216,810 square feet of G.F.A. 
(222 dwelling units) on the "R-C" portion of the site fronting 
North Carlin Springs Road. An existing 27-unit apartment 
building would remain and be incorporated into the site plan. 
The "R-C" development is estimated to generate 188 peak hour 
vehicle trips. The development and proposed zoning are 
consistent with the General Land Use Plan and the trip generation 
estimates are considered to be within the estimates in the long 
range Master Transportation Plan analyses. 

Access to the existing apartment building and the proposed 
11-story residential building is from North Carlin Springs Road 
by a common driveway separating the two buildings. Parking for 
the residential buildings is located beneath the new residential 
structure. A total of 292 parking spaces are provided for the 
249 residential dwelling units. 

\ 

The office building contains a total of 121 parking spaces (one 
space per 434 square feet) within three floors beneath the 
building. The applicant has agreed to reduce this to 90 spaces 
(a ratio of 1 space per 580 square feet). Access to the parking 
garage is provided from North Carlin Springs Road and is located 
approximately 100 feet from the North Glebe Road intersection. 
Access to the garage from westbound North Carlin Springs Road may 
be blocked by standing eastbound North Carlin Springs Road 
vehicles queuing at the traffic signal. Sufficient lane width 
should be available for westbound vehicles to travel to the right 
to bypass vehicles turning left into the garage. Pedestrian 
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safety and access to the garage and the adjacent loading area 
could be improved by combining several of the curb cuts and 
locating them further away from the intersection. Staff 
recommends that this access revision be designed as an element of 
the final engineering plan (condition #78). 

- North Carlin Springs Road is proposed to be gradually widened 
from 40 feet to 54.5 feet from curb to curb, providing three 
eastbound approach lanes at North Glebe Road. Constructed as 
proposed, the North Glebe Road and Carlin Springs Road 
intersection is forecast to operate at LOS B in the morning and 
LOS C in the evening peak hour in the year 2000. 

Pedestrian Bridge: The Master Transportation Plan - Part 1 
identifies a pedestrian overpass over North Glebe Road in the 
vicinity of North Randolph Street. This would provide access 
between Hyde Park and Ballston Common where further pedestrian 
bridge connections are committed to be provided over Wilson 
Boulevard and 9th Street North to the Ballston Metrorail Station. 
Staff recommends that the grade separated crossing be retained as 
an element of this site plan. The existing condition requires 
the developer to pay the cost for construction of the bridge on 
his property and 50 percent of the cost over the public right of 
way. An revised condition was included in the May 1987 approval 
requiring a contribution of $100,000 if a bridge is built along 
the west side of North Glebe Road. Staff recommends that the 
bridge alignment be relocated to the southwest corner of the 
intersection of North Glebe Road and North Carlin Springs Road, 
linking the Ballston Common parking garage with the landscaped 
park proposed by the developer The relocation will provide a 
more direct connection to Ballston Common, the pedestrian bridges 
to the Metrorail Station, and more residents who travel along 
North Carlin Springs Road would be able to use the pedestrian 
facility to cross North Glebe Road. Staff recommends that the 
revised site plan conditions relative to the pedestrian bridge be 
retained (condition #51) and furthermore that the bridge location 
be on the corner property (condition #80). 

Traffic Mitigation Program: The developer has presented a 
draft proposal to implement and fund a traffic mitigation program 
to lessen the impact of the proposed development on the local 
transportation system. The program elements are briefly 
summarized below. 

Parking Strategies: Several parking management strategies 
would be implemented to encourage group riding. Preferential 
parking spaces conveniently located near elevators would be 
reserved for carpools and vanpools. Subsidized parking rates 
would also be offered to encourage group riding. Vanpools 
with a m~nimum of six employees would receive free parking. 
Carpools with a minimum of three employees would receive a 
50 percent discount on parking rates. The office parking 
garage would be designed to allow access by vans by providing 
a minimum height clearance of 86 inches and up to ten percent 
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of the parking supply would be designed for van access 
(condition #72). 

Rideshare Strategies: Several strategies would be 
implemented promoting car and vanpooling by tenant 
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employees. A ridesharing and transit information display 
board would be used to disseminate informational literature 
on ridematching services and programs. To assist new 
vanpools initiate a successful operation, the applicant would 
extend the Virginia Van Plan subsidy program for an 
additional four months. 

Transit Fare Subsidies: The developer would provide a 
standard subsidy of $15 per month per employee for the first 
three months of employment at the site. The subsidy program 
could be extended for an additional nine months in 
conjunction with employer contributions of at least $15 per 
month. The program is applicable to the initial occupancy 
period of the building. The developer would provide up to 
$15,000 per year for a participation in a Ballston area 
shuttle bus system. 

Public Infrastructure Improvements: The developer would 
contribute $25,000 towards traffic signalization improvements 
at the intersection of North Glebe Road and North Randolph 
Street, $100,000 towards the future construction of a 
pedestrian bridge over North Glebe Road linking the site with 
a future Ballston Common development, and dedicate frontage 
along and adjacent to the site for the widening of 
North Glebe Road. Staff recommends retention of the original 
site plan conditions regarding the signal and bridge funding 
which required that these amounts be escalated to current 
dollars for the actual year of construction (conditions #52 
and #51, respectively). 

Program Modification: Should the majority of the development 
be occupied by a single tenant the developer requests the 
right to modify the traffic mitigation program to meet the 
specific needs of the tenant. 

The modest traffic mitigation program proposed will reduce the 
number of trips generated by the site. However, the original 
proposal for parking was in excess of the Metrorail Corridor 
parking standard and the resulting associated vehicle trips 
generated, could more than offset any reduction in trips 
attributable to the traffic mitigation program. The applicant 
has· agreed to limit the parking to 944 spaces. Conditions are 
recommended to require a Traffic Mitigation Program and to limit 
parking (conditions #84 and #85). 

Transit Service: Public transportation is available within 
conven1ent walk1ng distance of the site. The Ballston Metrorail 
Station which is served by the Metrorail Orange Line, is located 
approximately one-third of a mile to the north, offering 
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connections throughout the region on Metrorail, and bus 
connections to a large number of areas in northern Virginia. Bus 
service is offered adjacent to the site on North Glebe Road, 
North Henderson Road, North Carlin Springs Road and Wilson 
Boulevard, providing service-between Shirlington and Crystal City 
to the south (Routes 10, 22 and 23), Seven Corners, Skyline City 
and _ Landmark to the_southwest (Rout.es 4 .and 25), and the 
Arlington Boulevard Corridor in Fairfax County to the west 
(Route 1). Cross-County bus service to north Arlington and East 
Falls Church areas to the north is available at the Ballston 
Metrorail Station. 

Bike Trails: No bike trails are located or planned 
immed1ately adJacent to the site. However, several on- and off
street trails are located nearby that provide access to several 
cross-county trails. The George Mason Drive Trail, located two 
blocks to the west provides connections to the Custis Trail 
(I-66) to the north, and the Arlington Boulevard (Route SO) and 
the Bluemont and Four Mile Run Trails to the south; 

Public Utilitl System: The developer of this project shall 
underground all o the aerial utility poles along the frontages 
of the site. 

This development has existing aerial utilities along Carlin 
Springs Road and Glebe Road. The aerial facilities along Carlin 
Springs Road consists of an electrical three phase circuit, 
telephone cable and cable television facilities. The aerial 
lines along Glebe Road consists of an electrical three phase 
circuit, cable television and traffic control cable. The power 
line currently serves the south side of Glebe Road and also 
provides a backup power circuit for Ballston Common. 

The on-site aerial facilities can be eliminated by incorporating 
the. overhead services into underground facilities in conjunction 
with the improvements necessary to serve the proposed 
development. By consolidating the lines in the vicinity, the 
underground work will eliminate overhead lines and provide 
permanent service to the new site at the same time. 

As an on-site requirement, the developer shall also include 
removing the terminal pole across from the Goodyear tire store in 
front of the Exxon station and converting the existing overhead 
service to the Exxon station into underground service as part of 
the underground requirement. While aerial utilities are being 
removed, these overhead facilities cannot be maintained and 
therefore must be relocated to underground. The terminal pole 
can then be eliminated by utilizing equipment in the proposed 
vault for the new building for this electrical conversion. The 
new vault in the building shall provide additional space to 
accommodate this change. The service to the Exxon station can be 
converted into underground service by trenching and connecting to 
a nearby transformer which is located approximately 25 feet away 
in the alley. All vaults shall be constructed in such a manner 
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that meets building code and Virginia Power standards. Existing 
street lights, traffic signals and the proposed street lighting 
will also be served from this vault. 

Since the 1987 approval of the original site plan a Utility 
Underground Fund for utility undergrounding has been 
established. New site plan approval recommendations have 
included a contribution requirement of $50,000 per acre for this 
fund in addition to meeting the requirement that all frontage 
utilities existing and proposed be placed underground. These 
funds are to be utilized to enable the County to underground the 
existing aerial utilities along other undeveloping properties in 
the area. Staff recommends that this site participate in this 
program. However, for the portion of the site approved in 1987 
staff recommends that the underground contribution be at the rate 
of $25,000 per acre. 

The developer shall contribute at the rate of $50,000.00 per acre 
to the County's utility fund for the new development site and 
$25,000.00 per acre for the original site. This will amount to 
$143,000.00 ($50,000.00 X 2.87 acres of new site) and $112,250.00 
($25,000.00 X 4.49 acres of original site). The funds could be 
used to underground the aerial utilities along North Glebe Road 
adjacent to this site. This off-site underground work will 
convert all aerial facilities along North Glebe Road between 
North Randolph Street and Carlin Springs Road to underground. 
The actual limits of the off-site underground work will depend 
upon the area's physical needs and the availability of funding 
for this purpose. 

MODIFICATION OF USE REGULATIONS: The applicant is requesting 
a modification -of use regulations to permit 40% compact .spaces 
for the "R-C" residential development. Section 33 of the 
Arlington County Zoning Ordinance permits up to 30% of the spaces 
of any parking area to be designated as compact spaces. Any 
percentage greater than this must be approved by the County 
Board. Staff has supported and the County Board has previously 
approved a 40% compact ratio for residential site plan projects 
in the Ballston Metro Station Area, such as the Quincy Street 
Station site plan (Z-2334-87-2). Therefore, staff supports this 
request and recommends that the modification of use regulations 
request be approved. ~ 

,...-----____ I ' 
DISCUSSION: The proposed s.i te plan criitendment, includ_ing-al.~ 

of its components, represents a~~ll-designe~ and ~-onceive?,J 
proposal. The three components of- th-1s- si-t ·e plan, the "C-0-2. 5·• 
office development, the elderly residential development, and the 
"R-C" mixed use office and residential development, have been · 
designed to complement each other in terms of uniform building 
design, placement of buildings, internal pedestrian connections, 
internal vehicular circulation, and site amenities. However, due 
to the configuration of the site, two outparcels have been 
created. 
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Staff is concerned about the impact of these outparcels on future 
development of the site plan and the block as a whole, as well as 
their impact on the provision of street and undergrounding 
improvements to occur in the block as required by this site plan 
approval. Problems have arisen in several areas of the County 
due to the development of blocks in a piecemeal fashion. This is 
a particular problem in high density areas like Ballston. For 
undergrounding projects, the County policy is that an 
undergrounding project cannot result in the placement of more 
lines or utility poles elsewhere off the site. If the subject 
site is undergrounded, it may result in the placement of 
additional lines and utility poles on the·outparcels. The County 
would also like to see streetscape improvements occur, not in a 
piecemeal fashion, but in a continuous manner along the entire 
block frontages on Glebe Road, North Thomas Street and 
North Carlin Springs Road. The incomplete widening of Glebe Road 
and associated sidewalk improvements could also lead to safety 
concerns. Staff proposed to the.applicant the concept of 
improving those portions of the block which are not a part of 
this site plan and the applicant opposed it for several 
reasons. The applicant objects to improving property that he 
does not own, and is concerned about the impact it would have on 
his negotiations for acquisition of one of the outparcels. The 
applicant suggested that the County conduct improvements on the 
off-site parcels and offered to reimburse the County for the cost 
of any improvements on outparcels that he purchases in the 
future. The applicant also referenced the Richmond Square site 
plan where a similar situation occurred with an outparcel 
presently developed with the International House of Pancakes. 
The County Board approved a condition to that site plan which 
required the developer to cooperate with any future County 
initiated public improvement and/or assessment project on the 
undeveloped portion of the block. The condition included 
additional language to further describe the extent of the 
cooperation to include completing engineering for all frontages 
of the block to be improved at the time, and additionally the 
cooperation may also include constructing the public improvements 
on the off-site block frontages in conjunction with the public 
improvements required by the other conditions of the site plan 
approval. Staff recommends a similar condition tailored to the 
subject site plan, with additional language suggested by the 
applicant that first priority for off-site undergrounding 
projects be properties adjacent to or in the immediate vicinity 
of the subject site (condition #67). 

The applicant has provided a conceptual plan of how the balance 
of the block might be developed with the consolidation of one of 
the outparcels, the car dealership site. This conceptual · 
development plan calls for the elimination of t;.he 4-story 11 R-C" 
office building currently proposed for Carlin Springs Road and 
construction of a second 11-story residential building, an 
a-story office building and an active recreational area in the 
area currently occupied by the car dealership. The conceptual 
plan did not address the other outparcel which is developed with 

pla-2610 



Site Plan Amendment Request 
Z-1921-68-2, Z-2327-87-4, Z-2328-87-4, 
Z-2376-89-1, Z-2377-89-1 -16-

a 3-story garden apartment building. The applicant has no plans 
to acquire that property. The site is zoned "RA8-18" and is 
designated "Low Medium" Residential on the General Land Use 
Plan. The applicant, as well as staff, believes the property's 
current use should be retained. It provides for an appropriate 
transition from the high density development of the subject site 
plan to the low density residential neighborhood across 
North Thomas Street. 

Following is a discussion of the issues concerning each component 
of the proposed site plan: 

"C-0-2.5" Office/Commercial Development 

The proposed reconfiguration of the approved office/commercial 
development responds to the space and design requirements of the 
National Science Foundation. The applicant, Hyde Park Limited 
Partnership and Carlin Springs Associates, has responded to a 
General Services Administration (GSA)-issued Solicitation for 
Offers for office space to house the National Science Foundation 
headquarters. The GSA is looking to acquire approximately 
448,000 square feet of G.F.A. located in contiguous space or 
interconnected space within two buildings, and within 
2,000 walkable linear feet of an existing Metro Station. The 
Hyde Park Plaza site plan is among the potential candidates 
located in· Arlington. Other candidates located in Arlington 
include the Stafford Place site plan and the Oliver Carr 
Company's Sovran Bank site in Ballston. The Hyde Park Plaza site 
plan has been reconfigured to meet the NSF requirements, although 
if Hyde Park Plaza is not selected, the proposed design would be 
retained. Staff believes the subject. proposal is a better design 
than the project approved in 1987. The previous cross-network of 
interior surface roadways has been eliminated and replaced with a 
publicly accessible landscaped office plaza with meandering brick 
pedestrian walkways connecting this ~ite to the elderly 
residential site and to the neighborhood along North Thomas 
Street. The result is a more coordinated and unified site 
plan. The one issue associated with this component of the site 
plan amendment has to do with phasing of construction pursuant to 
County policy regarding mixed use development in the "R-C" 
District, which requires that residential development occur prior 
to office development. This is an issue because the proposed 
office density includes density relocated from the "R-C" portion 
of the site plan. If Hyde Park Plaza is selected by GSA, the 
applicant believes that office construction may begin prior to 
the "R-C" residential in order to meet GSA's schedule for total 
occupancy by September 30, 1992. The selection of Hyde Park 
Plaza is not guaranteed at this time. Staff does not recommend 
changing County policy regarding phasing of mixed use projects in 
the "R-C" District across the board for all "R-C" developments. 
Therefore staff recommends that if this development is chosen to 
house the NSF headquarters, a site plan amendment be required to 
modify the construction phasing policy to allow construction of 
the office space prior to the residential. Condition #61 is 
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recommended to require County Board action if this modification 
is pursued by the applicant. 

If the NSF does not choose this site, then the applicant has 
requested flexibility to relocate up to 10,000 square feet of 
office density from the twin office towers to the 52,546 square 
foot office building to make a more efficient building. Staff 
supports this request as long as the relocated office density 
does not exceed 10,000 square feet (condition #62). 

Elderly Residential Development 

The. proposed elderly residential development meets most of the 
design requirements of the approved concept plan, including the 
provision of a barrier free edestrian walkway between 
Nor Thomas Street an 1 e oa c 1on ). Site 
design concer s regar ing exterior load1ng and trash and surface 
transformers have been brought into compliance with the standards 
used on site pian projects in a redesigned site plan. The only 
issue related to the proposed development was a request for 2,680 
squa!:· nus density. When the County Board approved 
this concept plan or elderly housing, it was approved at the 
maxim m density a owed under the "S-O" and "RA4.8" zoning 
districts, .A.R. and 3.24 F.A.R., respectively. (Density 
from "RA4.8" property which abuts this site and is located on the 
office development site was used by the elderly residential 
development to achieve the desired density of 104,000 square 
feet.) Staff informed the applicant that the Qfapoaeg~onus 
density could not be supported. The applicant has since ~ 
redesigned the building to maKe the density consistent with the 
approved site plan as shown in the revised drawings. In response 
to comments made by the Site Plan Review Subcommittee, the 
applicant has agreed to provide access from the rear of the 
building for use by employees and visitors of the facility in 
order to make the site more directly accessible to the office 
development's pedestrian walkway and arcade and North Glebe 
Road. A brick pedestrian walkway leading from the building's 
rear entrance and connecting to the pedestrian walkway on the 
office site has been incorporated into the redesign. 

"R-C" Mixed Use Office and Residential Development 

Staff believes the proposed mixed use design for the portion of 
the site along Carlin Springs Road is consistent with the 
proposed "R-C" District and the "High Medium Residential Mixed E 
Use" General Land Use Plan designation. It provides for n0 1 

transitional development which tapers down in height and--......den5ity 
from the high density "C-0-2.5" office development ad3.acefit to · 
the south to the low density town house development B-t ·o fne north 
across North Carlin Springs Road. The high-rise residential 
building would provide an additional three-step taper from 11 to 
7 stories adjacent to Carlin Springs Road. In response to 
discussions at the two Site Plan Review Subcommittee (SPRS) 
meetings held on this project, the applicant has redesigned this 
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component in order to unify the building designs, improve 
pedestrian circulation and connections between buildings, and 
provide active recreational play space for families residing in 
the residential buildings. Staff and the SPRS believe the 
redesign significantly improves the overall site plan. 

The applicant proposes a public park at the corner of 
Carlin Springs Road and Glebe Road. Adjacent to the park would 
be the garage ramp for the 4-story office building which is 
exterior to the building. Staff is concerned about the aesthetic 
and noise impacts of this ramp on the passive open space and 
recommends that the garage ramp be relocated (condition #78). 
Moving the garage ramp may also resolve the Department of Public 
Works issue regarding lack of sufficient road space for vehicle 
queuing at the traffic signal located at the intersection of 
North Glebe Road, and could result in reducing the number of curb 
cuts on Carlin Springs Road. 

Affordable Housing Element 

Staff is currently in discussions with the applicant on an 
appropriate level of contribution for affordable housing. The 
options that are being explored include reducing the rents of the 
ga~den apartment units to the affordable or moderate rental rate 
and coupling that with a financial contribution towards the 
County's affordable housing fund. An addendum to this report 
will be prepared and available for the supplemental distribution. 

CONCLUSION: The subject site plan has been well designed and 
successfully coordinates the three components to achieve a 
uniform site design. Staff believes most of the issues related 
to- ffilii site plan have been resolved. Certain concerns, such as 
the phasing of construction, are addressed by conditions. 
Therefore, it is recommended that this site plan amendment be 
approved subject to all previous conditions, amended conditions 
la., 2a., 9, 14, 22, 23, 25, 36, 45, and 54; new conditions 59, 
60, 61, 62, 63, 64, 65, 66, 67, 68, 69, 70, 71, 72, 73, 74, 75, 
76, 78, 79, 80, 81, 82, 83, 84 and 85; and the deletion of 
condition 44. 

Amended Condition 

1. a. The location and dimensions of traffic signal poles and 
control boxes, utility meters, utility vaults and boxes, 
mechanical equipment, fire hydrants or standpipes, storm 
water detention facilities, and of all easements; 
traffic control boxes shall be incorporated into the 
building wall rather than freestanding on the site or 
sidewalk; 

2. a. Planting materials shall be of good nursery stock and 
guaranteed by the developer for one two years following 
approval of the master certificate of occupancy; 
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9. Wa~er me~er ±ns~a%%a~±ens sha%% be %eea~ed beh±nd and 
ad;aeen~ ~e ~he eurb %±ne ±n an area e%ear e£ dr±~eways, 
e~her u~±%±~±es t5~ m±n±mumt and s~rue~ures t%6~ m±n±mumt• 
A e%ear s~aee e£ %5 £ee~ tw±d~ht by %5 £ee~ t%eng~ht by 
%6 £ee~ tde~~ht sha%% be ~re~±ded £er ~he wa~er me~er 
±ns~a%%a~±en. ~he %eea~±en e£ ~he wa~er ser~±ees w±%% be 
de~erm±ned w±~h ~he £±na% eng±neer±ng ~%ans. 

The location of the water services will be determined with 
the f1nal s1te eng1neer1ng plan 1n accordance w1th the 
following standards. Water meter installations for three 
(3~ inch or larger services shall be located behind and 
ad]acent to the curb line in an area clear of driveways, a 
minimum of five (5 feet clear of other utilities and a 
m1n1mum o 10 eet clear o structures. A clear space of 
15 feet wide by 25 feet long by 10 feet deep shall be 
provided for the water meter installation. 

14. The developer shall construct pavement, curb, and gutter 
along the North Glebe Road and North Thomas Street frontages 
of this site. The curb shall be constructed as shown on the 
submitted graphics or as approved by the Department of 
Public Works on the final engineering plan. The developer 
shall construct a minimum 14 foot wide sidewalk, with tree 
grates, along the North Glebe Road frontage of this site. 
The North Thomas Street sidewalk shall be six feet wide 
separated from the curb by a four foot wide 
landscape/utility strip. These walks and street trees shall 
be guaranteed for ene two years by the developer after final 
project acceptance by the Department of Public Works. A 
surety agreement for this guarantee period shall be held by 
the Department of Public Works. 

22. Space inside the structure for the collection, storage and 
compaction of trash shall be provided by the developer. 
This space shall not be in a loading berth. 

23. All loading docks shall be interior to the building and 
shall shall comply with the requirements of the Zoning 
Ordinance (12 feet by 25 feet with a 14 foot clearance) and 
shall contain roll-down doors (minimum 12 foot width, 

25. 

25 foot length and 14 foot clearance). 

~he de~e%e~er sha%% ±n ~he eeurse e£ de~e%e~men~ ~re~±de 
seeure b±eye%e s~orage £ae±%±~±es ±n a %eea~±en een~en±en~ 
~e be~h e££±ee, and re~a±% areas en ~he £e%%ew±ng m±n±mum 
bas±s~ 

% em~%eyee s~aees £er eaeh %6,666 square £ee~ e£ e££±ee 
£%eer ·area,% ~±s±~erfeus~emer s~aee £er e~ery %6,666 square 
£ee~ e£ e££±ee £%eer area, % ~±s±~erfeus~emer s~aees £or 
eaeh %6,666 square £ee~ e£ re~a±% £%eer area and % em~%oyee 
s~aee £er eaeh %5,696 square £ee~ e£ re~a±% £%eer area. 
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~hese £aei%i~ies are ~o be high%y visib%e ~o ~he ift~efteee 
~sers afte, ~ro~ee~ee £rom ~reei~i~a~ioft wi~hift ~he s~r~e~~re 
shewft Oft ~he si~e ~%aft• ~hese £aei%i~ies m~s~ ftO~ ift~r~ee 
~~oft ~he ~~b%ie sieewa%~. ~he £aei%±~ies £or o££iee ~sers 
m~s~ mee~ ~he aeee~~ab%e s~afteares £or €%ass % s~orage 
s~aee• Pi£~y ~ereeft~ o£ ~he £aei%±~ies £or re~ai% ~sers 

-- .m~s~ mee~ .~he aeee~~ee s~afteares £or €%ass %% s~orage 
s~aee. ~he remaifteer m~s~ mee~ e±~her €%ass %% or €%ass %%% 
s~afteares as ee£iftee by ~he Na~iofta% B±eye%e Assoe±a~±oft• 

Secure bicycle storage facilities shall be provided in a 
location convenient to office, retail, and residential areas 
on the following minimum basis: 

One s ace for ever 10 residential units, or ortion 
thereof, an one (1) vis1tor space for every 50 
residential units, or portion thereof; 

aces for ever 10,000 s uare feet, or 

visitor space for every 20,000 square feet, or portion 
thereof, of office floor area; 

area; 

One (1) employee space and one (1) visitor space for 
every 50 hotel units. 

These facilities are to be hi~hly visible to the intended 
users and protected from prec1pitation within a structure 
shown on the site plan. The facilities shall not intrude 
upon the sidewalk. The facilities for office and 
residential users must meet the acceptable standards for 
Class I storage space and must be highly visible from an 
elevator entrance, a full-time arkin attendant, a full
tlme secur1t uard or a v1s1tor customer entrance. 
Fac1l1t1es or vis1tors customers must meet the standards 
for e1ther Class II or Class III stora e s ace and be h1 hl 
v1s1ble rom a v1stor customer entrance. 

36. Eaeh reft~a% ho~seho%e %±v±ftg ±ft aft a~ar~meft~ ~fti~ or a 
Siftg%e £ami%y ewe%%iftg wh±eh is e±s~%aeee by ~he 
eofts~r~e~ioft o£ ~his si~e ~%aft texee~~ ~hose whieh are giveft 
%eases a£~er ~he ea~e o£ ~his si~e ~%aft a~~reva%t sha%% 
reeeive £rom ~he eeve%o~er~ 

a• A miftim~m o£ %~9 eays fto~±ee ~o vaea~e. 

pla-2610 



Site Plan Amendment Request 
Z-1921-68-2, Z-2327-87-4, Z-2328-87-4, 
Z-2376-89-1, Z-2377-89-1 

b~ Reioea~~oft ~aymeft~s ~ft aeeordaftee w~~h ~he Ho~s~ft9 
Reioea~~Oft Ass~s~aftee 6~~de%~fteS ado~~ed by ~he 
eo~ft~y Board~ 

e~ Reioea~~oft serv~ees ~ft aeeordaftee w~~h ~he Ho~s~ft9 
Reioea~~oft Ass±s~aftee s~~dei±ftes or, ~ft i~e~ o£ 
ass±s~aftee, ~he deveio~er sha%% ~rov±de a i~m~ s~m 
~aymeft~ o£ $75 ~o ~aeh ho~sehoid~ 
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Each rental household living in an apartment unit or a 
single-family dwelling which is displaced by the 
construction of this site plan, except those which are given 
leases after the date of this site plan approval, shall 
receive from the developer: 

a. A minimum of 120 days notice to vacate; 

b. Relocation payments in accordance with the Housing 
Relocation Assistance Guidelines adopted by the 
County Board; and 

c. Relocation services in accordance with the Housing 
Relocation Assistance Guidelines. 

45. The interior service road on the "C-0-2.5" site, which is 
parallel to Nor~h Siebe Road North Carlin Springs Road, 
shall be res~r~e~ed ~o constructed to support the live load 
of emergency vehicles. oftiy a~ ~he ~±me ~he mas~er 
eer~~£~ea~e o£ oee~~aftey ~s ±ss~ed £or ~he eft~±re ~rojee~~ 

54. The final design of the facade and the materials to be used 
shall be approved by the County Manager or his designee 
prior to the issuance of a building permit. The final 
design shall be in accordance with presentations made to the 
Site Plan Review Subcommittee, which included buildings 
constructed of brick and precast concrete sam~ies eom~a~~bie 
w~~h ~he ex~s~±ftg Hyde Par~ eoftdom±ft±~ms~ The Hyde Park 
Condominium Association shall review the color and design of 
the office building roofs prior to the issuance of any 
building permits for the site. 

New Conditions 

59. The developer shall provide a visitors' and employees' rear 
entrance to the elderly care facility in order to directly 
access the office development's pedestrian walkway and 
arcade and North Glebe Road. 

60. The developer shall provide interim landscape and 
maintenance improvements to undeveloped and/or vacant areas 
of the site that are not a part of the initial construction 
phasing. 
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61. The developer shall be required to construct "R-C" 
residential development prior to or concurrent with the 
"R-C" office development. If the developer desires to 
construct the portion of the office development which 
incorporates the "R-C" density prior to the residential 
development, a site plan amendment to amend this condition 

-.shall be required only if this site plan is selected as the 
site to house the National Science Foundation. 

62. The -developer shall be permitted flexibility to relocate up 
to 10,000 square feet of office density from the 448,904 
square foot office towers to the 52,546 square foot office 
building. This condition does not permit the relocation of 
office density from the 52,546 square foot office building 
to the office towers. 

63. The park located at the corner of North Glebe Road and 
North Carlin Springs Road shall be made accessible to the 
public, but shall be privately maintained. 

64. The developer shall be allowed a 5- percent flexibility in 
the total number of parking spaces to be constructed in the 
commercial and residential underground garages. The final 
plans shall be approved by the County Manager or his 
designee prior to the issuance of any building permits. 

65. 'The office plaza and retail arcade shall be open and 
accessible to the general public, and shall be made 
accessible from North Thomas Street as well as North Glebe 
Road. 

66. The developer shall comply with the standard conditions set 
forth in Administrative Regulation 4.1 For the purposes of 
interpreting these conditions, the various details set forth 
in the plans dated June 30, 1989 and July 18, 1989, revised 
on August 21, 1989 and August 23, 1989, and reviewed and 
approved by the County Board on September 9, 1989, shall be 
used. 

67. The developer shall cooperate with any future County 
initiated public improvement and/or assessment project on 
the undeveloped portion of the block bounded by North Glebe 
Road, North Carlin Springs Road, and North Thomas Street. 
Such cooperation includes completing engineering for all 
frontages of the block to be improved at the time. 
Cooperation may include constructing the public improvements 
on the off-site block frontages in conjunction with the 
public improvements required by the other conditions of this 
site plan approval. First priority for off-site 
undergrounding projects shall be on properties located 
adjacent to or in the immediate vicinity of the site. 

68. The .applicant shall have the right to subdivide the tract 
into two or more separate parcels in order to create 

pla--2610 



Site Plan Amendment Request 
Z-1921-68-2, Z-2327-87-4, Z-2328-87-4, 
Z-2376-89-1, Z-2377-89-1 

separate legal parcels for the residential apartments and 
the office building. The applicant shall be required to 
provide for appropriate easements or agreements governing 
the interrelationship of the individual parcels of the 
project, which easements or agreements shall provide for 
ingress, egress, parking, emergency vehicle access, 
gover-nmental and maintenance functions, utili ties, and 
encroachment and support. 
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In evaluating the request for a Subdivision of the Property, 
it shall not be necessary to look to each individual parcel 
as to density, parking, coverage, setbacks, side yards, or 
other specific Zoning Ordinance requirements provided: 

a. That the location of the building proposed for any 
particular parcel is substantially in conformity with 
the location for such a building as shown on the Final 
Approved Site Plan; 

b. That adequate parking is provided for the uses contained 
in such building either on the parcel or by an easement 
or other agreement which binds and runs with other land 
which is a part of the land included in the final site 
plan approval; 

c. That public or private facilities which are either 
required by the final site plan or which are 
functionally necessary for the use and operation of the 
building for which a building permit is being requested 
shall have been completed or an agreement to complete 
said facilities shall have been executed and a surety 
bond satisfactory to Arlington County, Virginia shall 
have been provided therefore; 

d. That the subdivision or resubdivision plat contain the 
following wording: "the parcel shown hereon is subject 
to the control of a site plan approved by the County 
Board, of Arlington County, Virginia and the approval of 
this plat neither enlarges nor reduces the obligations 
imposed by the site plan as they relate to the parcel 
herein shown. The site plan is on file in the office of 
the Zoning Administrator of Arlington County, Virginia." 

69. All electrical transformers shall be placed underground in 
vaults which conform with Virginia Power standards. These 
vaults may be placed in the street right-of-way or in 
driveways as approved on the final site engineering plan. 
Ventilation grates may not be located within public 
sidewalks. The locations of the vaults shall be coordinated 
with other utility locations so as to have a minimum 
clearance of five (5) feet to conduits and manholes and a 
minimum clearance of 10 feet to water mains and sanitary 
sewers unless otherwise approved by the owner of that 
utility. 
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70. The developer shall contribute to the County Underground 
Utility Fund at the rate of $50,000.00 per acre (new site) 
and $25,000.00 per acre (original site). The contribution 
shall be paid prior to the issuance of any permits. The 
contribution, if not utilized by the County for the 
authorization of utility underground projects within 10 
years from the date of payment, will be refunded to the 
development owners of record at the time of any refund. The 
contribution from this project will amount to $143,500.00 
($50,000.00 X 2.87 acres) and $112,250.00 ($25,000.00 X 
4.49 acres). 

71. The final design of the building shall provide a 
five (5) foot deep structure-free zone which can accommodate 
the subsurface requirements of the streetscape elements. 
Specifically a minimum of five (5) feet of earth shall be 
provided between the outside of any garage or building slab 
and the sidewalk and street above that slab. 

72. Parking facilities shall be designed in such a way that the 
parking garage can be used by van pools. All garage 
entrances shall have a minimum clearance of 86 inches and 
there shall be adequate clearance in portions of the garage 
to ensure access to vans. At least 10% of the total parking 
shall be accessible to vans and shall be located on the 
first level of the garage. Compliance with this condition 
shall be determined by review of the building plans by the 
Zoning Administrator prior to the issuance of a building 
permit. 

73. The developer shall develop a plan for temporary pedestrian 
and vehicular circulation during construction. This plan 
shall identify temporary sidewalks and any other feature 
necessary to ensure safe pedestrian and vehicular travel 
around site during construction. This plan shall be 
determined by the Department of Public Works to meet these 
standards prior to the issuance of any permits. 

74. The sewer service to office building one and two shall be to 
North Glebe Road. The connection shall be by means of new 
manholes. 

75. The proposed Elderly Housing Building shall be served from 
North Thomas Street for both water service and sewer 
service. 

76. The water service to the proposed buildings fronting 
North Carlin Springs Road shall be from the existing 12-inch 
water main in North Carlin Springs Road. 

77. The developer shall extend a proposed 12-inch sanitary sewer 
in North Carlin Springs Road from North Glebe Road to the 
southern proposed sewer service. 
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78. The final engineering plans shall locate the driveway access 
as approved by the Department of Public Works along the 
Carlin Springs Road frontage. 

79. North Carlin Springs Road shall be widened with new curb and 

80. 

81. 

-"gutter constructed on an -alignment which yields a width of 
54.5 feet curb to curb at North Glebe Road and tapers to 
40 feet curb to curb as approved by the Department of Public 
Works. 

If a pedestrian bridge is built, it shall be located on the \ 
corner property at North Glebe Road and North Carlin Springs \ 
Road and the developer shall make provision for acceptance 
of the bridge. 

Prior to the issuance of a building permit the developer /( 
shall pay $10,000 for the relocation of the traffic signal 
at North Carlin Springs Road and North Glebe Road. 

82. Maintenance of plaza areas and other landscaped areas 
located on private property shall be in accordance with 
prevailing standards for similarly-situated buildings in 
Arlington County. 

The maintenance of the common area, walkways, private drives 
and parking areas which are tied to condominium units shall 
be provided for by the condominium's, cooperative's or 
owners association's bylaws or agreements consistent with 
Section 2.D.6 of the Zoning Ordinance. 

83. Snow shall be removed from all interior streets and exterior 
and interior sidewalks within a reasonable time after the 
snow has stopped. 

84. The developer shall submit a Traffic Mitigation Program to 
be approved by the County Manager or his designee prior to 
the issuance of any building permits for the office 
development. This plan shall address, vanpooling and 
carpooling, transit subsidies, and other accepted mechanisms 
to reduce tne number of automobile trips. 

85. The parking for the office/retail development shall not 
exceed 1 space for 580 square feet for office/retail except 
that 40 additional spaces shall be provided for vanpools and 
carpools, and 40 additional spaces shall be allowed for 
visitors and clients. These additional spaces shall not be 
available for tenants of the buidings. 

Deleted Condition 

447 Bftobs~rHe~ed veh±eH%ar ~assage sha%% be ma±ft~a±fted oft ~he 
±ft~erfta% dro~-o££ dr±ve o££ o£ ~he ma±ft ±ft~erfta% roadway7 
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Shott%d ~assage become obsertte~ed, ~he ~ro~osed ~em~orary 
bo%%ards a%o"g ~h±s dr±~e sha%% be remo~ed. 
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PREVIOUS COUNTY BOARD ACTIONS: 

June 6, 1968 

October 1, 1968 

December 7, 1968 

December 1, 1973 

November 9, 1974 

September 11, 1976 

March 17, 1980 

May 16, 1981 

June 20, 1981 
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Approved a rezoning from "RA8-18" to 
"C-O" on 501, 507, and 511 North Thomas 
Street; rear of 4109 through 4151 North 
Henderson Road (north side); and 502 
through 518 _North Glebe Road (west 
side). 

Deferred a rezoning from "RA8-18", "C-2" 
and "C-M" to "RA6-15" on 4001 through 
4011 5th Street North (north side) 5225 
North Glebe Road, part of 4109 through 
4151 North Henderson Road (north side), 
and 502 through 518 North Glebe Road 
(west side). 

Deferred a request for rezoning from 
11 RA8-18" to 11 RA6-15". 

Approved a rezoning from "RA8-18" to 
11 RA6-15 11

• 

Approved a site plan for 345 apartment 
units and a 341,238 square foot office 
building. 

Approved a site plan amendment 
increasing the commercial area in the 
Hyde Park apartment building. 

Approved a s·i te plan amendment 
permitting one sign for each commercial 
tenant on the lower level of the Hyde 
Park Apartment building. 

Approved a site plan amendment to 
convert ground level commercial space in 
the Hyde Park Apartment building to a 
day care institution for the elderly and 
infirmed. 

Accepted withdrawal of a site plan 
amendment. 

Deferred a site plan amendment. 

Approved a site plan amendment, which 
includes the Hyde Park and other 
Buckingham Apartments, to permit 
construction of the remaining 341,238 
square feet of G.F.A. and 13,871 square 
feet of commercial space in twin 12-
story office buildings and a one story 
commercial building. 
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June 15, 1985 

-January 4, 1986 

August 16, 1986 

March 7, 1987 

May 2, 1987 

September 10, 1988 

· April 24, 1989 
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Approved a site plan amendment for a 
temporary parking lot. 

Continued a site plan amendment for a 
temporary parking lot, subject to 
conditions, and with an expiration date 
of August 1, 1986. 

Continued a site plan amendment for a 
temporary parking lot, subject to 
conditions, and with an expiration date 
of December 31, 1986. 

Approved a rezoning request 
(Z-2322-87-3) from "RA8-18" to "R-C"; on 
premises known as 4300 and 4306 North 
Carlin Springs Road. 

Approved a General Land Use Plan 
Amendment from "Low Medium" Residential 
(16-36 units per acre) to "Government 
and Community Facilities." 

Approved a rezoning request 
(Z-2327-87-4) from "C-O" to "C-0-2.5" 
and "RA4.8"; on premises known as part 
of 600 North Glebe Road. 

Approved a rezoning request 
(Z-232a-a7-4) from "C-)" and "RAa-la" to 
"S-D"; on premises known as part of 600 
North Glebe Road and 501, 507, 511, 513, 
517 and 521 North Thomas Street. 

Approved a site plan amendment 
(Z-1921-6a-2) for two a-story office 
buildings and two 2-story office 
buildings and a conceptual plan for an 
a-story elderly facility. 

Approved a use permit (U-2547-a7-l) to 
construct and operate a housing facility 
for the elderly. 

Approved a rezoning request 
(Z-2352-aa-3) from "RAa-la" to "R-C"; on 
premises known as 4226 and 42la North 
Carlin Springs Road. 

Approved a site plan amendment 
(Z-1921-6a-2) to amend condition #42 to 
extend the time period for filing a 
final site plan for the elderly housing 
complex from May 2, 19a9 to May 2, 1991. 
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August 24, 1989 

TO: The County Board of Arlington, Virginia 

FROM: Anton S. Gardner, County Manager ~S'k 
APPLICANT: Carlin Springs Associates Limited Partnership 

5550 Friendship Boulevard 
Suite 250 
Chevy Chase, Maryland 20815 

BY: Jonathan C. Kin~ey, Agent 
2000 14th Street North 
Suite 100 
Arlington, Virginia 22201 

SUBJECT: Z-2376-89-1 Rezoning Request for a change in land 
classification from "RA8-18," Apartment Dwelling 
District and "C-2," Service Commercial District to 
"R-C," Apartment and Commercial District; on premises 
known as 650 North Glebe Road and 4314 North Carlin 
Springs Road. 

RECOMMENDATION: Approve. 

SUMMARY: The two subject sites contain 69,155 square feet of 
land and are part of a larger consolidated site 
totaling 320,722 square feet that is concurrently 
proposed as a site plan amendment for a mixed-use 
office and residential project on a large percentage 
of the block bounded by North Thomas Street, 
Carlin Springs Road, North Glebe Road and North 
Henderson Road in the Ballston area. The areas 
proposed for rezoning are designated "High Medium 
Residential Mixed Use" on the General Land Use 
Plan. The proposed rezoning to "R-C" is consistent 
with the General Land Use Plan and the adjacent "R-C" 
zoned properties. The intent of the "R-C" district 
is to provide a mixed-use transitional development 
between the high density development of Central 
Ballston to the east across North Glebe Road and the 
low medium density residential uses to the west and 
south of the consolidated site. Therefore, it is 
recommended that rezoning to "R-C" be approved. 

BACKGROUND: The subject sites, which contain a total area of 
69,155 square feet, are located at 650 North Glebe Road and 
4314 North Carlin Springs Road. The property at 650 North Glebe 
Road is presently zoned "C-2" and contains 28,727 square feet 

STAFF: 

pla-2595 

Thomas Miller, Current Planning 
Dave Robinson, Public Works 
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located on the corner of North Carlin Springs Road and 
North Glebe Road. The site is presently occupied with the 
Goodyear Service Center. The property at 4314 North Carlin 
Springs Road is presently zoned "RA8-18" and contains 
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40,428 square feet located mid-block between North Glebe Road and 
.- North Thomas -Street. The . site is :developed with the three-story 

Carlin Springs apartment building that contains 27 units. The 
subject properties back up to a Lincoln-Mercury automobile 
dealership and are located across North Carlin Springs Road from 
an Exxon service station, a site plan approved town house 
project, and the First Presbyt~rian Church of Arlington. 

Located between the two subject sites are properties owned by the 
applicant that have been rezoned to "R-C" during the last two 
years. The applicant has consolidated these properties and, 
concurrent with this rezoning request, has submitted a site plan 
amendment request for a mixed use project that includes these and 
additional properties -on the block. 

GENERAL LAND USE PLAN: The subject sites are located in a 
block bounded by North Carlin Springs Road on the north, 
North Glebe Road on the east, North Henderson Road on the south, 
and North Thomas Street on the west. This block is primarily 
designated "High Medium Residential Mixed Use" on the General 
Land Use Plan. With the exception of a parcel that is designated 
"Go_vernment and Community Facilities," properties fronting on 
North Thomas Street and extending from North Carlin Springs Road 
to North Henderson Road are designated "Low Medium" Residential 
(16-36 units per acre). The Hyde Park Condominium located on 
North Henderson Road is designated as "Medium" Residential 
(37-72 units per acre). The subject sites are part of a large 
area on the south side of North Carlin Springs Road and west of 
North Glebe Road which is designated "High Medium Residential 
Mixed Use" on the General Land Use Plan. The County Board has 
designated this area as a transition area between the high 
density core of Ballston across North Glebe Road and the single
family homes and garden apartments to the west. "R-C" zoning is 
consistent with the General Land Use Plan designation for these 
sites. 

TRANSPORTATION: The subject sites are located on 
North Carlin Springs Road, just east of North Thomas Street, and 
at the intersection of North Carlin Springs Road and North Glebe 
Road. The Master Transportation Plan - Part 1 classifies 
North Carlin Springs Road as a minor arterial and North Glebe 
Road as a principal arterial. North Glebe Road is proposed for 
widening to six lanes between I-66 and Arlington Boulevard. 
North Carlin Springs Road is proposed to be gradually widened 
from 40 feet to 54.5 feet from curb to curb, providing three 
eastbound approach lanes at North Glebe Road. Constructed as 
proposed, the North Glebe Road and Carlin Springs Road 
intersection is forecast to .operate at Level of Service (LOS) B 
in the morning and LOS C in the evening peak hour in the year 
2000. Traffic volume statistics are available for several 
streets near the site. 
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1984 1988 

N. · Carlin Springs Rd. (w. of Ta~ewell) 
Wilson Boulevard (e. of N. Glebe Rd.) 
North Glebe Road (Rt. 50 - Rt. 237) 

10,090 
20,350 
26,255 

9,995 
21,180 
30,395 (1987) 

Traffic Generation: Trip generation estimates for the 
existing and proposed zoning designations are detailed below. 

Zoning 

Existing 

"C-2" 
"RA8-18" 

Proposed 

"R-C" 

Increase 

Site Area 

28,727 s.f. 
40,428 s.f. 

69,155 s.f. 

69,155 s.f. 

F.A.R. 

1.5F.A.R. 
1,200 s.f./d.u. 

3.24 F.A.R. 

Density 

43,090 s.f. Comm. 
33 d.u. 

224,062 s.f. 
85,752 s.f. Comm. 

138,310 s.f. Res. 

Peak Hour 
Veh. Trips 

86 
..J1 

103 

118 
69 

187 

+84 

The proposed rezoning to "R-C" is estimated to generate an 
increase of 84 peak hour vehicle trips, relative to existing 
zoning densities. Staff does not believe that the estimated 
number of peak hour vehicle trips resulting from the proposed 
rezoning is a major increase, and the existing street system has 
been planned to handle the increase. 

Transit Service: The site is located in the 
Ballston Metrora~l Station Area which is served by the 
Metrorail Orange Line. The site is served by Metrobus Route 25 
(Landmark - Ballston) in front of the site. Extensive additional 
Metrobus service is available at the Ballston Metrorail Station 
which acts as a terminus/transfer location. 

Bike Trails: No bike trails are located or planned in the 
vicin~ty of the site. 

DISCUSSION: The subject site is part of a site plan 
amendment request for a mixed-use project on a large portion of 
the block bounded by North Glebe Road, North Carlin Springs Road, 
and North Thomas Street. The General Land Use Plan designation 
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for the area is "High Medium Residential Mixed Use." The 
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County Board has designated this area as a transition area 
between the high density core of Ballston across North Glebe Road 
and the single-family homes and garden apartments to the west. 
The intent of the "R-C" District is to provide for mixed-use 
transitional development betw£en high density office development 
and low density residential uses, as well as to encourage 
residential development. In addition, the "R-C" district is 
designed for use in the vicinity of Metro stations (1/4 of a mile 
radius) and located within an area designated "High Medium" 
Residential on the General Land Use Plan. The proposed rezoning 
to "R-C" would be consistent with the zoning on adjacent 
properties and the planned development for that particular 
area. The subject site exceeds the minimum lot area requirement 
of 20,000 square feet and therefore qualifies for rezoning to 
"R-C." The adjacent properties were rezoned to "R-C," and, in 
combination with the subject sites, are the subject of a site 
plan amendment for a mixed-use office and residential 
development. 

CONCLUSION: The subject sites are part of a larger land 
consolidation. The rezoning request is consistent with the 
zoning on the adjacent properties and with the General Land Use 
Plan designation. A site plan amendment for a mixed-use office 
and residential development is scheduled to be heard concurrent 
with this rezoning request. Therefore, it is recommended that 
the rezoning to "R-C" be approved. 
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PREVIOUS COUNTY BOARD ACTIONS: There have been no previous 
County Board Actions on the subject sites. 
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